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Introduction 
 

1.1 This Planning Statement has been produced on behalf of Towyn 

Marine Properties to accompany the full planning application for 

residential development and associated works on land at Ffordd y 

Felin, Bryncrug.  

 

1.2 The purpose of this Planning Statement is to provide a clear and 

logical document to outline the material planning considerations and 

planning policies relevant to the proposal. The document also acts as a 

method of demonstrating the details of the application in a way that 

can be read by professionals and the public.   

 

1.3 The planning application comprises the following set of drawings. 

 

Table 1: Application Drawings 

Drawing title Drawing 

no/ref 

Prepared by 

Site Location Plan -  Iwan Jones Architectural Services 

Existing Block Plan 315/EBP Iwan Jones Architectural Services 

Proposed Block Plan 315/PBP Iwan Jones Architectural Services 

Landscape Plan 315/Landscape Iwan Jones Architectural Services 

Plot 10 & 11 Floor Plan 315/1 Iwan Jones Architectural Services 

Plot 10 & 11 Elevation 

Plans 

315/2 Iwan Jones Architectural Services 

Plot 12 & 13 Floor Plans 315/3 Iwan Jones Architectural Services 

Plot 12 & 13 Elevation 

Plans 

315/4 Iwan Jones Architectural Services 

Plot 14 & 15 Floor Plans 315/5 Iwan Jones Architectural Services 

Plot 14 & 15 Elevation 

Plans 

315/6 Iwan Jones Architectural Services 

Plot 16 &17 Floor Plans 315/7 Iwan Jones Architectural Services 

Plot 16 & 17 Elevation 

Plans 

315/8 Iwan Jones Architectural Services 

Plot 18 & 19 Floor Plans 315/9 Iwan Jones Architectural Services 

Plot 18 & 19 Elevation 

Plans 

315/10 Iwan Jones Architectural Services 
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Plot 20 Floor Plans and 

Elevations 

315/11 Iwan Jones Architectural Services 

Plot 21 Floor Plans and 

Elevations 

315/12 Iwan Jones Architectural Services 

Plots 22 and 23 Floor 

Plans 

315/13 Iwan Jones Architectural Services 

Plots 22 and 23 Elevation 

Plans 

315/14 Iwan Jones Architectural Services 

   

1.4 In addition, the application is accompanied by the following 

supporting documents: 

 

Table 2: Application Documents 

Document Title Prepared by 

Application Forms  Asbri Planning Ltd 

Design & Access Statement Asbri Planning Ltd 

Planning Statement Asbri Planning Ltd 

PAC Report Asbri Planning Ltd 

Welsh Language Impact Assessment Asbri Planning Ltd 

Extended Phase 1 Habitat Survey  Cambrian Ecology 

Ground Investigation Report  EGeo  

Drainage Strategy CES 

 

1.5 Accordingly, this statement provides a description of the application 

site at section 2, an overview of the planning context at section 3 and a 

description of the proposed development at section 4. Section 5 

identifies the relevant national and local planning policies which 

provide the framework for appraising the application at section 6. The 

Statement then concludes with a brief summary of the proposals at 

section 7 justifying why it should be granted permission.  
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Site Context 

 

Site 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. 

 

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, 

however, 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.   

 

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 
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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 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. 
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Planning Context 
 

Planning History 

3.1 A review of Snowdonia National Park’s online planning register 

demonstrates the following applications are of relevance to the 

determination of this application: 

 

- 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:  

 

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.  
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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 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.  

 

3.10 Accordingly, a Pre-Application Consultation is to be held between the 

1st August 2022 and 29th August 2022 where all statutory, community 

and ‘other’ consultees are invited to view the submission package and 

provide their comments. Further details on the PAC process and 

comments will be provided within the accompanying PAC Report and 

any alterations to the scheme, as a result of this consultation, is to be 

included within the Design and Access Statement. 

 

SAB Pre-App 

3.11 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.  
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Application proposal  
 

Amount, Scale and Layout  

4.1  The proposed layout plan illustrates that the site is capable of 

accommodation 14 no. homes along with sustainable drainage 

features, landscaping, car parking and access provision.  

 

4.2 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. 

 

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

within the settlement boundary for Bryncrug and the proposal 

development of the site will reflect and enhance the residential 

character of the surrounding area.  

 

4.4 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.   

