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delegated authority, for information. (Copy herewith)

* Your attention is drawn to standing order 5.8 which states that “No Member shall serve
as Chairman or Vice-Chairman of more than one Committee”.*

Page Nos.

3 - 7

8

9 - 121

122 - 137

138 - 165

166 - 176



Planning and Access Committee 17.05.23 

SNOWDONIA NATIONAL PARK PLANNING AND ACCESS COMMITTEE 
WEDNESDAY 17th MAY 2023 

Councillor Elwyn Edwards (Gwynedd) (Chair) 

PRESENT: 

Members appointed by Gwynedd Council 
Councillors Annwen Hughes, June Jones, Edgar Wyn Owen, John Pughe Roberts,  
Meryl Roberts; 

Members appointed by Conwy County Borough Council 
Councillors Ifor Glyn Lloyd, Jo Nuttall, Dilwyn Owain Roberts; 

Members appointed by the Welsh Government 
Mr. Brian Angell, Ms. Tracey Evans, Ms. Sarah Hattle, Ms. Delyth Lloyd, Ms. Naomi Luhde-
Thompson.  

Officers 
Iwan Jones, Jonathan Cawley, Jane Jones, Richard Thomas, Dafydd Thomas, Peter Rutherford, 
Anwen Gaffey.  

In attendance 
Sophie Berry, Prospero Planning Consultants 

The Director of Corporate Services stated that the meeting was being recorded to assist in 
verifying the minutes and the recording would be made available online. 

1. Apologies
Councillors Louise Hughes, Kim Jones, Elfed Powell Roberts; Mr. Tim Jones.

2. Declaration of Interest
Councillor John Pughe Roberts declared a personal and prejudicial interest in
Item 5 (3) on the Agenda under paragraph 10 (2) (c) (i) and 12 (1) of the Code of
Conduct for Members and left the meeting whilst the matter was being discussed.

3. Minutes
The minutes of the Planning and Access Committee meeting held on 19th April 2023 were
accepted and the Chairman signed them as a true record.

4. Membership of Local Access Forums
 Submitted – A report by the Access and Wellbeing Manager to approve the
appointment of members to the Authority’s Local Access Forums.

Reported – The Access and Wellbeing Manager presented the report and
background and advised upon the process and the selection panel’s
recommendations. Members were asked to note that the Northern Area Local Access
Forum was short of one member in the landowners’ sector, and a decision by Conwy
County Borough Council on their representative may solve this matter.  If this is not
the case, officers will proceed to co-opt a named individual and Members will be
advised of the appointment in due course.

ITEM NO. 5.0
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RESOLVED 
1. to approve the recommendation of the selection panel for membership of

the Northern Area Local Access Forum as outlined:-

Landowners
Mr. Edwin Noble
Mr. Arthur Davies
Mr. Dafydd Gwyndaf
Mr. Richard Williams
 Mrs. Fiona Davies
Mr. Paul Williams

Users
 Mr. Robin Parry
Mr. David Firth
Mr. Mark Jones
Mr. Calum Musket
Mrs. Janet Wilkin
Mrs. Maggie Barry
Mr. Conor Alexander

Disabilities Representative
Mr. John Gladston

2. to approve the recommendation of the selection panel for membership of
the Southern Area Local Access Forum as outlined:-

Landowners
Mr. Geraint Rowlands
Mr. Alun Edwards
Mr. Alun Wyn Evans
Mr. Hedd Pugh
Mr. Huw Roberts
Mr. R. Emlyn Roberts
Mr. Rhodri Prys Jones

Users
Mr. Aled Thomas
Mr. David Coleman
Mr. Eryl Jones Williams
Mrs. Gaynor Davies
Ms. Jan Holmes
Mrs. Lesley Amison
Mr. Tim Faire
Mr. David Evans

Disabilities Representative
Mr. Delwyn Evans
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5.  Reports by the Director of Planning and Land Management 

Submitted – Reports by the Director of Planning and Land Management on planning 
applications and compliance matters. 

 
  Please see the Schedule of Planning Decisions attached. 
 
6. Update Reports 

Submitted – Update reports by the Director of Planning and Land Management on 
planning applications and compliance matters. 

 
  Please see the Schedule of Planning Decisions attached. 

 
7. Delegated Decisions 

Submitted and Received – List of applications determined in accordance with delegated 
authority.  
  
RESOLVED to note the report.  

 
8. Planning Appeal 
 Submitted and Received – copy of the following appeal decision:- 

 Appeal by Diana Smith against the Authority’s refusal to grant planning permission to 
construct a new garage with overspill accommodation for the main dwelling on the first 
floor, Bryn Derw, Llanuwchllyn, Gwynedd. LL23 7ST  (Appeal allowed) 

 
 
 
 

The meeting ended at 11.55 
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SCHEDULE OF PLANNING DECISIONS – 17th MAY 2023 
Item No.  
 

5.  Report by the Director of Planning and Land Management 
(1) NP2/11/634J – Construction of railway station building to include ticket office, café, 

indoor and outdoor seating, toilets, office and covered waiting area and other 
associated infrastructure, Railway Station to the North of Oberon Wood Beddgelert.  

 Reported – Case Officer presented the report and background, and Members 
considered the application in detail. 
RESOLVED to refuse permission on the grounds that:- 
1. Design was inappropriate 
2. Adverse effect on competition with existing businesses 
3. Adverse effect on residential amenity 
4. Adverse effect on Dark Skies Reserve 
5. Adverse traffic/transport impacts 

 
(2) NP5/50/400D – Change of use of land to form additional curtilage to Greenhill 

Bungalow, construction of detached garage, formation of parking/vehicle turning area, 
construction of retaining walls, access steps, fencing to perimeter boundaries and 
formation of paths to residence, land next to Greenhill Bungalow, Copperhill Street, 
Aberdyfi. LL35 0HF 
 Reported – Sophie Berry, Prospero Planning Consultants presented the report, 
background and assessment.  Arising thereon, the Director of Planning and Land 
Management asked Members to note a correction in the Welsh language report on 
page no. 28 (Site Description and Background - para. 3) which should read “the 
application site is identified as a significant tree group within the draft Conservation 
Area Appraisal.” 
RESOLVED to grant permission in accordance with the recommendation together 
with an additional condition to ensure that external lighting to the path, steps and 
building meet dark skies supplementary guidance. 

 
(3) NP5/74/498A – Variation of Condition 2 (Landscape Remediation and Management 

Plan and Supporting Document) and Removal of Condition 4 (width of track) as 
attached to Planning Consent NP5/74/498 dated 18/05/2022, Pennant, 
Llanymawddwy. SY20 9AJ 
Reported – Case Officer presented the report and background. 
 RESOLVED to grant permission in accordance with the recommendation. 

 
6.  Update Reports  
(1) Enforcement Notices, Listed Building Enforcement Notices served under delegated 

powers and List of Compliance Cases – For Information 
 Arising thereon, the Acting Planning Manager advised that due to the short turnaround 

period between meetings, officers had been unable to update the report on this 
occasion, and assured Members that it would be fully updated and presented to the 
next meeting of the Planning and Access Committee. 
NP3/12/ENF191 – Castell Cidwm, Betws Garmon 
The Acting Planning Manager agreed to arrange for the case officer to provide 
Members with an update at the next meeting of the Planning and Access Committee.  

 RESOLVED to note the report. 
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(2)      Section 106 Agreements – For Information  
 NP5/61/T558D – Former Tabernacl Chapel, High Street, Harlech 

 The Acting Planning Manager would provide Members with an update at the next 
meeting of the Planning and Access Committee.  

 RESOLVED to note the report. 
 
(3) Outstanding Applications where more than 13 weeks have elapsed – For  
 Information 

 RESOLVED to note the report.  
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ITEM NO. 6 

MEETING Planning and Access Committee 

DATE 28 June 2023 

TITLE APPOINTMENT OF MEMBERS TO SERVE ON THE 
PLANNING & ACCESS COMMITTEE INSPECTION 
PANELS 

REPORT  BY Director of Planning and Land Management 

PURPOSE To appoint Members 

1. SUMMARY
The Planning and Access Committee is invited to nominate Members to serve
on the following Inspection Panels. The Panels are fully vacant with names of
previous membership included, for information only, to assist members.

2. RECOMMENDATION
To appoint Members to serve on the following:-

Inspection Panels
(Potential for 8 meetings each a year)
If previous Members wish to now serve on a different inspection panel,
it would be appreciated if notice could be given before the Committee.

 Northern Area 
(9 Members) 

1) Cllr. June Jones
2) Cllr. Kim Jones
3) Cllr. Ifor Glyn Lloyd
4) Cllr. Jo Nuttall
5) Cllr. Edgar Wyn Owen
6) Cllr. Dilwyn Owain Roberts
7) Ms. Tracey Evans
8) Mr. Tim Jones
9) Ms. Naomi Luhde-Thompson

Southern Area 
(9 Members) 

1) Cllr. Elwyn Edwards
2) Cllr. Annwen Hughes
3) Cllr. Louise Hughes
4) Cllr. Elfed Powell Roberts
5) Cllr. John Pughe Roberts
6) Cllr. Meryl Roberts
7) Mr. Brian Angell
8) Ms. Sarah Hattle
9) Ms. Delyth Lloyd
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 ITEM NO. 7.0 

MEETING Planning and Access Committee 

DATE June 28th, 2023 

TITLE REVIEW REPORT ON THE ERYRI LOCAL DEVELOPMENT 
PLAN 

REPORT BY Head of Planning Policy 

PURPOSE To approve the final Review Report 

1 BACKGROUND 

1.1 The revised Eryri Local Development Plan 2016-2031 (LDP) was adopted on the 6th of 
February 2019. The adopted Eryri LDP sets out the Authority’s planning policies for 
the development and use of land in the National Park up to 2031. 

1.2 Local Planning Authorities are required to review their LDP at least every four years 
from the date of adoption to ensure that LDPs and their supporting evidence base are 
kept up to date to provide a sound and effective basis for making planning decisions. 

1.3 The strategy and policies in the adopted Eryri LDP have been reviewed having regard 
to: 
 Annual Monitoring Report findings (AMR 2020, 2021 and 2022)
 Other contextual changes and changes in evidence base
 Changes in National legislation and National, Regional and Local Policy
 Engagement with relevant officers within the Authority

1.4 The Review Report sets out where the Eryri LDP is delivering and performing well, as 
well as identifying areas that are not being implemented or delivered as intended. 
Members approved a draft Review Report for stakeholder engagement at the March 
Planning and Access Committee. A copy of the Draft Review Report was also 
presented to members of Fforwm Eryri prior to consultation with key stakeholders. The 
draft review report was an opportunity to obtain the views as key stakeholders on the 
issues identified and what should be considered in the review. The draft Review 
Report also reached a conclusion about the type of review that should be undertaken.  
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1.5 The draft Review Report was subject to a six week consultation with key stakeholders 
between 7th of April and May 12th 2023. A list of all the stakeholders that received a 
copy of the draft Review Report is included as an appendix to the Review Report.   
46 representations were received from 12 respondents. A summary of the 
representations along with officer comments are included as an appendix to this 
Report. Many of the representations highlighted a wide range of issues and 
considerations that need to be taken into consideration when revising the Eryri LDP. 
The draft Review Report has been amended to take into account additional 
considerations raised by stakeholders. These changes have been highlihted in the 
revised Review Report (included as an appendix to this report). Respondents agreed 
with the need to undertake a Full Revision procedure to respond to strategic issues 
raised and significant changes in the planning policy context. 
 

 

2 NEXT STEPS 
 

2.1 Once agreed by members, the final Review Report will be published and will form an 
important part of the evidence base for the Revised Eryri LDP. Following the 
submission of the Review Report to Welsh Government the next step will be to prepare 
a Delivery Agreement which will set out the timetable and resources for revising the 
Eryri Local Development Plan including a Community Involvement Scheme. The 
diagram below sets out a draft indicative timetable and the steps for revising the Eryri 
LDP: 
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3 RECOMMENDATION  

 
3.1   To approve the final Review Report on the Eryri Local Deelopment Plan 
 
 

4 BACKGROUND PAPERS 

 
As per the report. 
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DRAFT REVIEW REPORT ON THE
ERYRI LOCAL DEVELOPMENT PLAN

January 2023

ITEM NO. 7.0 APPENDIX I
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1 SUMMARY 
 

1.1 This draft Review Report sets out the findings and conclusions of the Authority’s review 
of the Eryri LDP (2016-2031) which was adopted on the 6th of February 2019. Local 
Planning Authorities are required to review their LDP at least every four years from the 
date of adoption to ensure that LDPs and their supporting evidence base are kept up to 
date to provide a sound and effective basis for making planning decisions.  

1.2 This draft Review Report sets out where the Eryri LDP is delivering and performing well, 
as well as identifying areas that are not being implemented or delivered as intended.  
This draft Review Report is an opportunity to obtain the views of key stakeholders on 
what should be considered as part of the review. 

1.3 The strategy and policies in the adopted Eryri LDP have been reviewed having regard 
to:  
• Annual Monitoring Report findings (AMR 2020, 2021 and 2022) 
• Other contextual changes and changes in evidence base 
• Changes in National legislation and National, Regional and Local Policy 
• Engagement with relevant officers within the Authority 

1.4 The main findings from the Review Report are:  

➢ The evidence provided within the Eryri LDP’s third Annual Monitoring Report (AMR) 
(October 2022) highlighted that certain LDP policies and proposals were not being 
implemented as intended. In particular the Eryri LDP housing requirement figures and the 
affordable housing target set out in the LDP were not being delivered as intended. 

➢ Significant changes have also occurred in the planning policy context particularly at a 
national level with the publication of Future Wales and updated editions of Planning Policy 
Wales. The Eryri LDP’s issues and considerations, vision, objectives, strategic and 
development policies will need to be reconsidered to incorporate the concept of 
placemaking and promote the National Sustainable Placemaking Outcomes.  

➢ It’s fundamental that the replacement Plan Strategy provides a clear steer to actively 
reduce carbon, address the causes and effects of climate change and responds to the 
nature emergency 

➢ The environmental, social and economic impacts of the coronavirus have also had far 
reaching consequences and raise significant issues for future policy making in Eryri. 

➢ Changes will also be needed to individual policies to reflect the revised Strategy and to 
take into account updated national policy and guidance and relevant evidence. 

➢ The Eryri LDP’s evidence base will need to be updated in line with the latest requirements 
of national planning policy and guidance to ensure an up to date and robust evidence base 
to inform the strategy, policies and proposals of the Replacement Eryri LDP.  

➢ The Eryri LDP’s Sustainability Appraisal, including Strategic Environmental Assessment, 
and Habitat Regulations Assessment, together with other impact assessments, will need 
to be reviewed. 

➢ The Authority will continue to work collaboratively with other LPA’s and explore further 
opportunities to undertake a joint evidence base to ensure consistency in approach to 
assist with future policy development at a local and regional level. 
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➢ The Eryri LDP will need to undertake a Full Revision procedure, rather than a Short Form 
Revision procedure to respond to strategic issues raised and significant changes in the 
planning policy context particularly at a national level with the publication of Future Wales 
and updated editions of Planning Policy Wales (PPW).   

➢ The following table provides a summary of the review of each policy giving an overview 
of whether the policy is functioning effectively or whether it needs to be reconsidered. 
Chapter 6 and 7 elaborates on these policies. 

Table 1: Summary of the review of each Eryri LDP policy 
Policy  Summary of Review 

Strategic Policy A: National 
Park Purposes and 
Sustainable Development 

Will need to be reconsidered to incorporate the concept of 
placemaking and promote the National Sustainable 
Placemaking Outcomes 

Strategic Policy B: Major 
Development  

This policy is considered to be functioning effectively. 

Strategic Policy C: Spatial 
Development Strategy 

Reconsideration will need to be given as to how growth is 
distributed. The LDP will need to be revised to reflect the 
emphasis on the principles of placemaking and sustainable 
development, including the National Sustainable 
Placemaking Outcomes.  The review of the Spatial Strategy 
will include stakeholder involvement and evidence gathering 
(including a revised settlement assessment). The Strategy 
will need to respond to the climate and nature emergencies, 
consider issues such as recovery from the Covid-19 
pandemic and constraints such as future changes to TAN 
15 flood development maps and phosphorous levels in 
Special Area of Conservation (SAC) riverine catchments.  

Development Policy 1: 
General Development 
Principles 

This policy is functioning effectively, however may need to 
be reconsidered to reflect updated national policies and 
guidance and to ensure consistency with other revised 
policies.  

Strategic Policy Ch: Social 
and Physical Infrastructure in 
New Developments 

Policy may need to be reconsidered to reflect updated 
national policies and guidance and updated evidence base. 
Need to ensure consistency with other revised policies.  

Strategic Policy D: Natural 
Environment  

Strategic Policy D will need to respond to the nature 
emergency. Will need to reconsider policy to reflect change 
from European Sites to National Site Network, along with 
changes to the national policy and guidance in relation to 
net benefit for biodiversity and the protection afforded to 
Sites of Special Scientific Interest and trees and woodlands, 
together with Green Infrastructure requirements. Will need 
to draw from the evidence base provided by the NRW Area 
Statements. Further consideration and assessments will 
also need to be undertaken regarding the issue of 
phosphates during the LDP review process.  
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Development Policy 2: 
Development and the 
Landscape 

This policy is functioning effectively, however policy or more 
detailed guidance may need to be reconsidered to reflect 
updated Dark Skies guidance advice.   

Strategic Policy Dd: Climate 
Change 

Policy needs to be reconsidered to respond to climate 
emergency, national policy and guidance and evidence 
base.  

Strategic Policy E (1): 
Minerals Safeguarding Policy 

This policy is functioning effectively, will need to work 
closely with North Wales Minerals & Waste Planning  
Shared Service 

Strategic Policy E (2): Large 
Scale Minerals Development  

This policy is functioning effectively, will need to work 
closely with North Wales Minerals & Waste Planning  
Shared Service 

Strategic Policy F: Waste This policy is functioning effectively, will need to work 
closely with North Wales Minerals & Waste Planning  
Shared Service 

Development Policy 4: Small-
scale sites for household and 
inert waste 

This policy is functioning effectively, will need to work 
closely with North Wales Minerals & Waste Planning  
Shared Service 

Development Policy 5: Open 
Space and Green Wedges 

This policy is functioning effectively. Consideration will need 
to be given towards ‘Green Infrastructure Assessments’ and 
the need to draw from the evidence base provided by the 
NRW Area Statements in order to consider how significant 
benefits can be delivered through green infrastructure. 
Need to consider the need for a specific policy on Green 
Infrastructure.  

Strategic Policy Ff: Historic 
Environment 

This policy is functioning effectively. Policy may need to be 
reconsidered to reflect any updates within the Historic 
Environment context. For instance, the previously 
Candidate World Heritage Site, The Slate Landscape of 
Northwest Wales, has since been designated as a World 
Heritage Site, as well as measures regarding the Climate 
Change Agenda, and any additional legislation and 
guidance.  

Development Policy 6: 
Sustainable Design and 
Materials 

Reconsider policy and elements within it in light of national 
planning policy/guidance, particularly in respect of 
sustainability and placemaking principles and the climate 
emergency.  

Development Policy 7: Listed 
and Traditional Buildings 

In reviewing the LDP, it will be necessary to consider appeal 
case APP/H954/A/21/3280822 and the ‘Local Listing of 
Historic Buildings’ letter, regarding Development Policy 7: 
Listed and Traditional Buildings. 

Development Policy 8: 
Protection of Non Designated 
Sites 

This policy is functioning effectively. Policy may need to be 
reconsidered in response to any amendments and 
developments within National Policy and Legislation. 

Development Policy 9: 
Conversion and Change of 
Use of Rural Buildings 

Amend to take into account new C3, C5, C6 Use Classes 
and updated evidence base. Consider affordable housing 
requirement, use of commuted sums and local market 
housing. 
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Development Policy 10: 
Advertisements and Signs 

This policy is functioning effectively. This Policy may need 
to be amended to reflect any changes or updates within 
National and Local Policy, as well as the findings of the 
Conservation Areas Project in order to protect and improve 
the areas for the future. Ensure coherence with DP:18 in 
considering strengthening Welsh language policies in 
relation to Adverts and signs and new developments to 
promote the distinctive culture of Snowdonia and contribute 
to the Sense of Place. 

Strategic Policy G: Housing Revise policy to reflect reconsideration of the growth 
strategy and updated evidence of housing need within 
national and regional estimates and the Local Housing 
Market Assessment, alongside updated viability evidence. 
Reconsideration of allocations. Consider new policy 
approach of identifying affordable housing-led sites and 
local market housing. 

Development Policy 30: 
Affordable Housing  

Revise policy to reflect reconsideration of the strategy  
and updated evidence of housing need within national  
and regional estimates and the Local Housing Market  
Assessment, alongside updated viability evidence. Consider 
local market housing. Clarify policy on conversions within 
housing boundaries. Consider impact of new dwelling Use 
Classes. Re-examine housing development boundaries 

Development Policy 11: 
Affordable Housing on 
Exception Sites 

Consider exception sites options other than 100% 
affordable housing, such as open market or local market 
housing. 

Development Policy 12: 
Residential Care Homes and 
Extra Care Housing 

Consider Gwynedd and Conwy Housing Strategies and 
need. 

Development Policy 13: 
Gypsy and Travellers Sites 

Policy to reflect  Gypsy and Traveller Needs Assessment. 
The policy is expected to continue to be supportive  
and flexible to the provision of sites where required. 

Development Policy 14: 
Annexe Accommodation 

This policy and supporting SPG is functioning effectively. 

Development Policy 15: 
Extensions 

Wording/interpretation of this policy may require reviewing 
and discussions are required with the Development 
Management Section on how the policy has been 
implemented.  

Development Policy 16: 
Replacement of Exisiting 
Dwellings 

Wording/interpretation of this policy may require reviewing 
and discussions are required with the Development 
Management Section on how the policy has been 
implemented. Consider amending criteria to make whole 
policy relevant to developments within settlements.  

Development Policy 17: 
Removal of Agricultural and 
Holiday Accommodation 
Occupation Condition 

Consider how policy interacts with new C3, C5 and C6 Use 
Classes and any Article 4 direction that is adopted.  
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Strategic Policy Ng: 
Community Services and 
Facilities 

This policy is functioning effectively. Policy may require 
reviewing to reflect the principles of placemaking which 
includes the provision of community infrastructure. Consider 
reviewing policy to enable community led facilities and 
services. 

Development Policy 18: The 
Welsh Language and the 
Social and Cultural Fabric of 
Communities  

Consider strengthening Welsh language policies in relation 
to Adverts and signs and new developments to promote the 
distinctive culture of Snowdonia and contribute to the Sense 
of Place. Consider introducing wording on language 
enhancement (similar to that seen with biodiversity 
enhancement).  

Strategic Policy H: A 
Sustainable Rural Economy 

Consider how the land-use planning system can support the 
role of the foundational economy and home working and 
develop appropriate policies. Work has begun on a 
collaborative study (between Snowdonia National Park, 
Gwynedd Council and Anglesey Council) to look at 
reviewing and assessing the employment land provision to 
assist in forming the evidence base for the Eryri Local 
Development Plan. The results will help in forming the 
LDP's rural employment strategy and will indicate if the 
continuation of safeguarding employment sites is the way 
forward or if there is a need for additional sites or policy 
changes.  

Development Policy 19: New 
Employment and Training 
Development  

Work has begun on a collaborative study (between 
Snowdonia National Park, Gwynedd Council and Anglesey 
Council) to look at reviewing and assessing the employment 
land provision to assist in forming the evidence base for the 
Eryri Local Development Plan. The results will help in 
forming the LDP's rural employment strategy and to develop 
enabling policies. 

Development Policy 27: 
Snowdonia Enterprise Zone 

‘Future Wales 2040’ national plan highlights the potential of 
a SMR being located at Trawsfynydd in the future. It will be 
important for the Authority to be involved in future 
discussions about the possibility of the SMR being located 
in Trawsfynydd and the effects of the reactor and any 
associated developments on the character of the National 
Park's landscape, visual amenities, natural environment and 
biodiversity and cultural heritage of the National Park. 
Current ELDP policies recognise that this site could accept 
low carbon energy businesses and energy generation 
technologies, provided there are no negative effects on the 
landscape. Need to continue discussions and assess 
relevance of current policy.  

Development Policy 20: 
Agricultural Diversification 

This policy is functioning effectively. The uncertain future of 
the agricultural sector following Brexit and changes to the 
payment regime and their impact on  communities within the 
National Park will need to be kept under review.  
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Strategic Policy I: Tourism There are developments within Policy and Legislation, as 
well as National, Regional and Local  Context where this 
policy may need to be amended slightly in order to reflect 
the current guidance and context. It will be important that 
the following three core principles for a sustainable visitor 
economy as identified in Gwynedd and Eryri Sustainable 
Visitor Economy 2035: Strategic Plan are also reflected in 
future policies.  
1. Celebrate, Respect and Protect our Communities, 
Language, Culture and Heritage 
2. Maintain and Respect our Environment 
3. Ensure that the advantages to Gwynedd and Eryri 
communities outweigh any disadvantages 

Development Policy 21: 
Tourism and Recreation 

There are developments within Policy and Legislation, as 
well as National, Regional and Local  Context where this 
policy may need to be amended slightly in order to reflect 
the current guidance and context. It will be important that 
the following three core principles for a sustainable visitor 
economy as identified in Gwynedd and Eryri Sustainable 
Visitor Economy 2035: Strategic Plan are also reflected in 
future policies.  
1. Celebrate, Respect and Protect our Communities, 
Language, Culture and Heritage 
2. Maintain and Respect our Environment 
3. Ensure that the advantages to Gwynedd and Eryri 
communities outweigh any disadvantages 

Development Policy 28: New 
Build Serviced 
Accommodation 

Policy to be reconsidered to reflect national policy and 
guidance and current context to ensure that a range of 
different types of sustainable visitor accommodation are 
developed in Eryri. The loss of serviced accommodation in 
the local area, along with the loss of locally important 
buildings will need to be considered when reviewing the 
policy, and the implications for other policies, such as 
Development Policy 9: Conversion and Change of Use of 
Rural Buildings. It will also be important to consider the 
Gwynedd and Eryri Sustainable Visitor Economy 2035: 
Strategic Plan.  

Development Policy 22: 
Chalet and Static Caravan 
Sites 

This policy is functioning effectively, and no major 
implications have arisen by assessing this policy through 
Annual Monitoring Reports, with the findings indicating 
success in protecting and enhancing the environment and 
landscape with the various improvements to sites. Wording 
to be assessed and updated as appropriate to reflect any 
new evidence or changes in national policy. 

Development Policy 23: 
Touring and Camping Sites 

No major implications have arisen by assessing this policy 
through Annual Monitoring Reports, with the findings 
indicating success in protecting and enhancing the 
environment and landscape with the various improvements 
to sites. Wording to be assessed and updated as 
appropriate to reflect any new evidence or changes in 
national policy. 
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Development Policy 29: 
Alternative Holiday 
Accommodation 

With the indicator within the past three Annual Monitoring 
Reports measuring the effectiveness of the recently 
adopted policy within the current Eryri LDP, Development 
Policy 29: Alternative Holiday Accommodation, reporting of 
consistent number of small-scale developments for 
alternative accommodation permitted over the last three 
monitoring periods (average 4 applications a year). It is 
considered that Development Policy 29 is implemented 
effectively. However, through the review, it will be 
necessary to ensure that the policy wording continues to be 
suitable for its purpose. 

Development Policy 24: 
Retail 

Retail assessments in Local Development Plans will be 
replaced by Town Centre Assessments. They should no 
longer look at retail need alone but encapsulate a wider 
array of use requirements, particularly in the employment, 
leisure and public service sectors. This will have 
implications for the plan review and also towards the 
designation of retail areas within the five main towns of the 
National Park. Consider implications of national policy and 
guidance. 

Strategic Policy L: 
Accessibility and Transport 

The policy should be reviewed to be in accordance with 
updated National transport guidance and principles, with 
promotion of ultra-low emission cars and active travel key 
areas. Local active travel initiatives could feed into the 
policy and be safeguarded or promoted 

Development Policy 25: 
Visitor Car Parking 

Consider increased pressures on visitor car parking due to 
increasing visitor numbers. Consider Higgett Report and 
Snowdonia Partnership initiatives, amend policy as 
required. 

Development Policy 26: 
Telecommunication 

This policy and supporting guidance are functioning 
effectively. Policy wording to be assessed and updated as 
appropriate to reflect any new evidence or changes in 
national policy. 
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2 INTRODUCTION 

2.1 The revised Eryri Local Development Plan 2016-2031 (LDP) was adopted on the 6th of 
February 2019. The adopted Eryri LDP sets out the Authority’s planning policies for the 
development and use of land in the National Park up to 2031. 

2.2 Local Planning Authorities are required to review their LDP at least every four years from 
the date of adoption to ensure that LDPs and their supporting evidence base are kept 
up to date to provide a sound and effective basis for making planning decisions.  

2.3 Evidence provided within the Eryri LDP’s third Annual Monitoring Report (AMR) 
(October 2022) highlighted that certain LDP policies and proposals were not being 
implemented as intended. Significant changes have also occurred in the planning policy 
context, particularly at a national level with the publication of Future Wales - the National 
Plan 2040 in February 2021 as well as updated editions of Planning Policy Wales 
(PPW). The LDP will need to be revised to reflect the emphasis within these documents 
on the principles of placemaking and sustainable development, including the National 
Sustainable Placemaking Outcomes. The environmental, social and economic impacts 
of the coronavirus have also raised significant issues for future policy making in Eryri.  

2.4 The above factors have led to the need to trigger review of the adopted Eryri LDP. On 
this basis, on the 19th of October, 2022 the Authority’s Planning and Access Committee 
agreed on the need to undertake a review of the Eryri LDP 2016-2031.  

 
The Review Report 
 

2.5 This draft Review Report sets out the findings and conclusions of the Authority’s review 
of the adopted Eryri LDP. It sets out where the LDP is delivering and performing well,  
as well as identifying areas that are not being implemented or delivered as intended. It 
also identifies areas that need to be updated to reflect changes to national planning 
policy and guidance, along with other relevant strategies and evidence. 

2.6 This draft Review Report is an opportunity to obtain the views of key stakeholders on 
what should be considered as part of the review. The draft review report includes 
information on what the Authority perceives as the main issues which should be 
addressed. The draft report will be considered by the Authority Members Working Group 
and the Authority’s Planning and Access Committee before obtaining the views of the 
Eryri Forum and key stakeholders as identified in Appendix 1. Following engagement 
with key stakeholders, the draft report will be revised to take into account additional 
considerations raised before finalising the Review Report. 

2.7 The LPA’s review process is also required to conclude on which revision procedure is 
to be followed for the LDP, either a Full Revision (Replacement LDP) or a Short Form 
Revision.  

2.8 The finalised Review Report will form an important part of the evidence base for the 
Replacement LDP. 
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Structure and content of the review report? 
 

2.9 The Review Report has been structured to address the requirements of national 
guidance within Development Plan Manual Edition 3 (DPM3). The report sets out:  

• The information that has informed the review: Findings of the Eryri LDP Annual Monitoring 
Reports (Chapter 3), other contextual changes and changes in evidence base (Chapter 4) 
and Changes in National legislation and National, Regional and Local Policy (Chapter 5)  

• A detailed consideration of the impact of these findings on the LDP’s vision, aims and 
objectives, including implementation of the LDP strategy (Chapter 6).  

• A detailed review of each LDP topic area, identifying what needs to change and considers 
the implications for those parts of the LDP not proposed to be amended in terms of 
coherence and effectiveness of the plan as a whole (Chapter 7). The Review Report also 
identifies which parts of the evidence base require updating to support the changes 
(Chapter 8).  

• The proposed re-consideration of the Sustainability Appraisal (SA) / Strategic 
Environmental Assessment (SEA) and Habitat Regulations Assessment (HRA) to assess 
the impacts of the Replacement LDP, with consideration given to undertaking an 
Integrated Sustainability Appraisal (Chapter 9) 

• The opportunities to prepare Joint LDPs with neighbouring LPAs, and to work 
collaboratively on approaches and evidence, including in preparation for regional Strategic 
Development Plans (SDP) (Chapter 10) 

• Conclusions based on the review process and explains whether a Full Revision 
(Replacement LDP) or a Short Form Revision of the LDP is anticipated and the reasons 
for this (Chapter 11) 
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3 ANNUAL MONITORING REPORT FINDINGS 
 

3.1 Monitoring the Eryri LDP is a continuous process and does not end once plan is adopted. 
The Annual Monitoring Report (AMR) demonstrates the extent to which the Eryri LDP 
strategy is being achieved, whether the policies are working or not or where there is a 
policy ‘void’. The AMR also provides an opportunity to capture the prevailing economic, 
social or cultural circumstances and contextual changes since the Plan was adopted. It 
is essential the conclusions in the Review Report can be strongly justified and evidenced 
in line with the findings of Annual Monitoring Reports (AMR). The 3rd Annual Monitoring 
Report (AMR), covers the period April 2021 to the end of March 2022 and was submitted 
to Welsh Government and published end of October 2022. The two previous AMRs 
covered the period 1st April 2020 to 31st March 2021 and 1st April 2019 to 31st March 
2020.   

3.2 The Eryri LDP (2016-2031) has an adopted monitoring framework in place to inform 
findings in the AMR. Indicators, targets and trigger levels have been identified to assess 
the performance of policies and objectives. The triggers included in the monitoring 
regime gives an indication on the performance of the Plan and how wide ranging a Plan 
review may need to be. When trigger points are activated, investigation is required to 
understand why policies and proposals are not being implemented as intended and 
determine what action will be necessary. The following actions have been included for 
each indicator in the AMR to provide clarity on the steps to be taken  

3.3 There are 76 indicators in the Eryri LDP monitoring framework. The majority of indicators 
(62) demonstrated positive policy implementation. However, 3 indicators required 
additional training while 11 indicator targets were not being achieved and trigger points 
were reached. This shows that there are LDP policies that are not functioning as 
intended. In these instances the AMR has recommended actions, including further 
investigation and research and in some cases the review of a policy.  

3.4 A summary of the outcomes of the monitoring indicators detailed in the third AMR 
(October 2022) is provided in Table 2. 

Table 2: Summary of the outcomes of the monitoring indicators  
Continue Monitoring 
 

62 . 

Training Required 3 MF21 - Monitor planning applications coming 
forward within the World Heritage Site or 
essential setting and Candidate World 
Heritage Site. 
MF44 - Number of Community & Linguistic 
Statements submitted  
MF45 - Monitor the effectiveness of the 
Community and linguistic statement and the 
Community & Linguistic Impact Assessments. 

Supplementary 
Planning Guidance 
(SPG) Required 

0  

Further 
Investigation/Research 
Required 

5 MF33 - Monitor uptake of 
affordable housing in smaller settlements. 
MF34-  Number of affordable housing units 
granted planning permission and completed 
per annum on exception sites. The exception 

23



13 

 

sites are not included in the housing 
requirement figure. 
MF35 - Monitor the size of sites coming 
forward and the number of units proposed on 
each site. 
MF36 - Monitor the affordable housing targets 
and thresholds of sites coming forward. 
MF47 - Encouraging the use of Welsh place 
names for new developments. 

Policy Review 
Required 

3 MF29, MF30 - Number of affordable housing 
units granted planning permission via 
windfalls. 
MF31 - Number of affordable housing units 
granted planning permission per annum via 
conversions. 

Plan Review 3 MF24 - Number of consents granted and new 
houses completed annually. 
MF26 - Number of affordable housing units 
granted planning permission per annum. 
MF27 - Number of affordable housing units 
completed per annum. 

Not Applicable to this 
AMR Period or 
superseded 

0  

 

3.5 The following section outlines which policies are being achieved and which ones are 
not being implemented as intended across the Eryri LDP by Chapter heading and 
gives an indication on the performance of the Plan and how wide ranging a Plan 
revision may need to be. 
 

Protecting, Enhancing and Managing the Natural Environment 

3.6 Some key findings from the ‘Protecting, Enhancing and Managing the Natural 
Environment’ chapter within the annual monitoring report are included below. These 
results range across three separate AMR periods (2019/2020, 2020/2021, 2021/2022). 
In AMR 2021/2022 it was noted that no significant loss of undeveloped coast was 
observed, and this was also true for the previous two AMR studies. This was also the 
case in terms of areas of SPA, SAC, SSSI or Ramsar sites lost to development. No 
areas of SPA, SAC, SSSI and RAMSAR are negatively affected during any of the three 
relevant AMR time periods. This demonstrates that Development Policy 2: Development 
and the Landscape is working effectively and protecting the relevant areas of the 
National Park from adverse effects. However, it is considered that more could be done 
to protect Eryri’s Dark Skies through the implementation of policy and to provide further 
guidance to businesses and communities on how they can create an environment that 
supports dark skies through the planning process as well as raising awareness on 
permitted developments.   

3.7 The National Park’s AMR looks at Areas of open space (68.5 ha) and green wedge (54.7 
ha to ensure that Development Policy 5: Open Space and Green Wedges is being 
implemented effectively. Across the three AMR’s, no significant loss was observed in 
terms of open space areas and no inappropriate and/or new development were 
permitted within areas of Green Wedge. This demonstrates that Development Policy 5: 
Open Space and Green Wedges is effective in its purpose. 
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Protecting and Enhancing the Cultural and Historic Environment 

3.8 Considering the findings of the Annual Monitoring Reports since the adoption of the 
Local Development Plan 2016-2031, there are no major implications for the revision of 
the LDP in this section, as the policies within this chapter have been implemented 
successfully.  