 

4.5 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 properties located along the south-eastern 

boundary will be orientated so they look out towards the proposed 

new access road before it is directed northwards.  

 

4.6 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.  

 

4.7 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. 
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Access 

Vehicular Access and Parking 

4.8 As detailed above, the development would be accessed by an estate 

road constructed from the western spur of the existing hammerhead 

at the southern end of Ffordd Y Felin. 

 

4.9 A total of two parking spaces are provided per 3-bedroom property 

along with 6 visitor parking 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.  

 

Pedestrian Accessibility  

4.10 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  

4.11 The proposed dwellings have been designed with a materials palette 

which is sympathetic to that of the existing surrounding vernacular. As 

illustrated on the elevation plans, the following materials will be 

utilised:  

 

• White Smooth K render 

• Natural blue grey slate 

• White PVC doors and windows 

 

4.12 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 properties 

will be contemporary in energy efficiency and sustainability through 

the adoption of a fabric first approach to retain heat. 

 

Landscape and Biodiversity  

4.13 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 

development. Furthermore, the layout illustrates that there is 

significant 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. 

 



    L A N D  AT  F F O R D D  Y  F E L I N ,  B RY N C R U G  |  P L A N N I N G  S TAT E M E N T         PA G E  |  1 2  

 

4.14 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.  

 

4.15 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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Planning Policy Framework 
 

Context 

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. 

Planning Policy Wales (PPW) 

5.3 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 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. 

5.4 Sustainable development is defined as: 

“Sustainable development” means the process of improving the 

economic, social, environmental and cultural well-being of Wales 

by taking action, in accordance with the sustainable development 

principle, aimed at achieving the well-being goals. Acting in 

accordance with the sustainable development principle means 

that a body must act in a manner which seeks to ensure that the 

needs of the present are met without compromising the ability of 

future generations to meet their own needs.“ 

5.5 PPW Edition 11 states that up-to-date development plans are the 

basis of the planning system and set the context for rational and 

consistent decision making. Plans at all levels of the development 

plan hierarchy must be prepared in accordance with national 

planning policies. Planning applications must be determined in 

accordance with the adopted plan, unless material considerations 

indicate otherwise. 
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5.6 Under Section 2 – People and Places – Achieving Well Being Through 

Placemaking, 5 Key Planning Principles are highlighted, under the 

general heading of Achieving the Right Development in the Right 

Place which are: 

1. Growing our economy in a sustainable manner 

2. Making best use of resources 

3. Facilitating Accessible and Healthy Environments 

4. Creating and Sustaining Communities 

5. Maximising environmental protection and limiting environmental 

impact. 

 

5.7 This section confirms that “the planning system should create 

sustainable places which are attractive, sociable, accessible, active, 

secure, welcoming, healthy and friendly. Development proposals 

should create the conditions to bring people together, making them 

want to live, work and play in areas with a sense of place and well-

being, creating prosperity for all.”  

 

5.8 In Section 3 – Strategic and Spatial Choices, the document states that 

effective strategic placemaking requires early collective consideration 

of placemaking issues at the outset, in the formulation of a 

development plan, or when developing specific proposals. The policy 

issues should not be considered in isolation from one another. This 

includes considering the design of a development and its impacts 

upon everyday lives as well as thinking holistically about where 

people might live and work and which areas should be protected. 

 

5.9 Paragraph 3.3 emphasises that good design is fundamental to 

creating sustainable places where people want to live, work and 

socialise. Design is not just about the architecture of a building but 

the relationship between all elements of the natural and built 

environment and between people and places. 

 

5.10 Paragraph 3.8 specifies “Good design can help to ensure high 

environmental quality. Landscape and green infrastructure 

considerations are an integral part of the design process. Integrating 

green infrastructure is not limited to focusing on landscape and 

ecology, rather, consideration should be given to all features of the 

natural environment and how these function together to contribute 

toward the quality of places.”  

 

5.11 Section 4 – Active and Social Places defines those places which 

promote our social, economic, environmental and cultural well-being 

by providing well-connected cohesive communities. Places which are
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active and social contribute to the seven goals of the Well-being of 

Future Generations Act. The key issues in this theme include: 

• ensuring there is sufficient housing land available to meet 

the need for new private market and affordable housing; 

• facilitating a range and choice of housing to respond to the 

change in household need, such as the predicted increase in 

single person households over the next 20 years; 

• assisting in the delivery of cohesive communities which will 

meet the needs and are accessible to all members of society, 

including older people; 

• tackling inequalities between communities, delivering services 

and jobs closer to where people live and acknowledging the 

importance of inclusive communities and the wider 

environment for good health and well-being; 

• improve sustainable access to services, cultural opportunities 

and recreation facilities to support people to adopt healthy, 

culturally fulfilled lifestyles which will assist in improving health 

and wellbeing; 

• reducing reliance on travel by private car, and the adverse 

impacts of motorised transport on the environment and 

people’s health, by prioritising and increasing active travel and 

public transport; 

• ensure our transportation infrastructure is adaptable to future 

advances in innovation such as the mainstreaming of electric 

vehicles or possible advent of autonomous or driverless vehicles 

in the next ten to 15 years; and 

• diversifying retail and commercial centres so they can adapt 

to future retail trends, such as the continued rise in internet 

shopping, so that they can continue to meet the needs of their 

local communities. 

5.12 Paragraph 4.19 states that the planning system has a key role to play 

in reducing the need to travel and supporting sustainable transport, 

by facilitating developments which: 

• are sited in the right locations, where they can be easily accessed 

by sustainable modes of travel and without the need for a car; 

• are designed in a way which integrates them with existing land 

uses and neighbourhoods; and 

• make it possible for all short journeys within and beyond the 

development to be easily made by walking and cycling. 

5.13 Section 6 – Distinctive and Natural Places requires that development 

plan strategies, policies and development proposals should be 

formulated to look to the long-term protection and enhancement of 
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the special characteristics and intrinsic qualities of places, be these of 

natural, historic or built environments, ensuring their longevity in the face 

of change. This means both protecting and enhancing landscapes, 

habitats, biodiversity, geodiversity and the historic environment in their 

own right as well as other components of the natural world, such as water 

resources or air quality. 

Well-being of Future Generations (Wales) Act 2015 

5.14 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. The well-

being goals are set out below. 

 

 

Future Wales 

5.15 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.  

 

5.16 Policy 7 of the Plan refers to delivering affordable housing and confirms 

that Welsh Government ‘will increase delivery of affordable homes by 

ensuring that funding for these homes is effectively allocated and utilised. 

Through their Strategic and Local Development Plans planning authorities 

should develop strong evidence-based policy frameworks to deliver 

affordable housing, including setting development plan targets based on 

regional estimates of housing need and local assessments. In response to 
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local and regional needs, planning authorities should identify sites for 

affordable housing led developments and explore all opportunities to 

increase the supply of affordable housing.’ 

 

5.17 The North region comprises Conwy, Denbighshire, Flintshire,  

Gwynedd, the Isle of Anglesey, Snowdonia National Park and  

Wrexham and is home to almost 700,000 people. 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 

  
5.18 Policies 4 and 5 will help to ensure that the region’s rural areas grow in 

an appropriate way, supporting rural economies and services. In 

accordance with policy 4, the Welsh Government believes that the future 

for rural areas is best planned at the regional and local level. Strategic 

and Local Development Plans will plan positively for the rural 

communities in the region and consider the balance to be struck 

between focusing development in the main built-up, urban areas and 

the rural areas.  
 

5.19 It is advised that under the Welsh Government central estimates Policy 7 

sets out the national strategic approach to delivering affordable housing 

and ensures the focus of funding and housing policies is on driving 

increased provision. Planning and co-ordinating the delivery of new 

housing to meet identified needs is an important task for the regional 

planning process. Under the Welsh Government central estimates 16,200 

additional homes are needed in the region until 2039 and over the initial 

five years (2019-20 to 2023-24) 53% of the additional homes needed 

should be affordable homes. 

 

Technical Advice Notes (TANs) 

5.20 PPW is supported by 21 Technical Advice Notes (TAN’s) which provide 

more detailed guidance on a variety of issues. In respect of this 

application, the following TANs are considered to be of relevance. 

Technical Advice Note 2: Planning and Affordable Housing 
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(2006) 

5.21 TAN 2 defines affordable housing for planning purposes and provides 

advice to local planning authorities on how to determine affordability. The 

need to work collaboratively is stressed, including the requirement for 

housing and planning authorities to undertake local housing market 

assessments in participation with key stakeholders. Paragraph 8.1 of TAN 2 

states: 

 

 “Local planning authorities should ensure that development plan policies 

are based on an up-to-date assessment of the full range of housing 

requirements across the plan area over the plan period.” 