 

Promoting Health and Sustainable Communities 

3.9 Within this chapter, there were six monitoring indicators that require strategy and policy 
issues to be addressed as part of the LDP review process.  

3.10 The Housing Trajectory included within the AMR shows an annual shortfall against the 
Annual Anticipated Housing Requirement (AAR) during 2021/22 with the years’ 
completions 38 units below what was anticipated (51 AAR vs 13 actual completions, - 
75% in percentage terms). The number of dwellings that have been completed annually 
have been consistently below the (AAR) of 51 dwellings per annum since 2016-17. 
There is a shortfall of -42% for cumulative required build rate from the start of the plan 
period, 2016-17, up to 31st March 2022. The plan is falling significantly short of what is 
intended. Provision of homes is a key element of the plan’s strategy. With persistent low 
numbers of units coming forward and being completed, the development plan’s housing 
requirement figures are not being delivered. 

3.11 The number of affordable housing units granted planning permission and completed per 
annum have been below the target of 21 units for 3 consecutive years and both targets 
have been triggered. A policy review is required as affordable housing numbers are not 
being delivered. Provision of affordable homes for local communities is a key element 
of the plan’s strategy. The AMR housing numbers over the first 3 years of monitoring 
(and further) demonstrates that in the current economic climate, the low number of 
private sector housing development is not delivering sufficient affordable housing within 
the National Park. Monitoring also emphasises that affordable housing delivery within 
the National Park is heavily dependent on Housing Associations. No private allocations 
are coming forward for development, and therefore do not provide a contribution of 
affordable housing. There are no large private sector allocations, windfall sites or 
exceptions sites coming forward, meaning the required % contribution of affordable 
housing from such sites is not being provided. 

3.12 No affordable housing units have been permitted or completed on exception sites and 
the targets have been triggered. Suitable land owned by housing associations have 
already been allocated in the development plan, as opposed to being brought forward 
as exception sites. The viability of affordable housing requirements and the need for a 
S.106, plus difficulties obtaining a mortgage, may be discouraging development, 
coupled with other wider economic factors. It may be necessary to review the exception 
site policy as it has not made a contribution to the affordable housing stock.  

3.13 With only two permissions granted over the first three years of monitoring, the target of 
3 permissions  of affordable units granted permission via conversions has not been met 
and a policy review is required. Over the three-year period, three permissions for 
conversions resulted in a payment of a commuted sum to contribute towards affordable 
housing within the National Park. The fund is currently at around £500,000 of 
contributions since 2012, with approximately £170,000 spent to date. The Authority 
prefers that affordable housing for local needs is provided on site. The payment of 
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commuted sums will need to be considered further as part of the revisions to the Eryri 
LDP. 

3.14 The target for affordable housing permissions and completions of windfalls has not been 
met for the first three years of monitoring. The expected contribution of windfalls in the 
plan may also needs to be reviewed as part of the housing strategy.  
 

 

Supporting a Sustainable Rural Economy 

3.15 The AMR measures if there has been an increase in new employment floor space within 
the Local Service Centres of the National Park and therefore tests the effectiveness of 
Strategic Policy H: A Sustainable Rural Economy.  No new employment floor space was 
built in Local Service Centres (Dolgellau and Y Bala) in any of the three AMR periods. 
Work has begun on a collaborative study (between Snowdonia National Park, Gwynedd 
Council and Anglesey Council) which will look at reviewing and assessing the 
employment land provision to assist in forming the evidence base for the Eryri Local 
Development Plan revision. 

3.16 The AMR also looks at the total new employment floor space built in the National Park 
(including conversions). Approximately 3665.37m2 of new employment floor space 
(including conversions) were permitted during the time period of the three AMR’s, which 
means the policy was effective in its purpose of increasing employment floorspace. The 
Eryri AMR also looks at the number of additional jobs created. Across the three AMR 
periods, the actual number of additional jobs created is unknown, but the increase in 
employment floor space suggests that an increase has been seen in the additional 
number of jobs in the National Park in all three AMR periods. This indicates that the 
development plan policies (SPH, DP19, DP 9 and DP24) were implemented effectively .  

3.17 The amount of employment land (ha) and floor space (sq m) redeveloped to other uses 
is also measured within the AMR. This is an indicator designed to prevent the loss of 
employment land/floorspace to other uses. No loss of employment land/floorspace was 
seen in any of the three AMR periods which indicates that the development plan policies 
(SPH, DP19 and DP 9) were implemented effectively. 

3.18 The Eryri AMR looks at Employment land and premises vacancy rate. An update to the 
Employment background paper was completed during 2017 that concluded that no more 
employment land would need to be allocated within the National Park. This was because 
there were many vacant units in employment sites within the Park and numerous vacant 
and available sites outside the Park that could be used for employment purposes.  Work 
has begun on a collaborative study (between Snowdonia National Park, Gwynedd 
Council and Anglesey Council) which will look at reviewing and assessing the 
employment land provision to assist in forming the evidence base for the Eryri Local 
Development Plan review. 

3.19 Development Policy 27: Snowdonia Enterprise Zone, of the Eryri LDP, supports 
appropriate development on the Llanbedr and Trawsfynydd sites, which would lead to 
employment opportunities that would sustain and enhance a mix of skills in the local 
work force. As part of the process of monitoring this Development Policy, the AMR looks 
at monitoring the de-commissioning of Trawsfynydd Nuclear Power Station and the 
possible alternative uses for consideration in review. It was announced during June 
2020 that the Trawsfynydd site had been selected to lead on Magnox’s reactor 
decommissioning project in the UK. This will see decommissioning work brought forward 
and secure employment in the area. It is envisaged that there will be a programme of 
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20 years at the site, with three main phases. In order to ensure that the National Park 
are kept up to date with the latest developments within the Trawsfynydd site, Policy 
officers are part of the Trawsfynydd Strategic Site Group meetings as well as the UK 
wide Nuleaf (nuclear legacy advisory forum) groups. An additional Nuleaf group has 
recently been set up with a Welsh focus. Currently there are ambitions to bring forward 
a programme which would involve construction of a Small Modular Reactor (SMR)  at 
the Trawsfynydd site, with on-site preparatory work  to begin in 2027. Current Eryri LDP 
policies recognise that this site could accept low carbon energy businesses and energy 
generation technologies, provided there are no negative effects on the landscape. The 
AMR looks at the types of development coming forward within the Snowdonia Enterprise 
Zone (Llanbedr or Trawsfynydd). One application for development within the Snowdonia 
Enterprise Zone was received during the period of the 2021/2022 AMR. This was for the 
construction of a temporary office at the Trawsfynydd Decommissioning Site. No 
applications were submitted with regards to the Llanbedr Airfield site and no further 
developments were made in the preparation and submission of a landscape led 
masterplan for the site. 

3.20 As part of measuring the effectiveness of Strategic Policy H: A Sustainable Rural 
Economy, an indicator monitors the number of applications for appropriate live-work 
units / Number of applications for home working within the National Park. In total, six 
applications were permitted across the three AMR periods (one in 2019/2020 and five 
in 2020/2021). 

3.21 The AMR monitors new retail floor space within the main built up areas of Local Service 
Centres, Service Settlements and Secondary Settlements as part of measuring the 
effectiveness of Development Policy 24: Retail. Four applications were permitted for 
new retail floorspace within the three AMR periods. No concerns were raised in terms 
of the trigger point (which was 1 new development outside these areas for 3 consecutive 
years or 3 new developments outside these areas in 1 year), which demonstrates that 
Development Policy 24 is being implemented effectively in this regard. The number of 
new retail developments intended to serve a wider settlement catchment area limited to 
Bala and Dolgellau is monitored within the AMR. No new retail developments, intended 
to serve a wider settlement catchment area limited to Bala and Dolgellau, were permitted 
during all three relevant monitoring periods. This is in line with the policy and the trigger 
point of “1 new development outside these areas for 3 consecutive years or 3 new 
developments outside these areas in 1 year” was not met, suggesting that the policy is 
being implemented effectively. 

3.22 Another monitoring indicator within the Eryri AMR which tests the effectiveness of 
Development Policy 24 is an indicator which looks at the number of new retail 
developments situated within the main retail area or within 300m of the town centre. As 
a result, one new retail development was permitted within the main retail area or within 
300m of the town centre of a Local Service Centre during the three monitoring periods. 
Again this is in line with the policy and the trigger point for action is not met. 

3.23 A key indicator of measuring the effectiveness of Development Policy 24: Retail, within 
the AMR, is one which looks at vacant units in retail areas. The number of total vacant 
units in the five towns surveyed over the three AMR periods included the following. 
2019/2020 = 24; 2020/2021 = 36; and 2021/2022 = 34. In 2021/2021 the average 
vacancy % for the five towns within the Park was 9.2% (which was lower than 
2020/2021’s average percentage, which was 10.6%. This showed an decrease in the % 
of vacant units in all main settlements within the National Park (apart from Dolgellau 
which saw an increase in the percentage of vacant units ). This could possibly be due 
to a recovery from early on in the Covid 19 pandemic, where many businesses had to 
close during this period as well as an increase in the popularity of independent shops in 
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recent years.. The end of large scale lockdowns, and the large scale vaccination of the 
public may have given added confidence to businesses during 2021/2022 compared to 
the previous time period of 2020/2021. The target for the policy and/or monitoring 
indicator is to reduce or maintain vacancy rate and it is considered that this target is met 
on the whole when considering the impact of the Coronavirus pandemic. 

3.24 The percentage of non-A1 retail uses in main retail areas of Aberdyfi, Bala, Betws y 
Coed, Dolgellau and Harlech is measured in the AMR. Development plan policies were 
noted as being implemented effectively in this regard, and it is also noted that Welsh 
Government now note that centres should now become places where a variety of retail, 
employment, commercial, community, leisure, health and public sector uses come 
together in a hub of activity to make them viable as go-to destinations once more. 
Primary retail areas and related policy will need to be considered further as part of the 
revision. 

3.25 Policies within the Local Development Plan support tourism and outdoor recreation that 
maximise local economic benefits. A number of applications have been approved since 
the adoption of the LDP 2016-2031, that have resulted in improvements to tourism 
facilities.  

3.26 The AMR measures the number of new or improved tourism facilities, with the target of 
increasing the number of appropriate schemes approved. The latest AMR (2021-2022) 
reports of 29 applications, relative to tourism, were granted permission, whereas 18 
applications were granted permission during 2020-2021, and 17 applications were 
granted during the 2019-2020 monitoring period. This therefore shows success as the 
number of schemes that were approved increases from year to year. The types of 
developments that were allowed were improvements to static and touring sites, 
improvements to various tourism facilities, and sustainable developments offering a new 
type of visitor accommodation within the Park, namely low impact alternative holiday 
accommodation. 

3.27 Despite this, another indicator within the AMR, measures the effectiveness of recently 
adopted policy within the current Eryri LDP, Development Policy 28: New Serviced 
Accommodation, reports that no applications for new build serviced accommodation 
were permitted within or adjacent to the main built up areas of local service centres, 
service settlements and secondary settlements within the last three monitoring periods. 
There are cases where there is a change of use of dwelling (Use Class Order Class C3) 
to serviced accommodation (Use Class Order Class C1), but although it can be argued 
that the policy is being implemented effectively, it is necessary to ensure that a range of 
different types of sustainable visitor accommodation are developed in Eryri. During the 
last monitoring period (2021-2022), three applications were for the change of use of 
existing serviced accommodation to self-serviced holiday accommodation, resulting in 
the loss of serviced accommodation provision within the National Park. Additionally, this 
decline in the existing serviced accommodation, has also seen the loss of locally 
important buildings, such as the demolition of the St. David’s Hotel, Harlech in 2019, 
which was once a large twentieth century building overlooking the beach and World 
Heritage Site Castle in Harlech The loss of serviced accommodation will need to be 
considered when reviewing the visitor accommodation policies of the Local 
Development Plan. It will be necessary to consider the current provision of existing 
serviced accommodation and the implications for other policies, such as Development 
Policy 9: Conversion and Change of Use of Rural Buildings. For instance, there were 
also 5 applications permitted for the conversion of agricultural buildings to self-serviced 
holiday accommodation. With the growth in self-serviced accommodation 
developments, it will be necessary to be considerate in ensuring a wide range in the 
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provision of visitor accommodation, and in ensuring the protection of key buildings in the 
most effective and sustainable manner. 

3.28 The second recently adopted policy within the current Eryri LDP, Development Policy 
29: Alternative Holiday Accommodation, ensures small scale developments for short-
term holiday alternative accommodation providing that the site is part of an agricultural 
diversification scheme or is ancillary to a new or existing tourist attraction and does not 
become the main attraction in order to supplement a successful rural economy; whilst 
also ensuring that the proposed development does not cause significant harm to 
landscape character, fits unobtrusively within the landscape and is well screened by 
existing landscape features. This would also ensure that the proposed development 
does not lead to the creation of a new vehicular access or parking areas that would 
adversely affect landscape character, with any ancillary facilities should be located 
within an existing building or as an extension to existing facilities. A key indicator 
measuring the effectiveness of Development Policy 29: Alternative Holiday 
Accommodation, reports of consistent number of small-scale developments for 
alternative accommodation permitted over the last three monitoring periods (average 4 
applications a year). It therefore suggests that Development Policy 29 is implemented 
effectively. Despite this, there is anecdotal information that there are a number of similar 
unauthorised developments around the National Park. It will be necessary to investigate 
further when reviewing the LDP, in order to determine if any policy amendments are 
required. 

 

Promoting Accessibility and Inclusion 

3.29 The AMR looks at monitoring the number of telecommunication developments that do 
not harm the visual appearance and character of the area. There were 16 new 
telecommunication developments permitted over the time period of the three AMR’s. 
The trigger point for this indicator was a ‘failure to deliver’, therefore Development Policy 
26: Telecommunications can be considered to be implemented effectively. 

3.30 No permissions have been granted for the development types monitored by the AMR, 
which are permissions granted for new visitor car parks within and outside Local Service 
Centre. One application was refused within a Local Service Centre. Given the context 
of increased pressures on visitor numbers and the resulting car parking problems that 
has been seen since the pandemic, the low number of applications received, and lack 
of permissions granted under the relevant policy needs to be taken into consideration.  

 
Use of Eryri Local Development Plan Policies 

3.31 There are 46 policies within the adopted LDP 2016-2031. 40 policies have been taken 
into consideration since the Plan was adopted in 2019. The policies that have not been 
used are the following; 

• Strategic Policy Ch: Social and Physical Infrastructure in New Developments 

• Strategic Policy Dd: Climate Change 

• Strategic Policy E (2): Large Scale Minerals Development 
• Strategic Policy E (3): Removal of Slate Waste and Building Stone Quarries  

• Development 12: Residential Care Homes and Extra Care Housing 

• Development 13: Gypsy and Travellers Sites 
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3.32 The fact that these policies have not been utilised does not necessary mean that there 
is no need to include them in the Replacement Eryri LDP. It might be the case that the 
authority have not received a particular type of application since the Eryri LDP was 
adopted. It is considered that the Climate Change policy needs to be reviewed and that 
further detailed guidelines are needed to give clear direction to actively reduce carbon 
and be more proactive in mitigating and adapting to the effects of undesirable change 
as well as taking active steps to increase carbon sequestration of natural systems 
including woodlands, peatlands and carbon soils. 
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4 OTHER CONTEXTUAL CHANGES AND CHANGES IN EVIDENCE BASE 
 

Exit from the European Union 

4.1 Although the true impact of Britain’s exit from the European Union is still unclear, Brexit 
is likely to have a significant impact on food, farming, fishing and environment sectors. 
These sectors are important to the National Park rural economy and the viability of our 
local communities and are vital to support the sustainability of the Welsh language.  

4.2 Exit from the European Union also resulted in an increase in visitors deciding to stay in 
the UK putting huge pressure on the National Park area and highlighting the need for a 
better balance in the visitor economy. The visitor economy has an important contribution 
to make to the economy and communities of Eryri - this contribution needs to be 
balanced and sustainable in order to protect our communities, our environment, 
language and culture for future generations. 

4.3 Policies will need to be updated to reflect changes arising from the UK’s withdrawal from 
the European Union whereby ‘European Sites’ are now referred to as ‘National Site 
Network’. 

 
Coronavirus pandemic 

4.4 It’s also important to understand the implications of the coronavirus pandemic on the 
National Park area. The economy came to a standstill with non-essential shops and 
businesses having to close overnight. Following the relaxation of restrictions after the 
first lockdown, the National Park saw an increase in visitor numbers above previous 
years, as more decide to take their holidays within the UK. This resulted in significant 
pressures on visitor management and the environment. This led to an increase in traffic 
and parking along with the occurrence of wild camping and camper vans/motor homes 
parking up on side of the roads / car parks overnight.  

4.5 The increasing pressures on the local housing market exacerbated by Covid 19 and the 
resulting impact on the sustainability of local communities suggests that future LDP 
policies may need to focus on achieving accessible local market housing and affordable 
housing. 

4.6 Overnight, we saw a substantial increase in home-working, which triggered an increased 
demand for properties from outside the local area from those who wish to have a more 
balanced life when working from home resulting in potential conflict with local residents 
about the availability of properties. An increase in home working can also be an 
opportunity for young people to return to their local area. The demand for second home 
and holiday accommodation has also pushed prices up with more permanent resident 
dwellings being used as holiday accommodation thus reducing the available stock for 
local communities. 

4.7 The pandemic has highlighted the importance of health and well-being, access to 
services, economic resilience, digital connectivity and the value of the natural 
environment. We’ve seen a renewed value placed on the provision of local services, 
local food chains, and local quality green space as well as the need for sustainable, low 
carbon developments and infrastructure to respond to the climate and nature 
emergencies. The LDP review will need to ensure that people are able to live locally and 
that communities become more sustainable and resilient into the future. 
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4.8 The Replacement LDP process will enable the LPA to respond to the impact of the 
pandemic on all elements of the LDP, and as part of the supporting evidence and 
assessments. 
 

Cost of Living Crisis 

2022 saw the onset of the cost of living crisis within the U.K., and in the months that 
followed this has become a growing and deeply damaging problem for the general 
population. Rising costs in terms of fuel, energy, housing and food for example have 
been increasing much faster than wages and welfare payments. This has created hugely 
negative impacts in terms of physical, mental health and financial health for a huge 
number of communities and people in Wales. The crisis has also had an impact on the 
housing situation, as interest rates and inflation mean mortgages have gone out of the 
grasp of a large number of people.  

The cost of living crisis follows over a decade of austerity, the effects of Brexit and also 
the coronavirus pandemic, so what was a very painful situation for much of the 
population of the U.K., Wales and the National Park is now exacerbated. To add to the 
crisis, in terms of trying to form effective responses, the last decade of austerity has put 
increasing pressure on the public sector and services which therefore means reduced 
capacity to tackle the problems and try to help communities effectively. The cost of living 
crisis is also driving up the cost of doing business, putting many employers, particularly 
small businesses, under additional pressure. 

 
Overall Housing Market 

4.9 There are no regional house builders active in the market in the National Park area and 
therefore there is very limited speculative building of open market and affordable 
housing. The housing market in the National Park is localised in nature, relying on small 
local builders and self-build projects on small sites.  The uncertainty over borrowing in 
recent years could dissuade developers, small builders, and self-build projects from 
proceeding with plans to invest or seek consent and construct houses, which may 
currently impact the rate of housing development.  During the 2020/21 period, housing 
permissions and completions increased over the previous years’ low numbers. 
Permissions and completions fell again to a very low level during 2021/22. It is 
considered that the pandemic’s impact has fallen mostly on the existing housing stock. 
A number of individual housing schemes with extant permission were also completed 
during the 2020/21 period.  

4.10 A further factor that has become more prominent over 2021/2022 is the increase in the 
cost of building materials. Figures released by the Department for Business, Energy and 
Industrial Strategy show that on an UK level, the materials price index for ‘All Work’ 
increased by 25.2% in April 2022 compared to the same month the previous year. 
Construction material prices for new housing increased 22.5% over 2021/2022. Much of 
this can be attributed to global supply chain disruption, and there has been a shortage 
of workers within the construction industry. Brexit has also resulted in a decline in the 
UK’s economy. The low number of completions over 2021/22 can be attributed to these 

factors. These factors may also be discouraging developers from submitting planning 
applications for dwellings. Increasing inflation, the cost of borrowing, the cost-of-living 
crisis, will all contribute towards lower levels of housing development.  

4.11 The development of affordable housing by housing associations is also facing barriers. 
Through discussions with housing associations who operate within Snowdonia National 
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Park, it is understood that it is increasingly difficult to make schemes stack up financially, 
especially small schemes in rural areas. Housing Associations are finding it difficult to 
obtain building contractors to build small schemes and costs are higher with a lower 
profit margin. Increasing build costs exacerbates the problem. Schemes in smaller 
settlements are also more challenging to establish the need, especially for intermediate 
housing.    

 
House Prices 

4.12 Snowdonia National Park Authority receives data on house sales from the Land 
Registry; the data is in the form of all individual transactions within the Park boundary. 
The data shows a significant increase in house prices within the Park between 2019 and 
2022. Covid-19 pandemic has led to an increase in homeworking and opportunities to 
live further away from the workplace. The quality of life and landscape offered by the 
National Park attracts those who wish to have a more balanced life when working from 
home which increases the demand on the local housing market. Brexit and Covid-19 
pandemic made holidaying outside the UK difficult, increasing tourism levels within the 
UK. This led to more houses being bought as second homes or holiday rentals. Areas 
such as National Parks in particular are under pressure and the increase in competition 
for houses for sale may be leading to price increases. Whilst ‘staycations’ were more 
pronounced during the 20-21 seasons, these factors may still be having an impact, as 
covid-19 levels continue to fluctuate, and the cost-of-living crisis discourages holidaying 
abroad. Recent National and International economic developments may have further 
impact on house prices. It will be important to continue to monitor house price trends as 
it will influence affordable housing policy and the viability of housing developments.  

 

Second homes and short-term holiday accommodation evidence 

4.13 Council tax data received from the Local Authority provides the main source of 
information on the number of second homes and self-catering accommodation. The data 
shows the number of properties paying the second homes council tax premium and also 
self-catering properties paying non-domestic business rates. The data shows some 
communities with high levels of second homes and short-term holiday accommodation.  
The data and its trends will be a key source of evidence to consider implementing an 
Article 4 direction in order to control the new use classes for dwellings, second homes 
and short term holiday accommodation. It will be key evidence when considering 
changes to policies relating to housing and holiday accommodation.  

4.14 The Welsh Government’s raising of the threshold of the number of days a home can be 
let out as short-term holiday accommodation to qualify as non-domestic, may well have 
further impacts on the numbers, along with raises in the council tax premium for second 
homes (Cyngor Gwynedd are to increase the premium to 150%; the maximum possible 
being 300).  

Air bnb 

4.15 The use of properties used as ‘Airbnb’ accommodation is believed to have increased 
significantly in recent years. These properties do not always fall within regulatory remits; 
therefore, the true number may not be known, and may be significant. A survey by 
Cyngor Gwynedd in 2019 found that within the Dwyfor and Meirionydd areas, there has 
been a significant increase in the number of self-catering and Airbnb accommodation1. 
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Accurate data on the numbers of various types of holiday accommodation would assist 
in formulating policies and SNPA will continue to work with partners to explore means 
of achieving this. A proposed statutory licence scheme for holiday accommodation 
would be very useful, although unfortunately may be some years away from being 
introduced.  

 
Rental Properties 

4.16 The availability of rental homes is becoming increasingly difficult. The Renting Homes 
Act 2016 came into effect in 2022, which requires landlords to meet higher standards, 
which may result in some landlords leaving the sector.  Rental properties are being 
switched to holiday accommodation, which can be more profitable for the owner. Rents 
are increasing, along with inflation and the cost of living. Wages and benefits are 
stagnant. This provides a strong reason to control the loss of residential properties to 
holiday uses, which may be possible with future planning policy and legislation change.  

 
 

Visitor Traffic and Car Parking 

4.17 Since the summer of 2020, the National Park has experienced higher visitor numbers, 
leading to severe visitor car parking issues, in particular popular walking areas such as 
around Snowdon and the Ogwen Valley. The National Park, along with other agencies, 
have taken measures to attempt to control the situation in terms of management, 
education, and enforcement. However, a long-term policy and strategic approach is 
required to tackle the current situation which is undermining the core purposes and 
duties of the National Park. Multi agency coordination is happening in relation to traffic 
and transport use within the National Park, although a strategic and sustainable public 
transport and car parking solution has yet to be reached.  

 
Wild Camping and Camper Vans/Motor Homes  

4.18 Following the relaxation of restrictions after the first lockdown, the National Park saw an 
increase in visitor numbers above previous years, as more decide to take their holidays 
within the UK. This resulted in significant pressures on visitor management and the 
environment. This led to an increase in the occurrence of irresponsible wild camping 
and camper vans/motor homes staying overnight in areas such as laybys, car parks and 
private land for overnight stays, rather than formal sites. Motor home numbers and 
resulting pressures remained high during the 2021/22 period. Tourism is integral to 
the National Park economy and caravan and camping sites will have lost income 
during 2020 and will not have benefited from motor homes not using formal sites.  

4.19 In the short-term various actions were taken by the Authority, in collaboration with 
the Local Authorities and other Bodies, on prevention, education and information. 
Eryri’s current Local Development Plan policies do not permit any new camping or 
touring caravan sites (which includes campervans/motor homes) due to their effect 
on the landscape and Special Qualities of the National Park, the ELDP policies do 
however permit the extension of these sites (without the increase in pitches on chalet 
and static caravan sites) to achieve a clear overall environmental improvement. There 
are calls from some for the provision of small ‘aires’ sites for motor homes with basic 
facilities, for instance on car parks within settlements. Cyngor Gwynedd have 
announced they will be trailing 6 ‘Aires’ sites over a period of 3 years, commencing 
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in spring 2023. These will be located on existing council owned car parks and will 
not include any within the National Park boundary. The Authority will consider and 
assess the situation and impacts when reviewing the relevant policy for the next LDP 
review. Any new policy would need to consider how it impacts upon wider strategic 
objectives, such as sustainable tourism and carbon footprint. The special qualities of 
the national park must be protected and enhanced. It remains to be seen if the 
increase in tourist visitor number and motorhomes is a long-term trend. If conditions 
make it once more convenient to travel outside the UK, visitor number could reduce from 
levels seen this year. 
 

Population and Household Projections 

4.20 The national 2018 based household projections for the National Park were published in 
May 2021. These projections estimate that between 2018 and 2028 the population of 
the Park will decrease by 1.92% which is a total of 480. During the same period the 
households in Snowdonia is projected to increase by 40 units (0.3%), a very modest 
increase within a 10 year period. It is projected that the number of one-person 
households will increase and continue to be the most common household type, 
accounting for 41.7% of all households in 2028. The number of all other broad household 
types are projected to decrease over the period, with larger household types projected 
to see a more marked percentage decrease. It is projected that the number of 
households with children will decrease from nearly 2,450 households to just under 2,160 
households (a decrease of 4.2%), making up 17.8% of all households by 2028. A falling 
population and slower new household formation rates will reduce the need for more 
houses.  

4.21 As these projections show a very small increase in the number of households in Eryri, 
and therefore a very small increase in the number of dwellings required it suggests a 
need to consider a  lower housing requirement and provision figure which may be  more 
suitable in a future review of the Eryri LDP. Whilst the housing requirement figure could 
be lower than that of the current plan, it would still need to provide a level of housing to 
meet the needs of local communities.  

 

Census 2021 Population and Household 

4.22 First results from the 2021 Census for England and Wales, which were published by the 
Office for National Statistics on 28 June 2022 include population and household 
estimates at a Wales and local authority level. Population and Household data have not 
yet been released for National Park areas, 

4.23 The 2021 census data shows that the population of Gwynedd has decreased by -4,450 
(-3.7%) since the last census in 2011, as well as a decrease of 1,350 (-2.6%) in 
households with at least one usual resident. Both the change in population and 
household numbers and the size of households will ultimately have an impact on future 
dwelling requirements in Local Development Plans (LDPs). Revised Welsh Government 
household projections – which will form a major part of the evidence needed when 
preparing LDP growth strategy – are unlikely to be produced before 2024. Current 
advice from Welsh Government’s Planning Directorate is to continue with plan 
preparation rather than delay the process.  

4.24 The 2021 Census figures of population shows that the most recent officially produced 
population figure (2020 mid-year estimate of population, ONS) significantly 
overestimated the population of North Wales and each of its constituent local authority 
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areas. These Mid-year population estimates formed the basis of the 2018-based 
population projections so they will have been affected by the over-estimations too. 

4.25 The 2021 Census therefore provides the opportunity to update understanding of the 
population and the publication of the 2021-based household projections (Welsh 
Government statistics) in 2024 will provide a clearer indication of impact on future 
dwelling requirements.  

 
Census 2021 Welsh Language 

4.26 In December 2022, the main points and headlines of the Census 2021 Welsh language 
questions were released. The questions asked within the Census about the language 
included asking people if they could understand spoken Welsh; speak, read or write 
Welsh. People could select a single skill, multiple skills, or no Welsh language skills. 

4.27 The ONS published results included the following headlines; 
• In 2021, an estimated 538,000 usual residents in Wales aged three years and over 

(17.8%) reported being able to speak Welsh, which is a decrease since 2011 
(562,000, 19.0%). 

• One of the main factors contributing to the overall decrease in the percentage of 
people who reported being able to speak Welsh between 2011 and 2021 was the 
decrease in children and young people aged 3 to 15 years who reported this skill. 

• The percentage of usual residents aged three years and over able to speak Welsh 
decreased between 2011 and 2021 in all local authorities except Cardiff, Vale of 
Glamorgan, Rhondda Cynon Tâf, and Merthyr Tydfil. 

• Among children and young people aged 3 to 15 years, the percentage who could 
speak Welsh decreased in all local authorities between 2011 and 2021 

4.28 Whilst the Census results are disappointing, a different survey (The ONS’ Annual 
Population Survey) showed that there had been a rise in the number of Welsh speakers, 
up to 899,000 in June 2022.  

4.29 As a result of the decrease shown in the Census results, and the conflicting results 
shown in the ONS survey, the First Minister Mark Drakeford has outlined his intention to 
commission work to discover why there are conflicting figures. The Education and 
Language minister Jeremy Miles believed that part of the reason for the lower than 
expected results was due to the impact on children and young people’s Welsh language 
skills when they were out of school during the Covid-19 pandemic, which was also the 
age group which saw a large decline in Welsh speakers. 

4.30 The Census results however do indicate that national, regional and local policies should 
be strengthened in order to protect and enhance the use of Welsh language in the 
population and in everyday working life, and the LDP must be alert to this policy context.  

 

Decarbonisation 

4.31 During late 2020/early 2021 an Eryri Carbon Scrutiny Task and Finish Group was set 
up and a great deal of work has been undertaken over the past few years in order to 
look at how policies and strategies within the Local Development Plan and Cynllun Eryri;  

• Contribute to producing CO2 and to what degree 
• Actively reduce carbon and to what degree 
• Contribute to the absorption of carbon and to what degree 
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4.32 The assessment of the current LDP concluded that the policies and strategies within it 
were effective in actively reducing carbon and that policies also contributed to the 
absorption of carbon. For example Policy Dd (Climate Change) within the plan enables 
the conservation and protection of woodlands, upland soils and peatland areas to assist 
in carbon retention. Its fundamental that the replacement Plan provides a clear steer 
and address the causes and effects of climate change. It is essential that future 
development is sustainably managed within the National Parks environmental and 
carbon limit. During May 2021, Dr Chris Jones (Tyndall Centre) produced a document 
entitled ‘Setting Carbon Budgets for Snowdonia’. The document looked to present 
climate change targets for the National Park, informed by the latest science on climate 
change and defined in terms of science based carbon budget setting. The assessment 
concluded that in order for the National Park to make a ‘fair’ contribution towards the 
IPCC Paris Agreement, it needed to; 
 

• Stay within a maximum cumulative carbon dioxide emissions budget of 1,201 thousand 
tonnes (ktCO2) for the period of 2020 to 2100. At 2017 CO2 emissions levels, this 
budget would be spent within 6 years from 2020 

• Initiate an immediate programme of CO2 mitigation to deliver annual cuts in emissions 
averaging 14.2% to deliver a Paris Agreement aligned carbon budget. These 
reductions require national and local action, and could be part of a wider collaboration 
within the National Park 

• Reach zero or near zero carbon no later than 2039. 
 

4.33 The Authority also commissioned Small World Consulting, to undertake an assessment 
of Snowdonia National Park’s carbon footprint and a proposed pathway to net zero, the 
results of which will need steer the revised Eryri LDP. 
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5 CHANGES IN NATIONAL LEGISLATION AND NATIONAL, REGIONAL AND 
LOCAL POLICY  

 

5.1 Since the Eryri LDP was adopted in February 2019, planning policy context at a national, 
regional and local level has changed. New or updated planning legislation, policy, 
guidance and strategies have been released, including in other policy areas relevant to 
planning. This section focuses on identifying the most significant contextual changes 
that will need to be taken into account in revising the Eryri LDP. Reference to these 
changes and other relevant contextual changes can also be found in previous Annual 
Monitoring Reports (2020, 2021 and 2022). 

 
National Legislation 
 
The Local Government and Elections (Wales) Act 2021 (January 2021)  

5.2 This Act replaces Strategic Planning Panels (SPP) the governance body set out in the 
Planning (Wales) Act 2015 to prepare a SDP with four mandatory Corporate Joint 
Committees (CJCs) covering each region - South East Wales, South West Wales, Mid 
Wales and North Wales. Eryri National Park lies within the North Wales Region. The 
North Wales CJC was established on 1st April 2021. The CJC must exercise functions 
relating to Strategic Development Planning, have functions relating to economic well-
being and the development of regional transport policies. 

 
Town and Country Planning (Strategic Development Plan) (Wales) Regulations 2021  

5.3 The Town and Country Planning (Strategic Development Plan) (Wales) Regulations (SI 
2021/360) were made on 18th March 2021 and came into force on 28th February 2022. 
The Regulations set out the procedure for the preparation of SDPs following on from 
The Local Government and Elections (Wales) Act 2021 (January 2021). 

 

Socio-economic Duty (March 2021)  

5.4 The Socio-economic Duty within the Equality Act 2010 came into force in Wales on 31st 
March 2021 and is aimed at encouraging better decision making and reducing 
inequalities resulting from socio-economic disadvantage. The duty requires relevant 
public bodies when taking strategic decisions, for example associated with strategic 
policy development and development plans, to have due regard to the need to reduce 
the inequalities of outcome that result from socio-economic disadvantage. The LPA will 
ensure that the duty is incorporated into the Impact Assessment process associated with 
revising the LDP. 
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National Policy 
 

Future Wales: The National Plan 2040 

5.5 Future Wales: The National Plan 2040  (the National Development Framework) was 
published in February 2021. Future Wales, which sets the direction for development in 
Wales between 2020 and 2040 is a development plan with a strategy for addressing key 
national priorities through the planning system, including sustaining and developing a 
vibrant economy, achieving decarbonisation and climate-resilience, developing strong 
ecosystems and improving the health and well-being of our communities. Future Wales 
is a spatial plan, which means it sets a direction for where we should be investing in 
infrastructure and development for the greater good of Wales and its people. It sets the 
challenge of delivering these improvements to public, private and third sectors. It makes 
clear the importance of planning new infrastructure and development in such a way they 
are complementary rather than competing priorities, ensuring opportunities are 
maximised and multiple benefits are achieved. It will be important for future revisions of 
the Eryri Local Development Plan to be in conformity with Future Wales: The National 
Plan 2040.   

5.6 The National Plan recognises the valuable role of culture, heritage and environment to 
the economy and emphasises that Snowdonia National Park, and designated World 
Heritage Sites should be protected for the enjoyment of future generations and help to 
provide economic benefits for the region’s communities. The National Plan strongly 
supports the development of the foundational economy in the North Wales region which 
represents those parts of the economy which are integral to the well-being of places, 
communities and people and which deliver people’s everyday needs. There is an 
expectation within the national framework for LDPs to develop a progressive, positive 
attitude towards enabling economic development, investment and innovation, with 
Welsh culture, heritage and environment playing a crucial role in the economy. It will be 
necessary to ensure that any amendments to this section within the LDP, will sustainably 
promote the rural economy without adversely affecting the heritage, culture and 
environment of Wales, as they are crucial to sustain, support and develop the economy. 

5.7 In terms of energy production, the potential siting of a Small Modular Reactor (SMR) at 
Trawsfynydd is referenced within this document. The document notes that “Trawsfynydd 
is a potential site for a Small Modular Reactor, building on the existing sector-specific 
technical capacity and expertise available locally and creating a new nuclear industry 
growth zone. The site is in an unique position having previously been a former nuclear 
power station with the necessary infrastructure and local skills in place”.  

5.8 Future Wales 2040 also notes the commitment towards “developing a national forest 
through the identification of appropriate sites and mechanisms. Actions to safeguard 
proposed locations for the national forest will be supported”. The Welsh Government 
has set a target to increase woodland cover in Wales by at least 2,000 ha per annum 
from 2020. New forest plantations is currently a land management matter and does not 
constitute development in planning terms. It is unclear at this stage how the national 
policy included in ‘Future Wales – The National Plan 2040’ will be applied through the 
planning process. In land management terms increasing woodland cover could have a 
considerable impact on the landscape of Eryri and the future sustainability of small family 
farms. 