 

Technical Advice Note 12: Design 

5.22 TAN 12 (March 2016) provides advice on design considerations and, in 

relation to housing design, it states that local planning policies and 

guidance should aim to: 

- “create places with the needs of people in mind, which are 

distinctive and respect local character; 

- promote layouts and design features which encourage 

community safety and accessibility; 

- focus on the quality of the places and living environments for 

pedestrians rather than the movement and parking of vehicles; 

- avoid inflexible planning standards and encourage layouts which 

manage vehicle speeds through the geometry of the road and 

building; 

- promote environmental sustainability features, such as energy 

efficiency, in new housing and make clear specific commitments to 

carbon reductions and/or sustainable building standards; 

- secure the most efficient use of land including appropriate 

densities; and 

- consider and balance potential conflicts between these criteria.” 

Technical Advice Note 18: Transport 

5.23 TAN 18 offers national guidance on transportation related planning 

policies and advises that it should be read in conjunction with 

Manual for Streets. It advocates: 

- “The integration of land use planning and transport in order to 

promote resource and travel efficient settlement patterns; 

- Ensuring that development is located where there is good 

accessibility by public transport, cycling and walking. This 

minimises the need to travel and promotes social inclusion; and 

- Managing parking provision.” 
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Snowdonia National Park Authority’s Local Development Plan 

5.24 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. 

 

5.25 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. 

 

 

 

 

 

 

 

 

5.26 In light of the above, the following Local Development Plan policies 

are considered relevant in the context of the proposed 

development: 

 

Policy 

reference 
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 

  DP6 Sustainable Design and Materials 
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  DP 18  
The Welsh Language and the Social and Cultural 

Fabric of Communities 

  DP 30 Affordable Housing 
 

5.27 To conserve and enhance the ‘Special Qualities’ and purposes of 

the National Park, Development Policy 1 states that development 

will only be permitted where all the following apply: 

 

i. The nature, location and siting, height, form and scale of the 

development is compatible with the capacity and character of the 

site and locality within which it is located. 

ii. A development within the domestic curtilage of a dwelling will not 

detract from the character and form of the existing dwelling or its 

setting in the landscape. 

iii. The development is not unduly prominent in the landscape and will 

not significantly harm the amenity of neighbouring property. 

iv. The development reflects a good sustainable design standard, uses 

materials that are sympathetic to or enhance their surroundings and 

conforms with Development Policy 6: Sustainable Design and 

Materials. 

v. The development will not have an unacceptable adverse impact on 

the characteristic biodiversity of Snowdonia, particularly habitats and 

species protected under national and European legislation.  

vi. The development does not result in the loss of landscape features, 

including woodland, and Ancient Semi-Natural woodland in 

particular, healthy trees, hedgerows, dry stone walls or damage any 

important open space or public view. 

vii. An appropriate access meeting highway standards exists or can be 

provided without harm to the character of the locality or 

neighbouring amenity. 

viii. Adequate provision of car parking and on-site turning areas are 

provided where necessary which are appropriate to the scale of the 

proposed development. Car parking surfaces should be permeable 

where appropriate to the development.  

ix. The traffic implications of the development do not result in volumes 

or types of traffic which will create highway or safety problems on 

the local road network, or significantly harm the landscape or 

amenity of local people. 

x. Appropriate services and infrastructure can be provided without 

compromising the quality and character of the landscape and 

cultural heritage. 

xi. The development will not have an unacceptable adverse impact, 

through increased resource use, discharges or emissions, on public 

health, surface and ground water (quality, quantity or ecology), air 

quality, soil and the best and most versatile agricultural land. 

xii. The development is compatible with, and does not cause significant 
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harm, to the environment, neighbouring residential amenity or the 

amenity of the Park by way of noise, dust, vibration, odour, light 

pollution, hazardous materials or waste production. 

xiii. The development will not have an unacceptable adverse impact on 

the quiet enjoyment of the area by the public. 

xiv. The development will not have an unacceptable adverse impact on 

public rights of way, other recreational routes or open country. 

xv. Land stability can be achieved without causing unacceptable 

environmental or landscape impact. 

xvi. The risks of, and consequences of flooding can be managed on and 

off site to an acceptable level in line with national planning policy. 

 

5.28 Policy 18 of the LDP states that all planning applications within 

the National Park must demonstrate the needs and interests of 

the Welsh Language will be taken into account. Accordingly, a 

Community and Linguistic Statement’ must be prepared to 

accompany a planning application for over 5 dwellings. 

 

5.29 With regards to affordable housing, Policy 30 confirms the Plan has 

identified development opportunities to provide a target of 375 new 

affordable homes to meet local needs. Within Secondary Settlements, 

such as Bryncrug, 50% of all dwellings on sites of 2 dwellings or more 

must be delivered for affordable housing. 

 

Supplementary Planning Guidance 

5.30 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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Appraisal  
 

6.1 This section appraises the development against the key issues, which are 

identified as follows: 

 

▪ The principle of development in terms of land use planning policy 

and sustainable development; 

▪ The impact of the development on the character and appearance 

of the surrounding area; 

▪ The impact of the development on the residential amenity of 

surrounding properties; 

▪ The acceptability of the development in terms of highways capacity 

and safety;  

▪ The acceptability of the development in terms of ecology and 

biodiversity; 

▪ Impact of development on hydrology and flooding; 

▪ Impact of development on the Welsh language 

 

The principle of development in terms of land use planning 

policy and sustainable development 

6.2 Planning Policy Wales advocates residential development on allocated 

sites within sustainable locations within close proximity to local facilities 

and public transport nodes. PPW also states applications must be 

determined in accordance with the adopted plan, unless material 

considerations indicate otherwise. 

 

6.3 In terms of the location for new development, the LDP identifies 

Bryncrug as a secondary settlement which have ‘one or more key local 

facilities or have a very strong relationship with a settlement which has 

these key local facilities. These settlements also have a range of additional 

community facilities. The overall scale and settlement pattern has also 

been taken into account. These settlements have a range of poor to good 

public transport provision (bearing in mind the different circumstances of 

some rural communities). Some limited development in these villages will 

support their sustainability and the maintenance of existing services and 

facilities. These settlements are also considered to have the ability to 

provide some key local facilities for surrounding smaller settlements’. 

Based on the above characteristics of a secondary settlement, it is 

considered the village can accommodate a proportionate level of 

residential growth within the defined settlement boundary.  

 

6.4 The LDP states there is a general presumption against any major 

development within the National Park other than in exceptional 

circumstances where there is demonstrated to be an overriding public 

need. Proposals for major development will be subject to the most 
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rigorous examination and any application will need to assess the 

proposals on the need for the development, whether it can be 

accommodated outside of the Park, the cost of and scope for siting the 

development outside the National Park, the impact on local 

communities, the local economy, the environment and the cultural 

heritage of the National Park. Notwithstanding, there is allowance within 

the Plan for small scale open market and affordable housing for local 

needs within secondary settlements, such as Bryncrug. On this basis, it is 

considered that a sensitive residential development on land within the 

settlement boundary is acceptable.  

 

6.5 This has been agreed in principle through pre-application discussions 

with Snowdonia National Park Authority subject to compliance with all 

other national and local planning policies. It was advised that 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. These will be assessed in turn 

below. 

 

6.6 On this basis, the principle of development is considered to be fully 

complied with, in accordance with national guidance and Strategic 

Policies B and C as well as development policy 1 of the adopted LDP. 

 

The impact of the development on the character and appearance 

of the surrounding area 

6.7 The site is located within the settlement boundary for Bryncrug adjacent 

to existing residential development at Ffordd y Felin to the east as well 

as residential properties to the north. As such, despite being located on 

the edge of the settlement, the site is well-related to the residential 

development and is considered appropriate in this setting. The 

development has already been agreed to be an acceptable extension of 

the settlement in this direction as the settlement boundary runs along 

the site’s western boundary, as such, this site is considered to be white 

land which is suitable for development, providing it complies with all 

other development management policies.  

6.8 In terms of the impact of the development on the character of the area, 

the site is currently open and is used for grazing. There will, therefore, be 

a change in character albeit the proposal submitted with this application 

demonstrates that due regard has been given to the relationship of the 

proposed dwellings with the settlement and to the built form along this 

part of Bryncrug. Accordingly, the dwellings are designed as dormer 

bungalows adjacent to the access road at Ffordd y Felin to ensure it 

reflects the immediate residential context. The two-storey properties are 
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positioned to the west of the site and this will provide much-needed 3-

bed affordable homes for local people whilst being sympathetic to the 

character of the area. The most recent residential development within 

the village is the properties developed at Dol Fathew, to the north-east 

of the village. This road comprises a combination of two-storey and 

bungalow properties, as such, the development is considered to reflect 

the overall character in the area.  