5.9 Future Wales: The National Plan 2040 highlights Welsh Government’s ambition to see 
biodiversity enhancements across Wales and as part of the planning process and 
applications. Planning authorities need to ensure that developments minimise impacts 
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and provide opportunities for biodiversity enhancements, to allow species to adapt 
and/or to move them to more suitable habitats. 

5.10 Future Wales also recognises the need to  support the uptake of ultra-low emission 
vehicles and diversifying and sustaining local bus services and highlights areas to 
improve regional connectivity such as Active Travel, Services, Metro and ultra-low 
emission vehicles.  

5.11 Future Wales’s policy on affordable housing states that 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 
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. Snowdonia National Park Authority is included within the North region for 
estimates of housing need until 2038. The national and regional estimates of need do 
not reflect future policies or events and are not a Housing Requirement for Wales or the 
regions. However, the estimates do provide part of the evidence and context on which 
housing policy and requirements can be based.  

 

 

Planning Policy Wales updates Edition 10 (December 2018) and Edition 11 (February 
2021) 

5.12 Since the Eryri LDP was adopted Planning Policy Wales (PPW) has been updated to 
take into account the Well-being of Future Generations (Wales) Act 2015, including the 
seven well-being goals and the five ways of working. It has also been updated to 
promote the concept of placemaking within the planning system and sets out the 
National Sustainable Placemaking Outcomes. Revisions have been made to align with 
Future Wales and to take into account the socio-economic duty and the impacts of the 
Covid-19 pandemic. It also reflects policy changes to housing land supply, affordable 
housing-led sites, development quality standards, local energy planning, transport and 
active travel. PPW requires planning authorities must set out in their development plan 
an integrated planning and transport strategy to inform the spatial strategy and 
overarching strategy of the development plan.  

 
 
Placemaking Charter 

5.13 Within edition 11 published in February 2021, the PPW adopted the Placemaking 
Charter, The Placemaking Wales Charter has been developed to reflect the collective 
and individual commitment of organisations to support the development of high-quality 
places across Wales for the benefit of their communities. The Eryri National Park is one 
of the signatory organisations, and although the policies of the Local Development Plan 
express the principles of the charter, it will also be necessary to ensure that this is the 
case when reviewing this chapter, mainly for this principle of identity. 
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Building Better Places The Planning System Delivering Resilient and Brighter Futures 
(July 2020)  

5.14 This document sets out the Welsh Government’s planning policy priorities to assist in 
taking action in the recovery period after the Covid-19 pandemic crisis. The document 
highlights the policy priorities and actions which should be used in the environmental, 
social, cultural and economic recovery of Wales.  

5.15 The pandemic crisis has highlighted the need for good quality places for people to live, 
work and relax in. We have also seen the importance of local services and infrastructure 
with people spending more time locally. The following policy priorities for post pandemic 
recovery will need to be taken into account when revising the Eryri LDP: 

  
• Staying local: creating neighbourhoods  

• Active travel: exercise and rediscovered transport methods  

• Revitalising our town centres  

• Digital places ‒ the lockdown lifeline  

• Changing working practices: our future need for employment land  

• Reawakening Wales’ tourism and cultural sectors  

• Green infrastructure, health and well-being and ecological resilience  

• Improving air quality and soundscapes for better health and well-being 

5.16 The document also notes that economic forecasts and surveys, will need to be re-
examined to ensure that the supply of land for employment uses is adequate and fit for 
the future, taking into account the need for a choice of sites. This will form part of the 
assessment that will be undertaken in the near future between the National Park, 
Gwynedd Council and Anglesey Council. Regarding strategic employment sites, 
‘Building Back Better Places’ notes that local planning authorities should continue to 
assess if these are still needed or how needs may change, and work collaboratively 
across a region to designate land if there is a realistic prospect of it being developed in 
the medium term. With the rise of home-working, the review will also need to consider 
retail and town centres as flexible workplaces for remote workers to congregate together 
for the sharing of ideas and access to office environments and facilities. 

5.17 ’Building back better places’ also notes that whilst there is undoubtedly a need for 
economic recovery, which the planning system should facilitate, this should not be at 
the expense of quality, both in terms of health and well-being and in response to the 
climate and nature emergencies. This is also consistent with the Sandford Principle, 
which is key to the workings of the National Parks. 
 

Prosperity for All: A Low Carbon Wales Delivery Plan – Welsh Government (2019) 

5.18 Prosperity for All: A Low Carbon Wales Delivery Plan 2019, is a document that outlines 
the foundations for Wales to transition to a low carbon nation. The plan begins the 
process of putting in place the systems and policies required to achieve long term targets 
across key areas such as agriculture, land use, transport, energy, the public sector, 
industry and business, waste and homes. By 2050, it is Welsh Government’s aim to 
have reduced emissions by at least 80% (against a 1990 baseline). 
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Net Zero Wales – Welsh Government (2021, updated December 2022) 

5.19 This is Welsh Governments second emissions reduction plan (titled Carbon Budget 2 
(2021 to 2025)), and WG notes that it sets the foundation to make Wales net zero by 
2050. The document and strategy is a follow up to ‘Prosperity for all: A Low Carbon 
Wales’, which covered the first carbon budget (2016-2020). 

5.20 Under the Environment Wales Act, Welsh Ministers must prepare and publish a report 
for each budgetary period setting out their policies and proposals for meeting the carbon 
budget for that period. The Net Zero Wales plan sets out how WG aims to meet the 
second carbon budget (2021-2025) and reduce a wide array of emissions. Consumption 
emissions are a combination of those emissions that occur in Welsh households 
(heating and driving, for example); emissions that occur in Wales to produce goods and 
services consumed in Wales; and ‘imported’ emissions that occur in other countries to 
produce goods and services consumed in Wales. Welsh Government’s statutory 
emissions targets and carbon budgets measure territorial emissions, taking the 
emissions that occur within Wales’ boundaries into consideration. It is also important to 
measure Wales’ consumption emissions, as action to reduce emissions in Wales could 
potentially lead to increased emissions in other parts of the world. WG use these two 
ways of accounting for Wales’ emissions as national indicators in making progress 
towards the seven well-being goals. The targets and budgets set in law follow the 
Climate Change Committee’s recommendations. 

 
• Carbon Budget 2 (2021-2025): 37% average reduction (with 0% offset limit) 
• Carbon Budget 3 (2026-2030): 58% average reduction 
• 2030: 63% reduction 
• 2040: 89% reduction 
• 2050: at least 100% reduction (net zero) 

5.21 The strategy contains 123 policies and proposals, and Welsh Government note that as 
we move through the early 2020’s further policies will be developed and action across 
Wales will continue to apply downward pressure on emissions. 

 

Beyond Recycling – Welsh Government (2021) 

5.22 This document sets out Welsh Government’s strategy for a circular economy; which 
means an aim to keep resources in use for as long as possible and avoid waste. The 
document aims for Wales to become zero waste by 2050 and it prioritises eight 
ambitious headline actions which are; 

 
• Support businesses in Wales to reduce their carbon footprint by becoming more 

resource efficient 
• Provide tools to enable community action. This means engaging with schools and 

communities working with citizens to support local initiatives and resource efficient 
actions 

• Phase out unnecessary single-use items, especially plastic. Zero plastic will be sent 
to landfill, and will also progressively reduce the amount sent to energy recovery. 
Examples of schemes designed to achieve this will include an Extended Producer 
Responsibility Scheme for packaging; a Deposit Return Scheme for drinks containers 
and by applying bans or restrictions on unnecessary single-use items 
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• Eradicate avoidable food waste – by working with businesses across the whole 
supply chain, from farm to fork, to minimise waste, maximise resource efficiency and 
working to limit food waste in all settings 

• Procuring on a basis which prioritises goods and products which are made from 
remanufactured, refurbished and recycled materials or come from low carbon and 
sustainable materials like wood 

• Striving to achieve the highest rates of recycling in the world. A key step will be to 
transform the recycling of commercial, industrial, construction and demolition waste 

• Reduce the environmental impact of the waste collection from our homes and 
businesses. WG will introduce ultra-low emission vehicles and invest in the 
infrastructure to power them with renewable energy, thereby reducing emissions and 
improving air quality. WG will improve how materials are collected and processed, 
including by embracing digital and smart technologies 

• Take full responsibility for our waste. WG will reduce the amount of waste that we 
produce and effectively manage what we create by having the infrastructure we 
need. WG will also ensure we do not export problem waste elsewhere. WG will work 
with international partners to help them to tackle their waste issues and reduce the 
adverse impact of our consumption on other countries as well as learn from practice 
elsewhere 

 

Water Quality in Riverine Special Areas of Conservation (SACs) (December 2020, 
January 2021)  
 

5.23 In 2016 higher phosphorous standards and targets were set by the Joint Nature 
Conservation Committee. In 2021 NRW published evidence which showed that over 
60% of riverine special areas of conservation (SAC) waterbodies in Wales, failed against 
the revised phosphorous standards. In May 2021, NRW issued updated advice to 
planning authorities for planning applications affecting phosphorous sensitive river 
SACs, which includes advice for the review of LDPs. It provides advice in terms of 
screening proposed LDP policies, including those relating to private sewage treatment 
systems, and the assessment of allocations proposed to be connected to mains 
wastewater treatment works. This matter will be a significant consideration in the 
preparation of the Replacement LDP and associated assessment processes 

5.24 In terms of Snowdonia National Park, an assessment was undertaken during January 
2022 to try and understand the potential planning and development impact of NRW’s 
phosphate planning advice for Snowdonia’s river SAC catchments. In terms of the river 
SAC catchments affected within the National Park, they include; Gwyrfai, Glaslyn, Dee 
and the Eden. Of these, parts of the Dee SAC fails to reach these new standards.   

5.25 In terms of settlements affected by the new phosphate standards, within the current Eryri 
Local Development Plan, it is estimated that 4 allocated sites (of which are housing) are 
affected. This equates to around 28 open market units and 50 affordable housing units.  

5.26 As part of their LDP process, Wrexham County Borough Council produced “The Dee 
Catchment Phosphorous Reduction Strategy” (alongside Flintshire County Council) in 
November 2021. It was credited by the Planning Inspector as being the first of its kind 
in Wales, and it was created due to the fact that a compliance test by NRW found that 
the River Dee and Llyn Tegid SAC failed to meet the new standards and thresholds. 
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5.27 The implications for Snowdonia National Park, and the review process are discussed 
further in the LDP topic area review chapter.  

 

Wales National Marine Plan – Welsh Government (2019) 

5.28 The Wales Marine Plan was published during November 2019, and it is the first marine 
plan for Wales and represents the start of a process of shaping our seas to support 
economic, social, cultural, and environmental objectives. Marine planning will guide the 
sustainable development of the marine area by setting out how proposals will be 
considered by decision makers. 

5.29 The document is a marine plan for the inshore and offshore Welsh marine plan regions. 
The plan and supporting material should be used by applicants to shape proposals and 
licence applications, public authorities to guide decision making and other users to 
understand Welsh Government’s policy for the sustainable development of the Marine 
Plan area. It is a 20 year plan and will be reviewed every three years. 

 

The National Strategy for Flood and Coastal Erosion Risk Management in Wales – 
Welsh Government (2020) 

5.30 This document was published in October 2020, and it is the second National Strategy 
on Flood and Coastal Erosion Risk Management (FCERM) for Wales, replacing the 
2011 strategy. It is prepared under the terms of the Flood and Water Management Act 
2010. 

5.31 The strategy sets out how Welsh Government intends to manage the risks from flooding 
and coastal erosion across Wales. It sets objectives and measures for all partners to 
work towards over the life of the document (which will be 10 years unless significant 
policy updates are required prior to that time). 

5.32 Whilst measures are designed to be clear and deliverable over the next decade, the 
strategy has been drafted with a longer term, strategic view, recognising the nature of 
flood and coastal erosion risk with respect to the challenges of climate change. In this 
way it will work alongside other strategic plans for shoreline management, infrastructure 
and planning to set out the direction Welsh Government want to take. 

5.33 A specific reference within the document, which indirectly may affect the National Park, 
is a section about Fairbourne, Gwynedd. The village sits just outside the National Park 
boundary. Welsh Government note that Fairbourne sits on a low-lying sandbar behind 
coastal and estuarine defences which will become increasingly difficult to manage. The 
defences have been earmarked for managed realignment in the Shoreline Management 
Plan as this is considered to be the most sustainable solution to keep residents safe in 
the long term. In Wales, 95 coastal areas will move from a ‘holding the line’ policy 
(defending) to ‘no active intervention’ or ‘managed realignment’ by 2100. Around 40 of 
those areas may require relocation of property. A policy of managed realignment does 
not mean the complete withdrawal of support. The Welsh Government continue to 
provide funding for defences, maintenance and adaptation studies in Fairbourne. Since 
2013, £8 million has been invested to keep its residents safe, plan ahead and adapt. It 
is possible that this may mean some relocation of residents/households in the future. 
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Essential Guide: Sustainable Management of Natural Resources and our Well-Being – 
Welsh Government (2019) 

5.34 This Essential Guide focuses on the role of public service delivery in ensuring 
sustainable management of natural resources. Welsh Government note that Wales’ 
natural resources and ecosystems underpin our well-being and quality of life and that 
they fuel our industries, provide our food, clean air and water and create jobs and wealth. 
Evidence shows that our natural resources, and the benefits that our ecosystems 
provide, are in decline. Stresses such as pollution, habitat fragmentation, climate 
change and over-exploitation are placing even greater pressure on them.   

5.35 Building resilience into our natural resources and ecosystems, so that these benefits are 
available now – and for our future generations – is vital. In managing natural resources 
wisely WG notes that we can provide solutions across all four pillars of sustainable 
development to support our economic, social, environmental and cultural well-being. 
This is the ‘sustainable management of natural resources’. 

5.36 The Essential Guide takes key elements from the Well-being of Future Generations Act; 
Environmental (Wales) Act; and the Planning Act and shows how these contribute to 
ensure Wales develops sustainably. This Essentials Guide sets out for public service 
delivery:  

 
• What the sustainable management of natural resources is, and why it is important.  
• How the Well-being of Future Generations Act and the sustainable management of 

natural resources work together to improve well-being. 
• The action that can be taken. 

5.37 It is noted that public service delivery can contribute towards this by taking action on the 
sustainable management of natural resources; taking action on the national priorities in 
the Natural Resource Policy; and by taking action on the section 6 Biodiversity and 
Ecosystem Resilience Duty. The section 6 duty aims to ensure that the consideration of 
biodiversity becomes an integral part of the decision making and actions that public 
authorities take in relation to Wales. Public authorities can take action to reverse the 
decline in biodiversity by thinking about biodiversity in decision making and how they 
carry out their functions. The section 6 plan, required under the Act, can be a key means 
of demonstrating and reporting on the steps being taken by a public body or public 
service board to meet well-being objectives and plans. Natural Resources Wales’ State 
of Natural Resources Report and Area Statements provide national and local evidence 
bases on biodiversity and ecosystem resilience, for public authorities to draw from when 
discharging the section 6 duty. 

 

The Second State of Natural Resources Report (SoNaRR2020) – Natural Resources 
Wales (2020) 

5.38 This document is the second State of Natural Resources Report (SoNaRR) required 
under the Welsh Environment Act 2016. Since the first report in 2016, the first natural 
resources policy has been published, as have the Area Statements. Additionally the 
world has begun to recognise the nature and climate emergencies facing us all, and the 
Covid-19 pandemic has brought a new focus on well-being. This second report is written 
with that context in mind. 
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5.39 SoNaRR2020 builds on a number of Welsh, UK and global assessments of the status 
and trends of natural resources. It looks at the risks those trends pose to our ecosystems 
and to the long-term social, cultural and economic well-being of Wales, in terms defined 
by the Well-Being of Future Generations (Wales) Act 2015. 

5.40 The purpose and content of the SoNaRR is to provide; 
• An assessment of the state of natural resources in Wales.  
• An assessment of the extent to which the sustainable management of natural 

resources is being achieved.  
• An assessment of biodiversity to support the biodiversity duty on public bodies under 

section 6 of the Environment Act. Biodiversity is defined as: ‘the diversity of living 

organisms, whether at the genetic, species or ecosystem level’.  
• What NRW considers to be the main trends and factors that are affecting and are 

likely to affect the state of natural resources.  
• Any aspects about the state of natural resources on which NRW considers it does 

not have sufficient information to make an assessment 

5.41 The document links with other key strategies and reports throughout, with cross-cutting 
themes including; 

• Biodiversity 
• Climate Change 
• Land use and soils  
• Invasive non-native species  
• Air quality  
• Water efficiency  
• Waste  
• Energy efficiency 

5.42 The report has 4 aims for Wales which include that Stocks of natural resources are 
safeguarded and enhanced; Ecosystems are resilient to expected and unforeseen 
change; Wales has healthy places for people, protected from environmental risks; and 
a regenerative economy. Against these four aims, pressures are identified as well as 
opportunities for actions to achieve the aims. 

 

 

Securing Biodiversity Improvements – Welsh Government Letter (2019) 

5.43 This was a letter sent out to Heads of Planning in Wales during October 2019. The letter 
quoted an extract from Planning Policy Wales (PPW10) which noted; 
 

“planning authorities must seek to maintain and enhance biodiversity in the exercise of their 

functions. This means that development should not cause any significant loss of habitats or 

populations of species, locally or nationally and must provide a net benefit for biodiversity” 

(para 6.4.5 refers).” 

5.44 The purpose of the letter was to clarify that, in light of the legislation and Welsh 
Government policy outlined above, where biodiversity enhancement is not proposed as 
part of an application, significant weight will be given to its absence and unless other 
significant material considerations indicate otherwise it will be necessary to refuse 
permission. 
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5.45 The letter emphasised that it is important that biodiversity and ecosystem resilience 
considerations are taken into account at an early stage in development plan preparation 
and when proposing or considering development proposals. Planning authorities should 
be proactive and embed appropriate policies into local development plans to protect 
against biodiversity loss and secure enhancement. The attributes of ecosystem 
resilience (PPW para 6.4.9 refers) should be used to assess the current resilience of a 
site, and this must be maintained and enhanced post development. If this cannot be 
achieved, permission for the development should be refused. 

5.46 Securing a net benefit for biodiversity within the context of PPW requires a pragmatic 
response to the specific circumstances of the site. Working through the step wise 
approach (PPW para 6.4.21 refers), if biodiversity loss cannot be completely avoided 
(i.e. maintained), and has been minimised, it is useful to think of net benefit as a concept 
to both compensate for loss and look for and secure enhancement opportunities. A net 
benefit for biodiversity can be secured through habitat creation and/or long term 
management arrangements to enhance existing habitats, to improve biodiversity and 
the resilience of ecosystems. Securing a net benefit for biodiversity is not necessarily 
onerous; through understanding local context, it is possible to identify new opportunities 
to enhance biodiversity. 

COP15, Biodiversity Deep Dive, Section 6 Duty and the Planning System – Welsh 
Government Letter (December 2022) 

5.47 This was a letter sent out to Heads of Planning in Wales during December 2022. The 
letter noted that at the United Nations COP15 Biodiversity Summit, leaders from around 
the world had agreed to a new Global Biodiversity Framework to put the world on a path 
to restoring nature by the end of the decade. Welsh Government representatives 
attended the COP15 event and emphasised the key roles that subnational governments, 
cities and local authorities play in protecting and enhancing biodiversity and in delivering 
actions across planning, implementation and monitoring. 

5.48 WG recently completed a Biodiversity Deep Dive, which has eight key objectives. These 
include; 

 
• Transform the protected sites series so that it is better, bigger, and more effectively 

connected 
• Create a framework to recognise Nature Recovery Exemplar Areas and Other 

Effective Area-based Conservation Measures (OECMs) that deliver biodiversity 
outcomes 

• Unlock the potential of designated landscapes (National Parks and Areas of 
Outstanding Natural Beauty) to deliver more for nature and 30 by 30 

• Continue to reform land and marine management and planning (including spatial) to 
deliver more for both protected sites and wider land / seascapes 

• Build a strong foundation for future delivery through capacity building, behaviour 
change, awareness raising and skills development 

• Unlock public and private finance to deliver for nature at far greater scale and pace 
• Develop and adapt monitoring and evidence frameworks to measure progress 

towards the 30x30 target and guide prioritisation of action 
• Embed Nature Recovery in policy and strategy in public bodies in Wales 
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5.49 Objective 3 (Unlock the potential of designated landscapes (National Parks and Areas 
of Outstanding Natural Beauty) to deliver more for nature and 30 by 30) has some key 
goals included within the objective. These include; 

 
• Supporting the National Parks and AONBs to develop a prioritised action plan for 

nature restoration embedding these in strategic planning 
• Realign Designated Landscapes priorities to enhance and accelerate nature recovery 

delivery, supported by updated policy, resources and guidance to build capacity and 
expertise and to target activity. 

• Develop the evidence and mapping tools to enable designated landscapes to 
baseline, target and monitor areas of high nature value that could be secured as their 
contribution to 30 by 30 

• Ensure Designated Landscapes bodies are funded adequately, sustainably and 
flexibly to deliver nature recovery at a transformational landscape scale.  

• Ensure that the potential designation of a new National Park in northeast Wales 
affords opportunities for climate change mitigation and nature recovery as key 
delivery priorities for the new Park. 

• Consider the need for legislation in the next Senedd to reform the statutory purposes, 
duties and governance arrangements for designated landscape bodies to equip them 
better to drive nature’s recovery. 

5.50 The purpose of the Welsh Government letter was to highlight the essential role that the 
planning system must play in meeting the challenges laid down by COP15 and by the 
Deep Dive recommendations and in fulfilling Section 6 duty in Wales. Additionally the 
letter gives notice of proposed changes to planning policy in relation to net benefit for 
biodiversity and the protection afforded to Sites of Special Scientific Interest and trees 
and woodlands. 

5.51 The WG Deep Dive committed delivery of the 30 by 30 target, to protect, effectively and 
equitably manage 30% of Wales’ land, freshwater and seas by 2030 as a strategic focus 
to consider where and how action could be accelerated. Planning Policy Wales (PPW) 
includes the planning system response to the Section 6 Duty by setting out a framework 
for planning authorities to maintain and enhance biodiversity in the exercise of their 
functions (providing a net benefit for biodiversity). 

5.52 A net benefit for biodiversity, whilst similar in concept to Net Gain, includes a distinct 
reference to ecosystem resilience and how the site relates to surrounding ecosystems 
and biodiversity. As such it encourages proposals to pro-actively maintain and enhance 
biodiversity and ecosystems with a focus on avoidance, minimisation and mitigation of 
impacts within the context of the site with offsite mitigation seen as a last resort in 
considering the resilience of ecosystems, their diversity, extent, condition, connectivity 
and adaptability. PPW and Future Wales both make key references and commitments 
towards these objectives and goals. 

5.53 The letter concludes by noting that in fulfilling duties in relation to biodiversity planning 
authorities should have regard to the Welsh Government's Approach to Net Benefits 
and the DECCA Framework in the Terrestrial Planning System, a joint CIEEM 
(Chartered Institute of Ecology and Environmental Management) and Welsh 
Government briefing note which provides further supporting information on delivering 
net benefits for biodiversity and the resilience of ecosystems and key considerations for 
ecologists and developers in submitting planning proposals. 
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Technical Guidance, ‘How to Improve Energy Efficiency in Historic Buildings in 

Wales’ Cadw (April 2022) 

5.54 It has been identified that two of the major challenges facing the Historic Environment 
today are the Climate Change Agenda and the lack of understanding the function and 
significance of the designated and non-designated historic assets. Technical guidance 
by Cadw on ‘How to Improve Energy Efficiency in Historic Buildings in Wales’ (April 
2022) has been published and may be referenced during the review process, as well as 
work carried out by the Eryri NPA regarding the designated Conservation Areas 
discussed as part of the Local Context. 

 
‘Local Listing of Historic Buildings’ letter Welsh Government September 2022 

5.55 On 28th September 2022, the Deputy Minister for Arts and Sport, issued a letter 
regarding the ‘Local Listing of Historic Buildings’. Within this letter, the Deputy Minister 
expressed concern regarding the loss of the historic buildings which do not meet the 
national threshold, but which are significant locally, stating 

 ‘We cannot continue to lose these buildings through permitted development rights 
without any proper democratic scrutiny. Retaining, and possibly adapting, such buildings 
can add to the value and quality of the places within which we live and avoid what can 
sometimes be perceived as inferior and unimaginative modern development. These 
buildings tell the story of Wales, and the evolution of our way of life, and highlighting 
them for special consideration can also contribute to our Climate Change Strategy. We 
have a particular responsibility to future generations to ensure that owners do not 
destroy, without proper scrutiny, a legacy of historic buildings that illustrate important 
aspect of our past lives… Therefore, I strongly encourage each authority in Wales to 
take up the option of ‘local listing’ so that we can rely on local democracy as the 
mechanism to decide what happens to these buildings in the future. It is also important 

that such lists are kept up to date and that we make use of the statutory provisions, like 
Article 4 Directions, to regulate the indiscriminate demolition of such buildings.’ 

 

5.56 The Authority will need to revisit and review the local list of traditional buildings and 
ensure active steps are taken to protect historic and traditional buildings that are outside 
the national protection threshold, recognising how important these buildings are, as well 
as how it might contribute to the climate change strategy. The Authority's powers and 
resources should be considered and exercised to ensure greater protecting and 
enhancement for these buildings for the future. 

 

Revocation of Technical Advice Note (TAN) 1 Joint Housing Land Availability Studies 
(March 2020) and Monitoring of Delivery through a Housing Trajectory  
 

5.57 Technical Advice Note (TAN) 1 has been revoked in its entirety as a result of the policy 
change to PPW which now outlines that Local Planning Authorities are expected to use 
their housing trajectory as the basis for monitoring the process of delivering their housing 
requirement. The trajectory is published within the Annual Monitoring Review each year.  
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Second homes / self-catering holiday accommodation: Regulatory changes, Welsh 
Government (October 2022); Ministers Letter to LPA’s (September 2022). 

5.58 The levels of second home ownership and increase in short-term self-catering 
accommodation has been a highly prominent issue since the first lockdown period 
ended. The impacts of the pandemic and Brexit have accelerated existing trends. The 
increase in second homes and short-term self-catering accommodation is associated 
with economic, environmental, and cultural impacts on the sustainability of communities 
and is a great concern to the communities of Snowdonia. Until the 20th of October 2022, 
the change of use of an existing dwelling to a second home or holiday let was not 
considered as development under the Planning Act, therefore their change of use was 
outside the scope of the Planning system, and the ELDP 2016-2031 does not contain 
relevant policies.  

5.59 The Welsh Government announced a package of measures in July 2022 to tackle the 
issue of second homes and short-term self-catering accommodation in Wales. These 
included a land use planning element which potentially affects the National Park 
Authority. This comprises a legislative change which enables a Local Planning Authority 
to try and control  second homes and short-term self-catering accommodation in its area. 
It follows a consultation on the issue in November 2021, to which the National Park 
Authority supported the principle but also flagged up some issues relating to practicality 
and resource burden. 

5.60 As of October 20th, 2022, the Town and Country Planning (Use Classes) Order 1987 
(UCO) was amended to create new use classes for  
 

‘Dwellinghouses, used as a main or sole residence’ (Class C3),  

‘Dwellinghouses, used otherwise as a sole or main residence’ (Class C4), and: 

Short-term lets ‘Class C6’.  

5.61 Previously there was no distinction between these uses within the Use Class Order – 
and they would all have been considered under a single Class C3.  

5.62 The Town and Country Planning (General Permitted Development) Order 1995 has also 
been amended to allow changes between the above 3 uses. It is Permitted Development 
(i.e. no planning application required) to change between the 3 new uses – C3, C5 and 
C6. Critically, these ‘permitted development’ rights can be dis-applied within a specific 
area by what is termed an Article 4 Direction by a Local Planning Authority on the basis 
of robust local evidence. 

5.63 As set out in the Ministers letter to LPA’s dated the 28th of September 2022 the  
complementary changes have also been made to section 4.2 of Planning Policy Wales 
(PPW). These policy changes make it explicit that, where relevant, the prevalence of 
second homes and short-term lets in a local area must be taken into account when 
considering housing requirements and policy approaches in Local Development Plans 
(LDPs). The amendments to PPW make it clear that where a local planning authority 
introduces an Article 4 Direction, it should reinforce its actions by requiring conditions to 
be placed on all new dwellings restricting their use to Class C3 where such a condition 
would meet the relevant tests. Local authorities should also allocate sites in LDPs 
restricted to C3 use, including local market housing, in areas where they are seeking to 
manage second homes and short-term lets. 
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Welsh Language Communities Plan (August 2022) 

5.64 The Government are soon to announce details of a Welsh Language Communities 
Housing Plan which offers support to Welsh speaking communities with a high 
concentration of second homes.  The plan will also include support for social enterprises 
and community housing co-operatives, as well as steps to protect Welsh place names.   

5.65 The Government launched a Commission for Welsh-speaking Communities, chaired by 
Dr Simon Brooks, in August 2022. The Commission will examine the linguistic reality of 
Welsh-speaking communities today in order to make policy recommendations which will 
help safeguard them for future generations. The Commission has called for evidence 
about how Welsh speaking communities can be strengthened, to which ENPA will 
submit a representation. The Commission will produce a comprehensive report, bridging 
policy areas from education to the economy.  

 

Llwybr Newydd – Wales Transport Strategy (March 2021) 

5.66 The Wales Transport Strategy 2021 is the Welsh Government’s guidance that aims to 
shape the transport system in Wales over the next 20 years. It places people and climate 
change at the front and centre of our transport system. The vision is to: 
 

-Bring services to people in order to reduce the need to travel 

-Allow people and goods to move easily from door to door by accessible, sustainable transport 

-Encourage people to make the change to more sustainable transport 

5.67 Its well being ambitions are to be good for people and communities, the environment, 
places and the economy, culture and the Welsh Language.  The strategy influenced the 
Welsh Government’s backing of the Llanbedr bypass scheme to be withdrawn.  

 

Active Travel  

5.68 The Active Travel (Wales) Act 2013 seeks to bring about a substantial increase in active 
travel and forms a key driver in the delivery of the Welsh Government’s ambition to 
create sustainable places where people can walk and cycle as part of their everyday 
activity. Since the Act was made, local authorities have developed plans for active travel 
networks for their area. The Active Travel Network Maps are a tool for local authorities 
to enhance their forward planning of active travel and should be used to inform, as well 
as be informed by, the location and design of new development.   
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Regional Policy 
 

North West Wales Area Statement – NRW (2020) 

5.69 Area Statements produced by NRW cover seven separate parts of Wales, with the north 
west Wales Area Statement being relevant to Snowdonia National Park. Their purpose 
are to outline the key challenges that face the locality; what can be done to meet those 
challenges and how we can better manage natural resources for the benefit of future 
generations. 

5.70 The Area Statements are updated regularly and improved upon year on year as more 
data and information is gathered. The key themes for the north west Wales area included 
‘Ways of Working’; ‘Climate and nature emergency’; ‘Reconnecting people with nature’; 
‘Encouraging a sustainable economy’; ‘Supporting sustainable land management’; 
‘Opportunities for resilient ecosystems’. 

5.71 It has been noted that many ecosystems within our natural environment are in decline, 
and there is a need to find more sustainable ways to manage, protect and enhance 
these natural assets.   

 
Live Healthy, Stay Well Strategy  

The Health Board's 10-year strategy was updated in 2021 to help people manage their 
health and wellbeing. The Strategy contained the following goals for health and well 
being:  

• Improve physical, emotional and mental health and well-being for all 

• target our resources to people who have the greatest needs and reduce 
inequalities 

• Support children to have the best start in life 

• work in partnership to support people – individuals, families, carers, 
communities – to achieve their own well-being 

• Improve the safety and quality of all services 

• Respect people and their dignity 

• Listen to people and learn from their experiences 

 

The Slate Landscape of Northwest Wales World Heritage Site 

5.72 Since July 2021, the previously designated Candidate World Heritage Site, The Slate 
Landscape of Northwest Wales, has been designated as a World Heritage Site. It will 
therefore be necessary to amend this within the revised Plan. With the Slate Landscape 
of Northwest Wales designated within the Local Planning Authority Area of Gwynedd 
Council and the Eryri National Park, a joint SPG has been prepared and adopted by 
both Authorities (June 2022). Any change to policy will therefore require consultation 
with Gwynedd Council to ensure coherence. 
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SDP Housing Targets 

5.73 Should an SPD be adopted for the North Region, it will include housing targets for the 
region. These may need to be taken into account, dependant on the timing of its 
adoption. ENPA will have input into the SPD.  

 

North Wales Growth Deal. North Wales Economic Ambition Board (2019) 

5.74 In 2019, representatives from the North Wales Economic Ambition Board, Welsh 
Government and UK Government came together to agree and sign the North Wales 
Growth Deal. The deal is estimated to be worth more than £1bn to north Wales, and will 
aim to have a positive impact on thousands of households, businesses and 
organisations across the area. The programmes within the deal include projects on: 

 
• Low carbon energy 
• Advanced manufacturing 
• Land based industries (agriculture and tourism) 
• Land and property 
• Skills and employment 
• Digital connectivity 
• Strategic transport 

 

5.75 The objectives of the deal, according to Ambition North Wales, will be to create around 
4,200 new jobs and provide £2.4bn additional GVA. In terms of the National Park, a 
project linked to the deal is the ambition to bring an SMR development to Trawsfynydd, 
and Ambition North Wales are working with the lead sponsor, Cwmni Egino, to develop 
the site 

 

Strategic Flood Consequences Assessment (SCFA) – as part of Welsh Government’s 
revised TAN15 

5.76 A revised TAN 15 was due to be published during 2022, but has since been delayed 
until mid-2023. The revised TAN will contain stricter guidance for development, which 
includes brownfield land only development in areas of risk and higher thresholds for 
flood defences 

5.77 Part of the reason for the delay is so that Local Planning Authorities (LPAs) can 
adequately plan for the new flood risk areas, especially when forming Local 
Development Plans or undergoing review processes. 

5.78 During December 2021, Welsh Government wrote to all Local Authorities in Wales, 
requesting that their SFCA’s be updated in order to reflect the Flood Mapping for 
Planning (FMfP) which is part of the new TAN15. The new FMfP (in contrast to the 
previous TAN’s Development Advice Maps), takes into account the risks of climate 
change within the flood risk maps.  

5.79 In response to this, Gwynedd Council, Anglesey Council and Snowdonia National Park 
have appointed Ymgynghoriaeth Gwynedd Consultancy (YGC) to update the 
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assessments of sites, and allocated sites, within the Local Development Plans. These 
sites vary from residential sites and allocations; employment and industrial sites and the 
designated enterprise zones. It is estimated that this work will be completed during early 
2023.   

 

Gwynedd and Eryri Sustainable Visitor Economy 2035: Strategic Plan 

5.80 Work is underway regarding the Strategic Plan for Gwynedd and Eryri’s Sustainable 
Visitor Economy, to be adopted in Spring 2023. This strategic plan sets out the vision 
for the future of ‘A visitor economy for the benefit and wellbeing of the people, 
environment, language and culture of Gwynedd and Eryri.’ The strategic plan also sets 
forth three core principles for a sustainable visitor economy, 

• Celebrate, Respect and Protect our Communities, Language, Culture and 
Heritage 

• Maintain and Respect our Environment 
• Ensure that the advantages to Gwynedd and Eryri communities outweigh any 

disadvantages 

5.81 The objective of this strategic plan is for this new collaboration between Gwynedd 
Council, the Eryri National Park, and community, business and public partners to lead 
to a sustainable visitor economy in the area which gives priority to the wellbeing and 
prosperity of the communities, language and culture. This will therefore need to be 
considered when reviewing the plan. 

5.82 The Plan recognises the over-reliance of reporting on economic and employment 
element of tourism and the need to consider the impact of the visiting economy sector 
more holistically. The Plan therefore identifies new indicators for measuring the impact 
of the visiting economy on the area so that there will be a much more balanced picture 
which represent the three core principles headings referred to above. 

 

North Wales Metro 

5.83 Policy 12 of Future Wales (2021) includes the development of the North Wales Metro. 
The aim is to create new integrated transport systems that provide faster, more frequent, 
and joined-up services using trains, buses and light rail. This Metro is focused on the 
A55 corridor and wider area, which extends into the norther area of the National Park. 
North Wales Metro could play a significant role in encouraging car-free access to 
Snowdonia. 

 
Dark Skies 

5.84 Since 2019, the Park has entered into a partnership with the three AONB’s of Ynys Môn, 
Clwydian Range and Dee Valley, and Pen Llŷn to help protect night skies over a larger 
area of North Wales, impacting positively on wildlife, habitat, residents and tourists on a 
much larger scale. The project, known as ‘Prosiect Nôs’ is working across north Wales 
to educate and support communities to protect their dark skies and all the benefits they 
bring. Since 2019 they have engaged with nearly 10,000 people at wide ranging events 
in the area. 

5.85 As part of the ‘Prosiect Nôs’, a guidance document was prepared which was called 
‘Good lighting – Business and community guidance’. The document was prepared for 
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the Clwydian Range and Dee Valley AONB by Light 4 Cundall, supported by a working 
group of officers from the AONB and Prosiect Nôs North Wales Dark Sky Partnership 
(which includes Snowdonia National Park officers). The document seeks to provide 
information to businesses, organisations, communities and individuals about how they 
can create an environment that supports dark skies, and to become dark sky friendly. It 
is possible that this guidance could be adopted as an SPG for the National Park 

5.86 In 2021, the National Park finished a project with Plas y Brenin, the National Outdoor 
Centre in Capel Curig, who welcomed the dark skies project to work on improving their 
lighting. The site is now an excellent demonstration of how dark sky lighting should be 
done. It is better for the health of local residents, people visiting the centre and for the 
nocturnal habitat for a multitude of wildlife. The centre has also saved nearly two tons 
of carbon a year by changing its light and will see thousands in energy savings over 
time.  

 
 

Local Policy 
 
Cynllun Eryri 2020  

5.87 Cynllun Eryri, the National Park Management Plan adopted in 2020 is the overarching 
strategic document for the National Park, co-ordinating and integrating other plans, 
strategies and actions. It indicates how National Park purposes and the associated duty 
will be delivered through sustainable development. Cynllun Eryri is not just a plan for the 
National Park Authority; it is for all those people and organisations that have influence 
over the future of the National Park. Cynllun Eryri sits alongside the Eryri Local 
Development Plan (LDP). The plans have a shared vision and the LDP seeks to deliver 
the spatial elements of Cynllun Eryri.  

5.88 Cynllun Eryri contains a series of outcomes.  

Environmental outcomes: 
A1. Sustainable Tourism principles are achieved.  
A2. Biodiversity is being maintained and enhanced, whilst the resillience of 
ecosystems is increased.  
A3. We are prepared for the impacts of climate change and are reducing our carbon 
footprint.  
A4. Eryri is at the forefront internationally in successfully tackling invasive species, 
pests and diseases that impact on native species.  
A5. Communities, businesses and visitors play an active role in caring for the National 
Park’s landscapes, habitats, wildlife and cultural heritage.  
A6. Eryri is a leading example in Wales of how to care for and champion cultural 
heritage and the historic environment.  
A7. Our Special Qualities are well protected. 

Health and Wellbeing outcomes: 
B1. The National Park is having a positive impact on well-being.  
B2. Residents and visitors can access a variety of routes in the National Park aimed to 
improve physical and mental health.  
B3. Our Special Qualities are widely recognised and understood.  
B4. Sustainable options for transport and parking are achieved.  
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B5. Our visitor facilities are high quality and landscape sensitive. 
 

Community and Economy outcomes: 
C1. The language, culture and heritage of Eryri is being celebrated, supported and 
strengthened.  
C2. Jobs and opportunities encourage people to remain in the area.  
C3. Innovative solutions relating to affordable housing to buy and rent in the area are 
being implemented  
C4. Local communities are supported to thrive in all aspects of well-being 

5.89 It is anticipated that Cynllun Eryri’s policies and actions will also be revised in the next 
few years in parallel with the Eryri LDP to ensure coherence between the Authority’s two 
strategic documents.    
 

 

 

Well Being Plans 

5.90 The Well-being of Future Generations (Wales) Act 2015 requires Councils, as 
representatives of the Public Services Board, to prepare a Well-being Plan. LPAs have 
a duty to have regard to the local Well-being Plan during development plan preparation 
and review, and it will form a key part of the LDP’s evidence base for the Replacement 
LDP.  

 
Gwynedd & Anglesey Well Being Plan 2018 

5.91 Cyngor Gwynedd and Cyngor Ynys Mon jointly published their Well-being Plan in 2018. 
The Well-being Plan provides a long-term vision of well-being in Gwynedd and details 
the actions that will be taken to address local issues and contribute to the national well-
being goals. The plan sets out 2 well-being objectives of  

• thriving and long-term prosperous communities, and; 
•  Healthy and independent residents with a good standard of life.  

5.92 The current well-being plan period is coming to an end.  In May 2022, an 
Assessment of Local Well-being was published for Anglesey and Gwynedd. The 
Assessment is used to set the local well-being objectives, and these will provide a 
framework for the next Well-being Plan.  

 
The Conwy and Denbighshire Local Well-being Plan 2018-2023 

5.93 The Conwy and Denbighshire Local Well-being Plan was approved in April 2018 and 
sets out the local objectives to improve the economic, social, cultural and environmental 
well-being for the area. The priorities are; 

• People – Supporting Good Mental Well-being for all ages 
• Community – Supporting Community Empowerment  
• Place – Supporting Environmental Resilience. 
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The Cyngor Gwynedd Plan 2023 – 2028 

The purpose of the Plan is to set out the Council’s vision and priorities for the period 
between April 2023 and the end of March 2028. The Plan explains why we are focusing our 
energy and resources in certain areas. The Plan includes a series of project for the next five 
years under seven priority fields:  
 

• Tomorrow’s Gwynedd: Giving our children and young people the best possible start 
in life    

• A Prosperous Gwynedd: Strengthening the economy and supporting the people of 
Gwynedd to earn a decent salary       

• A Homely Gwynedd: Supporting the people of Gwynedd to live in suitable and 
affordable homes in their communities       

• A Caring Gwynedd: Supporting the residents of Gwynedd to live full and safe lives in 
our communities  

• A Welsh Gwynedd: Ensuring that we give our residents every possible opportunity to 
use the Welsh language in the community  

• A Green Gwynedd: Protecting the county’s natural beauty, and responding positively 

to the climate change crisis    

• An Efficient Gwynedd: Putting the residents of Gwynedd first and treating them fairly 
and ensuring that the Council performs effectively and efficiently 

 

 
Gwynedd Council’s Regeneration Plan: Ardal Ni 2035 

5.94 Gwynedd Council is in the process of preparing a new Regeneration Plan: Ardal Ni 2035 
and have called on the county's residents - from the Llŷn Peninsula to Penllyn and from 
Aberdyfi to Abergwyngregyn - to complete the ‘Ardal Ni 2035’ (Our Area) questionnaire. 
It gives the opportunity for people in the county to say what's good about their local area, 
what's not so good and what needs to change to make their area a great place to live 
by 2035. All responses received will help shape the work of prioritising and developing 
13 local regeneration plans for Gwynedd's communities over the next 15 years. The next 
step will then be to collaborate and jointly develop solutions with local organisations, 
groups and individuals. 

 

‘Climate and Nature Emergency Plan’ Gwynedd Council March 2022,  

5.95 ‘Climate and Nature Emergency Plan’ lasting the period between 2022 and 2030 outline 
the steps that Gwynedd Council will take by 2030 to ensure the ambition of becoming a 
net zero council is met. The plan focuses on making changes to the topics listed below, 
in order to ensure that the net zero ambition is met; 
 

• Buildings and energy 
• Mobility and transport 
• Waste 
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• Governance 
• Procurement 
• Land Use 
• Ecology 

 

Yr Wyddfa Partnership Plan 

5.96 This plan has been developed by Yr Wyddfa Partnership, a close working and cohesive 
group of organisations working on and around Yr Wyddfa, who recognise the benefits 
of collaboration. This plan has been created to ensure a sustainable, positive future for 
Yr Wyddfa to give partnership work clarity and visibility. The five priority themes that the 
Partnership, have identified are: 1. Caring for Yr Wyddfa's Natural Environment 2. The 
Rural Economy and Local Communities 3. Infrastructure and Services 4. Visitor 
Information and Tourism 5. Outdoor Activities, Adventure and Education. 

 

Conservation Areas fit for the Twenty-First Century’, SNPA 2022 

5.97 Since October 2021, the Authority has embarked on a project, titled ‘Conservation Areas 
fit for the Twenty-First Century’ to ensure the sustainable conservation of Eryri’s 
Conservation Areas, which may also be applied to Eryri’s traditional / historic as well as 
listed buildings. The first year of the project has included drafting individual conservation 
area appraisals for the 14 designated Conservation Areas, as the foundation for the 
positive management of these areas to ensure appropriate as well as sustainable 
development. Specifically, the Appraisals define what is important about the areas but 
also, through analysis, start to identify where issues, opportunities, and other factors lie. 
The subsequent individual Management Plans provide a framework to effectively 
manage the Conservation Areas, enhancing and protecting their special character in a 
positive and pro-active way, and providing those who live, work, invest in and manage 
the areas with effective guidance. As part of this work, the Authority has also produced 
the more specific guidance on improving the energy efficiency of traditional and listed 
buildings within Conservation Areas ‘Advice on Energy Efficiency Measures in 
Conservation Areas – A Planning and Practical Guide’. Provisions regarding this project 
may therefore need to be considered during the revision of this chapter of the LDP. 

 

Gwynedd Council Housing Strategy (2019) 
 

5.98 Gwynedd Council's Housing Strategy was adopted in July 2019. The vision of the 
Housing Strategy is to: 

"Ensure that the people of Gwynedd have access to a suitable, quality home, which is 
affordable and improves their quality of life." 

 

5.99 The Strategy outlines five objectives that would need to be addressed if the Council is 
to achieve this vision: 

 
1. No-one homeless in Gwynedd 
2. Social housing available to all those who need one 
3. Everyone's home in Gwynedd is affordable to them 
4. Gwynedd Housing are environmentally friendly 
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5. Homes have a positive influence on the health and well-being of the people of 
Gwynedd 

 
 
Gwynedd Council Housing Action Plan 2020/21 – 2026/27 
 

5.100 The purpose of the Action Plan is to outline how the Council will seek to address the 
objectives of Gwynedd Council's Housing Strategy (2019) now and up to 2026/27. 

 

5.101 Over 30 schemes are outlined across the county which will enable the Council to: 
• facilitate over 500 new affordable homes for sale or letting to Gwynedd residents 

including the construction of 100 new houses; 
• offering loans for 250 local first-time buyers; 
• securing over 600 new social housing for Gwynedd including the purchase of 72 former 

social houses for rent to local people in line with the Council's new local lettings policy;  
• extending a grant scheme to bring 250 empty homes back into use across the county;  
• investing in environmentally friendly homes such as the innovative scheme currently 

in place in the Segontium area of Caernarfon; 
• the development of 150 living units for homeless people in the county and the creation 

of 130 new units for vulnerable residents. 
 
In order to deliver the plans, the Council will reinvest £22.9 million of Council tax 
premium on second homes until 2026/27, along with other sources of funding including social 
housing grants and the funding raised through the Council's Asset Management Plan. 
 
 
Conwy County Borough Council’s Housing Strategy 2018-2023 
 

5.102 This sets out the vision and plans for housing in Conwy County for the next five years. 
Any new or updated strategy will have relevance to the LDP review. 

 

5.103 The vision of the Housing Strategy is to: 
 

" for people in Conwy to have access to affordable, appropriate and good quality 
accommodation that enhances their quality of life. We want to build more than just 
houses, we want to create sustainable communities where people are proud to call 
home." 

 

5.104 The Strategy outlines four objectives that would need to be addressed if the Council is 
to achieve this vision: 

 
1. Increase the supply of affordable housing options for those with lower incomes. 
2. Work towards meeting the diverse accommodation and support needs of everyone 

in our county now and in the future. 
3. Improve the condition and energy efficiency standards of our housing. 
4. Ensure people understand their housing options to enable them to make an 

informed decision 
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Registered Social Landlords: Development Strategies 
  
RSL’s have a vital role in providing social and intermediate affordable housing, and their 
respective development strategies are also an important consideration.   
 

Local Housing Market Assessments 

5.105 Local Housing Authorities are responsible for producing and updating Local Housing 
Market Assessment (LHMA) in partnership with planning authorities and other 
stakeholders. Gwynedd Council have updated their LHMA for the period (2018-2023). 
Gwynedd LHMA (2018-2023) has identified an annual housing need figure of 707 for 
the Gwynedd area. Using a pro rata split of 19% for the part of Gwynedd area within the 
National Park boundary, gives an annual need of 134 and a total of 670 units over the 5 
year LHMA period. Gwynedd Council have begun work on a new LHMA which will be 
published late 2023/early 2024. 

5.106 Conwy have released an interim LHMA intended to update the last Local Housing 
Market Assessment published in 2018. It is an interim document pending the next 
Assessment which will follow new guidance developed by the Welsh Government. The 
LHMA identifies a total of 1,145 additional affordable homes over the period 2022-2027 
(229 units per year) for the whole of Conwy County. On a pro rata split of 4% for the part 
of Conwy area within the National Park boundary this equates to a total of 46 units over 
the 5-year period, an annual need of 9 units for the area of Conwy which falls within the 
National Park. There is little change in these figures from the previous LHMA for 2018-
23.   

5.107 Gwynedd and Conwy will soon commence work to update their LHMA which will be  an 
important part of the evidence base for future review of the Eryri LDP. The Welsh 
Government has introduced a new methodology for producing LHMA’s. The new 
guidance2 advises that where national park boundaries intersect local authority 
boundaries, practitioners may find it helpful to construct HMAs in a way that allows 
housing need data to be extracted for the National Park. It is suggested that National 
Parks utilise the estimates of additional housing need and demand set out within the 
local authority’s LHMA to develop a concise analytical report. All local authorities will 
need to submit an LHMA to Welsh Government before the end of March 2024. Conwy 
aim to update their LHMA by March 2023;  Gwynedd by March 2024. 

5.108 The Authority will continue to work closely with Gwynedd and Conwy and use the 
findings of the LHMAs to help inform the type of dwellings required in terms of size and 
tenure mix.  In addition, the Local Authorities of North Wales and housing associations 
have set up an intermediate housing register (Tai Teg) which is coordinated by Grŵp 
Cynefin housing association. This register provides specific information about 
intermediate housing needs across the whole of north Wales and it is possible to break 
down the information by settlement to provide an accurate figure of intermediate housing 
need within settlements across the National Park. 

5.109 The Authority will continue to work with the Rural Housing Enabler service. The service 
produces housing need reports for communities, which is an important source of 
evidence for policy formulation and for developers to identify need.  
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Dwyfor Pilot 
   

5.110 The Welsh Government has established a pilot in the Dwyfor area to trial and monitor 
new initiatives to address the second homes issue and affordability. Part of Dwyfor falls 
within the National Park (Beddgelert, Dolbenmaen), and Eryri NPA are involved as 
partners. The pilot will assist in gathering evidence that would be required for an Article 
4 direction, which if adopted, will mean planning permission will be needed to change 
between the new use classes for dwellings. 

 
 

Supplementary Planning Guidance: Telecommunications and Masts – Eryri National 
Park Authority (2021)  

5.111 A new SPG regarding telecommunications developments was adopted in 2021. This 
SPG seeks to provide detailed guidance about the manner in which the Planning 
Authority will deal with telecommunication and mast development and will provide 
support for case officers. The SPG also provides guidance to assist developers 
submitting planning and prior approval applications. The SPG was also completed in 
order to provide an answer to the increasing demand and applications for 
Telecommunications developments that the National Park has seen in recent years, 
mainly this monitoring period (and is likely to remain high for the next monitoring period). 
This is due to a campaign to improve the connectivity in rural areas within the UK which 
comes under the Shared Rural Network scheme. Throughout the UK (on behalf of EE, 
O2, Three and Vodafone) the project aims to provide coverage to an additional 280,000 
premises and for an additional 16,000km of road. It is also aimed to improve geographic 
coverage within UK National Parks, from the current levels of 41%, to 74%. This 
ultimately results in applications being brought forward and submitted within Snowdonia 
National Park and the SPG will help provide guidance to ensure that the developments 
are in the best locations possible and to avoid any adverse effects on the landscape, 
whilst also securing economic and social need. This may also provide some implications 
for the plan review, and the review of the telecommunications policy, however the 
protection and emphasis on the environment will always remain the priority.       
 

Yr Wyddfa and Ogwen Transport and Parking Review and Options Appraisal (2020) 
Martin Higgitt Associates: on behalf of Partneriaeth yr Wyddfa 
 

5.112 During early 2020 Martin Higgitt Associates, appointed by Partneriaeth Yr Wyddfa, 
carried out an in-depth analysis of the various factors surrounding the parking and 
transport issues in the Yr Wyddfa and Ogwen areas of the National Park. The aim of the 
report was to develop a strategy for managing access and parking around Yr Wyddfa 
and Ogwen that aligned with local and national policies. The report summarises that the 
current over-reliance on cars to access key honeypot sites and the chronic parking 
problem at busier times of the year is failing the National Park’s core purposes.  

5.113 Following detailed analysis of data and trends, and in-depth workshops and discussions 
with stakeholders, the review recommends developing a Sustainable Tourism approach 
which will: 

→ Reduce the environmental impact of visitors on the protected landscape. 
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→ Reducing the negative impacts and increase the benefits to local communities and 
local economy. 

→ Improve the visitor experience and enable a more diverse range of visitors to enjoy 
the area. 

→ Make the special landscape more accessible to non-car-based visitors. 
→ Transform how the area functions and is perceived. 

 

Sustainable Access for Yr Wyddfa and Dyffryn Ogwen: Public transport management 
study – 2020-2021 (September 2021) 
 

5.114 Mott MacDonald was commissioned by Transport for Wales to review the opportunities 
for public car parking in the Yr Wyddfa and Dyffryn Ogwen area. The study defines the 
network and future operation of bus services, including wider linkages to train services. 
The study shows how solutions to the problems in inner Snowdonia are much wider than 
the National Park boundary. It is proposed that the principles set out by the Martin Higgitt 
Associates report are expanded to include interchanges at Porthmadog, Llandudno 
Junction, Blaenau Ffestiniog, Caernarfon and Bangor from where bus services could be 
provided, a potential option for staying visitors as well as day visitors. Car parking needs 
to address the strong demands for Llanberis, ideally with parking capacity close to the 
A55 North Wales Expressway. Similarly, Betws-y-Coed has no room for more parking 
so an alternative site is needed to intercept the high number of visitors from this 
direction. This approach must provide high quality bus services both to the area and 
within it, designed to accommodate demand throughout the year. 

 
Active Travel Plans 

5.115 The Active Travel (Wales) Act 2013 requires local authorities to developed plans for 
active travel networks for their area. The Active Travel Network Maps are a tool for local 
authorities to enhance their forward planning of active travel and should be used to 
inform, as well as be informed by, the location and design of new development. Cyngor 
Gwynedd and Conwy’s latest Active Travel Plans will be used to inform the review.  

 
Snowdonia Walking and Cycling Strategic Plan (March 2022).  

5.116 Transport for Wales has commissioned a study of Active Travel for the Yr Wyddfa and 
Ogwen area. sets out the vision and objectives to enhance infrastructure, improve 
safety, and provide easier access for all, and to encourage greater levels of walking and 
cycling for both leisure and active travel. The aspiration is to create an integrated 
network that is inclusive for all potential users, regardless of purpose or ability. The study 
is to recommend active travel routes, working closely with the National Park and Local 
Authorities on implementing the routes. The first route receiving close attention is a 
connection from Llanrwst to Betws y Coed.  
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6 LDP ISSUES AND CONSIDERATIONS, VISION, OBJECTIVES AND 
STRATEGY 

 

Key Issues, Challenges and Drivers for Change 

6.1 The existing Eryri Local Development Plan identified key issues and challenges that the 
LDP seek to address. The key issues and challenges were informed by national, 
regional and local plans and strategies, evidence base collated during plan preparation 
and by community engagement.  

 
Vision 

6.2 The Key Issues and Considerations were used to develop the Eryri LDP and National 
Park Management Plan Vision and to develop a set of objectives to help deliver the 
vision. The vision for Eryri National Park was set out in the National Park Management 
Plan (Cynllun Eryri) and was developed with the input from Eryri Forum and wider 
stakeholder involvement.  

 

The vision for Eryri in the Eryri LDP is: By 2035 Eryri will continue to be a protected and 

evolving landscape, safeguarded and enhanced to provide a rich and varied natural 

environment; providing social, economic and well-being benefits nationally and internationally. 

National Park purposes will be delivered through a diverse and prospering economy adapted 

to the challenges of climate change and founded on natural resources – its landscape 

qualities, opportunities for learning and enjoyment, cultural and natural heritage. With thriving 

bilingual and inclusive communities partnership working will have demonstrated that more can 

be achieved through working together. Communities will have adopted innovative solutions in 

a changing World – a low carbon economy will have strengthened residents’ link with the 

environment, providing a better standard of living and ensuring Eryri’s reputation as an 

internationally renowned National Park and one of the nation’s breathing spaces. 

6.3 Cynllun Eryri has been subsequently revised and a more recent version was adopted in 
2020 after the Eryri LDP was adopted in 2019. Only minor revisions were made to the 
vision and the replacement Plan will need to reflect the revised vision for Eryri National 
Park and set out how the replacement LDP can contribute to achieving the vision.   

 
Objectives 
 

There are 16 objectives in the adopted Eryri LDP developed taking account of the issues and 
challenges facing the area and linked to the well-being goals.  Issues and challenges and the 
objectives have all been divided into fove themes:  
 

• Protecting, enhancing and managing the Natural Environment 
• Protecting and enhancing the cultural and historic environment 
• Promoting Healthy and Sustainable Communities 
• Supporting the Rural Economy 
• Promoting Accessibility and Inclusion 
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Reconsideration of Key Issues and Considerations, Vision and Objectives 
 

Community engagement and Evidence Gathering 

6.4 Community engagement and evidence gathering will  identify key issues and challenges 
that the revised Plan will need to address. It will be an opportunity to reconsider planning 
policy priorities to assist in the recovery after the Covid-19 pandemic crisis. The 
environmental, social and economic impacts of the pandemic have had far reaching 
consequences and raise significant issues for future policy making in Eryri. The 
pandemic has highlighted the importance of health and well-being, access to services, 
economic resilience, digital connectivity and the value of the natural environment. We’ve 
seen a renewed value placed on the provision of local services, local food, and local 
quality green space.  It is important to ensure that local people are able to live locally 
and that communities become more sustainable and resilient into the future. The LPA 
must also meet other duties and responsibilities, including those relating to the 
environment and climate change. Sustainable, low carbon developments and 
infrastructure are needed to respond to the climate and nature emergencies. A visitor 
economy that maintains and respects the environment and protects local communities, 
language, culture and heritage also needs to be considered. 

Cynllun Eryri  

6.5 As mentioned in Chapter 5, the Eryri National Park Authority adopted its new National 
Park Partnership Plan (Cynllun Eryri) in 2020, which sets the Authority’s long‐term vision 
for the National Park and sets out what is considered to be the priorities for the next five 
years and beyond. The revised LDP Key Issues and considerations, vision and 
objectives, should be reconsidered to ensure alliance with the priorities set out in Cynllun 
Eryri. It is anticipated that Cynllun Eryri’s policies and actions will also be revised in the 
next few years in parallel with the Eryri LDP to ensure coherence between the Authority’s 
two strategic documents.  

 
Well being, Placemaking and National Sustainability Placemaking Outcomes 

6.6 The Well Being of Future Generations Act (2015) concerns the embedding of the 
principle of sustainable development into all of the work carried out by public bodies and 
places a requirement on all public bodies to set out how they will progress the 7 well-
being goals set out in the Act. The relationship between the Eryri LDP and the Well 
Being Goals were outlined during plan preparation stage and the revised LDP will need 
to continue to positively complement the well-being goals and objectives.  

6.7 Since the preparation of the LDP there have been some fundamental changes to 
national policy and guidance with the publication of the Development Plans Manual 
Edition 3 (March 2020) and PPW, Edition 11 (February 2021). These two documents 
highlights that Placemaking and the National Sustainable Placemaking Outcomes must 
be incorporated into the revision of the LDP Objectives. The key aims/objectives of the 
revised Plan will need to relate to the National Sustainable Placemaking Outcomes, 
reflect Cynllun Eryri’s objectives as well as integrating Gwynedd and Conwy’s well-being 
objectives. 
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Strategy 
 

National Park purposes and duty 

6.8 The National Park purposes and duty will need to continue to provide an important 
strategic focus for the LDP, as they help define the scale and location of future 
development in the area. These are: 

• To conserve and enhance the natural beauty, wildlife and cultural heritage of the 
area.  

• Promoting opportunities for the understanding and enjoyment of the special qualities 
of the area by the public. 

In addition, the National Park has a duty to: 

• Seek to foster the social and economic wellbeing of the local communities within the 
Park area. 

6.9 The National Park purposes and socio-economic duty, supported by the Sandford 
principle3 and the Silkin test4 set a clear statutory framework for development planning 
within the National Park.  

6.10 These purposes and duty provide an important strategic focus for the Plan and help to 
define the scope of future development in the area.  

Special Qualities 

6.11 The Eryri LDP needs to ensure that the future of the National Park is founded on it’s 
national significance and what makes the National Park special and unique ‘its Special 
Qualities. The revised Eryri LDP will need to continue to ensure that the National Park’s 
Special Qualities (which have been drawn up following extensive engagement and 
consultation and identified in Cynllun Eryri) are being conserved and enhanced.  

 

Scale of Development 
 
6.12 The relationship between the scale of development and its location is important when 

considering the impact on the landscape. In comparison with other more urban planning 
authority areas, the scale of development proposed in the Eryri Local Development Plan 
is modest. The scale and location of development is considered important when 
assessing the impact of development on the National Park landscape. Given the 
sensitive environment of the Park and the scale of local communities, larger 
development could have significant effects on the character of the landscape and the 
integrity of the Park environment. National policy is clear in that major development 

 
3 If it appears that there is an irreconcilable conflict between the statutory purposes, greater weight will be attached to the  

purpose of conserving and enhancing the natural beauty, wildlife, and cultural heritage of the National Park.  

4 The Silkin test for major development asks ‘is the development absolutely necessary in the national interest and is there 

no possible alternative solution, source or supply?’ 
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should not take place in National Parks except in exceptional circumstances and will 
need to be reflected again in the revised Eryri LDP.  

 

Growth Strategy 

6.13 The housing requirement figure in the adopted Eryri LDP was based on the 2014 
household projections which indicated that the rate of new household growth was 
slowing down in the Park. Consideration was also given to past completion rates, social, 
environmental and economic considerations particular to the National Park. Taking the 
above factors into account the requirement for new housing during the plan period was 
calculated at 770 dwellings (51 dwellings per year) from 2016-2031. 
This included an Affordable Housing Target of 375 new affordable homes to be delivered 
during the plan period. Strategic policy G: Housing and Development Policy 30: 
Affordable Housing provide the policy framework for delivering the ‘Housing Growth 
Strategy’. 

6.14 Local Planning Authorities who adopted an LDP prior to the publication of the 
Development Plan Manual Edition 3 in March 2020 are required to create a housing 
trajectory based on the actual completions to date, and set out the timing and phasing 
of sites/supply in the remaining years of the plan period.  

The following housing trajectory graph and text shows the annual level of housing 
completion monitored against the average annual requirement (AAR) set out in the LDP, 
both in numerical and percentage terms.  

Graph 1: Housing Trajectory Graph - as amended through the AMR
 

 

  

6.15 The Graph shows there is an annual shortfall against the AAR ‘black line’ in 2021/22. In 
this year completions are 38 units below what was anticipated (51 AAR vs 13 
actual completions, - 75%). The number of dwellings that have been constructed each 
year have been consistently below the annual average requirement (AAR) of 51 
dwellings per annum for every year since 2016-17.  
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6.16 The cumulative required build rate from the start of the plan period 2016 to 31st March 
2022 as set out on the ‘black line’ was 306 units. Actual completions ‘red line’ have 
been 129 units, representing a 177 unit shortfall in housing delivery over the plan 
period to date (-42%). 

6.17 For the remaining nine-year period of the plan, the amended supply bars are the 
outcome of the Snowdonia National Park’s Housing Stakeholder  Group and shows that 
supply exceeds what is left to build cumulatively and annually. Anticipated completions 
are higher than the AAR rate, and cumulatively would be delivering 702 units, higher 
than the AAR number of 459 for that period. However, given the very low completion 
rates and permission being granted, the development industry’s activity in the National 
Park as well as the latest published 2018 based household projection figures, along with 
other issues identified within this AMR, a lower plan requirement figure may need to be 
considered as an option in future revisions of the Eryri LDP.  

6.18 In respect of housing completions only, the plan is falling short of what is intended.  
There has been a shortfall of cumulative housing completions against Annual Average 
Requirement (AAR) for 5 consecutive years.  Reasons for the shortfall include a lack of 
large sites coming forward, both allocated and windfall and low Housing association 
activity. This is discussed in more detail within Chapter 7. 

 
Spatial Development Strategy 

6.19 Eryri’s population is small and geographically dispersed and the scale of proposed new 
development is relatively small to serve the existing population. The Spatial 
Development Strategy seeks to maintain the viability and vibrancy of local communities 
in a sustainable way appropriate to the National Park. The level of development needs 
to be proportionate to the size and population of individual settlements and their capacity 
to accommodate further development. The aim of Strategic Policy C (SP:C) is to direct 
development of all types to the most appropriate location. SP:C allows for the 
development of new housing, employment and the provision of services and facilities 
within settlements according to their designation within the settlement hierarchy, with 
the overall aim of making communities more self-sustaining. Bala and Dolgellau are the 
local service centres where most housing and employment related development will take 
place. Service Settlements are considered to have the ability to supplement the services 
provided by the Local Service Centres. However due to environmental and landscape 
constraints in the Local Service Centres and in Service Settlement, this limits their 
capacity to accommodate new development. Some of this capacity has therefore been 
diverted towards the Secondary Settlements which are the larger villages. The strategy 
recognises that small scale housing, employment and other development in Secondary 
Settlements, Smaller Settlements and sometimes in the open countryside is sustainable 
where appropriate opportunities arise.  All planning applications received since adopting 
the revised Eryri LDP (2016-2031) have been determined in accordance with Strategic 
Policy C: Spatial Development Strategy and therefore in compliance with the main 
spatial strategy outlined in the Plan. Further detail regarding the distribution of housing 
consents and completions between settlement tiers is included in Chapter 7: Promoting 
Healthy and Sustainable Communities. 

6.20 Although there have been no significant developments permitted which undermine the 
existing Plan’s Spatial Development Strategy, the need to review the LDP and its 
Strategy has become evident. The number of dwellings that have been completed 
annually have been consistently below the Annual Anticipated Housing Requirement of 
51 dwellings and therefore falling short of the LDP growth strategy. The reconsideration 
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of the Growth Strategy will mean that reconsideration will also need to be given as to 
how growth is distributed.  

6.21 Significant changes have also occurred in the planning policy context, particularly at a 
national level with the publication of Future Wales 2040 in February 2021 which has its 
own Spatial Strategy which will need to be taken int consideration. Updated editions of 
Planning Policy Wales (PPW) also requires LDPs to include an integrated planning and 
transport strategy which will have to inform the spatial strategy and overarching strategy 
of the Replacement LDP. The LDP will need to be revised to reflect the emphasis within 
these documents on the principles of placemaking and sustainable development, 
including the National Sustainable Placemaking Outcomes.  The review of the Spatial 
Strategy will include stakeholder involvement and evidence gathering (including a 
revised settlement assessment and a review of the allocated sites). It’s fundamental that 
the replacement Plan Strategy provides a clear steer to actively reduce carbon and 
continues to address the causes and effects of climate . The Strategy will need to take 
into consideration the priorities set out in Cynllun Eryri, respond to thenature emergency, 
consider issues such as recovery from the Covid-19 pandemic and constraints such as 
future changes to TAN 15 flood development maps and phosphorous levels in Special 
Area of Conservation (SAC) riverine catchments. The Strategic Flood Consequences 
Assessment Review currently being undertaken by Ymgynghoriaeth Gwynedd 
Consultancy (on behalf of Eryri NPA, Gwynedd Council and Anglesey Council) will help 
inform the growth distribution and the process of selecting sites within the replacement 
plan.  

6.22 It will be important to consider areas outside of the National Park and their influence on 
National Park communities. There are strong relationship between settlement outside 
the National Park boundary in providing many essential services and facilities. It is also 
important to ensure a joined up approach to planning for those settlements which 
straddle the Park boundary. The Authority will continue to collaborate with neighbouring 
authorities on issues faced in shared settlements.  
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7 LDP TOPIC AREA REVIEW 
 

7.1 The policies in the adopted Eryri LDP have been reviewed having regard to:  
• Annual Monitoring Report findings (AMR 2020, 2021 and 2022) (Chapter 3) 
• Other contextual changes and changes in evidence base (Chapter 4)  
• Changes in National legislation and National, Regional and Local Policy (Chapter 

5) 
• Engagement with relevant officers within the Authority 

 

7.2 This chapter discusses the individual topic areas that are likely to require amendments 
to LDP Policy based on the policy review assessment. Individual topic areas are grouped 
by Eryri LDP Chapter headings. The following policy assessment is not considered to 
be definitive and further consideration will be given to the need to revise other LDP 
policies during Eryri LDP revision process.  

7.3 A short summary of the review of each Eryri LDP policy giving an overview of whether 
the policy is functioning effectively, whether it needs to be reconsidered due to 
contextual changes or whether it needs to be revised or amended to improve clarity has 
been included as part of the summary section at the beginning of the Review Report. 
There are instances where policies are being implemented effectively but may need to 
be revised to ensure coherence with the Plan as a whole.  

 
Protecting, Enhancing and Managing the Natural Environment 
 

Policies (DP2, SPA, SPD, SPDd) 

7.4 It will be important that the review of the Eryri LDP focuses on reversing biodiversity 
decline and gives preference to the provision of nature-based solutions. Resilient 
ecological networks are integral to health and well-being and forms part of the response 
to climate change. Policies will need to be revised to ensure proposals result in a net 
benefit for biodiversity. Consideration should be give to how the site relates to 
surrounding ecosystems and biodiversity. Policies should ensure that proposals pro-
actively maintain and enhance biodiversity and ecosystems with a focus on avoidance, 
minimisation and mitigation of impacts within the context of the site. 

7.5 Green infrastructure has a key setting within Planning Policy Wales and Future Wales: 
The National Plan 2040. PPW notes that green infrastructure is the network of natural 
and semi-natural features, green spaces, rivers and lakes that intersperse and connect 
places. 

7.6 Green Infrastructure comprises of features such as; 
• Woods 
• Street trees 
• Ponds, streams, lakes and wetlands 
• Meadows and grasslands 
• Roadside verges 
• Parks and gardens (open areas that once held buildings – brownfield land) 
• Landscaped grounds around offices and factories 
• Green roofs and green walls 
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• Any features with plants or water 

7.7 At a local scale these might comprise of parks, fields, public rights of way, allotments, 
cemeteries and gardens. At smaller scales individual interventions such as street trees, 
hedgerows, roadside verges and green roofs/walls can all contribute to green 
infrastructure networks. 

7.8 These features provide a range of natural functions and uses, by improving our 
connectivity through footpaths and cycle paths; by generating space for nature by linking 
habitats, establishing recreational facilities and ‘green’ our urban areas making them 

more resilient to the impact of climate change. Natural Resources Wales note that the 
ecosystem benefits that could potentially be derived from urban greenspace are 
substantial. In the past, the importance of these areas in terms of general health and 
well-being wasn’t always appreciated, meaning their potential was never realised. 
Improvements in green infrastructure can also result in the reduction of noise pollution, 
soaking up rainstorm water, trapping air pollution and creating places for exercise. 

7.9 PPW notes that the planning system should protect and enhance green infrastructure 
assets and networks. Additionally the protection and enhancement of bio-diversity must 
be carefully considered as part of green infrastructure provision. The quality of the built 
environment should be enhanced by integrating green infrastructure into development 
through appropriate site selection and use of creative design. With careful planning and 
design, green infrastructure can embed the benefits of bio-diversity and ecosystem 
services into new development and places. There are multiple ways of incorporating 
green infrastructure, dependent on the needs and opportunities a site presents. 
Landscaping, green roofs, grass verges, sustainable urban drainage and gardens are 
examples of individual measures that can have wider cumulative benefits, particularly in 
relation to biodiversity and the resilience of ecosystems as well as in securing the other 
desired environmental qualities of places. 

7.10 PPW notes that planning authorities should adopt strategic and proactive approaches 
to green infrastructure and biodiversity by producing up to date inventories and maps of 
existing green infrastructure. Titled ‘Green infrastructure assessments’, these should be 
used to develop a map based evidence resource and they should draw from the 
evidence base provided by Area Statements and well-being assessments and be 
integrated into development plans.  

7.11 Consideration will need to be given towards ‘Green Infrastructure Assessments’ and the 
need to draw from the evidence base provided by the NRW Area Statements in order to 
consider how significant benefits can be delivered through green infrastructure. This 
may involve identifying opportunities to improve water management (such as flood 
mitigation, mitigating phosphate pollution and sustainable drainage systems), air quality, 
and adaptations of ecosystems habitats and species to climate change. Planning 
authorities will need to ensure that development minimises impact and provides 
opportunities for biodiversity enhancement, which is linked to Welsh Government’s bio-
diversity gain goals. Planning authorities will also need to encourage the appropriate 
management of features of the landscape which are of major importance for wild flora 
and fauna in order to complement and improve the Natura 2000 network. The 
assessments will need to be regularly reviewed to ensure information on habitats, 
species and features are kept up to date, and could be incorporated into future annual 
monitoring reports. Replacement LDP will need to consider how to incorporate Green 
Infrastructure policies which not only relate to biodiversity and geodiversity but also open 
space, flooding, landscape and placemaking. 
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7.12 In terms of Area Statements, the following key themes for the north west Wales area will 
need to be taken into consideration in revising LDP policies: 

• Collaborative working 
• Climate and environment emergency. 
• Encouraging a sustainable economy – process to develop sustainable opportunities 

for the economy and the environment. This includes identifying sustainable 
approaches to economic opportunities that enhance the natural resources unique to 
the area. 