6.9 The pre-application response has already established 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. 

There were no concerns raised with regards to materials and overall 

appearance, therefore, there is an understanding the character and 

appearance of the area will not be compromised by virtue of the 

development of the site for residential purposes. In accordance with the 

advice given at pre-application stage, the application is accompanied by 

a landscape plan which shows the proposed hedge planting along 

Ffordd y Felin to soften the overall impact of development. The plan has 

selected native species, similar to the retained hedgerow along the 

western boundary, including hawthorn, blackthorn, hazel, holly and field 

maple. This, together with the retention of the existing trees and other 

hedgerow boundaries between each property will allow a more natural 

outlook which is important considering its setting adjacent to the open 

countryside.  

 

6.10 The proposed layout plan demonstrates that the potential density of the 

site and its form, scale, massing and urban grain are acceptable in 

reflecting the distinctive character of this part of the settlement. The site 

delivers a development density of 24 dwellings per hectare (dph) which 

is lower than the 30 dph that is advocated in the LDP albeit this lower 

density is considered appropriate considering the site’s location within a 

secondary settlement. The site is, therefore, considered to be of an 

appropriate scale. 

 

6.11 The accompanying plans clearly demonstrates that the residential 

dwellings will be designed to a high-quality, will be energy efficient and 

will improve the residential context in this location whilst also respecting 

the predominant character in the area. Accordingly, the palette contains 

a combination of render with natural blue grey slate selected to 

assimilate into the prevalent character elsewhere in the town whilst 

acknowledging the need to provide a modern design. 

6.12 Therefore, it is considered the proposed development pays due regard 

to local distinctiveness and contributes positively to the local context and 

its location and siting, height, form and scale is acceptable, Furthermore, 



        L A N D  AT  F F O R D D  Y  F E L I N ,  B R Y N C R U G  |  P L A N N I N G  S TAT E M E N T         PAG E  |  2 5  

 

the choice of dwellings and their positioning and orientation results in 

them not being unduly prominent in the landscape and will not 

significantly harm the amenity of neighbouring properties along Ffordd y 

Felin. They are of a sustainable design; they use materials that are 

sympathetic to or enhance their surroundings and do not have an 

unacceptable adverse impact on the characteristic biodiversity of 

Snowdonia or result in the loss of landscape features. 

 

6.13 On this basis, it is considered that the proposed development fully 

complies with both national and local policies and is in accordance with 

Policy GN.1 and GN.2 of the LDP. 

 

The impact of the development on the residential amenity of 

surrounding properties 

6.14 The layout presented as part of this application demonstrates that the 

site can be delivered in a sympathetic manner with negligible impacts 

upon the occupiers of adjacent properties in terms of overshadowing 

and overbearing. The dwellings have been designed so that they have a 

positive relationship with the existing residential properties with 

sufficient distances in between.  

6.15 Internally, the layout has been designed to achieve appropriate amenity 

standards with each dwelling provided with ample external amenity areas 

and parking provision which is well related to the associated dwelling. As 

such, the scheme represents an acceptable relationship, both internally 

and externally on the neighbouring residential context. The pre-

application response confirmed there are no concerns on the residential 

amenity of the adjoining properties. On this basis, the application is 

considered to comply with national policy, TAN 12 as well as policies C 

and 1 of the adopted LDP.  

The impact of the development in terms of highways capacity 

and safety 

6.16 The accompanying plans illustrate it is possible to provide a safe access 

via the continuation of the estate road from adjacent to Plot 9 Ffordd y 

Felin. The previous planning permission (NP5/55/60G) for 4no. dwellings 

achieved access in the same location, as such, the general principle of 

serving the development from this adopted road has been accepted. The 

layout proposes a pedestrian footpath from the site towards the centre 

of the village along its north-eastern boundary which ensures the 

development integrates into the wider community. As such, the 

development is considered acceptable from a highway perspective, in 

accordance with national policies, TAN 18, spatial policy L and 

development policy 1 of the adopted LDP. 
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Impact on Ecology and Biodiversity 

6.17  The application is accompanied by a Preliminary Ecological Appraisal 

which confirms the site is of low ecological value and by retaining the 

existing site boundaries wherever possible together with further 

reinforcement including soft boundaries, tree planting across the site, 

sustainable drainage and further biodiversity enhancements including 

bat and bird boxes, the development can improve the biodiversity 

opportunities in accordance with The Environment (Wales) Act 2016 as 

well as national and local policies including spatial policies A and D as 

well as development policies 1 and 6 of the adopted LDP. 