• Reconnecting people with nature – creating opportunities to access and understand 
the value of the countryside so that communities can reconnect, understand, engage 
and influence the creative use of the local nature environment 

• Opportunities for a resilient ecosystem – ensuring we all work together to improve 
ecosystem resilience in the area. A need to reverse decline, and act to enrich 
biodiversity 

• Supporting sustainable land management – working with air, land and water managers 
across north west Wales to promote and develop sustainable resource management 
contributing to the health of all life in the area. 

7.13 Strategic Policy D: Natural Environment will need to be updated to reflect changes 
arising from the UK’s withdrawal from the European Union whereby ‘European Sites’ 
are now referred to as ‘National Site Network’. 

7.14 Further consideration and assessments will need to be undertaken regarding the issue 
of phosphorous levels in riverine special areas of conservation (SAC) waterbodies within 
the National Park and in particular the River Dee SAC (although there are 4 riverine 
SACs in the National Park – more than any other Local Planning Authority in Wales).  
LDP policies will need to be screened as well as assessing allocations proposed to be 
connected to mains wastewater treatment works.   

7.15 As mentioned previously in Chaper 3, ‘Future Wales 2040’ also contains Policy 15, 
which is a commitment to the designation of a National Forest. Whilst details about, 
scale and location and how it relates to the planning process are unclear at this point its 
landscape impact and potential economic and social implications will need to be 
considered further. Consideration will also need to be given to indirect implications of 
new land management practices such as new access to ensure that development does 
not harm the character of the landscape in which they are located. 

7.16 It is considered that more could be done to protect Eryri’s Dark Skies through the 
implementation of planning policies and to provide further guidance to businesses and 
communities on how they can create an environment that supports dark skies, and to 
become dark sky friendly. 

7.17 The pandemic has brought wider environmental issues into focus and has highlighted 
that the environment and climate change need to be prioritised in the recovery following 
the pandemic. The  significance of climate change will require an even greater focus 
within the LDP review. Work currently being undertaken on the subject, specific to the 
National Park, will help inform if/where policies are currently lacking, or if more could be 
done, in order to reduce emissions towards net zero as well as adapt to the impacts of 
climate change.  

7.18 Eryri LDP policies aim to reduce carbon and contribute to the absorption of carbon. For 
example Policy Dd (Climate Change) within the plan enables the conservation and 
protection of woodlands, upland soils and peatland areas to assist in carbon retention. 
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It’s fundamental that the replacement Plan Strategy provides a clear steer to actively 
reduce carbon and continues to address the causes and effects of climate change. It is 
considered that the Climate Change policy needs to be revised and further detailed 
guidance required in order to be more proactive in mitigating and adapting to the effects 
of undesirable change.  It’s important that decarbonisation goes to the heart of the Plan 
Strategy and ensure coherence between policies throughout the Plan. DP3: Energy will 
need to be revised to reflect the changes in requirements for Design and Access 
Statement and consider the use of Energy Statements. 

 
Protecting and Enhancing the Cultural and Historic Environment 
 
Policy (SP Ff: Historic Environment) 

7.19 This Policy will need to be modified to reflect the updates within the Historic Environment 
context. For instance, the previous Candidate World Heritage Site, The Slate Landscape 
of Northwest Wales, has since been designated as a World Heritage Site, the Authority’s 
Conservation Areas Project, as well as measures regarding the Climate Change 
Agenda, and any additional legislation and guidance. This can also lead to changes to 
Development Policy 6: Sustainable Design and Materials, Development Policy 7: Listed 
and Traditional Buildings, Development Policy 8: Protection of Non Designated Sites, 
Development Policy 9: Conversion and change of use of rural buildings, and possibly 
Development Policy 10: Advertisements and Signs.  

7.20 ‘Identity’ is one of the six placemaking principles adopted within the Placemaking 
Charter and within PPW, which emphasises the importance of valuing and respecting 
the unique features and opportunities of a location including heritage, culture, language, 
built and natural physical attributes. This should be identified, responded to and reflected 
in revised LDP Policies. 

7.21 The emphasis on ensuring sustainable development within a holistic approach runs 
through PPW. Eryri LDP policies must ensure that the impact on the historic 
environment, on the significance and heritage values of individual historic assets, as 
well as their contribution to the character of place, is fully considered in assessing 
development proposals. It will be necessary to ensure that the protection and 
improvement of the historic environment along with the holistic approach to planning is 
reflected when revising the LDP. 

 

Policy (DP 6: Sustainable Design and Materials) 

7.22 In light of the Climate Change Agenda and the effect on the Historic Environment, as 
well as any amendments and developments within National Policy and Legislation, and 
in particular placemaking principles this Policy will need to be amended when revising 
the Local Development Plan.  

 

Policy (DP7: Listed and Traditional Buildings) 

7.23 There was an appeal regarding a specific development within the National Park, where 
Development Policy 7 of the Eryri LDP, and in particular the Traditional Buildings 
Register and the criteria to include a building on the register was questioned by the 
Inspector.  
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7.24 Development Policy 7 includes criteria for the development and protection and 
enhancement of Traditional Buildings as well as Listed Buildings, with further specific 
criteria for Listed Buildings. By the Planning (Listed Buildings and Conservation Areas) 
Act 1990Listed Building Consent is required for all works of demolition, alterations or 
extension to a listed building that affects its character as a building of special 
architectural or historic interest. This is not required for buildings on the Traditional 
Building Register, outside of a Conservation Area and/or an Article 4 Designation. 
Notwithstanding, as stated within paragraphs 4.20-4.22 of the Eryri LDP, the character 
of Snowdonia owes much to its Listed Buildings and the rich tradition of construction 
styles and variety of materials which reflect and characterise the local architectural 
vernacular. Whilst not achieving the ‘special’ status of Listed Buildings, these traditional 
buildings still require protection from inappropriate change. Traditional Buildings are of 
significance as they contribute to the local architectural character and traditions of the 
area. As the list is not definitive, additional properties may be added to it periodically. 
Therefore, any proposal which is of scale, design, or relies upon materials that are 
considered inappropriate will not be permitted.  

7.25 The appeal concerned a conversion of an outbuilding from a former bunkhouse/annex 
store to one room annex accommodation. The application was originally refused by the 
Authority due to findings that it would contravene Development Policy 7. Through the 
appeal process, this decision was overturned by the Inspector, finding that the works 
would not be inappropriate and would therefore not contravene with Development Policy 
7, stating that “…it is not reasonable to apply the same tests to the minor outbuilding of 
a much altered, traditional building as would be applied to a listed building.” (Appeal Ref: 
APP/H954/A/21/3280822). Although identified as a ‘Traditional Building’ on the Register, 
alterations to the building had occurred outside of Planning Control, leading to the 
conclusion by the Inspector that it is not practical to place the same protection on 
traditional buildings that have changed dramatically, as on listed buildings. 

7.26 Since this appeal case decision however, the ‘Local Listing of Historic Buildings’ letter 
by the Deputy Minister, has requested for Local Planning Authorities in Wales to ensure 
active steps to protect historic and traditional buildings that are outside the national 
protection threshold. 

7.27 In reviewing the LDP, it will therefore be necessary to consider appeal case 
APP/H954/A/21/3280822 and the ‘Local Listing of Historic Buildings’ letter, regarding 
Development Policy 7: Listed and Traditional Buildings. 

 
Policy (DP 8: Protection of Non Designated Sites) 

7.28 In light of the Climate Change Agenda and the effect on the Historic Environment, as 
well as any amendments and developments within National Policy and Legislation, this 
Policy will need to be amended to reflect this.  

 
Policy (DP 9: Conversion and change of use of rural buildings) 

7.29 In light of the Climate Change Agenda and the effect on the Historic Environment, in 
requiring the thermal upgrading and improving the energy efficiency of historic buildings, 
as well as any amendments and developments within National Policy and Legislation, 
this Policy will need to be amended to reflect this. Regulatory changes have also been 
introduced which will allow greater control of changes between different types of 
residential uses. There are new use classes for primary dwellings, second homes and 
short-term holiday accommodation which will need to be taken into consideration when 
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revising DP9. . Additionally, it will be necessary to consider the current provision of 
existing serviced holiday accommodation and the growth in self-serviced holiday 
accommodation developments when revising DP9. 

 
Policy (DP 10: Advertisements and Signs) 

7.30 This Policy will need to be amended to reflect any changes or updates within National 
and Local Policy, as well as the findings of the Conservation Areas Project in order to 
protect and improve the areas for the future. 

 

Promoting Health and Sustainable Communities 
 

Housing Growth  

(Policies SP G, DP30) 

7.31 The Growth Strategy, which forms the basis for Strategic Policy SP G, was based on 
the identified Dwelling Requirement Figure of 770 additional new homes to be 
completed between 2016 and 2031. The number of additional new homes completed by 
the end of March 2022, as captured through monitoring, has resulted in a shortfall. 

7.32 The number of housing completions for 2021/22 was 13 units, a considerable decrease 
from 2020/21 completion figure of 38 units, and well below the average annual housing 
requirement target of 51 units. The Housing Trajectory shows an annual shortfall against 
the Annual Anticipated Housing Requirement (AAR) during 2021/22 with this years’ 
completions 38 units below what was anticipated (51 AAR vs 13 actual completions, - 
75% in percentage terms). The number of dwellings that have been completed annually 
have been consistently below the (AAR) of 51 dwellings per annum since 2016-17. 
There is a shortfall of -42% for cumulative required build rate from the start of the plan 
period, 2016-17, up to 31st March 2022. The plan is falling significantly short of what is 
intended; there has been a shortfall of cumulative housing completions against the AAR 
for 5 consecutive years.  

7.33 There may be several local and wider national reasons for the low numbers. The housing 
market in the National Park is localised in nature, relying on small local builders and self-
build projects on small sites. There are no regional house builders active in the market 
and therefore there is very limited speculative building of open market and affordable 
housing. The decrease may also in part be due to the difficult borrowing environment for 
developers, small builders, and self-build projects.  

7.34 The 2018 based household projections for the National Park were published in May 
2021. These projections estimate that between 2018 and 2028 the population of the 
Park will decrease by 1.92%. During the same period the households in Snowdonia is 
projected to increase by 40 units (0.3%), a very modest increase within a 10-year period. 
A falling population and slower new household formation rates suggests that a lower 
overall housing requirement figure may be more suitable when revising the LDP. The 
2021 census data also shows that the population and households of Gwynedd has 
decreased which will ultimately have an impact on future dwelling requirements. A lower 
housing requirement figure would also reflect past completions and the current housing 
development industry’s ability to deliver within the National Park. Further National Park 
projections are expected in 2024.  
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7.35 Due to increasing pressures on the local housing market exacerbated by Covid 19 and 
the resulting impact on the sustainability of local communities; a review of LDP housing 
policies is required. Initial analysis of house prices, incomes, second homes and holiday 
let data for the National Park area suggests that LDP policies should consider focusing 
on achieving accessible local market housing and affordable housing to secure the long-
term viability of Snowdonia’s local communities. 

7.36 Changes in the Authority’s housing policies through the 2016-2031 Eryri LDP revision, 
by increasing the thresholds requiring affordable housing provision within settlements, 
were expected to stimulate the housing market to increase choice and overall 
completion rate as well as supporting small builders and the local economy, however 
this has not happened in the first three years of monitoring the policy. A plan wide 
viability assessment will be required for the Eryri LDP revision in order to determine the 
affordability thresholds that housing developments are able to deliver. 

7.37 Further research is required to explore local market housing and primary residency 
housing policies, analyse relevant evidence and indicators and examine how they have 
been implemented and delivered in other Authorities. Further work is needed to 
investigate the possibility of considering local market housing   as well as re-examining 
the housing development boundaries and assess settlement capacities.  

7.38 Further detailed research and analysis will be undertaken of the type of sites that have 
been permitted in the National Park since the adoption of the LDP. Housing data will 
need to be analysed in respect of the number of private sector, self-build, intermediate 
and social housing units brought forward in the National Park and compare with other 
rural areas and national patterns. The Authority will also need to analyse windfall 
development and potential sites. The data will feed into the evidence base included in 
the Housing Background Paper, to inform the next review.   

7.39 The potential contribution of a community-led housing, co-operative housing and land 
trusts should also be considered. Collaboration with Gwynedd and Conwy local housing 
authorities with continue to assist with the implementation of their Housing Strategies. 
The Authority will seek to assist with Cyngor Gwynedd’s recent Housing Action Plan, its 
housing need identification work, and any plans to develop affordable housing within the 
National Park area. 

 
Housing Allocations  

(Policy Strategic Policy G)  

7.40 The LDP’s residential allocations, identified in ELDP Strategic Policy G, will require 
amendment as part of the revision process. Undelivered Housing Allocations will need 
to be reconsidered, which is likely to result in some existing allocations not being taken 
forward into the Replacement LDP. It will also be necessary to consider allocating new 
deliverable and viable sites to meet the revised Dwelling Requirement Figure over the 
new Plan period.  The status of each Housing Allocation identified in the current Eryri 
LDP is summarised in Appendix 2. 

Affordable Housing 

(Policies SPG, DP30, DP11)  

7.41 The Eryri LDP sets an Affordable Housing Target of 375 new affordable homes to be 
delivered during the Plan period (2016-2031). In total 53 affordable dwellings have been 
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completed between 2016 and 2022, meaning a further 322 new affordable homes need 
to be delivered over the remaining nine years of the LDP. Based on past build rates and 
the number of schemes coming forward this is not considered to be achievable. 

7.42 The delivery of affordable housing in the National Park depends considerably on 
Housing Association activity. Permissions and completions by Housing Associations 
helped to increase the affordable housing figures for the second year of monitoring but 
were absent from the first and third year. The Authority must continue to work closely 
with Housing Associations to ensure that affordable sites continue to come forward and 
are delivered, and to ensure that deliverable housing allocations are included in the new 
plan. The AMR housing numbers over the first 3 years of monitoring (and further) 
demonstrates that in the current economic climate, the low number of private sector 
housing devlopment is not delivering affordable housing within the National Park and 
that affordable housing delivery is heavily dependent on Housing Associations. No 
private allocations are coming forward for development, and therefore do not provide a 
contribution of affordable housing. Input from developers suggests that economic factors 
are a significant factor in not developing allocations and sites with planning permission.  
There are no large private sector allocations, windfall sites or exceptions sites coming 
forward, meaning the required % contribution of affordable housing from such sites is 
not being provided. It may demonstrate that  large scale private developments are not 
deliverable  within the national park area, or that there is no private sector interest to 
develop within the National Park. There is more activity, albeit low in numbers, from 
single plot developments, which tend to be self build plots/ custom build plots by local 
builders, to provide for their own needs,  and not development purely for profit and 
investment purposes.  This suggests that future policies may need to  focus on the 
provision of housing for the local market, and affordable housing. The replacement Plan 
will need to consider what can realistically be delivered by the industry (private, social 
and self / custom build) in Eryri. 

Second homes and short term holiday let 

(Policies DP9, DP30) 

7.43 The number of second homes and short-term holiday lets has become a significant issue 
within the national park and the wider North West Wales area. Increasing numbers are 
contributing to increased house prices and a reduced housing stock available to rent or 
purchase by the local community. This has an impact on the sustainability of viable 
communities and the Welsh language. Regulatory changes have been introduced which 
will allow greater control of changes between different types of residential uses and the 
formation of planning policies. There are new use classes for primary dwellings, second 
homes and short-term holiday accommodation. Whilst it is a permitted development to 
move between the classes, Local Planning Authorities have the power to introduce 
Article 4 directions to remove these permitted development rights. If an Article 4 direction 
is to be adopted, it will require gathering of further evidence for careful consideration 
and collaboration with other authorities, together with public consultation. Work to 
introduce an Article 4 direction would involve a considerable amount of resources and 
may have a significant impact on the local housing market. The new use classes and 
adoption of an Article 4 direction within the National Park, will need to be addressed by 
new or amended policies. A clearer policy on conversions and changes of use to second 
homes and short term self-catering lets within settlement boundaries should also be 
considered.  
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Specific Housing Policies  

(Policies DP11, DP30, DP9, DP15, DP16) 

7.44 LDP Policies DP9 and DP30 - affordable housing via conversions have been below the  
numbers set by monitoring targets. This  reflects  the low number of affordable housing 
being delivered overall within the current economic climate. The introduction of new 
housing use classes and an Article 4 direction will require the conversion policy to be 
re-conisdered, with consideration given to how it can contribute to affordable housing 
and local market housing. Consideration should also  be given to more specific policy 
crtitera for conversions within settlement boundaries. 

7.45 LDP Policy DP11: No affordable housing units have been permitted or completed on 
exception sites during the three years of monitoring the current plan. The affordable 
requirement and the need for a S.106, plus difficulties obtaining a mortgage, may be 
discouraging development, coupled with other wider ecomomic factors. Further 
research and consideration is required on the role of exception sites and other options 
that could be made possible under the policy.  

7.46 LDP Policy DP 15: Extensions. Issues identified with wording/interpretation of this policy 
may require reviewing and discussions are required with the Development Management 
Section on how the policy has been implemented.  

7.47 LDP Policy DP 16: Current policy contains criteria that relates to replacement dwellings 
outside development boundary. Given current pressures on housing markets and land 
availablility that could lead to replacement dwellings being increasingly considered as 
an option for developers, considertion to be given to extending the policy criteria to 
include replacement dwelllings within the settlement boundaries, to ensure 
developments do not detract from the local character and setting.  

 

Gypsy and Traveller Sites 

(Policy DP13) 

7.48 The policy framework provided through LDP Policy DP13 Gypsy and Traveller Sites, 
recognises that need for a Gypsy and Travellers site may arise outside of the findings 
of the Gypsy and Traveller Needs Assessments. Where this is the case the Authority 
will consider applications on a case by case basis in line with the criterion set out in 
Development Policy 13. 

7.49 The need for Gypsy and Travellers sites will need to be considered during the review. 
The recommendations of Gwynedd and Conwy Council’s Gypsy and Traveller’s 
Accommodation Needs Assessments will be considered, and suitable sites will be 
considered for allocation if a need is identified. The assessments to date have not 
identified a need within the National Park area.   
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Welsh Language  

(Policy 18) 

7.50 The Welsh Government has set an ambition to see the number of people able to enjoy 
speaking and using Welsh reach 1 million by 2050. To deliver on this aim, the LDP must 
support, promote and enhance the Welsh language as a viable community language by 
ensuring that there are sufficient and proportionate employment and housing 
opportunities to sustain local communities. Specific policies will need to provide further 
guidance to ensure that development of an appropriate scale, type and character is 
delivered to meet the needs of local communities. Furthermore, the revised LDP will 
need to ensure that development occurs at a rate which can be absorbed and 
assimilated without damaging the character of communities.  

7.51 Adverts and signs are a method of promoting the distinctive culture of Snowdonia and 
can contribute enormously to the Sense of Place. When revising the LDP it will be 
important to consider strengthening policies, and this may include; 

• Requiring that adverts and signs are at least bilingual 
• Requiring that new developments and/or streets have Welsh names. This could also 

be extended to the introduction of protection measures to the original Welsh names 
of traditional, historical or listed buildings (to ensure that their names are not 
changed).  

• Introduce wording on language enhancement (similar to that seen with biodiversity 
enhancement). Currently the policy and Welsh Language SPG only asks for 
enhancement/mitigation from relevant developments; a requirement in the revised 
LDP could be a potential improvement to the policy that would benefit the Welsh 
language. 

7.52 The Authority is only able to offer encouragement in the above currently. In the revised 
LDP it  it will be assessed whether these measures could be brought in as a matter of 
requirement. This is particularly relevant in light of the recent Welsh language Census 
2021 results.  

 
Supporting a Sustainable Rural Economy 
 

Employment 

Policies (SPH, DP9, DP19, DP24) 

7.53 As a result of the Pandemic we have seen a significant increase in the number of people 
working from home, particularly in the office-based sectors of the economy. Even when 
all the restrictions are lifted, this is likely to affect where people work in the long 
term.  LDP review will need to consider the implications of more people working from 
home in the long term. 

7.54 As part of the future LDP review the Authority will need to work with neighbouring 
planning authorities to re-examine economic forecasts and update the Employment 
Land Review to ensure that the supply of land for employment is adequate and fit for 
the future. Employment allocations will need to be reviewed and, where change is 
needed, this should be to the best use of land for placemaking. This may mean sites 
with good public and active travel links being designated for other mixed uses. It may 
also mean surplus unsustainable sites are removed from development plans altogether. 
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Work has begun on a collaborative study (between Snowdonia National Park, Gwynedd 
Council and Anglesey Council) to look at reviewing and assessing the employment land 
provision to assist in forming the evidence base for the Eryri Local Development Plan. 

7.55 Future Wales (February 2021) states that “Local Development Plans should identify the 
role of the foundational economy, consider how the land-use planning system can 
support it and develop appropriate policies. Areas of the foundational economy which 
the planning system can support include regeneration initiatives, health and social care, 
social housing, tourism and steps to encourage greater community benefits from new 
development.” It is therefore anticipated that the Replacement Eryri LDP will include 
economic development policies relating to the foundational economy. 
 
 

Snowdonia Enterprise Zone Policy (DP27) 

7.56 The Snowdonia Enterprise Zone that includes the former nuclear power station site at 
Trawsfynydd and the former airfield at Llanbedr has the potential to create new quality 
job opportunities. Within the Enterprise Zone Designation at Llanbedr, uses associated 
with aviation, aerospace will be encouraged by the National Park, alongside other B1, 
B2 and B8 uses. At Trawsfynydd Enterprise Zone, policies direct uses towards those 
connected to nuclear decommissioning, low carbon energy business, energy generation 
technologies and research and development. No applications for development within 
the Snowdonia Enterprise Zone have been received during the period of the AMR, 
however it was announced during June 2020 that the Trawsfynydd site had been 
selected to lead on Magnox’s reactor decommissioning project in the UK. This will see 
decommissioning work brought forward and secure employment in the area. It is 
envisaged that there will be a decommissioning programme of 20 years at the site, with 
three main phases. In order to ensure that the National Park are kept up to date with the 
latest developments within the Trawsfynydd site, Policy officers are part of the 
Trawsfynydd Strategic Site Group meetings as well as the UK wide Nuleaf (nuclear 
legacy advisory forum) groups. An additional Nuleaf group has recently been set up with 
a Welsh focus and the first meeting will be held during late 2021. 

7.57 ‘Future Wales 2040’ national plan highlights the potential of a SMR being located at 

Trawsfynydd in the future. It will be important for the Authority to be involved in future 
discussions about the possibility of the SMR being located in Trawsfynydd and the 
effects of the reactor and any associated developments on the character of the National 
Park's landscape, visual amenities, natural environment and biodiversity and cultural 
heritage. Currently there are ambitions to bring forward a programme which would 
involve construction for an SMR, at the Trawsfynydd site, to begin in 2027. Current 
ELDP policies recognise that this site could accept low carbon energy businesses and 
energy generation technologies, provided there are no negative effects on the 
landscape. 

7.58 The objectives for the site (and the SMR development), according to Ambition North 
Wales, are to; 

• Save up to 2,660,000 tonnes of CO2e savings 
• Create up to 557 new jobs 
• Generate up to 700MW new installed capacity using low carbon energy 
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Agricultural Diversification 

7.59 The uncertain future of the agricultural sector following Brexit and changes to the 
payment regime and their impact on communities within the National Park will need to 
be kept under review. The Sustainable Farming Scheme sets out the proposals for 2025, 
and is set to replace Wales’ Basic Payment and Glastir schemes from 2025. The details 
of the new payment scheme is still unknown and may lead to pressure to diversify and 
pressure to be more productive on improved land. It is felt that the LDP's current policies 
facilitate agricultural diversification schemes. Diversification methods that are likely to 
come forward in Eryri in the future are: alternative tourism accommodation, conversion 
of buildings to alternative uses, more local food production, (possibly food processing 
units, farm shops, abattoir), chicken sheds, dairy sheds / parlours, renewable energy, 
wind, water, solar. The agriculture diversification policy (DP 20) is still considered 
appropriate. 

 

Retail 
 

Policies (DP24) 
 

7.60 Retail assessments in Local Development Plans will be replaced by Town Centre 
Assessments. They should no longer look at retail need alone but encapsulate a wider 
array of use requirements, particularly in the employment, leisure and public service 
sectors. This will have implications for the plan review and also towards the designation 
of retail areas within the five main towns of the National Park. It may be that our 
monitoring framework in terms of employment and retail purposes will be  different due 
to the change in policy from Welsh Government (for example more focus on reducing 
vacant units and less focus on A1/Non A1 uses breakdowns). 

7.61 The document ‘Building Better Places - the Planning System Delivering Resilient and 
Brighter Futures’ highlights the need for Town Centres to become places where a variety 
of retail, employment, commercial, community, leisure, health and public sector uses 
come together in a hub of activity to make them viable as go-to destinations once more. 
Flexible, local co-working spaces could also be a crucial new element to increase space 
to work, and there may be a need for new policies in the LDP Review to deliver this. 

 
Tourism and Recreation (DP28) 
 

Policy (DP21: Tourism and Recreation) 

7.62 There are developments within Policy and Legislation, as well as National, Regional and 
Local  Context where this policy may need to be amended slightly in order to reflect the 
current guidance and context. Planning Policy Wales emphasises the need to 
‘encourages tourism where it contributes to economic development, conservation, rural 
diversification, urban regeneration and social inclusion, while recognising the needs of 
visitors and those of local communities’. The importance of enhancing the sense of place 
of an area which has intrinsic value and interest for tourism is also highlighted. PPW 
also recognises that in some places there may be a need to limit new development to 
avoid damage to the environment or the amenity of residents and visitors. 
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7.63 Planning Policy Wales also highlights that in addition to more traditional forms of rural 
tourism, planning authorities should plan positively for active, green and cultural tourism 
where they are appropriate and that development should be sympathetic in nature and 
scale to the local environment. The scale and broad distribution of existing and proposed 
tourist attractions should be considered and complementary developments such as 
accommodation and access should be provided in ways which limit negative 
environmental impacts as well as consider the opportunities to enhance biodiversity. It 
will be necessary to ensure that any amendments to tourism policies will sustainably 
promote the rural economy without adversely affecting the special qualities of the 
National Park. 

7.64 It will also be important that the following three core principles for a sustainable visitor 
economy as identified in Gwynedd and Eryri Sustainable Visitor Economy 2035: 
Strategic Plan are also reflected in future policies.  
 

1. Celebrate, Respect and Protect our Communities, Language, Culture and Heritage 
2. Maintain and Respect our Environment 
3. Ensure that the advantages to Gwynedd and Eryri communities outweigh any 

disadvantages 

 

Policy (DP28: New Build Serviced Accommodation) 

7.65 The indicator within the past three Annual Monitoring Reports measuring the 
effectiveness of the recently adopted policy within the current Eryri LDP, Development 
Policy 28: New Serviced Accommodation, reported that no applications for new build 
serviced accommodation were permitted within or adjacent to the main built up areas of 
local service centres, service settlements and secondary settlements. It is necessary to 
ensure that a range of different types of sustainable visitor accommodation are 
developed in Eryri, therefore this policy may need to be examined through the review 
process. Of course, the lack of new serviced accommodation may be due to the context 
of the COVID pandemic where self-serviced accommodation was more desirable in 
terms of safety and to comply with the guidelines of the time. The veracity of this can be 
implied by considering the findings of AMR regarding Development Policy 22: Chalet 
and Static Caravan Sites and Development Policy 23: Touring and Camping Sites, with 
the improvement of many site, as well as the consistent number of small-scale 
developments considered under Development Policy 29: Alternative Holiday 
Accommodation, along with the applications for the change of use of existing serviced 
accommodation to self-serviced holiday accommodation, and the conversion of 
agricultural buildings to serviced holiday accommodation. The decline in the existing 
serviced accommodation, along with the loss of locally important buildings will need to 
be considered when reviewing the policy, and the implications for other policies, such 
as Development Policy 9: Conversion and Change of Use of Rural Buildings. 

 
Policy (DP22: Chalet and Static Caravan Sites) 

7.66 No major implications have arisen by assessing this policy through Annual Monitoring 
Reports, with the findings indicating success in protecting and enhancing the 
environment and landscape with the various improvements to sites suggesting that the 
policy has been effective and continues to be appropriate. However, through the review, 
it will be necessary to ensure that this policy continues to be suitable for its purpose 
following developments within Policy and Legislation, as well as National, Regional and 
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Local  Context where this policy may need to be amended slightly in order to reflect the 
current guidance and context. 

 

Policy (DP23: Touring and Camping Sites) 

7.67 No major implications have arisen by assessing this policy through Annual Monitoring 
Reports, with the findings indicating success in protecting and enhancing the 
environment and landscape with the various improvements to sites suggesting that the 
policy has been effective and continues to be appropriate. However, through the review, 
it will be necessary to ensure that this policy continues to be suitable for its purpose 
following developments within Policy and Legislation, as well as National, Regional and 
Local  Context where this policy may need to be amended slightly in order to reflect the 
current guidance and context. 

 

Policy (DP29: Alternative Holiday Accommodation) 

7.68 With the indicator within the past three Annual Monitoring Reports measuring the 
effectiveness of the recently adopted policy within the current Eryri LDP, Development 
Policy 29: Alternative Holiday Accommodation, reporting of consistent number of small-
scale developments for alternative accommodation permitted over the last three 
monitoring periods (average 4 applications a year). It can therefore be suggested that 
Development Policy 29 is implemented effectively. However, through the review, it will 
be necessary to ensure that this policy continues to be suitable for its purpose following 
developments within Policy and Legislation, as well as National, Regional and Local  
Context where this policy may need to be amended slightly in order to reflect the current 
guidance and context. 

 

Promoting Accessibility and Inclusion 
 
Telecommunications 
 
Policies (DP26) 

7.69 A new SPG regarding telecommunications developments was adopted to provide 
guidance to assist developers submitting planning and prior approval applications and 
in order to provide an answer to the increasing demand and applications for 
Telecommunications developments that the National Park has seen in recent years, 
mainly this monitoring period (and is likely to remain high for the next monitoring period). 
This is due to a campaign to improve the connectivity in rural areas within the UK which 
comes under the Shared Rural Network scheme. Throughout the UK (on behalf of EE, 
O2, Three and Vodafone) the project aims to provide coverage to an additional 280,000 
premises and for an additional 16,000km of road. It is also aimed to improve geographic 
coverage within UK National Parks, from the current levels of 41%, to 74%. This 
ultimately results in applications being brought forward and submitted within Snowdonia 
National Park and the SPG will help provide guidance to ensure that the developments 
are in the best locations possible and to avoid any adverse effects on the landscape, 
whilst also securing economic and social need. This may also provide some implications 
for the plan review, and the review of the telecommunications policy.   
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Accessibility and Transport 

(Policies SP L, DP 25) 

7.70 The delivery of the Wyddfa and Ogwen Transport and Parking Review (Higget report) 
will be dependant of political and financial aspect from the various bodies and 
stakeholders. The sustainable transport principle and approach aligns with National 
Policy and strategies, and can assist in policy formulation when reviewing the LDP.   

7.71 The issues seen within the National Park with traffic and visitor parking numbers 
presents significant challenges in terms of how policy can actively reduce carbon. 
Policies will need to consider how they can contribute to offset or reduce carbon, and 
link with SNPA’s proposed pathway to net zero.  The policy should be reviewed to be in 
accordance with updated National transport guidance and principles, with promotion of 
ultra low emission cars and active travel key areas. Local active travel initiatives could 
feed into the policy and be safeguarded or promoted.
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8 NEW OR UPDATED EVIDENCE BASE REQUIREMENTS 

8.1 Following the Review of topic areas the following evidence base requirements, 
identifying the need for new and updated evidence. 

 
Background Papers and assessments to be updated as part of the LDP Revision 
 

Agriculture, Farm Diversification and the Rural Economy Background Paper 

Employment Land Review Background Paper (The joint study between Eryri National Park, 
Ynys Mon County Council and Gwynedd Council will form a large part of this) 

Town Centre Assessment Energy Background Paper 

Renewable Energy Assessment Background Paper 

Landscape Background Paper 

Coastal and Marine Background Paper 

Minerals Background Paper 

Waste Background Paper 

Open Space Assessment Background Paper 

The Historic Environment Background Paper  

Housing Background Paper 

Transport and Networks Background Paper 

Tourism Background Paper 

 

Further evidence required: 
 
Green Infrastructure Assessment  

Settlement Assessment 

Town Centre Assessment 

LHMA Gwynedd a Conwy 

Viability Study 

Employment Land Review  

 

Potential further evidence to be considered:  
 
Phosphate matters 

Strategic Flood Consequence Assessment 
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Decarbonisation work 

Welsh Language implications  

Growth Options  

Telecommunications 

Background paper on the de-commissioning work at Trawsfynydd 

 

Supplementary Planning Guidance to be updated following LDP Revision: 
 

Supplementary Planning Guidance 4 – Affordable Housing 

Supplementary Planning Guidance 6 – Nature Conservation and Biodiversity 

Supplementary Planning Guidance 8: Visitor Accommodation 

Supplementary Planning Guidance 9: Farm Diversification 

Supplementary Planning Guidance 10 – Renewable and Low Carbon Energy 

Supplementary Planning Guidance 14 – Obtrusive Lighting (Light Pollution) 
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9 RECONSIDERATION OF THE SA/SEA AND HRA  
 

Sustainability Appraisal (SA) and Strategic Environmental Assessment (SEA) 
 

9.1 The Finalised Strategic Environmental Assessment and Sustainability Appraisal (2019), 
undertaken as part of the Eryri Local Development Plan Review, provides an outline 
monitoring framework and advice for monitoring the significant effects of implementing 
the LDP.  This is used to; 

• Determine the performance of the plan and its contribution to objectives and targets 
• Identify the performance of mitigation measures 
• Fill data gaps identified earlier in the SA process 
• Identify undesirable sustainability effects 
• Confirm whether sustainability predictions were accurate 

9.2 Welsh Government’s Development Plans Manual (2020) requires monitoring 
frameworks to focus on the ‘significant environmental effects’ of implementing a Local 
Development Plan, with the key purpose of identifying unforeseen adverse effects and, 
if necessary, to identify and take appropriate remedial action. The LDP regulations 
require Local Planning Authorities to produce Annual Monitoring Reports which allows 
for the SA monitoring framework to be integrated to the plan monitoring. The collation 
of monitoring data provides an opportunity to update baseline information and will 
provide a useful source of baseline information to inform plan review and subsequent 
plan revisions or replacements. 

9.3 In terms of reviewing a Local Development Plan, Welsh Government’s Development 
Plans Manual (2020) notes that the starting point is to update the baseline situation.  

9.4 An analysis has been undertaken on how the Plan is contributing to the Sustainability 
Appraisal. This was included as Appendix in the 2022 ELDP Annual Monitoring Report. 
and included as appendix 3 in this Review Report. It is considered that no substantial 
issues of concern have arisen during the monitoring period to materially change the 
Sustainability Appraisal.  

9.5 The Eryri LDP’s Sustainability Appraisal, including Strategic Environmental 
Assessment, and Habitat Regulations Assessment, together with other impact 
assessments, will need to be reviewed. 

9.6 The Authority will also need to consider other impact assessment such as the Well-being 
of Future Generations Act (2015), Equalities Act, Welsh Language Impact Assessment, 
Health Impact Assessment. Consideration will need to be given into whether the 
Authority uses an integrated assessment approach which would integrate all the 
statutory elements into a single Integrated Sustainability Appraisal or whether it 
undertakes individual impact assessments to cover each element. 

 

Habitats Regulations Assessment (HRA) 

9.7 The adopted Eryri Local Development Plan (2016-2031) was subject to a Habitats 
Regulation Assessment to assess whether its implementation would have any impact 
on any European sites of nature conservation importance (such as SAC, SPA). This 
involved screening all LDP Policies and proposals and a detailed assessment of likely 
impacts. 
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9.8 Due to Brexit, SACs and SPAs in the UK no longer form part of the European Union’s 
Natura 2000 ecological network. A National Site Network has been created in the UK, 
which includes SACs and SPAs. RAMSAR sites (designated under the RAMSAR 
convention on Wetlands of International Importance) do not form part of the National 
Site Network and are not subject to the Habitats Regulations, however they are treated 
within the planning system in the same way as SACs and SPAs. 

9.9 The revised/replacement LDP will also be subject to a HRA, and this will require the 
HRA screening process and methodology to be reviewed and revisited and applied to 
developing LDP proposals to ensure that the relevant legislation and regulations are 
complied with and any issues are fully addressed.
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10 OPPORTUNITIES FOR COLLABORATIVE WORKING 

10.1 There are many opportunities for neighbouring planning Authorities to collaborate when 
revising their LDP. The Eryri National Park Authority has considered the opportunity of 
working with adjoining authorities to prepare a joint Local Development Plan. Conwy 
County Borough Council have already started to revise their LDP and have prepared 
their Preferred Strategy and are expected to consult on the revised deposit LDP in early 
2023. The timing is therefore not compatible with the Eryri LDP revision. NPA Officers 
are kept up to date with progress in Conwy and will continue to collaborate on the 
evidence gathered as part of plan preparation.  