 

Impact on hydrology and flooding  

6.18  In order to ensure the development can be designed to account for both 

sustainable surface water and foul, CES have been commissioned to 

prepare a drainage strategy to accompany the submission. There are no 

watercourse or streams, public surface water sewers or culverts within 

the site boundaries. There are some road gullies draining Ffordd y Felin 

but no evidence of a viable highway drainage network serving the road. 

BRE365 percolation testing on the site (July 2022) indicates good 

infiltration potential and onsite infiltration of surface water is a viable 

disposal option. Accordingly, the proposed SuDS configuration is as 

follows: 

 

a) All roof and paved areas to drain into privately owned and maintained 

rain gardens and soakaways for each plot 

b) Private parking spaces to be constructed from permeable paving laid on 

a suitable bedding layer of permeable subbase, with responsibility for 

maintenance to rest with each house owner. 

c) Highway drainage serving the estate road, footpaths and visitor parking 

areas are to be adoptable under a S38 agreement leading to an 

infiltration basin located in the northwest SuDS allotment area.  It is 

proposed these SuDS features will be offered for adoption as part of the 

S38 agreement. 

 

6.19 In terms of foul strategy, there are limited options for disposal/treatment 

of foul drainage serving the proposed development.  The lack of a 

gravity public sewer available to the development site suggests the only 

viable options are for the development to consider provision of an 

adoptable pumping station and rising main to gravitate into the nearest 

public sewer at Swn-y-Nant. The logical location for siting a public 

pumping station is to utilise part of the land set aside for SuDS in the 

northwest corner of the development site.   

 

Impact on Welsh Language 

6.20 In assessing the potential impact of the proposal on the Welsh 

Language, the accompanying Welsh Language Impact Assessment aims 
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to satisfy the requirements of the SPG on Welsh Language and 

Development as well as Policy SP18 of the LDP which acknowledges that 

the Welsh Language is one of the special qualities of the National Park 

and the language is an integral element in the fabric of communities 

locally and is a reflection of their traditions and culture. To ensure that 

communities develop in a sustainable manner, it is essential, when 

contemplating change, to consider all the factors influencing the 

situation and that new development being planned is appropriate and 

relevant.  

 

6.21 The Supplementary Planning Guidance (SPG) document entitled 

‘Planning and the Welsh Language’ provides further guidance on the 

methodology required to prepare Community and Linguistic Impact 

Assessments. Appendix B outlines 18 questions which fall under 5 sub-

headings; Population Characteristics, Quality of Life, Economic Factors, 

Infrastructure Supply and Social and Cultural Aspects.  

 

6.22 The accompanying Community and Linguistic Impact Assessment 

concludes the proposed development will not have a negative impact on 

community and linguistic aspects of life in the area. On the contrary, 

there is an overall positive impact on the local area given that more 

people within the village will help in supporting the cultural, economic 

and amenity of the local area. The adopted LDP’s requirement that 50% 

of all dwellings within secondary settlements, such as Bryncrug, has to be 

developed for affordable local needs means that at least half of the 

houses will be occupied by local residents. Indeed, the open market 

houses could also be occupied by local people who do not fall within the 

‘affordable’ criteria, as such, it could have a significant positive impact on 

the Welsh language given that 50.8% of Bryncrug’s population could 

speak Welsh. 

 

6.23 Bryncrug noted a reduction of 5.4% in Welsh speakers between 2001 and 

2011, as such, this development has the ability to ensure that sufficient 

houses are available for local people to stay within their local area and 

could stem the out-migration of people with the ability to speak Welsh 

and offer their services, culturally, to the local area. 

 

6.24 Accordingly, the proposals are considered to be in accordance with LDP 

Policy 18 (The Welsh Language and the Social and Cultural fabric of 

communities) as well as the Planning and the Welsh Language SPG (June 

2021).  
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Conclusion  
 

7.1 This Planning Statement has been produced on behalf of Towyn Marine 

Properties to accompany the full planning application for residential 

development and associated works on land 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’s considered that the Planning 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.  

 

  

 

 