10.2 The other potential partner would be Gwynedd Council as the timing for preparing the 
replacement Plan is similar to the National Park Authority’s. In 2010, Gwynedd Council 
and the Isle of Anglesey County Council agreed to establish joint working arrangements 
which resulted in creating a Joint Planning Policy Service to prepare a Joint Local 
Development Plan for both LPA’s and establish a Joint Planning Policy Committee 
(JPPC) as a cross-border decision-making body. Gwynedd and Anglesey is the only 
joint development plan that has been prepared in Wales. Following a review of joint 
working arrangements in 2017 the joint working arrangements continued. Gwynedd and 
Anglesey Council‘s draft Review Report was consulted upon in November 2021 and 
agreed by full Council in March 2022. The joint working arrangements between 
Gwynedd and Anglesey for the Joint Planning Policy Service (GPCC) continued until in 
July 2022. A decision was made by Gwynedd Council's Cabinet and Ynys Mon County 
Council's Executive Committee, to proceed with a process to end the existing 
collaboration arrangement and establish new planning policy teams for both Councils.  
Although the arrangement has terminated and both Councils are moving forward to 
prepare separate Plans where opportunities arise to prepare or commission joint pieces 
of work this will be considered. It is not considered feasible for the Authority to create a 
Joint Planning Policy Unit with Gwynedd and Anglesey to carry out the planning policy 
functions and establish a cross-border decision-making body as it could result in delay 
when there is a need to progress as soon as possible with the review in order to respond 
to current issues and considerations. There are also policy variation stemming from 
strategic growth / restraint objectives and the need to reflect National Park purposes and 
ensure that the Special Qualities of the National Park are given due consideration. Eryri 
is a much more rural area with a much smaller population base and generally smaller 
scale of consultation responses than would be the case for the Council’s Local 
Development Plan.  

10.3 The above does not preclude working jointly, where the opportunity arises, on gathering 
evidence and basing policies on this information and ensuring that the revised Eryri LDP 
is compatible with neighbouring authorities' LDPs’. Opportunities to undertake joint 
studies/evidence base development has already started with Gwynedd and Anglesey 
with a joint updated Strategic Flood Consequence Assessment as well as discussions 
on commissioning a joint Employment Land Review.  

10.4 It will also be important to consider the functional linkages and interdependencies of the 
communities in the National Park area and in the Gwynedd, Conwy and Powys local 
planning areas. It will be important to consider areas outside of the National Park and 
their influence on National Park communities in providing many essential services and 
facilities. It is also important to continue to collaborate with neighbouring authorities on 
issues faced in shared settlements that straddle the National Park boundary.  

10.5 Eryri National Park sits within the North Wales region, as identified within Future Wales. 
Future Wales expects the North Wales planning authorities to work together to plan for 
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regional issues in preparation of a Strategic Development Plan. It is envisaged that the 
process of preparing a SDP will result in regional collaboration to ensure that there is 
coherence between the Local Development Plan and the Strategic Development Plan 
in terms of strategy and vision for the local area and regionally. The North Wales CJC 
was established on 1st April 2021 and Eryri NPA is already supporting and contributing 
towards the set up cost. It is anticipated that there will be further opportunities to 
undertake certain evidence on a joint basis to ensure consistency in approach to aid 
with future policy development at a regional and local level. Work on the North Wales 
SDP is scheduled to commence during Summer 2023 and it is anticipated that the 

progress from commencement to adoption could take up to 5 years. 
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11 CONCLUSION 
 

11.1 The 3rd Annual Monitoring Report (2022) has highlighted that the Eryri LDP housing 
requirement figures are not being delivered. The housing requirement will need to be re-
considered to reflect the future needs of the Plan area. The distribution of the housing 
requirement through the Spatial Development Strategy will, therefore, also need to be 
reconsidered. 

11.2 Significant changes have occurred in the planning policy context particularly at a 
national level with the publication of Future Wales and updated editions of Planning 
Policy Wales. The LDP will need to be revised to reflect the emphasis within these 
documents on the principles of placemaking and sustainable development, including the 
National Sustainable Placemaking Outcomes.   

11.3 The environmental, social and economic impacts of the coronavirus have had far 
reaching consequences and raise significant issues for future policy making in Eryri. The 
pandemic has highlighted the importance of health and well-being, access to services, 
economic resilience, digital connectivity and the value of the natural environment. We’ve 
seen a renewed value placed on the provision of local services, local food chains, and 
local quality green space. The LDP review will need to ensure that people are able to 
live locally and that communities become more sustainable and resilient into the future.  
The LPA must also meet other duties and responsibilities, including those relating to the 
climate and nature emergencies.  

11.4 Changes will also be needed to individual policies to reflect the re-consideration of the 
strategy and to reflect updated national policy and guidance and relevant evidence. The 
revisions proposed in this Review Report are not considered to be definitive and further 
consideration will be given to the need to revise other LDP policies during Eryri LDP 
revision process to reflect changes in guidance and updated evidence. 

11.5 The Eryri LDP’s evidence base will need to be updated in line with the latest 
requirements of national planning policy and guidance to ensure an up to date and 
robust evidence base to inform the strategy, policies and proposals of the Replacement 
Eryri LDP.  

11.6 The LDP’s Sustainability Appraisal, including Strategic Environmental Assessment, and 
Habitat Regulations Assessment, together with other impact assessments, will need to 
be reviewed. 

11.7 The Authority will continue to work collaboratively with other LPA’s and explore further 
opportunities to undertake certain evidence on a joint basis to ensure consistency in 
approach to aid with future policy development at a regional and local level. 

11.8 To conclude, based on the LPA’s review of the LDP, it is considered that the Full 
Revision procedure is the most appropriate form of revision for the Eryri LDP. Due to 
the significance of the changes identified the Short Form Revision procedure which is 
much more focused and limited in scope could not be justified and is not considered 
appropriate.  
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APPENDIX 1: KEY STAKEHOLDERS 
 

Specific Consultation Bodies 
 

The Welsh Government  

The Planning Inspectorate  

Natural Resources Wales 

Network Rail Infrastructure Limited  

Secretary of State for Transport 

 

Adjacent Local Planning Authorities 

Gwynedd Council  

Conwy Council  

Ceredigion Council  

Powys Council  

Denbighshire Council 

 

Community and Town Councils 

 

Any person to whom the electronic communications code applies 

CTIL (on behalf of Vodafone and telephonica)  

MBNL (EE and Three) 

BT 

 

Any Person who own or controls electronic apparatus 

Arqiva 

 

Local Health Board 

Betsi Cadwaladr 

 

Electricity 

SP energy Networks & Wales and West Utilities  

National Grid 
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Gas 

National Grid 

 

Sewerage Undertaker 

Welsh Water  

United utilities 

 

Water Undertaker  

Welsh Water  

Severn Trent Water 

 

UK Government Departments   

Department for Climate and Energy Change  

MOD 

  

General Consultation Bodies 

 

Voluntary bodies, some or all of whose activities benefit any part of the Authority’s 

area 

Snowdonia Society 

Campaign for the protection of rural Wales  

Cymdeithas Edward Llwyd 

 

Equality groups including racial, ethnic or national groups 

Equality and Human Rights Commission  

North Wales Regional Equality Network  

Stonewall 

 

Different Religious groups  

Bangor Islamic Centre  

Wales Orthodox Mission  

Cytun 
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Bodies which represent the interest of Disabled People  

Meirionnydd Access Group  

Arfon Action Group 

Dwyfor Access Group  

Conwy County Voluntary 

Deaf Association North Wales  

North Wales Society for the Blind  

Disability Wales 

Equality and Human Rights Commission 

 

Groups which represent the interest of Elderly people 

Age Cymru 

Age Concern Gwynedd a Mon  

Age Concern North Wales Central 

 

Bodies which represent the interests of persons carrying on Business in the park 

Gwynedd Economy and Regeneration  

Conwy Regeneration service  

Federation of Small Businesses  

Menter Mon 

North Wales Business Club 

 

Bodies which represent the interests of Welsh Culture  

Welsh Language Commission  

Cymdeithas yr Iaith 

Menter Iaith Conwy  

Hunaniath  

Cymuned 

Urdd Gobaith Cymru  

Dyfodol i’r Iaith  

Cylch yr Iaith 

93



83 

 

  

Voluntary groups in the area 

Mantell Gwynedd 

Wales Council for Voluntary Action  

Conwy Voluntary Services Council  

Shelter Cymru 

Talsarn Community first Partnership area 

 

Local Members of Parliament and Welsh Assembly Members  

 

Others 

National Trust 

National Farmers Union  

Farmers Union Wales  

Visit Wales 

Council for National Parks  

Home Builders Federation  

Sports Council for Wales  

One Voice Wales 

North Wales Mountain Rescue Association 

Cwmpas 

 

Other consultees identified 

 

Access, Recreation and user groups 

• Snowdonia Access Fora (Northern and Southern) 

• British Mountaineering Council 

• Snowdonia mountain user groups 

• Plas y Brenin 

• Ramblers Association 

• Cyclist Touring Club 

• Fields in Trust 

• Snowdonia Active 
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Public Services 

• North Wales Police 

• Fire services 

 

Wildlife and landscape conservation 

• North Wales Wildlife Trust 

• Royal Society for the Protection of Birds 

• Woodland Trust 

• British Trust for Conservation Volunteers 

• Cymdeithas Ted Breeze 

 

Tourism 

• Small serviced Accommodation Forum for Wales 

• Association of Welsh agents 

• Wales Tourism Alliance 

• Mid Wales Tourism 

• North Wales Tourism 

• British Holiday and Home Parks Association Ltd 

• Betws y Coed and District Tourism Association 

• Caravan and Camping Club 

• Operators of tourist railway lines in North Wales 

• The Caravan Club 

• National Caravan Council 

 

Cultural Heritage 

• Arts Council for Wales 

• Yr Academi Gymreig 

• Conwy Valley Civic Society 

• Merched y Wawr 

• Cymdeithas Eisteddfodau Cymru 
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• Cymdeithas Llafar Gwlad 

• Cyfeillion Tan y Bwlch 

• Cymdeithas Hanes Amaethyddiaeth 

• Gwynedd Archaeological Trust 

  

Agriculture and forestry 

• Royal Forestry Society 

• Coed Cymru 

• Fountain Forestry 

• Flintshire/Scottish Woodlands 

• Pryor and Rickets Siviculture 

 

Education 

• Local primary and Secondary Schools 

• Local Colleges of further education 

 

Business 

• North Wales Economic Ambition Board 

 

Housing Local Partnerships 

• North Wales Rural Housing Enabler Service 

• Grwp Cynefin 

• North Wales Housing 

• Adra 

• Cartrefi Conwy 

• The Gypsy Council 

 

Local partnerships 

• Partneriaeth Dolgellau / Treftadaeth Dolgellau 
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Community groups 

• Local Community Groups 

 

Voluntary Sector 

• Seren Ffestiniog Cyf. 

• Antur Waunfawr 

• Dyffryn Nantlle 20:20 

 

Sustainable development 

• Centre for Alternative Technology 

• Ecodyfi 

• WRAP 

• Conwy Cynhaliol 

 

National Park Authority 

• SNPA managers and sections heads 

 

Energy 

• NDA 

• Magnox  

Public Transport 

• Green Key Partnership 

• Lloyds Coaches 

• Arriva 

Land Owners 

• Country Landowners Association 

• Crown Estate Commissioners 

Others 

• Design Commission for Wales 
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• Health and Safety Executive 

• Post Office Property Holdings 

• Young Farmers 

• Local News Papers 

• Papurau Bro 

• Mosaic 

• North Wales Chinese Society 
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APPENDIX 2: PROGRESS ON ALLOCATED HOUSING SITES 
Allocations Units 

Proposed 
Monitoring Progress (pre-app 

discussions / planning permission / 
completion) 

Land behind the Red Lion, Y Bala (80% 
open market, 20% affordable housing to 
meet local need). Release of 30 units up to 
2016 and, if built, the remaining 25 units 
from 2016 to 2022 

55 
 

Contact from landowner in 2021  
confirmed the  intention to sell the site to 
a developer. No further contact was 
received in 2022. Comments have been 
received from Dwr Cymru that  the 
capacity available at Bala Wastewater 
Treatment Works (WwTW) to accept 
further growth is limited and that a capital 
scheme for upgrading Bala WwTW is 
under consideration. The required 
infrastructure improvements could also be 
progressed by way of developer 

contributions made via a S106 
Agreement. Formal pre-application 
enquiry submitted to the Authority 
(January 2019) outlining site layout and 
proposed plans. 

Land at Cysgod y Coleg, Y Bala (100% 
affordable housing to meet local need) 

10 30 units completed 2012-13. Planning 
permission granted in June 2020 for the 
construction of 9 affordable dwellings (3 
two bedroomed bungalows and 6 two bed 
houses). Works have commenced on 
site. (Site completed and occupied during 
the 2022-23 monitoring period) 

Land adjacent to Pentre Uchaf, Dyffryn 
Ardudwy (100% affordable housing to meet 
local need) 

10 The Rural Housing Enabler has 
undertaking a needs survey for Dyffryn 
Ardudwy. 
The landowner, Adra, submitted a pre-

app during 2021-22. Constraints from 
flood zones and protected species may 
limited development of the site to 2-3 
units. A need for units for large families 
has been identified.  

Land adjacent to Capel Horeb, Dyffryn 
Ardudwy (50% open market, 50% affordable 
housing to meet local need) 

5  Planning permission has been refused 
for two open market dwellings on the site 
as it did not comply with the ELDP 
affordable housing policy. 

Former Primary School, Aberdyfi (100% 
affordable housing to meet local need). 

6 Planning permission has been granted for 
11 units on site which includes 4 flats. 
Work  completed and the units are 
occupied. 

Llanfrothen (100% affordable housing to 
meet local need) 

6 This is a new allocation within the ELDP 
2016-31.  Adra foresee the site being 
completed by 2027/28. A housing needs 
survey has been undertaken by the Rural 
Housing Enabler. Additional costs relating 
to excavations and drainage have been 

identified. A planning application for 8 
affordable units was submitted in 
November 2022.  
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Dolgellau (100% affordable housing to meet 
local need) 

15 This is a new allocation within the ELDP 
2016-31. The landowner, foresee the site 
being completed by 2026/27  A housing 
needs survey has been undertaken by 
the Rural Housing Enabler. Additional 
costs relating to excavations and 
drainage have been identified.  

Llanuwchllyn (100% affordable housing to 
meet local need) 

7 Land in the ownership of Grwp Cynefin 
Housing Association. They foresee the 
site being completed by 2030/31.   

Land adjacent to Lawnt y Plas, Dinas 
Mawddy (100% affordable housing to meet 
local need) 

6 This is a new allocation within the ELDP 
2016-31.  Site owned by Adra. They 
foresee the site being completed by 

2030/31.   
Trefriw, land next to Ty Capel Peniel (50% 

open market, 50% affordable housing to 
meet local need) 

5  Owner stated an intention to develop 

within 5 years from the submission of the 
candidate site. No contact received from 
owner since 2016.  

Dolwyddelan (100% affordable housing to 
meet local need) 

6 This is a new allocation within the ELDP 
2016-31.   Intention to develop site 
following internal consultations by owner, 
Natural Resources Wales. 
 

Land adjacent to Penyrhwylfa, Harlech 
(67% open market, 33% affordable housing 
for local need) 

24 This is a new allocation within the ELDP 
2016-31. The landowner has stated that 
12 units are foreseen to be completed by 
2025. A housing needs survey has been 
undertaken by the Rural Housing Enabler 

Llanegryn (50% open market, 50% 
affordable housing to meet local need) 

8 Landowner has been in discussion with 
the Rural Housing Enabler who have 
completed a Housing Needs Survey for 
the community.  

Land adjacent to Bryn Deiliog, Llanbedr, 
(100% to meet local need) 

6 This is a new allocation within the ELDP 
2016-31. The site is foreseen by the 
landowner, Adra, to be completed by 

2028/29.   
Land adjacent to Bro Prysor, Trawsfynydd, 

(100% to meet local need) 
10 This is a new allocation within the ELDP 

2016-31. The site is foreseen by the 
landowner, Adra, to be completed by 
2029/30.  A housing needs survey has 
been undertaken by the Rural Housing 
Enabler 

Land adjacent to Maesteg, Pennal (100% 
affordable housing to meet local need) 

5 This is a new allocation within the ELDP 
2016-31. The site is foreseen by the 
landowner, Adra, to be completed by 
2022/23. Rural Housing Enabler has 
completed a housing needs survey. A 
planning application was submitted during 
2021/22 for 5 units; permission awaits the 
signing of a S.106 agreement.  

Total 184  
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APPENDIX 3: SUSTAINABILITY APPRAISAL MONITORING (SA) 
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Ref Comment Ques�on 
Number 

Subject Name Surname Organiza�on Officer Summary Officer Response 

001 1 1 Housing/ 
Welsh 
Language 

Lis Pugh CC 
Llanuwchllyn 

Applica�ons for new housing should be 
approved on the basis of local demand, 
demand should be determined through 
constantly updated data. Emphasizing 
the need for houses to buy and rent for 
the local market and the importance of 
protec�ng the Welsh language as a 
community language. 

Noted and agree. An ini�al analysis 
of house prices, income, second 
homes and holiday accommoda�on 
data for the Na�onal Park area 
suggests that ELDP policies should 
consider focusing on achieving 
accessible local market housing and 
affordable housing to ensure the 
long-term viability of Eryri's local 
communi�es and to protect Welsh 
languages' interests. 

The Housing Authori�es will prepare 
a new Local Housing Market 
Assessment by 2024, which will be 
important evidence, together with 
the Rural Housing Enabler's local 
needs assessments and the Tai Teg 
housing register 

001 2 2 Housing Lis Pugh CC 
Llanwuchllyn 

Agree that there is a need for new 
measures to control the housing 
market due to an increase in second 
homes/holiday homes. 

Noted. 

001 3 2 Housing/ 
Tourism 

Lis Pugh CC 
Llanwuchllyn 

Agree that benefits from the tourism 
industry should outweigh the 
disadvantages, need to consider this 
constantly 

Agree. The impact of the tourism 
industry on the Na�onal Park and its 
communi�es will be a significant 
factor in revising and drawing up the 
LDP. 

ITEM NO. 7.0 - APPENDIX II
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001 4 3 Sustainable 
Communi�es  

Lis Pugh CC 
Llanuwchllyn 

Agree on 'the need for people to be 
able to live locally'. Agree that smaller 
developments should be allowed in 
rural areas on condi�on that they 
strengthen the cultural and social fabric 
of the area. Need to consider the 
effects of larger developments on 
communi�es. 

Agree 

001 5 4 Housing Lis Pugh CC 
Llanuwchllyn 

All development should be 
propor�onate to the need/demand in 
that area. Agree that there should be a 
move away from the 'random' 
developments. 

Agree; the Plan will need to ensure a 
sustainable hierarchy of setlements 
as a basis for providing 
developments and services in the 
Na�onal Park.  
 

001 6 5/6 Welsh 
language 

Lis Pugh CC 
Llanuwchllyn 

Emphasize the considera�on of the 
impact of each policy and development 
on the Welsh language. Propose the 
use of independent linguis�c 
assessments for any significant 
development. 

Agree. As part of the review process, 
the impact of each policy on the 
Welsh language will be assessed, and 
the impact of the strategy will also 
form part of the Assessment. 
 
Will consider the ability of reques�ng 
an independent linguis�c 
assessments on significant 
developments further as part of plan 
revision and future Supplementary 
Planning Guidance update.  

001 7 10 General Lis Pugh CC 
Llanuwchllyn 

Agree with the need to protect 
Communi�es as this should be a 
considera�on in every policy and 
development. 

Agree. 
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001 8  Housing Lis Pugh CC 
Llanuwchllyn 

A �me limit should be placed on sites, 
to avoid other developments being 
blocked if the site is le� for a long 
period. 

The Planning Act does not enable a 
�me limit to be placed on the 
development of a site with planning 
permission 

001 9 10 Tourism Lis Pugh CC 
Llanuwchllyn 

We believe that tourism developments 
need to be assessed on the basis of 
quality rather than numbers 'quality 
not quan�ty'. 

Agree. It is important to ensure that 
the LDP enables and promotes good 
quality and sustainable 
developments to be able to protect 
and improve the special quali�es of 
the Na�onal Park. This will be the 
priority when reviewing and drawing 
up the LDP. 

001 10 2 Historical 
Environment  

Lis Pugh CC 
Llanuwchllyn 

It should consider the well-being of the 
wider community in every policy and 
decision, this includes protec�ng the 
environment and historic buildings 

Agree. The purposes of the Na�onal 
Park provide a clear statement of 
statutory responsibili�es and the role 
of Na�onal Park Authori�es. These 
are: 
1. Protect and enhance the natural 
beauty, wildlife and cultural heritage 
of the area, 
2. Promote opportuni�es for the 
public to understand and enjoy the 
'Special Quali�es' of the area. 
In addi�on to these purposes, it is 
the duty of the Authority to advance 
these purposes to: 
3. Seek to foster the economic and 
social well-being of local 
communi�es in the Na�onal Park. 
As stated, the conserva�on and 
enhancement of the cultural heritage 
is a factor of the greatest importance 
when considering development 
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within or adjacent to these special 
areas. This duty is not only to protect 
and improve these special features, 
but also to promote awareness and 
understanding to ensure the value of 
these special features for future 
genera�ons to enjoy as well as 
fostering the economic and social 
well being of the communi�es local. 
This will be a key factor in reviewing 
the policies and strategy of the LDP. 

         

002 1 1 Public health Aled Hughes Public Health 
Wales 

Propose we look at WHIASU's work - 
specifically in the context of post-
pandemic planning, climate change and 
flood risk. 
WHIASU – Welsh Health Impact 
Assessment Support Unit 

Noted. A Health impact assessment 
will be completed as part of the 
replacement plan process and we 
will have a look at the work of 
WHIASU as part of this process. 

002 2 5 Public health Aled Hughes Public Health 
Wales 

Considera�on should be given to local 
work that is going on e.g. in the Friog 
community where CG and Betsi 
Cadwaladr have commissioned a 
Health Impact Assessment - something 
possible to add to the evidence. 

Noted. We will keep this study in 
mind and try to contact the person 
who was part of the work in order to 
discuss further. 

002 3 6 Public health Aled Hughes Public Health 
Wales 

HIA's should be considered if/when 
appropriate. 

HIA (Health Impact Assessments) will 
be carried out as part of the 
replacement plan process, along 
with an Equality Impact Assessment, 
Welsh Language Assessment etc.. 
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003 1 1 Employment Owen 
Gwilym 

Thomas  Possible for employers and former 
leading employers in the area to give 
input in terms of employment? 

Noted. There are representa�ves of 
business groups included within the 
Community Involvement Scheme. 
We will ensure that the wider 
business community is kept in mind 
when revising the Plan 

003 2 3 Employment Owen 
Gwilym 

Thomas  Need to give priority to employment - 
seeing current planning policies as a 
barrier for poten�al investors. Hoping 
for a different approach when 
reviewing the plan. 

The Local Development Plan (and the 
employment policies) have been 
drawn up to support the local rural 
economy, while protec�ng the 
environment, landscape and local 
popula�on. The Annual Monitoring 
Reports showed that the number of 
jobs and employment units has 
gradually increased from year to year 
and that there have also been no 
concerns raised in terms of missing 
targets. The current economic policy 
has been drawn up to facilitate and 
promote appropriate economic 
developments and no concerns have 
been raised from the annual 
monitoring that it hinders 
developments. 
As stated in the Review Report (page 
7), work is being undertaken jointly 
with Gwynedd and Anglesey Council 
in order to look at reviewing and 
assessing the provision of 
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employment land within the 
Na�onal Park. This work will assist us 
in forming an evidence base for 
revising the Local Development 
Plan’s employment strategy. The 
work will help the Authority to 
decide what changes to make to the 
current policies, and if con�nuing to 
protect employment sites is the way 
forward or if there is a need for 
addi�onal sites within the Na�onal 
Park 

003 3 9 Welsh 
Language / 
Employment 

Owen 
Gwilym
  

Thomas  Need to increase the number of posts 
in order to be able to protect the 
language - the review should reflect 
this. 

See above comment 

003 4 10 Tourism Owen 
Gwilym 

Thomas  APCE and Gwynedd Council do not 
work together. 
See the possibility of raising tourism tax 
and the higher premiums on second 
homes as harmful to the area and the 
tourism industry. 

The Authority and Gwynedd Council 
work together on several topics 
including Housing issues, the Historic 
and Natural Environment, Tourism 
and the Economy etc and will 
con�nue to work closely in 
developing the evidence base and in 
the process of revising the LDP.  
 
The Authority doesn’t have powers 
in rela�on to tourism tax and 
premiums. 

        •  
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004 1 4 Employment Hannah Gray Magnox/NDA See atached leter. NDA/Magnox wish 
to discuss and review Strategic Policy B 
in order to go along with their plans. 

Update Policy 27; Eryri Enterprise 
Zone - As noted in the Review 
Report, the Authority will re-examine 
this policy as part of the review, 
ensuring that we are in line with the 
latest policies and guidelines on the 
text. 
As noted in your comment, 
discussions have begun with 
Magnox/Avison Young regarding the 
Planning Framework and that will 
con�nue over the coming months. 
There is a possibility that these 
discussions can help to review and 
change the current policy, and also 
get new suppor�ng papers. 
 
Strategic Policy B – As noted in the 
Review Report, it is considered that 
this policy is being implemented 
effec�vely. We note your comments 
regarding PPW 11 and we would 
hold discussions with the Welsh 
Government during the review 
process to ensure that the wording 
of Policy B reflects the current 
situa�on. 
 

004 2 5 Employment Hannah
  

Gray Magnox/NDA See atached leter. We would like to 
see a background paper relevant to 
Nuclear decommissioning as part of 
the evidence for the new Plan. 

Noted. Crea�ng a background paper 
about this topic could be useful in 
order to ensure correct 
developments and formalize the 
process on this site 
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005 1 2 Transport   Network Rail Need to consider 'level crossings' when 
developing Ac�ve Travel Plans. Any 
transport development that uses level 
crossing should be refused if no 
consulta�on with Network Rail has 
taken place - any increase in risk needs 
to be assessed by a transport 
statement. We ask the planning 
authority to make mandatory 
assessments through a transport 
statement if there is an increase in the 
use of level crossings. 
Suggest wording similar to the below 
for relevant sites: 
"Assess through a transport statement 
and provide any required 
improvements to level crossings where 
development could lead to a significant 
increase in the use of a level crossing by 
pedestrians and/or vehicles, in 
consultation with Network Rail". 

Noted. 

005 2 7 Transport   Network Rail In accordance with paragraph 7.7, the 
impact of development on railway 
infrastructure should be considered in 
consulta�on with Network Rail if 
relevant. 

Noted. 
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006 1 1 Public Health Guto Gwyn Bwrdd Iechyd 
Betsi 
Cadwaladr 
Health Board 

Perhaps you should refer to recent 
infla�on and increases in the cost of 
living - the knock-on effects of this on 
the health of the popula�on and the 
local economy. 

Agree to add reference to infla�on 
and increase in living costs in chapter 
4 of the Review Report. 

006 2 2 Public Health Guto Gwyn Bwrdd Iechyd 
Betsi 
Cadwaladr 
Health Board 

Reference should be made to the “Live 
Healthy, Stay Healthy” Strategy. The 
Health Board's 10-year strategy was 
updated in 2021 to help people 
manage their health and wellbeing. 

Noted. This will be added to sec�on 
5 of the Review Report 

006 3 7 Public Health Guto Gwyn Bwrdd Iechyd 
Betsi 
Cadwaladr 
Health Board 

It would be useful to find out what 
would be the best ways for the Health 
Board to support the Plan in prac�ce. 

We would consult with the Health 
Board (and everyone else on our 
contact database) at various stages 
and different stages of the review 
process. Receiving comments and 
any possible guidance from the 
Health Board on specific steps would 
be very useful. 

         

007 1 1 Housing Jones Mostyn Llanrwst Town 
Council 

Suggest that APCE take steps to 
encourage housing developers to the 
area e.g designate bulky housing sites - 
in order to increase the number of 
affordable proper�es available. 
 

There are no regional house builders 
ac�ve in the market in the Na�onal 
Park area, and there is no pressure 
from them to provide land for 
housing. The regional house builders 
focus on larger towns that lie beyond 
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“the Commitee think it reasonable to 
suggest that the Authority take steps to 
incen�vise regional house builders to 
become ac�ve in this area, such as 
alloca�ng large alloca�ons for 
development. Please note that we 
would like the focus of the building 
work to be on affordable and social 
housing”. 

the Na�onal Park boundary. The 
housing market in the Na�onal Park 
is localised in nature, relying on small 
local builders and self-build projects 
on small sites.  Large alloca�ons have 
been included in the current plan but 
have yet to be developed by the 
private sector. Private sector 
development has not brought 
forward affordable housing in any 
significant numbers. The Authority 
will undertake a plan wide viability 
assessment of housing policies which 
will analyse what propor�on of 
housing development can be 
affordable. Both Gwynedd and 
Conwy Local Housing Market 
Assessment will also be taken into 
considera�on when revising the 
Plan. The reduc�on in house building 
in recent years cannot be solely 
atributed to the ELDP policies as 
wider economic factors have had a 
significant impact.   

Alloca�ons must be supported by 
robust evidence on delivery, phasing, 
infrastructure requirements and 
viability. A large housing alloca�on 
will only be suitable if a developer 
can demonstrate these factors. Large 
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alloca�ons must be assessed 
carefully for linguis�c impacts upon a 
setlement, and the setlement 
hierarchy ensures developments are 
commensurate to the size of the 
setlement. 

Housing associa�ons have delivered 
the majority of affordable housing 
over recent years within the Na�onal 
Park. The size their developments 
will be tailored to an iden�fied need  
in the area of the development. It is 
agreed that focus should be on 
delivering affordable and social 
housing.  
 
Also addressed by amended 
paragraph 7.42 of the Review Report  
 
  
 

007 2 1 Housing Jones Mostyn Llanrwst Town 
Council 

Disagree with the statement in 4.21. 
Propose that the reason for the 
(projected) reduc�on in households 
with children is SNPA's failure to 
provide affordable property. Lower 
housing unit projec�ons with the 
poten�al to worsen the situa�on 
further and lead to more than 41.8% of 
households with only one resident. 
 

Popula�on projec�ons provide an 
essen�al baseline scenario which 
must be taken into account when 
calcula�ng the housing requirement 
of a local development plan’ along 
with other evidence such as housing 
and local need assessments. Housing 
requirements must also consider a 
range of other factors such as past 
build rates, percentage of Welsh 
speakers etc. Delivery will be 
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Disagree with lowering housing unit 
projec�ons - "defea�st trajectory". 
Increasing the number of affordable 
proper�es is essen�al for ensuring 
sustainable communi�es and 
protec�ng the Welsh language. 

constrained by supply factors such as 
capacity (social, physical; 
environmental, cultural), land values, 
infrastructure, flooding, phosphates, 
changes in demographics, household 
numbers migra�on etc. These supply 
factors will reduce the amount that 
can be delivered and will be reflected 
in the final housing requirement.  
The current plan’s housing 
requirement is not being met largely 
due to wider economic factors. The 
majority of alloca�ons in the current 
plan have not been developed, 
despite the ELDP policies  being 
suppor�ve. Input from developers 
suggests that economic factors are a 
significant factor in not developing 
alloca�ons and sites with planning 
permission.  An unrealis�cally high 
target not in line with household  
projec�ons that will not be met will 
serve no useful purpose. If the target 
for the revised plan were to be 
lowered to reflect need and 
evidence, it will s�ll be aiming for 
significant numbers of housing. The 
Authority unlikely to be proposing a 
housing requirement figure based on 
the low household projec�ons 
figures reflected in the 2018 based 

113



   
 

   
 

household projec�ons alone. The 
na�onal park household projec�ons 
will be a star�ng point and the needs 
of local communi�es, along with the 
considera�on referred to above will 
be necessary.  Housing growth must 
be realis�c, based on evidence, 
viability assessments, need 
assessments, the LHMA, and linked 
with economic growth.  

It is agreed that affordable housing is 
required for thriving, sustainable 
Welsh language communi�es and 
policies will seek to ensure they are 
delivered.  The Authority will seek to 
encourage and facilitate house 
building by working with 
stakeholders to deliver affordable 
housing.   
 
Paragraph 4.21 amended for 
clarifica�on.   

 
 

007 3 1 Housing Jones Mostyn Llanrwst TC The availability of houses to rent is less 
than before. According to a report for 
Conwy Council demand is higher due to 
more 'evic�ons' in the private sector - 
suggest that this, linked to higher 
interest rates and changes to the 
'ren�ng homes Wales act' are the 

Noted. The Authority collaborates 
with the Housing Authori�es, who 
produce LHMA, with informa�on and 
an assessment of the rental market. 
Reference to the Act added to 
Paragraph 4.16   

114



   
 

   
 

reasons for the lack of property, rather 
than homes being used as holiday 
accommoda�on. Sugges�ng that APCE 
review the situa�on. 

007 4 1 + 7 Housing Jones Mostyn Llanrwst Town 
Council 

4.17 – disappointed that a solu�on to 
the problem of car parking has not 
been presented. See Llanrwst as a 
suitable loca�on for some kind of 
transport plan e.g. Park and Ride for 
visitors from the A470. This can help 
take pressure off towns like BYC. 
Glasdir Car Park has been iden�fied as 
a suitable site by the Town Council. 

Parking op�ons will be considered as 
part of a transport strategy for the 
Na�onal Park and will also be part of 
Cynllun Eryri’s remit. There is 
poten�al for sites outside the 
Na�onal Park boundary to contribute 
to the strategy, although they will 
not be subject to Eryri LDP planning 
policies.  

007 5 1 Tourism Jones Mostyn Llanrwst Town 
Council 

4.18 – Considering the increase in 
campervans and irresponsible wild 
camping, we ask SNPA to reconsider 
allowing new camping sites and 
caravans and to consider charging 
visitors who stay in 'lay-by's'. 

The impact of the tourism industry 
will be taken into account when 
reviewing and drawing up the plan. 
This will be done by weighing up the 
evidence before reaching an 
informed and balanced conclusion 
on the strategy regarding the 
increase in campervans and wild 
camping. Historically, studies have 
stated that allowing new camping 
sites and caravans would have a 
detrimental effect on the special 
quali�es leading to the criteria and 
text of Development Policies 22 and 
23 of the current plan. Evidence will 
therefore be a key factor in reviewing 
these policies. In terms of charging 
visitors who stay in laybys, this is this 
sits beyond planning powers and 
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may be more relevant for Cynllun 
Eryri and partners to consider 

007 6 2 Conserva�on 
Areas 

Jones Mostyn Llanrwst Town 
Council 

5.97 – Agree but believe that historic 
buildings are not adequately protected 
in the Llanrwst conserva�on area. I 
would like to see help (financial if 
possible) given to people who cannot 
afford the maintenance of their homes 
if they are listed buildings. 

With the town of Llanrwst si�ng on 
the border of the Na�onal Park, and 
with the Conserva�on Area si�ng 
en�rely within Conwy Council's Local 
Planning Authority area, the 
Authority is not a statutory consultee 
on planning applica�ons within 
Llanrwst Conserva�on Areas and 
have no powers to intervene.  

         

008 1 1 Environment Rhys Jones Natural 
Resources 
Wales 

More stringent targets on phosphate 
levels in rivers need to be included as 
part of the evidence. 

Noted. When undertaking work 
rela�ng to phosphate during the 
review period, and upda�ng the 
evidence base, we would liaise with 
NRW and other organiza�ons to 
ensure that requirements rela�ng to 
phosphate are met and achieved. 

008 2 3 Environment Rhys Jones Natural 
Resources 
Wales 

Welcome that the effect of phosphate 
levels on SAC's Rivers has been 
iden�fied as an important issue to be 
considered in the review of the Plan. 

Noted. Work has already been 
carried out by the Park Authority in 
terms of looking at which areas there 
is a possible impact. We are currently  
looking at work undertaken by 
Wrexham County Council's regarding 
phosphate to learn from best 
prac�ce elsewhere.  
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008 3 5 Environment Rhys Jones Natural 
Resources 
Wales 

In terms of further evidence to 
consider - this should include evidence 
from Nutrient Management Boards, 
relevant land management sources and 
waste water treatment works. Also 
sugges�ng solu�ons based on the 
'catchments' e.g. 'nutrient calculator' 
among other op�ons. 

Noted. Much like the previous 
comments, when we undertake work 
related to phosphate during the 
review period, and update the 
evidence base, we would contact 
NRW and other organiza�ons to 
ensure that requirements regarding 
phosphate are met and reach them 
(along with evidence from Nutrient 
Management Boards). It will also be 
important to have regular 
discussions with Dwr Cymru. 

008 4 7 Environment Rhys Jones Natural 
Resources 
Wales 

4 SAC Rivers within the Park, 
collabora�on with neighbouring 
authori�es and the Nutrient 
Management Boards is crucial. 

We have started the process of 
collabora�ng with other 
organiza�ons on this topic and that 
will con�nue throughout Plan 
revision 

         

009 1 1 Housing Gareth Bayley-
Hughes 

ADRA 3 more points to consider for the 
review: 
1. Unstable economic situa�on 
Higher interest rates etc are likely to 
have an impact on the affordability of 
new developments - need to be 
considered when deciding on the 
targets of the new Plan. 
 
2. Cost of living/ housing affordability 
People's ability to buy new homes 
needs to be considered, especially 

1. Agree. 
2. Agree. Evidence from the 

LHMA along with the 
viability assessment of the 
scheme is important. 

3. The Authority will not be 
responsible for tourism tax 
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when deciding on the Scheme's 
affordable housing targets. Who will be 
able to buy the property is going to 
affect the type of property needed etc. 
Second homes and high private rental 
costs are exacerba�ng the 
unaffordability of property in the area. 
3. Tourism Tax 
Many possible effects e.g. numbers of 
visitors in general affec�ng businesses, 
a possible increase in buying second 
homes to avoid tourism tax and an 
increase in airbnb's as tourism tax is 
not mandatory in their model - (not 
sure if this is correct ??). 
 

009 2 2 Housing Gareth Bayley-
Hughes 

ADRA Also need to consider the Development 
Plan/Strategies of the housing 
associa�ons as well as those of the 
local authori�es (Gwynedd and Conwy 
in this case). 

Agree. Review Report amended to 
reflect this (paragraph 5.105). 

009 3 2 Environment Gareth Bayley-
Hughes 

ADRA Consider advice from NRW when 
dealing with nature conserva�on and 
the effects of development on 
phosphate levels. 

Noted. We would consult on a 
number of stages during the review 
process and NRW's comments will be 
important when dealing with topics 
such as nature conserva�on and 
phosphate/developments 

009 4 7 Housing Gareth Bayley-
Hughes 

ADRA Opportuni�es for APCE to collaborate 
more closely with social housing 
providers on their strategies/plans. 
There should be 
collabora�on/consulta�on with small 
contractors with a history of 

Agree.  
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comple�ng smaller developments in 
the area, as well as with land of 
daredevils in order to iden�fy suitable 
sites. 

009 5 8 Housing Gareth Bayley-
Hughes 

ADRA Agree that a review is needed. LDP has 
o�en been an obstacle for social 
housing providers, it is possible to 
increase provision if some policies are 
revised/relaxed. 

The LDP is suppor�ve of affordable 
housing and several housing 
associa�on sites have been allocated 
in the current plan. It will be 
necessary to con�nue the dialogue 
and consider which elements of the 
ELDP policies are seen to be an 
obstacle for Housing Associa�ons to 
the development of affordable 
housing. 

009 6 9 Welsh 
language 

Gareth Bayley-
Hughes 

ADRA The job opportuni�es that come by 
allowing more developments would 
enable young people to stay in the 
area, in the same way increasing the 
provision of affordable housing for local 
people would enable Welsh speakers to 
stay in the area. 

Acknowledge the job opportuni�es 
provided by housing developments 
and agree with the need to provide 
affordable housing to enable Welsh 
speakers to stay in the area.   

         

010 1 1 Tourism Rebeca Jones Cyngor 
Gwynedd 
Council 

4.19 - Want to con�nue discussions 
about providing 'aires' for campervans 
within the Park and wish us to take this 
subject into considera�on when 
reviewing policies. CG has received 
inquiries regarding car parks in 
Dolgellau and Bala. 

The pressure and impact of the 
tourism industry will be taken into 
account when revising and drawing 
up the plan. This will be done by 
weighing up the evidence before 
reaching an informed and balanced 
conclusion on the strategy regarding 
the increase in campervans and wild 
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camping. Historically, studies have 
stated that allowing new camping 
sites and caravans would have a 
detrimental effect on the special 
quali�es leading to the criteria and 
text of Development Policies 22 and 
23 of the current plan. Evidence will 
be a key factor in revising these 
policies as well as learning from the 
experiences of other areas. The input 
of communi�es to the process will 
be very important. It will also be 
necessary to con�nue to ensure that 
we protect and improve the special 
quali�es of Eryri. 

010 2 2 General Rebeca Jones Cyngor 
Gwynedd 
Council 

Gwynedd Council's 2023-2028 Plan 
should be an important considera�on 
for part 5 of the report. 

Agree that it is necessary to include 
Gwynedd Council's Plan 2023 - 2028 
in part 5 of the Review Report and to 
consider the 7 priority areas when 
revising the Plan. 

010 3 4 Environment Rebeca Jones Cyngor 
Gwynedd 
Council 

Part 7, specifically the part which 
relates to Protec�ng, Improving and 
Managing the Natural Environment. 
This part should refer more to the 
impact of climate change on 
communi�es, land use (especially in 
areas with flood risk). 
 
Need to pay aten�on to the Shoreline 
Management Plan (SMP2) which 
suggests policy changes in vulnerable 
areas (beyond the new flood maps). He 
can iden�fy these changes while 

Noted 
Officers from the Na�onal Park will 
meet with officials from Cyngor 
Gwynedd Council/Ymgynghoriaeth 
Gwynedd Consultancy soon in order 
to discuss the Shoreline 
Management Plan and understand 
what the implica�ons are for 
Gwynedd Council and possibly the 
Park as a result of this. The Plan has 
been men�oned and discussed 
within par 5.33 of the Review Report 
and the Plan will con�nue to be 
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reviewing the plan to prevent 
developments that will be contrary to 
the SMP. 

considered when revising the Eryri 
Local Development Plan 

010 4 5 Tourism Rebeca Jones Cyngor 
Gwynedd 
Council 

Asked if there is an inten�on to 
prepare/update a tourism paper? As 
there is no reference to this field in the 
list in part 8. 

The lack of reference to reviewing 
the Tourism Background Paper is an 
oversight and this will be rec�fied in 
the final Review Report. 

         

011   Tre�adaeth   Cyngor Tref y 
Bala 

Agree with all Llanuwchllyn's 
comments. Important to maintain the 
heritage area and ensure consistency in 
the implementa�on of the 
rules/policies. It has been noted that 
the phosphates problem is currently 
impeding development. 

Agree with the importance of 
maintaining the conserva�on area 
and ensuring consistency. The 
Authority will need to con�nue to 
work with partners to consider 
phosphate issues in the area 

         

012   Cyffredinol   Cyngor 
Cymuned 
Llangywer 
 

Agree with all Llanuwchllyn's 
comments. Think it's necessary to re- 
consider the 'commuted sum 
payments' situa�on and the benefit it 
brings to the area. 

Noted; Housing policies will be re-
considered, including affordable 
housing contribu�ons and 
commuted sums. 
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Rhif Eitem / 
Item No. 

Cyfeirnod / 
Reference No. 

Disgrifiad / Description. Swyddog Achos / 
Case Officer 

NP5/62/423 Newidiadau i’r fynedfa bresennol i 
Coed Hafyd y Bryn i gynnwys lledu’r 
fynedfa o 3.3m i 4.2m, Coed Hafod y 
Bryn, Llanbedr  Alterations to existing 
access to Coed Hafyd y Bryn to 
include widening the access from 
3.3m to 4.2m, Coed Hafod y Bryn, 
Llanbedr 

Aled Lloyd 

 ITEM NO. 8.0
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Summary of the Recommendation: 
To GRANT Planning Permission with the following conditions 

• Standard time condition
• In accordance with the Plans
• Ecology

Reason(s) Application Reported to Committee 
Scheme of Delegation 

Application on land owned by Snowdonia National Park Authority. 

Land Designations:    
Open countryside 
Public Footpath through site 
Meirionnydd Oakwoods and Bat sites SAC 
Ancient Semi-Natural Woodland 

Habitats Regulations Assessment (HRA): 

The proposed development site boundary overlaps with that of the 
Meirionnydd Oakwoods Bat Sites SAC. The European site supports a range 
of qualifying features comprising types of woodland, heath and aquatic 
vegetation, otter and lesser horseshoe bats. 

As the ‘Competent Authority’ for the purposes of the Conservation of Habitats 
and Species Regulations 2017 this Authority is required to undertake a Habitats 
Regulations Assessment. 

Snowdonia National Park Authority 
– Planning & Access Committee

Date: 28-Jun-2023 

Application Number: NP5/62/423  Date Application Registered: 13/07/22 

Community: Llanbedr Grid Reference: 258783 326491 

Case Officer: Mr Aled Lloyd Location: 
Coed Hafod y Bryn, Llanbedr 

Applicant: Description: 
Awdurdod Parc Cenedlaethol Eryri 
Swyddfa'r Parc 
Penrhyndeudraeth 
LL48 6LF 

Alterations to existing access to Coed 
Hafod y Bryn to include widening the 
access from 3.3m to 4.2m 

  

ITEM NO. 8.1
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From the information provided within ‘Coed Hafod y Bryn, Woodland 
Management Plan, 2017 – 2022’ dated December 2016, it is concluded the 
proposals are to facilitate the future management of the SAC in a proactive 
manner. Therefore, they are deemed necessary to the management of the SAC 
removing the requirement to carry out an HRA 
 
Site Description 
 
Coed Hafod y Bryn is accessed from the village of Llanbedr, being 
approximately ½ from the centre of the village and accessible from a single 
lane. 
 
Coed Hafod y Bryn is owned by Snowdonia National Park and managed by 
The Friends of Llanbedr Woodland - a group of volunteers. The woodland of 
6.6 hectares includes oak, Spanish chestnut, maple, ash and birch trees. 
 
A native broadleaved woodland whose canopy is dominated by oak. The land 
slopes to the north-west, locally steeply. There are areas of boulders and 
occasional rock outcrops. Holly is a major component of the understorey. The 
ground flora is dominated by bramble. 
The wood lies at the western end of a series of extensive interconnected 
woodlands that lie along the Artro valley. The neighbouring land to the north 
and west has a residential character and the woodland is well used by local 
residents; farmland adjoins to the south and east.  
 
Proposed Development: 
 
The proposal is to  extend the existing vehicular access to Coed Hafod y Bryn 
by widening the access from 3.3m to 4.2m to allow for safer access to 
manage the woodland. 
 
Relevant Planning Policies – Eryri Local Development Plan (2016-2031) 
 
Policy No. Policy 
SP A National Park Purposes and Sustainable Design  
DP 1 General Development Principles 
DP 2 Development and the Landscape 
SP D Natural Environment 
DP 6 Sustainable Design and Materials 

    
Consultations: 
 
Llanbedr Community Council  No response  
Natural Resources Wales No objection 

 
Gwynedd Highways No objection, subject to a condition to 

prevent surface water from within the 
curtilage of the sites to discharge onto 
the county highway. 
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Ecology No objection – Conditions 
recommended in relation to the removal 
of the stone wall, vegetation clearance 
must take place outside of the bird 
nesting season, March to August. 
Established best practise guidance 
adhered to.  

 
Response to Publicity: 

 
The application has been publicised by way of a site notice, and notification 
letters to 6 residential properties surrounding the site. 
 
No representations had been received. 

1. Assessment 
 
 Principle of Development 
 
1.1 When determining planning applications regard is to be had to the 

adopted Eryri Local Development Plan (ELDP) 2016-2031; the 
determination shall be made in accordance with the plan unless 
material planning considerations indicate otherwise. 

 
1.2 In order to protect and enhance the Landscape of the National Park, 

whilst also proving wider benefits to the local economy, it is vital that all 
development is unobtrusive and does not cause any significant harm to 
the Special Qualities and visual amenities of the Park or any designated 
sites. For this proposal, consideration should be given to the 
requirements of Strategic Policy D: Natural Environment, Development 
Policy 2: Development and the Landscape and the principles of Strategic 
Policy A: National Park Purposes and Sustainable Development.  

 
1.3 The proposal will allow the woodland to be managed more effectively 

and there will be no harm to protected species and the inclusion of 
biodiversity enhancement is welcomed.  

 
1.4 Based on the policy context outlined above the principle of the 

development is considered acceptable.  
 
2.0 Planning Assessment. 
 
2.1 This proposed development comprises alterations to the existing 

access to Coed Hafod y Bryn to include widening the access from 3.3m 
to 4.2m. 
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2.2 From the information provided within ‘Coed Hafod y Bryn, Woodland 
Management Plan, 2017 – 2022’ dated December 2016, it is concluded 
the proposals are to facilitate the future management of the Special 
Area of Conservation (SAC) in a proactive manner. Therefore, the 
proposal is deemed necessary to the management of the SAC 

 
2.3 The Woodland Management Plan states “A further underlying 

management objective is to encourage a resilient structure. 
Wholescale major disturbances that occur in natural woodlands due to 
storms, fire and disease are not desirable when managing one small 
woodland that is a fragment of fragmented habitat. Continuity of some 
woodland cover should be an objective. The tree canopy should 
consist of a mixture of species and ages. Some open areas are 
desirable to increase habitat diversity and to provide space for a new 
generation of trees to develop.” The Woodland Management Plan goes 
on to state, “The management of the shrub layer in this wood is a 
particular challenge…A mixture of dense shrub and less dense areas is 
desirable.” And “Non-native plant species can be very invasive and 
lead to a reduction in biodiversity.” It is considered that the proposed 
alterations to the access will enable the implementation of many 
aspects of the Management Works by enabling access for equipment 
and machinery necessary to facilitate the works such as MEWPs, 
Robocut and woodchippers.  

2.4 No trees or bushes will be felled to accommodate the improvement to 
the existing access. The extended area to the left of the gate will 
involve the bare minimum excavating/ losing 4.5m2 of woodland area. 

 
2.5 The existing stone wall which forms the boundary of the site, will be re-

built and extended. 
 
2.6 The site will be gated with a timber gate following completion of the 

works. 
 
2.7 The proposal complies with the requirements of both policies DP2 and 

SPD in that the scale and design on the development, including its 
setting landscaping will respect the character, qualities and views of 
the landscape.  In relation to SPD the proposal will not adversely 
damage the designation and will allow for better management of the 
woodland  
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Biodiversity Enhancement 
 
2.8 Monbretia grows nearby and this species will be controlled and 

eradicated  with the hope of eliminating it from the entire woodland 
within 5 years.  

 
2.9 The works will facilitate the future management of the site which 

includes control of invasive species within the woodland It is 
considered this will add to the enhancement of the site. 

 
3 Conclusion  
 
3.1 The proposal would comply with the requirements of the stated  

policies whereby it would not detract from the character, appearance or 
the setting of the surrounding landscape. 

 
3.2  The proposal would also comply with Strategic Policy D Natural 

Environment and allow safer access for the better management of the 
designated woodland. 

 
3.3 It is recommended therefore that conditional Planning Permission be 

granted. 
  
Background Papers in Document Bundle No.1: No 
 
RECOMMENDATION: TO GRANT PLANNING PERMISSION SUBJECT TO 
THE FOLLOWING CONDITIONS  
 
1. The development hereby permitted shall be commenced before the 

expiration of FIVE years from the date of this decision. 
 
2. The development hereby permitted shall be carried out in accordance 

with the following approved plans: 
  Site Location Plan 

 Drawings no – Ty/955/SK01 & Ty/955/SK02 – Proposed 
Elevations & Site Plan 

 
3. Any vegetation clearance must take place outside of the bird nesting 

season, March to August. Where this is not possible the area must be 
checked no more than 48hrs prior to the commencement of works by a 
suitable experienced ecologist. If nesting birds are discovered all works 
must be suspended until the last chick has fledged. 

 
Reasons: 
 
1. To Comply with Section 91 (as amended) of the Town and Country 

Planning Act 1990. 
 
2. To define the permission and for the avoidance of doubt. 
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3. To ensure a satisfactory standard of development and to minimise the 

risk of unacceptable harm or disturbance to protected species in 
accordance with Eryri Local Development Plan Policies and in particular 
Policy D. 

 
Advisory 
1. The area of stone wall to be removed, must be done so carefully by 

hand only. 
2. Established best practise guidance has already been published to 

reduce the risk of spillages, the spread of dust and other forms of 
contamination from construction sites and are described in the 
following documents (GPP5 and PPG6, respectively): 

https://www.netregs.org.uk/media/1418/gpp-5-works-and-maintenance-
in-or-near 
water.pdf?utm_source=website&utm_medium=social&utm_campaign=
GPP5%2027112017 
and 
https://www.netregs.org.uk/media/1672/ppg-6.pdf 

 
3. The Applicant shall take all appropriate measures to prevent surface 

water from within the curtilage of the sites to discharge onto the county 
highway. 
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PLANNING AND ACCESS COMMITTEE
28 JUNE 2023

ENFORCEMENT NOTICES, LISTED
BUILDING ENFORCEMENT NOTICES

SERVED UNDER DELEGATED
POWERS AND LIST OF COMPLIANCE

CASES

ITEM NO. 9.1
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SNOWDONIA NATIONAL PARK AUTHORITY
PLANNING AND ACCESS COMMITTEE, 28th JUNE 2023

ENFORCEMENT NOTICES, LISTED BUILDING ENFORCEMENT NOTICES & SECTION 215 NOTICES SERVED UNDER
DELEGATED POWERS

Reference Date Served Location of Site Details of Planning Breach Date Notice
Takes effect

Period of
Compliance

NP4/29/ENF10G 15th June 2023 The Machno Inn,
Penmachno, Betws y
Coed, Conwy

Section 215 Notice –

Untidy Condition of the Land Adversely
Affecting the Amenity of the Area.

21st July 2023 Three
Months

NP5/57/ENFLB15
8D

15th June 2023 The Stag Inn, Bridge
Street, Dolgellau,
Gwynedd, LL40 1AU

Enforcement Notice –

Without planning permission, the
installation of a flue pipe to the rear
elevation of the building.

21st July 2023 Three
months

NP5/57/ENFLB15
8D

15th June 2023 The Stag inn, Bridge
Street, Dolgellau,
Gwynedd, LL40 1AU

Listed Building Enforcement Notice –

Without listed building consent, the
installation of a flue pipe to the rear
elevation of the building.

21st July 2023 Three
months

NP5/58/ENF434D 24th May 2023 Land adjacent to Tyn y
Pant, Ffordd
Panteinion, Dyffryn
Ardudwy, Harlech,
Gwynedd

Enforcement Notice –

Without planning permission the material
change of use of the land from a use of
agriculture to a mixed use of agriculture
and use of the land as a touring caravan
and tented camping site and for the
storage of boats, motor vehicles and
touring caravans.

29th June 2023 Two months

139



2

SNOWDONIA NATIONAL PARK AUTHORITY

PLANNING AND ACCESS COMMITTEE, 28 JUNE 2023

LIST OF COMPLIANCE CASES

New cases

Reference Date of initial
complaint or
Date observed
by Compliance
Officer

Location of Site Details of Alleged
Planning Breach

Position at time of drafting this
report

1 NP3/15/ENF238 March 2023 Hafod Lydan, Llanberis.
LL55 4SR

Untidy condition of land Site visit carried out.  Letter sent
to the owner of the site. S215 not
considered expedient. Close file.

2 NP2/11/ENF679G May 2023 Cae Du, Beddgelert LL55
4NE

Unauthorised extension to
existing campsite

Contact made with the owner of
the site. Case being investigated.

3 NP4/11/ENF211C April 2023 Bronant, Pentre Du, Betws
y Coed LL24 0BY

Works being carried out to
garage without permission

Letter sent to the owner of the
site. No response recieved as yet.
Site visit to be carried out.
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4 NP4/19/ENF5A April 2023 Bryn Gwenddar, Henryd 
LL32 8PQ 

Construction of agricultural 
shed. 

Contact made with the owner and 
a site visit carried out. Case being 
investigated.  

5 NP5/53/ENFL198D March 2023 4-6 Tegid Street, Bala
LL23 7UR

Unauthorised change of 
use from restaurant to 
dwelling 

Contact made with the owner. Site 
visit to be carried out.  

6 NP5/55/ENF78H January 2023 Penowern, Bryncrug, LL36 
9NU 

Works to converted 
outbuilding 

Contact made with the owner. 
Matter being disucssed.  

7 NP5/57/ENFT662A April 2023 Meirion Cottage, Meyrick 
Square, Dolgellau LL40 
1NE 

New vehicular access and 
side extension 

Letter sent to the owner. No 
response recieved yet.  

8 NP5/58/ENF199T May 2023 Murmur yr Afon, Dyffryn 
Ardudwy LL44 2BE 

Existing office used as 
habitable accommodation 

Under investigation. 
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9 NP5/59/ENF758A April 2023 Land adjacent to 8 Maes y 
Coed, Llan Ffestiniog 
LL41 4PE 

Untidy condition of land Letter sent to the owner. No 
response received yet.  

10 NP5/63/ENF57E May 2023 Ty Nant, Capel Celyn, 
Bala LL23 7NY 

Unauthorised stationing 
and use of Pod for holiday 
let with associated 
landscaping 

Letter sent to the owner. No 
response received yet.  

Awaiting Retrospective Application/Listed Building Consent Application/CLEUD Application 

Reference Date of initial 
complaint or 
Date 
observed by 
Compliance 
Officers 

Location of 
Site 

Details of Alleged 
Planning Breach 

Position at time of last 
committee meeting 

Updates since last 
committee meeting 

11 NP4/13/ENF247 February 2020 Land Near 
Deunant, 
Capel Curig 

Engineering 
Works, Retaining 
Walls and Possible 
Encampment 

Discussions on-going with owner. 
Owner advised on intention to 
submit retrospective application.   
In dialogue with owner/agent. 
Awaiting submission of an 
application 

Correspondence issued 
in relation to submission 
of an application. 
Awaiting response.  

12 NP4/19/ENF62A November 
2022 

Land near 
Tyrau Duon, 
Sychnant, 
Conwy. LL32 
8BZ 

Construction of 
barn-like structure 
without planning 
permission 

Contact made with the owner and a 
site visit carried out. Expecting an 
application to be submitted by the 
end of February. 

Contact made with the 
owner to seek an update 
on the submission of an 
application. Expected to 
be submitted by the end 
of June.  
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13 NP5/50/ENFLB59B January 2022 14 Glandyfi 
Terrace, 
Aberdyfi. 
LL35 0EB. 

Replacement 
windows to front 
dormer 

Contact made with the owner and 
currently advising them of their 
options to resolve this matter. 

14 NP5/50/ENF635A January 2023 17 Mynydd 
Isaf, 
Aberdyfi, 
LL35 0PH 

Front extension 
and garage 
conversion 

Letter sent to the owner. No 
response received as of yet. 

Application received but 
invalid. 

15 NP5/58/ENF600C January 2023 Ferndale, 
Dyffryn 
Ardudwy. 
LL44 2BH 

Development not 
built in accordance 
with approved 
plans under 
permission 
NP5/58/600C 
(ridge height 
higher) 

Site visit carried out. Matter being 
discussed further with the agent. 

Site meeting held. 
Advised to submit a S73 
application to address 
the changes in the site 
levels. 

16 NP5/65/ENF355B October 2022 Tyddyn Du, 
Bontddu, 
LL40 2UA 

Breach of condition 
4 of planning 
permission 
NP5/65/355B 

Contact made with the owner. 
Matter being discussed.  
Application is being prepared. 

Submission of 
application being 
discussed with the 
agent.  
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Retrospective Applications Received 

Reference Date of 
initial 
complaint 
or Date 
observed 
by 
Complianc
e Officers 

Location of Site  Details of 
Alleged 
Planning Breach 

Position at time of last 
committee meeting 

Updates since last 
committee meeting 

17 NP4/11/ENF396 October 
2022 

Oakdale, Betws y 
Coed, LL24 0AR 

Extensions not 
built in 
accordance with 
approved plans. 

Application being assessed. Application approved. 
Close file. 

18 NP4/26/ENF195C April 2021 Llwynau, Capel 
Garmon 

Siting of Pod Application under consideration. Application under 
consideration. 

19 NP5/50ENF597B November 
2022 

The Cottages, 
Rhowniar, Tywyn 
Road, Aberdyfi 
LL36 9HS 

Development not 
built in 
accordance with 
approved plans 
(NP5/50/597) 

Application under consideration. Application approved. 
Close file.  

20 NP5/61/ENF637B November 
2022 

Beaumont, Old 
Llanfair Road, 
Harlech. LL46 
2SS 

Engineering 
works being 
carried out 
without planning 
permission 

Application under consideration. Planning application under 
consideration.   

21 NP5/67/ENF335 September 
2020 

Tarren Y Gesail, 
Pantperthog 

New mountain 
bike tracks 

Application invalid. Application invalid. In 
dialogue with agent to 
rectify outstanding 
matters.  
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Awaiting further information or awaiting replies to a Planning Contravention Notice or a Section 330 Notice 

Reference Date of 
initial 
complaint or 
Date 
observed by 
Compliance 
Officers 

Location of Site  Details of Alleged 
Planning Breach 

Position at time of last 
committee meeting 

Updates since last 
committee meeting 

22 NP2/16/ENF2E January 2022 Bryn Awelon, 
Garndolbenmaen, 
LL51 9UJ.  

Unauthorised 
engineering works 
including new 
track/access road. 
Untidy nature of 
land/works.  

Next steps being discussed No further update for this 
meeting. 

23 NP3/12/ENF191 June 2021 Castell Cidwm, 
Betws Garmon 

Untidy condition of 
land.  

In dialogue with owner / agent. 
Awaiting submission and further 
details. 

Correspondence issued to 
agent. Awaiting response. 

24 NP3/15/ENF4J November 
2022 

2, Mur Mawr, 
Llanberis, 
Caernarfon, 
LL554TG 

Use of outbuildings 
as holiday let 
without planning 
permission. 

Contact made with the owner. 
Case being discussed.  

No further update for this 
meeting.  

25 NP3/21/ENF46G March 2023 Ty’n y Mynydd, 
Tai’r Cae, 
Carneddi, 
Bethesda LL57 
3UF 

Extension of 
existing roof to 
allow for 
installation of 
cladding 

Letter sent to owner/occupier. No 
response received. 

No further update for this 
meeting. 
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26 NP3/22/ENF22J February 
2023 

Ty Coch Farm, 
Nantlle LL54 6BB 

Unauthorised 
extension and 
residential use of 
agricultural building 

Currently assessing details from 
the site visit. 

PCN being drafted. 

27 NP4/11/ENF100F March 2021 Tan y Bryn, 
Pentre Felin, 
Betws y Coed 

Development not 
built in accordance 
with approved 
plans 
(NP4/11/100F) 

Remedial works ongoing to accord 
with original approved plans. Site 
to be monitored. 

No further update for this 
meeting. 

28 NP4/11/ENF397 April 2021 Land to West of 
A470(T) junction 
with A5 near 
Waterloo 
Cottage, Betws y 
Coed 

Use of land for 
camping with 
associated 
structures 

Site visit undertaken. Works 
appear to be on-going to restore 
the land and remove structures. 
Site to be monitored. 

Site continues to be 
monitored.  

29 NP4/16/ENF405 March 2018 Land Opposite 
Tan y Castell, 
Dolwyddelan 

Dumping of 
Building Material 
and Waste 

Case being referred to the 
Authority’s solicitor.  

No further update for this 
meeting. 

30 NP4/26/ENF97J December 
2020 

Maes Madog, 
Capel Garmon 

Erection of hot tub 
structure, 
outbuilding and 
alterations to drive 
entrance. 

In dialogue with owner. 
Discussions on-going. 

31 NP4/26/ENF338B January 2023 Bron Heulog, 
Capel Garmon. 
LL26 0RW 

Untidy condition of 
property 

 S215 being considered No further update. 

146



9 

32 NP4/26/ENF343A October 2022 Hafodty Gwyn, 
Pentrefoelas, 
Betws y Coed 

Use of Static 
Caravan on Site 

PCN has been sent and returned. 
Assessing the responses. 

Letter with further questions 
sent to the occupier. 
Awaiting reply.  

33 NP4/29/ENF10G January 2022 The Machno Inn, 
Penmachno. 
LL24 0UU 

Untidy nature of 
land and 
unautharised 
development of 
out-building 

Section 215 Notice currently being 
drafted. 

Section 215 Notice served 
on the 15th June 2023. 

34 NP4/29/ENF191A May 2022 Swch, Cwm 
Penmachno. 
LL24 0RS 

Stationing of 
caravan to the rear 
of property 

Conwy Council have advised of the 
serving of an Emergency 
Prohibition Order on the caravan in 
November 2022 – to prohibit the 
use of the caravan for human 
habitation.  

Site visit to be undertaken 
to determine if breach has 
ceased.  

35 NP4/29/ENFL353 March 2023 3 Machno 
Terrace, Cwm 
Penmachno LL24 
0SA 

Untidy condition of 
property 

Currently assessing details from 
the site visit. 

Not considered expedient 
to issue a s215 notice. File 
closed.  

36 NP4/32/ENF97B March 2022 Land adjoining 
Dyffryn, Crafnant 
Road, Trefriw. 
LL27 0JY 

Use of land as 
campsite 

Requisition for Information under 
Section 330 served July 2022. 
Response received and under 
consideration. Discussions on-
going. 

37 NP4/32/ENFL229A February 
2023 

4 Rhiwlas Villas, 
Trefriw, LL27 0TX 

Untidy condition of 
site.  

Letter sent to owner. No response 
received as of yet.  

Considering expediency of 
case.  
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38 NP5/50/ENF144C December 
2021 

Crychnant, 
Aberdyfi, LL35 
0SG 

Work not in 
accordance with 
approved plans 
NP5/50/144C 

Response received from owner. 
Discussions on-going. 

No further update for this 
meeting. 

39 NP5/50/ENF152A August 2021 Bryn Awelon, 
Aberdyfi 

Two Sheds being 
used as Holiday 
Accommodation 

Further contact made with the 
owner in relation to the submission 
of an application in February 2022. 
Awaiting response. 

40 NP5/50/ENF322E March 2023 Britannia Inn, 13 
Sea View 
Terrace, Aberdyfi 
LL35 0EF 

Construction of 1st 
floor canopy 
without permission 

Contact made with the owner and 
the matter is being discussed.  

No further update. 

41 NP5/54/ENFL246 April 2022 Capel Siloh, Bryn 
Coed Ifor, 
Rhydymain. LL40 
2AN 

Breach of 
Condition 5 
attached to 
Planning 
Permission 
NP5/54/L246. 

Correspondence issued to owner 
January 2023. Awaiting response. 

No further update for this 
meeting. 

42 NP5/54/ENF445B January 2023 Former Public 
Toilets, 
Rhydymain, LL40 
2DE 

Unauthorised 
change of use from 
public toilet to 
holiday let 

Site meeting carried out. Matter 
being discussed.   

PCN sent. Awaiting reply. 

43 NP5/56/ENF165 October 2020 Land to west of 
A487, 
Pantperthog, 
SY20 9AT 

Engineering works Site continues to be monitored. 
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44 NP5/57/ENF1071E March 2021 Bryn y Gwin 
Farm, Dolgellau 

Engineering works Further contact made with the 
owner in January 2022.   

45 NP5/58/ENF58G November 
2019 

Bryn y Bwyd, 
Talybont 

Engineering Works 
and Possible Siting 
of Caravan/Chalet 

Correspondence issued to agent. 
Awaiting response. Next steps 
being discussed.  

In discussion with agent to 
regularise matters. Awaiting 
response.  

46 NP5/58/ENF616 December 
2018 

Land adjacent 
Coed y Bachau, 
Dyffryn Ardudwy 

Siting of Static 
Caravan used for 
Residential 
Purposes 

Correspondence has been 
received and currently being 
assessed.  

47 NP5/61/ENF151D December 
2022 

Land at rear of 
Morfa Garage, 
Harlech. LL46 
2UW 

Untidy condition of 
land being used as 
scrapyard 

Letter sent to the owner. Awaiting 
response.  

No further update. 

48 NP5/63/ENF281 October 2022 Gorseddau, 
Cwmtirmynach, Y 
Bala 

Building and 
Engineering Works 
being carried out 

Letter sent to owner/occupier. No 
response received as yet. 
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49 NP5/65/ENF115A October 2019 Land at Hengwrt, 
Llanelltyd 

Dumping/Storage 
of Mattresses and 
Carpets 

NRW prosecution proceedings 
heard in February 2023.  

A guilty plea was given by the 
defendant to the charges relating to 
the deposit of waste. Sentencing 
has been deferred until 1st 
September 2023 to provide time for 
the defendant to raise funds to 
clear the site.  

50 NP5/68/ENF195B October 2022 13 Garreg Frech, 
Llanfrothen, LL48 
6BZ 

Untidy condition of 
the property 

S215 notice being considered. No further update. 

51 NP5/69/ENF420 March 2023 The Dingle, 
Llwyngwril LL37 
2JE 

Unauthorised 
building works in 
front garden 

Discussions ongoing No further update. 

52 NP5/70/ENF81H April 2022 Cefn-y-Meirch, 
Rhosygwaliau. 
LL23 7EY 

Agricultural shed 
being converted 
into habitable 
accommodation 
and static caravan 
being used as 
residential 
accommodation. 

Site meeting undertaken in 
February 2023. Currently 
assessing the information and 
details from the site visit to 
determine whether there is a 
breach of planning control. 

Considering expediency of 
case.  
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Cases where formal action is being considered/has been taken. 

Reference Date of 
initial 
complaint 
or Date 
observed by 
Compliance 
Officers 

Location of 
Site 

Details of Alleged 
Planning Breach 

Position at time of last 
committee meeting 

Updates since last 
committee meeting 

53 NP4/19/ENF4E July 2022 Gwern Borter 
Cottage, 
Rowen 

Breach of planning 
condition of 
planning consent 
NP4/19/4E 

Breach of Condition Notice being 
considered 

Breach of condition 
notice currently being 
drafted.  

54 NP4/29/ENF514 October 
2021 

Llys Meddyg, 
Penmachno 

Creation of New 
Access 

Considering the expediency of the 
case. 

No further update for this 
meeting. 

55 NP5/50/ENF562P July 2020 62 Plas 
Panteidal, 
Aberdyfi 

Extension to 
decking Area 

Application refused. Site visit to be 
undertaken to determine if 
unauthorised decking has been 
removed. Next steps to be 
discussed following visit.    

Site visit undertaken on 
the 5th May 2023 – 
decking still in situ. 
Enforcement 
proceedings now being 
considered.  
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56 NP5/55/ENFL142A June 2017 3 Glandwr, 
Bryncrug 

Untidy Condition of 
Property Following further investigations, a 

possible contact address has been 
found.  
A letter has been hand delivered to 
this address and although no one 
was present at delivery, it was 
confirmed the owner of 3 Glandwr 
does reside at the address 
provided.  
No response has been received. 
Therefore a further letter has been 
hand delivered to the address in 
question, with a response required 
within 21 days.  
3 Glandwr has been placed on 
Gwynedd Council’s  
Empty Property Management 
group priority list.  

57 NP5/57/ENFLB158D May 2022 Stag Inn, 
Bridge Street, 
Dolgellau. 
LL40 1AU 

External flue Listed Building Enforcement Notice 
currently being drafted.   

Listed Building 
Enforcement Notice & 
Enforcement Notice both 
served on the 15th June 
2023 
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58 NP5/57/ENF205K May 2021 Fronolau Hotel, 
Dolgellau 

External Alterations 
and Creation of Six 
Self-Contained 
Residential Units 

An Enforcement Notice Appeal has 
been lodged and the process has 
commenced with PEDW (Planning 
and Environment Decisions 
Wales).  

Concerns were raised by PEDW in 
relation to the Enforcement Notice 
and upon taking legal advice the 
Notice has subsequently been 
withdrawn. A further Notice is 
currently being drafted.  

However the Authority continue to 
liaise with the owner to seek a way 
forward to overcome the current 
breach of planning control.  

A retrospective planning 
application has been 
received to retain works 
to convert former hotel 
into six residential units 
(use class C3) – 3 open 
market dwellings and 3 
affordable dwellings.  

Application validated on 
the 6th June 2023. 

59 NP5/58/ENF144K December 
2018 

Land at Tan y 
Coed, Talybont 

Siting of Static 
Caravan used for 
Residential 
Purposes 

 A CLEUD application has been 
submitted March 2023 and 
currently under consideration. 

60 NP5/58/ENF434D February 
2021 

Ty’n y Pant, 
Dyffryn 
Ardudwy 

Stationing of 
touring caravans 
and untidy 
condition of land 

An Enforcement Notice is currently 
being drafted.  

Enforcement Notice 
served on the 24th May 
2023. 

61 NP5/62/ENF422 June 2021 Ty’r Graig, 
Llanbedr 

New dormer 
window and 
erection of 
outbuilding. 

Outbuilding remains in situ. 
Considering next steps.  

62 NP5/62/ENF426 April 2021 Land near Plas 
Gwynfryn, 
Llanbedr 

Stationing of static 
caravan 

Appeal dismissed – Enforcement 
Notice served on the 27th March 
2023.  

Enforcement Notice 
appealed.  
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Listed Building Cases 

Reference The date of 
the first 
complaint or 
the Date it 
was seen 
by 
Compliance 
Officers 

Location of site Details of Alleged 
Planning Breach The Situation at the Time of the Last 

Committee Meeting 

Updates since the Last 
Committee Meeting 

63 NP5/54/ENFLB33M January 
2020 

Nannau Hall, 
Llanfachreth 

Poor Condition of 
Building In December 2022 a site meeting 

took place with a conservation 
roofing contractor to provide an 
assessment of what immediate 
works are required to prevent further 
water ingress into the building and to 
provide guidance in respect to how 
much this work may cost.  

In the Autumn CADW announced an 
Historic Buildings Grant for urgent 
works to listed buildings at risk, with 
the grant being available to LPAs to 
assist with: 

Costs associated with preparing 
relevant Urgent Works Notices.  

• Works carried out in default.
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• Possible funding to meet the
costs of serving other
statutory notices such as
Section 215 Notices

Whilst there are other listed buildings 
at risk within the National Park, given 
Nannau’s grade II* status and that its 
within a Registered Historic Park & 
Garden, its prominence in the 
landscape and the significant and 
rapid decline due to the loss of the 
lead from the roof, the Authority 
have made an expression of Interest 
application to CADW in relation to 
this grant. The deadline to submit 
any interest was on the 23rd 
December 2022 and the Authority 
currently await a response to this.  

If the Authority are successful in the 
initial assessment, then further 
details will need to be submitted to 
CADW before any decision on 
whether funding will be provided is 
announced. 
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64 NP5/54/ENFLB210D December 
2022 

Caerynwch, 
Brithdir, 
Dolgellau LL40 
2RF 

Unauthorised 
works to curtilage 
buildings of a 
Listed Building 

Site meeting carried out and 
currently reviewing the unauthorised 
works which appear to have been 
carried out.  

65 NP5/57/ENFLB341A December 
2022 

Bryn House, 
Cader Road, 
Dolgellau LL40 
1RS 

Alterations to 
windows of listed 
building 

Site meeting carried out and 
discussions held. Owner to submit 
an LBC application. 

66 NP5/57/ENF423A January 
2023 

Tan Rhiw, 
Meyrick Street, 
Dolgellau LL40 
0RW 

New windows 
installed without 
Listed Building 
Consent 

Owner has advised they will remove 
the unauthorised windows. Further 
discussions on going. 

67 NP5/57/ENFLB424A February 
2023 

Tawelfa, 
Meyrick Street, 
Dolgellau LL40 
1LR 

Unauthorised 
works carried out 
to listed building 

Site visit arranged. Site visit held. No breach. 
Close file.  

68 NP5/57/ENFLB470C January 
2021 

4 Maes Caled, 
Dolgellau, LL40 
1UF 

Unauthorised 
external and 
internal works to 
building 

Discussions ongoing with the owner 
and agent to rectify matters. 
Awaiting response 

. 

69 NP5/66/ENFLB32D November 
2020 

Ty Mawr, 
Llanfair 

Internal works 
being undertaken. 

In dialogue with agent/applicant with 
regards to submitted invalid 
application. 
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70 NP5/69/ENFLB326A September 
2018 

Ty Gwyn, 
Llwyngwril 

External and 
internal Alterations 
to a Listed Building 

Contact being made with the agent 
to ascertain whether a listed building 
consent application will be 
forthcoming.  

71 NP5/73/ENFLB280A April 2022 Ysgubor Hen, 
Tan y Bwlch, 
Maentwrog  

External works to 
dormers of the 
listed building  

Awaiting submission of an LBC 
application. 

72 NP5/73/ENFLB319A January 
2023 

2 Pen Trwyn 
Garnedd, 
Maentwrog 
LL41 3YY 

Works being 
carried out to listed 
building without 
planning 
permission 

Letter sent to the owner to arrange a 
site visit. 

Awaiting further information. 

73 NP5/77/ENFLB60H October 
2022 

Maes y Neuadd 
Hotel, Talsarnau 

Works being 
carried out 

Awaiting submission of a Listed 
Building consent application.  

74 NP5/78/ENFLB55 February 
2023 

Tyddyn 
Mawr, 
Bronaber 

Significant works 
undertaken to the 
gable end. 

In dialogue with the owner and 
CADW about the way forward to 
remedy the situation. 
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PLANNING AND ACCESS COMMITTEE
28 JUNE 2023

SECTION 106 AGREEMENTS

ITEM NO. 9.2
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SNOWDONIA NATIONAL PARK AUTHORITY
PLANNING AND ACCESS COMMITTEE, 28 JUNE 2023

SECTION 106 AGREEMENTS

Rhif Application No. Date
application
was
received

Location Development Present Position

1. NP2/16/451B 18/12/2022 Land adjacent to
Pen-y-Bryn,
Penmorfa. LL49 9SB

Construction of a single two storey
affordable, local occupancy dwelling,
formation of new vehicular access and
associated landscaping

Draft with applicant
for consideration

2. NP4/11/337D 23/07/2022 Hendre Farm, Betws
y Coed, LL24 0BN

Construction of new affordable dwelling
and installation of associated foul water
disposal

Awaiting relevant
details from applicant
to commence
drafting.

3. NP5/55/L140E 03/06/2021 Capel Bethlehem,
Bryncrug. LL36 9PW

Change of use of chapel to form one 1
bedroomed and one 5 bedroomed
dwelling

Draft sent to
applicant.

4. NP5/65/L302D 25/08/2020 Wern y Pistyll,
Bontddu. LL40 2UP

Conversion and extension of barn to
dwelling including installation of septic
tank, retrospective consent for access
track to building and engineering works to
create hardstanding / parking area
around the building, temporary siting of
static caravan and construction of
compensatory bat roost.

Awaiting solicitor
details from the
applicant.

Reminder sent
11.01.2023

5. NP5/72/25H 22/02/22 Gwern-y-Genau,
Arenig, Bala.

Conversion of outdoor pursuits centre into
dwelling

Waiting Land Registry
details from applicant

6. NP5/75/68B 15/09/21 Land opposite
Maesteg, Pennal.
SY20 9DL

Erection of five affordable dwellings
together with associated access, parking
and landscaping

With Legal drafting
agreement

Number of applications on committee list 17 May 2023 = 8 
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APPLICATIONS SUBJECT TO A SECTION 106 AGREEMENT AND WHICH HAVE BEEN COMPLETED SINCE
PLANNING & ACCESS COMMITTEE

17 MAY 2023

Application No. Location Development

NP3/12/12G Plas-y-Nant, Betws Garmon.
LL54 7YR

Change of use from hotel (Use Class C1) to residential (Use Class C3) and
erection of two storey side extension

NP4/11/398 Land to rear of Medical Surgery,
Betws-y-Coed.

Erection of 5 two storey affordable dwellings with associated landscaping,
access and carparking

APPLICATIONS SUBJECT TO A SECTION 106 AGREEMENT WHICH HAVE BEEN REFUSED, WITHDRAWN, OR
DISPOSED, OR WHERE AN AGREEMENT IS NO LONGER NECESSARY SINCE PLANNING & ACCESS

COMMITTEE 17 MAY 2023

Application No. Location Development
NP5/65/2B Beudy Uchaf Hirgwm, Maes y

Clawdd, Bontddu. LL40 2UR
Conversion of barn to dwelling and associated works including installation of
septic tank and diversion of public footpath
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PLANNING AND ACCESS COMMITTEE
28 JUNE 2023

OUTSTANDING APPLICATIONS
WHERE MORE THAN 13 WEEKS HAVE

ELAPSED

ITEM NO. 9.3
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SNOWDONIA NATIONAL PARK AUTHORITY

PLANNING AND ACCESS COMMITTEE 28 JUNE 2023
OUTSTANDING APPLICATIONS WHERE MORE THAN 13 WEEKS HAVE ELAPSED

In Discussion with Agent / Applicant

NP5/78/91B 04/01/22 Wern Gron, Trawsfynydd. LL41 4UN Conversion and change of use of barn to form an affordable dwelling and a short
term holiday letting unit including installation of septic tank and associated
works.

NP5/79/362A 16/02/23 Land near Class C road No. 434, Happy Valley,
Pennal.

Installation of a stone plinth information point, ,

Awaiting Amended Plans

NP3/12/126C 20/09/22 Bron Fedw Uchaf, Rhyd Ddu. LL54 7YS Conversion and change of use of rural outbuildings to 3 holiday letting units,
erection of bat barn, alterations to existing vehicular access and associated
works.

NP5/59/802A 15/12/22 Pen y Brisgyll, Sun Street, Llan Ffestiniog, LL4
14NE

Erection of agricultural and domestic storage shed (Revised application).

NP5/61/637D 08/03/23 Beaumont, Old Llanfair Road, Harlech. LL46 2SS Variation of Condition 2 (approved plans) and Condition 8 (biodiversity
enhancements) of planning permission NP5/61/637 to allow for alterations to the
ground level and positioning of dwelling, alterations to land levels to the rear of
dwelling to facilitate associated drainage systems, and submission of details on
biodiversity enhancements

NP5/69/L113P 07/11/22 Llanfendigaid, Rhoslefain. LL36 9LS Conversion of laundry and workshop to form 2 holiday units and installation of
rooflights on front and rear roof.

NP5/73/424A 28/09/20 Cilderi, Tan y Bwlch. Maentwrog. LL41 3YU Erection of double garage, retrospective application for extension to curtilage,
retention of stone terracing and engineering works.

Awaiting Bat Survey

NP2/11/427A 21/12/22 Bwthyn Gwyn, Beddgelert. LL55 4NB Removal of existing conservatory and construction of single storey side
extension, alterations to front porch and construction of two dormers to rear
elevation,

NP5/65/372 31/10/22 4 Cysgod y Celyn, Llanelltyd. LL40 2TA Single storey front extension including construction of short length of boundary
stone wall with gate access

Awaiting Ecology Information

NP5/68/235 03/11/22 Land adjoining Garreg Frech, Llanfrothen. LL48
6BZ

Erection of 8 dwellings and formation of new vehicular and pedestrian access
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NP5/75/264 20/10/22 Layby on A493 to east of Pennal. Layby on A493 to east of Pennal   Widen, resurface and extend existing access
ramp from roadside layby to forest block. Construct track of approximately 100m
in length including turnaround at end of track.

NP5/77/347 18/01/23 Land near Ty Mawr, Talsarnau. LL47 6UF Construction of affordable dwelling, formation of curtilage, extend access track,
and alterations to existing vehicular access

Awaiting Details from Agent / Applicant

NP3/15/124N 28/02/23 Coed Hen Doeth, Pentre Castell, Llanberis. Removal of Condition No.3 attached to planning approval notice NP3/15/124L
dated 01/03/2018 to allow permanent retention of timber clad steel container,

NP5/54/585 21/12/22 Land at Ty Newydd-y-Mynydd, Rhydymain. Installation of a 50m high lattice tower supporting 6 antennas, 4 transmission
dishes, and installation of 2 ground based equipment cabinets, 1 meter cabinet,
and ancillary development including the siting of a generator and associated fuel
tank, formation of a hardstanding area, formation of new access track, and
construction of a 1.1m high fenced compound.

NP5/58/629 29/01/20 Land between Plas Meini & Swyn y Mor, Dyffryn
Ardudwy. LL42 2BH

Outline permission for the erection of 2 open market and 2 affordable dwellings.
integral garages and formation of new vehicular access on to the A496.

NP5/58/363H 04/10/22 Nant Eos, Dyffryn Ardudwy. LL44 2HX Conversion to Open Market Dwelling unit and installation of sewage treatment
plant (Repeat application),

NP5/59/511M 03/03/23 Land to rear of Penrhiw, Llan Ffestiniog. LL41
4PS

Variation of Condition No.2 of Planning Consent NP5/59/511G dated 24/01/2019
for amended site layout and to remove garage on Plot 15, garage space to be
substituted on Plots 5 & 16 to be domestic floor area to create forth bedroom,
and internal alterations to alter units from being all 3 bedrooms to a mix of 2, 3
and 4 bed units.

NP5/61/T558D 19/04/21 Former Tabernacl Chapel, High Street, Harlech.
LL46 2YB

Conversion of former car showroom & basement car parts shop to convenience
store on ground and basement, creation of 2 flats on first floor (Open market)
together with the removal of existing unauthorised UPVC windows and replace
with timber slimline double-glazed windows.

NP5/61/580M 10/11/22 Land to rear of Nant-y-Mynydd, Hwylfa'r Nant,
Harlech.

Erection of an affordable detached dormer bungalow

NP5/61/608B 23/01/23 Foel, Harlech. LL46 2TR Conversion of barn to a one-bedroomed annexe accommodation together with
the construction of an extension and installation of 4 rooflights (3 on front
elevation and 1 on rear elevation), and installation of external flue (resubmission)

NP5/62/T143B 05/10/22 Tanws Wern Gron, Llanbedr. LL45 2PH Restore, extend and convert old mill into dwelling, formation of curtilage, and
installation of underground septic tank

NP5/68/100F 08/08/22 Creua, Llanfrothen. LL48 6SH Erection of single storey extension to barn, installation of 2 rooflights on existing
barn roof, construction of 4 sleeping cabins and formation of access paths, and
installation of underground sewage package treatment plant,

NP5/70/171 16/01/23 Land at Maes Afallen, Rhosygwaliau, LL23 7EY Siting of 2 holiday pods and installation of package treatment plant,
NP5/71/117F 06/06/22 Land at Pant-y-Ceubren, Llanuwchllyn. LL23

7DD
Erection of two storey detached dwelling for agricultural worker, construction of
detached garage, and installation of septic tank,

NP5/73/26C 06/10/22 Utica, Gellilydan. LL41 4DU Change of use of land to external storage yard (Resubmission)163



NP5/73/287P 
 

06/02/23 Decommissioning Site, Trawsfynydd. LL41 4DT Part retention / part completion of replacement sewage treatment plant, together 
with associated works,  

NP5/74/181A 05/10/22 Barn at Bryn Cleifion Hall, Mallwyd, SY20 9HW Conversion of barn to residential and installation of septic tank 
 

Re-Consultation  
 

NP3/21/T78 20/10/22 Old Barn, Ty'n-y-Maes, Nant Ffrancon, 
Bethesda. LL57 3LX 

Use of semi-derelict outbuilding to house biomass store and boiler. 

NP4/11/10U 10/02/23 Plot 2, Parc Trawsafon, Betws y Coed. LL24 0AF 
 

Outline application for the erection of single storey 3 bedroomed dwellinghouse 
and garage,  
 

NP4/30/163F 24/01/23 Glan y Coed Lodge, Dwygyfylchi. LL34 6UE Demolition of annex and construction of dwelling, creation of new vehicular 
access and associated works 

NP5/51/456B  11/11/22 Cae Mur Hywel, Caerdeon, Barmouth, LL42 1DZ  Re-building old agricultural buildings for uses ancillary to Cae Mur Hywel. 
NP5/64/190 12/10/22 Land at Ffridd Bryn Coch, Llanegryn. LL36 9UG 

 
Installation of a 20m high lattice tower supporting 6 no. antennas, 4 no. 
transmission dishes, 2 no. equipment cabinets,1 no. meter cabinet and ancillary 
development thereto including a generator and associated fuel tank, a 
hardstanding area, a new access track and a 2.4m high fenced compound with 
gabion wall 

NP5/70/166 
 

25/02/22 Ysgubor Esgeiriau, Rhosygwaliau. LL23 7ET Conversion and change of use of redundant farm building, access track and 
installation of package treatment plant for use as short term holiday 
accommodation as part of farm diversification project, 

NP5/72/65H 
 

01/07/22 Plas Moel y Garnedd Caravan Park, Llanycil. 
LL23 7YG 

Change of use of improvement grassland and redundant buildings to extend 
area of existing caravan park, relocation of nine pitches including associated 
roads, paths and landscaping, 

 
Awaiting Ecological Comments 

 
NP4/26/195D 11/01/23 Llwynau, Capel Garmon, LL26 0RR Retrospective application for the siting of a single of visitor accommodation pod. 
NP5/57/1174 27/10/21 Land adjoining Penmaen Ucha, Penmaenpool. 

LL40 1YD 
Construction of rural enterprise dwelling, garage, new driveway and vehicle 
access. 

NP5/70/83E 23/12/22 Ffynnon Gower, Llangower. LL23 7DA Construction of a agricultural shed, 
  

 
Awaiting HRA Approriate Assessment 

 
NP4/12/214C 20/02/23 Llyn Dulyn Reservoir, Tal-y-Bont. Works in association with proposed pipe replacement including new culvert head 

and scour discharge area, reinforced concrete wall, siting of 10ft shipping 
container and temporary construction compound, rock mesh and laydown area, 

NP4/12/235 20/02/23 Land near Rowlyn Uchaf, Tal-y-Bont. LL32 8SH 
 

Temporary construction and laydown area in association with engineering works 
at Llyn Cwm Dulyn,  
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NP5/57/558D 07/07/22 Frongoch Old Power House, Plas y Brithdir, 
Dolgellau. LL40 2PW 

Amendment to NP5/57/558B to include alterations to roof including minor 
increase in height, installation of 4 rooflights and bat house (mitigation).,  

NP5/61/100Q 12/01/23 Royal St. David's Golf Club, Harlech. LL46 2UB Conversion of existing professional golf shop and office to 9 bed dormitory 
accommodation, relocate the professional golf shop into existing trolley store, 
drying room and part of changing room erection of glazed canopy and 
installation of 2 rooflights on the north elevation. 

NP5/61/L189E 05/01/23 Cae Du Farm, Harlech, LL46 2TT Retrospective application for reinstatement of dwelling and access track. 

NP5/62/434 14/11/22 Ty Capel Moriah, Llanbedr, LL45 2LE Alterations to existing chapel house including construction of new link to 
associated vestry, installation of rooflights to vestry roof, and change of use of 
vestry and garden area to residential, 

NP5/65/274H 24/03/22 Maes Hyfryd, Llanelltyd. LL40 2HF Construction of a steel framed building on existing hardstanding for the purpose 
of housing agricultural machinery, animal feed and fertiliser 

NP5/65/367A 22/03/22 Dolfawr, Llanelltyd. LL40 2HD Construction of single storey building for use as commercial cattery. 
NP5/69/113N 07/11/22 Llanfendigaid, Rhoslefain. LL36 9LS Change of use of old mill into office and storage space 
NP5/71/495 14/02/23 Land near Cefn Yr Odyn, Llanuwchllyn. LL23 

7TL 
Construction of a detached two storey dwelling 

NP5/71/496 10/02/23 Afonfechan Farm, Cynllwyd Isaf, Bala, LL23 7DE Construction of agricultural building to store miden (cattle and sheep excrement), 
forage and fodder 

NP5/72/24A 10/02/23 Garth Nodol, Llidiardau, LL23 7SG Demolition of an existing substandard dwelling and the construction of a 
replacement dwelling 

NP5/73/423B 29/04/22 Y Felin Lifio, Tan y Bwlch, Maentwrog. LL41 3YU Conversion of outbuilding into annex accommodation 
NP5/74/505 05/09/22 Bryn Uchaf, Llanymawddwy. SY20 9AH Construction of agricultural building along with roof over manure store and 

extension to manure store 
NP5/77/115J 28/11/22 Cynefin, Llandecwyn, LL47 6YR Construction of single storey kitchen/dining room extension to side/rear of 

cottage,  
NP5/78/19E 07/12/22 Hendre, Cwm Prysor, Trawsfynydd, LL41 4TR Construction of agricultural building for indoor manure storage on the site of an 

existing slurry pit 
NP5/78/482B 27/06/22 Y Goppa, Trawsfynydd. LL41 4TN. Erection of steel framed shed for agricultural storage purposes, 
NP5/78/572 06/07/22 Land at Mynydd Bach, Trawsfynydd. LL41 4TR Installation of 30m high lattice tower supporting 9 no. antennas, 6 no. 

transmission dishes, 6 no. equipment cabinets, 1 no. meter cabinet, together the 
siting of a generator and associated fuel tank, formation of a hardstanding area, 
construction of a gabion wall, and formation of a fenced compound 

 
Awaiting Flood Consequences Assessment 

 
NP5/61/647 05/12/22 Ty'n y Gwater, Harlech. LL46 2UW Demolition of existing buildings and construction of a new detached two storey 

rural enterprise dwelling, 
 
 

Total applications on list = 56 
 
Total applications on list Committee 17 May 2023 = 44 
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PLANNING AND ACCESS COMMITTEE
28 JUNE 2023

DELEGATED DECISIONS

ITEM NO. 10.0 
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SNOWDONIA NATIONAL PARK AUTHORITY

PLANNING AND ACCESS COMMITTEE 28 JUNE 2023

DELEGATED DECISIONS

Applications Approved

Application
No.

Proposed Location Decision Date Case Officer

1. NP2/16/416C Construction of two storey detached dwelling Argoed Garages Site,
Garndolbenmaen.
LL51 9RX

11/05/23 Mr Richard Thomas

2. NP3/12/12G Change of use from hotel (Use Class C1) to
residential (Use Class C3) and erection of two storey
side extension

Plas-y-Nant, Betws
Garmon. LL54 7YR

05/05/23 Mr Richard Thomas

3. NP3/15/202C Retrospective planning application for the erection of
an outbuilding that includes a workshop, storage and
office space

Blaen y Nant, Nant
Peris. LL55 4UL

03/05/23 Mr. Dafydd Thomas

4. NP3/21/LB61C Demolition of lean to and erection of single storey
extension

Tan-y-Garth Cottage,
Gerlan, Bethesda.
LL57 3UH

02/05/23 Mr Richard Thomas

5. NP3/21/LB61D Listed Building Consent for demolition of lean-to and
erection of single storey extension together with minor
internal works

Tan-y-Garth Cottage,
Gerlan, Bethesda.
LL57 3UH

02/05/23 Mr Richard Thomas

6. NP4/11/396A Variation of Condition 2 attached to Planning
Permission NP4/11/396 dated 17/01/2021 to increase
the height of the 1st floor extensions, increase the
depth and width of the part single/part two storey rear
element and alter its roof design, alterations to
windows and doors

Oakdale, Betws y
Coed. LL24 0AR

18/05/23 Mrs. Alys Tatum

7. NP4/11/405 Refurbishment works including external alterations,
retention of 3 glamping pods, 4 replacement static
caravans, installation of electric vehicle charging
points, replacement sewage treatment plant, creation
of new bat roost and other service infrastructure.

Swallow Falls Hotel,
Betws y Coed. LL24
0DW

02/05/23 Mr Richard Thomas

8. NP4/16/233 Demolition of existing single storey rear additions and
construction of new single storey lean-to extension

1 Maes Llan,
Dolwyddelan,

22/05/23 Mr Richard Thomas
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9. NP4/26/266Y Creation of hardstanding for the siting of seasonal
containers, proposed siting of tepee for group
activities, and retrospective application to retain forest
coaster pathway, forest coaster bridge, tree hopper
shelter, camera kiosk, booking kiosk, snack shack,
tree safari kit-up store and shelter, tree top nets-tree
houses, water tank shed, staff rest shelter, forest
slide, forest nets kit-up building, plummet kit-up
building

Zip World Fforest,
Llanrwst Road, Betws
y Coed. LL24 0HX

24/04/23 Mr. Dafydd Thomas

10. NP4/30/151A Proposed garage conversion and construction of new
detached garage

Fairbourne, Chestnut
Avenue, Dwygyfylchi.
LL34 6TH

15/05/23 Mr Richard Thomas

11. NP4/32/301B Variation of Condition No.2 (Accordance with
approved plans) attached to Planning Consent
NP4/32/301A dated 11/01/2019

Trefriw Cemetery,
Cowlyd Road,
Trefriw.

22/05/23 Mr Richard Thomas

12. NP5/50/597B Amendments to design of dwelling approved under
Planning Permission NP5/50/597A (Demolish existing
cottages (Nos.1 & 2) and erection of replacement 3
storey detached dwelling)

Rhowniar Cottages,
Aberdyfi. LL36 9HS

25/05/23 Mrs. Alys Tatum

13. NP5/50/644A Construction of second floor extension to include
terrace

Llawen, Aberdyfi.
LL35 0RU

05/06/23 Mrs. Iona Roberts

14. NP5/50/742A Construction of extension, garage and terrace
(Revised scheme)

Dolphins, Rhoslan,
Aberdyfi. LL35 0NS

26/04/23 Mrs. Iona Roberts

15. NP5/51/456B Re-building old agricultural buildings for uses ancillary
to Cae Mur Hywel

Cae Mur Hywel,
Caerdeon, Barmouth,
LL42 1DZ

08/06/23 Mr. Dafydd Thomas

16. NP5/52/387C Installation of a 5m tower extension to the existing
telecommunications mast and relocation of 3 no.
antennas and 2 no. dishes to the top. Installation of 6
no. new antennas and 4 no. new ground-based
equipment cabinets. Installation of remote radio units,
mast head amplifiers, GPS nodes and associated
apparatus and ancillary works

Land at Dolgledr,
Penmaenpool.

28/04/23 Mrs. Iona Roberts

17. NP5/53/498C Non-material amendment to Planning Consent
NP5/53/498A dated 24/06/2020 to install external
lights to the properties

1 - 9 Dol Tryweryn,
Bala.

18/05/23 Mr. Dafydd Thomas

18. NP5/53/600 Construction of single storey rear extension with part
duo pitched slate roof and flat roof

8 Llain Deg, Bala.
LL23 7EQ

15/05/23 Mr. Dafydd Thomas
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19. NP5/53/T401A Replace old Aluminium / UPVC windows with modern
plain white UPVC windows

16 Arenig Street,
Bala. LL23 7AH

08/06/23 Mr. Dafydd Thomas

20. NP5/54/250B Installation of solar panels on half of roof area 37 Bryniau, Brithdir.
LL40 2TY

02/06/23 Mr. Dafydd Thomas

21. NP5/54/8D Erection of shed for domestic purposes Gellfachreth,
Llanfachreth. LL40
2EH

08/06/23 Mr. Dafydd Thomas

22. NP5/54/LB194
D

Discharge Condition No.8 (details of ridge tiles and
roof verges) attached to Listed Building Consent
Notice NP5/54/LB194C dated 01/12/2022

Ysgubor Cae'r March,
Llanfachreth,
LL402DS

18/05/23 Ms Eleanor
Carpenter

23. NP5/54/LB194
E

Discharge Condition No.4 attached to Listed Building
Consent Notice NP5/54/LB194C dated 01/12/2022

Ysgubor Cae'r March,
Llanfachreth. LL40
2DS

22/05/23 Ms Eleanor
Carpenter

24. NP5/55/T21G Retrospective applciation for a change of use of
hayloft attic room from holistic therapy room to a one
bedroom holiday let with separate shower room

Tynllwyn Hen,
Bryncrug, LL36 9RE

11/05/23 Mrs. Iona Roberts

25. NP5/57/1167A Construction of two storey extension, retention of
alterations to existing access, and retention of
outbuilding

Ty'n-y-Bryn,
Dolgellau. LL40 1TD

26/05/23 Ms. Sophie Berry

26. NP5/57/LB120
E

Listed Building Consent for alterations to principal
elevation, ground floor entrance south elevation door
and windows, including extending cornice and adding
pilasters either side of windows

Ty Meirion, Eldon
Square, Dolgellau,
LL40 1PU

24/04/23 Ms Eleanor
Carpenter

27. NP5/58/652A Non material amendment to Planning Consent
NP5/58/652 dated 16/01/2023 to amend porch design
to dwarf wall approximately 1 metre high with central
doorway and glazing all around to roof level, and
solar panels to be split between south facing roof to
the side and west facing roof to the rear

Mwaiseni, Ffordd y
Llan, Dyffryn
Ardudwy. LL44 2BL

08/06/23 Mr Aled Lloyd

28. NP5/58/LB93A Listed Building Consent to install secondary glazing to
all the windows and replacement front door

Ty Capel Horeb,
Dyffryn Ardudwy.
LL44 2DN

31/05/23 Ms Eleanor
Carpenter

29. NP5/59/511K Drainage details for connection to existing main
sewer in lieu of package treatment plant approved
under planning application NP5/59/511A (Re-
submission)

Land to rear of
Penrhiw, Llan
Ffestiniog. LL41 4PN

25/04/23 Mr Aled Lloyd
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30. NP5/59/LB89L Non-material amendment to Planning Consent
NP5/59/LB89H dated 17/05/2013 to change the
design of the portico

Pengwern Arms, Llan
Ffestiniog. LL41 4PB

22/05/23 Ms Eleanor
Carpenter

31. NP5/59/LB89
M

Variation of Condition 2 attached to Listed Building
Consent NP5/59/LB89G to amend design of portico

Pengwern Arms, Llan
Ffestiniog. LL41 4PB

22/05/23 Ms Eleanor
Carpenter

32. NP5/59/LB89N Discharge Condition No. 3 (Re-pointing of externa
stone walls), 4 (Roof slates), 5 (Rainwater goods and
external drainage/vent pipes), 6 (External woodwork
painted finish) & 7 (External render finish) attached to
Listed Building Consent NP5/59/LB89G dated
17/05/2013

Pengwern Arms, Llan
Ffestiniog. LL41 4PB

23/05/23 Ms Eleanor
Carpenter

33. NP5/61/56E Extension to existing balcony on the front elevation Morlun, Ffordd Uchaf,
Harlech. LL46 2SS

05/06/23 Mr Aled Lloyd

34. NP5/61/PIAW5
05B(I)

Approval of reserved matters for the construction of a
detached dwelling

Land at Morfa
Newydd, Ffordd Glan
Môr, Harlech. LL46
2UG

25/05/23 Mr Aled Lloyd

35. NP5/63/229F Siting of canopy adjacent to play area Caban Garn Bach
Tryweryn, Bro
Tryweryn Primary
School, Frongoch.
LL23 7NT

18/05/23 Mr. Dafydd Thomas

36. NP5/65/330C Demolish existing dwelling and construction of new
dwelling, and replace septic tank with new package
treatment plant

Hafod Fach,
Llanelltyd. LL40 2HB

01/06/23 Ms. Sophie Berry

37. NP5/65/36B Retrospective application for retention of extension to
residential curtilage and construction of timber garden
shed

Capel Soar, Tai
Cynhaeaf, Bontddu.
LL40 2TU

11/05/23 Mr Aled Lloyd

38. NP5/67/80J Replace existing telecommunication equipment with
12m high timber clad pole with transmission dish and
ancillary development.

Existing Airwave Site
NWA125, Tan y Coed
Farm, Abergynolwyn.

24/05/23 Mrs. Iona Roberts

39. NP5/69/113R Extension to swimming pool building to form new
plant room

Llanfendigaid,
Rhoslefain. LL36 9LS

25/05/23 Mrs. Iona Roberts

40. NP5/72/1D Installation of external air source heat pump on side
of dwelling

Fron Feuno, Llanycil.
LL23 7YF

24/05/23 Mr. Dafydd Thomas
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41. NP5/72/250E Discharge part of Condition 04 on Planning
Permission NP5/72/250B dated 24/03/2023 in relation
to a revised Landscape Environmental Management
Plan (LEMP) and associated documents which
extends the lifespan of the LEMP to 25 years

Llyn Celyn Reservoir,
Frongoch. LL23 7NU

19/05/23 Mr Aled Lloyd

42. NP5/73/294A Retrospective application to demolish existing rear
conservatory and construction of single storey
extension

1 Y Glynnor,
Gellilydan. LL41 4EW

23/05/23 Mr Aled Lloyd

43. NP5/73/446 Demolition of existing side conservatory and
construction of single storey lean-to extension

Bryn Melyn, Cwm
Cynfal, Blaenau
Ffestiniog, LL41 4PY

08/06/23 Mr Aled Lloyd

44. NP5/73/LU287
N

Certificate of Lawfulness of Existing Use or
Development for the demolition of the administration
complex area (including the former administration
building and workshop complex) and infilling of below-
ground voids (including the residual basement void of
the previously demolished turbine hall) with recycled
inert demolition arisings and minor works.

Decommissioning
Site, Trawsfynydd,
LL41 4DT

26/04/23 Mr Robin Williams

45. NP5/74/474A Installation of a 5m tower extension to the existing
installation and relocation of 3 no. antennas and 2 no
dishes to the top of the extension (approved under
application NP5/74/474) along with the installation of
6 no new antennas, 5 no ground-based equipment
cabinets, installation of remote radio units, mast head
appliers, GPS nodes and associated ancillary works

Land at Pen-Rhiwgul,
adjacent to the A458,
Mallwyd.

31/05/23 Mr. Dafydd Thomas

46. NP5/74/482C Discharge of Condition No. 6 (photographic survey)
attached to Planning Consent NP5/74/482B dated
17/11/2022.

Land by The
Cemetery, Dinas
Mawddwy.

24/05/23 Mr. Dafydd Thomas

47. NP5/77/336G Discharge Condition Nos. 4 (Construction Traffic
Management Plan) & 11 (Foul Water Drainage
Scheme) and part of Condition No.5 (Peat
Management Plan) attached to Planning Consent
NP5/77/336B dated 24/09/2021

Land at Cilfor,
Llandecwyn.

27/04/23 Mr Aled Lloyd

171



48. NP5/77/336H Discharge Condition Nos. 3 (Colour of 2.4m high
security fence), 6 (Habitat Management Plan), 7
(Biodiversity Enhancement), and part discharge
Condition No.5 (Habitat Management Plan) attached
to Planning Consent NP5/77/336B dated 24/09/2021

Land at Cilfor,
Llandecwyn.

27/04/23 Mr Aled Lloyd

49. NP5/78/575 Prior notification under Schedule 2, Part 24, of The
Town & Country Planning (General Permitted
Development) Order 1995 as amended for the
installation of a 20m high lattice tower supporting 3
no. antennas, 4 no. transmission dishes, 4 no.
equipment cabinets, 1 no. meter cabinet and ancillary
development thereto including a generator and
associated fuel tank, a hardstanding area, a new
access track.

Land at Dol Haidd,
Trawsfynydd. LL41
4TR

02/05/23 Mr. Dafydd Thomas
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Applications Refused

App No. Proposed Location Reason for Refusal Case Officer
1. NP3/15/102C Engineering works to

create partial below
ground secure store

Coed Gwydr,
Nant Peris. LL55
4UL

07/06/23
By reason of restricted vehicular visibility onto
and from the adjacent A468 through road which if
this application is approved would be
exacerbated. This would be to the detriment of
highway safety and other highway users on the
A468. Consequently, this application is in conflict
with ELDP policy D1.

Mr Richard Thomas

2. NP4/11/10T Removal of Section 52
Agreement dated
25/03/1982 in relation to
planning application
NP4/11/10B

Plots 4 & 5, Parc
Trawsafon, Betws
y Coed

24/05/23
The purpose and object of the Section 52
Agreement attached to planning decision notice
NP4/11/10B and dated 25/03/1982, restricting the
occupancy of the dwellings known as plots 4 and
5, Parc Trawsafon, Betws y Coed to a person
employed or last employed in a regular trade,
business or profession at a location within a
radius of thirty miles to the Red Land, (including
any dependents of such a person residing with
him or her or a widow or widower of such a
person):
• was correctly placed on the land at the
time of granting planning permission,
• is not obsolete, as the restriction is still
capable of fulfilling its original purpose,
• continues to secure a practical benefit of
advantage,

In addition, the Agreement now serves a useful
purpose in forwarding the policy objectives of the
housing policies of the Eryri Local Development
Plan (2016 – 2031).

Mr Richard Thomas
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3. NP5/57/1188 Construction of rear
extension at lower ground
level with terrace above

4 Bodlondeb,
Dolgellau. LL40
1SN

12/05/23
The development, by virtue of its form and siting
on a prominent elevation of the dwelling, is
considered to be an incongruous feature on this
traditional and locally significant building and
would adversely affect the setting of the terrace
within the conservation area. The proposal
therefore conflicts with Strategic Policy Ff which
seeks to ensure that development would not
adversely affect the setting of heritage assets and
Development Policy 1 and 6 which seeks to
ensure the use of materials that are sympathetic
to or enhance their surroundings.

The extension, by virtue of its depth and the
addition of the wooden privacy screen, would
result in the loss of natural daylight to the
windows of the neighbouring property (3
Bodlondeb) and would interfere with the outlook
from habitable rooms to the extent that the
development would appear unduly intrusive and
oppressive. The proposal therefore conflicts with
Development Policy 1 which seeks to ensure
there would be no significant harm to the amenity
of neighbouring properties.
No biodiversity enhancement measures have
been proposed as required by paragraph 6.4.5 of
Planning Policy Wales (Edition 11, February
2021).

Mrs. Iona Roberts

4. NP5/69/307A Construction of first floor
extension over existing
shop premises to form
dwelling unit

Riverside Stores,
Llwyngwril. LL37
2JX

27/04/23
The proposed development would introduce a
new form of highly vulnerable development in a
location identified as C2 flood plain on the
Development Advice Map (DAM) supporting the
extant TAN15.

Mrs. Iona Roberts
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The flooding consequences associated with
highly vulnerable development are not considered
to be acceptable and there is no overriding
reason or need for the development that would
outweigh flood risk. The proposal would therefore
conflict with Development Policy 1 of the Eryri
Local Development Plan as well as the Welsh
Government’s TAN 15 and PPW (Edition 11, 
February 2021).
The proposed extension, by virtue of its location,
scale and use of materials, would introduce an
incongruous addition to the street scene and
would adversely affect the setting of the Grade II
Listed bridge. The proposal therefore conflicts
with Strategic Policy Ff which seeks to ensure
that development would not adversely affect the
setting of heritage assets and Development
Policy 1 and 6 which seeks to ensure the use of
materials that are sympathetic to or enhance their
surroundings
Insufficient information has been submitted to
identify/address all likely ecological issues within
the proposed development site so that a fully
informed decision can be made on this
application.  In the absence of this information,
the proposal fails to satisfy Strategic Policy D
Natural Environment of the Eryri Local
Development Plan, which seeks to protect local
sites of nature conservation and biodiversity
importance. Furthermore, no biodiversity
enhancement measures have been proposed as
required by paragraph 6.4.5 of Planning Policy
Wales (Edition 11, February 2021)
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5. NP5/71/106A Construction of a timber
pre-fabricated single
storey granny annexe for
ancillary residential use
associated with the
dwelling

Yr Hen Felin,
Llanuwchllyn,
LL23 7TL

25/05/23
By reason the proposal failing to comply with the
criteria outlined in Development Policy 14 of the
ELDP and Supplementary Planning Guidance 11.
By reason of insufficient information of an
ecological nature upon which a fully informed
decision can be made, this application fails to
comply with the criteria outlined in Development
Policy 1 and Strategic Policy D.

Mr. Dafydd Thomas
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