
NOTICE OF MEETING 
 

Snowdonia National Park Authority 

Iwan Jones 
Interim Chief Executive 

Snowdonia National Park Authority 
Penrhyndeudraeth 

Gwynedd LL48 6LF 
Phone: (01766) 770274 

E.mail: parc@eryri.llyw.cymru 
 
 

Meeting: Planning & Access Committee 
 
Date: Wednesday 16th October 2024 

 
Time: 10.00 a.m. 

 
Location: Snowdonia National Park Authority 

Office, Penrhyndeudraeth and Via Zoom 

Members are asked to join the meeting 15 minutes before the designated start 
time 

Members appointed by Gwynedd Council 
Councillor: Elwyn Edwards, Annwen Hughes, Louise Hughes 

June Jones, Edgar Wyn Owen, Elfed Powell Roberts,  
John Pughe Roberts, Meryl Roberts, Einir Williams; 

Members appointed by Conwy County Borough Council 
Councillor: Ifor Glyn Lloyd, Jo Nuttall, Vacancy; 

Members appointed by The Welsh Government 
Mr. Brian Angell, Mr. Tim Jones,  

Ms. Naomi Luhde-Thompson, Ms. Delyth Lloyd, Vacancy, 
Vacancy. 

 
*This Agenda is also available in Welsh 



A G E N D A 

1. Apologies for absence and Chairman’s Announcements
To receive any apologies for absence and Chairman’s announcements.

Page No's 

2. Declaration of Interest
To receive any declaration of interest by any members or officers in respect of any
item of business.

3. Minutes
The Chairman shall propose that the minutes of the meeting of this Committee held
on the 4 September 2024 be signed as a true record (copy herewith) and to receive
matters arising, for information.

4. Eryri Local Development Plan – Annual Monitoring Report for 2023-2024
To submit a report by the Head of Planning Policy (Copy herewith)

5. Reports by the Director of Planning and Land Management
To submit the reports by the Director of Planning and Land Management on
applications received. (Copy herewith)

6. Update Reports
To submit update reports, for information. (Copies herewith)

7. Delegated Decisions
To submit the list of applications which have been determined in accordance with
delegated authority, for information. (Copy herewith)

3 - 5

6 - 181

182- 264

265 - 270

271 - 280
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ITEM NO. 3.0 

SNOWDONIA NATIONAL PARK PLANNING AND ACCESS COMMITTEE 
WEDNESDAY 4th SEPTEMBER 2024 

PRESENT: 

Members appointed by Gwynedd Council 
Councillors Elwyn Edwards (Chair), Annwen Hughes, June Jones, Edgar Wyn Owen, John 
Pughe Roberts, Elfed Roberts, Meryl Roberts, Einir Wyn Williams. 

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

Members appointed by the Welsh Government 
Brian Angell, Tim Jones, Naomi Luhde-Thompson, Delyth Lloyd.  

Officers 
G. Iwan Jones, Jonathan Cawley, Iona Roberts, Dafydd Roberts, Eifion Jones.

The Director of Corporate Services stated that the meeting was being web-broadcast and 
would also be made available online at a later date. 

1. Apologies for absence and Chairman's Statements
Apologies were received from Councillors Ifor Glyn Lloyd and Louise Hughes.
The Chairman welcomed Eifion Jones, the Park's new Democratic Services
Officer, to the meeting.

2. Declaration of Interest
Councillor Elwyn Edwards declared both a personal and prejudicial interest in Item
4 on the Agenda (NP5/53/576A – Extension of Llyn Tegid narrow gauge railway,
Land at Bala, under paragraphs 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 26th June 2024
were accepted and the Chair signed them as a true record.

4. Reports by the Director of Planning and Land Management
Councillor June Jones took the Chair for this item as Councillor Elwyn Edwards
had declared an interest.
Submitted – Reports by the Director of Planning and Land Management on planning
applications and compliance matters.
 Please see the Schedule of Planning Decisions attached.

5. Update Reports
Submitted – Update reports by the Director of Planning and Land Management on
planning applications and compliance matters.
Several members noted that there were several applications for which there had been
no developments for a number of years. The Director confirmed that the applications
would be reviewed, and an update given in the next Committee meeting.
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6. Delegated Decisions
Submitted – List of applications determined in accordance with delegated authority.
A Member noted that the details of application NP5/58/263B recorded in the report
differed from the details found on the website. The Planning Officer confirmed that the
report was correct and that the details published on the website would be investigated
and reported back.

7. Appeal Decisions
 Submitted – An oral report by the Director of Planning and Land Management on the
Inspector’s decision to partly refuse and partly allow the following appeal:
NP4/29/ENF10G – appeal against maintenance of land notice, land at Machno Inn,
Penmachno, by Mr Mohamed Shirajudin & Mrs Jackie Shirajudin. The Director reported
that the appellants had requested more time to comply with the conditions owing to
personal circumstances, and he confirmed that a 3-month extension had been granted.

The meeting ended at 10.55 
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SCHEDULE OF PLANNING DECISIONS – 4th SEPTEMBER 2024 
 
Item No.  
 
 

4.  Report by the Director of Planning and Land Management 
(1) NP5/53/576A – Extension of Llyn Tegid narrow gauge railway comprising of 1200m 

of railway track, installation of level crossing, erection of new station building, 
ancillary engine and carriage building, signal box and associated development (Re-
submission), Land at Bala. 
Reported – The Case Officer presented the report, the background and the planning 
assessment. Members were informed that the previous application (NP5/53/576) had 
been refused on 7 grounds but it was considered that the agent had been able to 
overcome these reasons. However, it was clear that unresolved issues remained, 
and further details would be required before commencing work or occupying the site, 
with some concern remaining regarding these issues. It was considered that most of 
them could be resolved through appropriately worded planning conditions. In 
addition, there remains an issue that has not been resolved and needs further 
assessment, namely the impact of the development on the local highway network. 
Reported – Julian Birley, Chairman of Llyn Tegid Railway, gave a presentation to 
the meeting stating that  
– all the reasons for rejecting the previous application had now been resolved,  
– that the railway had been profitable over a period of 50 years, that it served the 

town well, and that the extension would use a car park which had so far been 
underused.  

– He said that the Bala area had been forgotten and was desperate for investment 
in the local economy. He denied that hordes of additional visitors would come 
since the tourists were already there, but that there were insufficient facilities for 
them and many contributed little or nothing to the economy of the town and 
surrounding area. The extension would contribute towards creating a prosperous 
and sustainable future for the town. 

RECOMMENDATION – To delegate the Authority to the Director of Planning & Land 
Management to approve the application, once the Authority had received the 
required additional information, and any issues raised had been adequately 
addressed. 
 RESOLVED to grant permission to delegate the authority to the Director of Planning & 
Land Management in accordance with the recommendation 
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NOP�QRST U V W X Y Z [ \ ] Û UU UV UW UX UY_̀abcad _̀adcae _̀aecaf _̀afc_̀ _̀_̀c_a _̀_ac__ _̀__c_g _̀_gc_h _̀_hc_i _̀_ic_b _̀_bc_d _̀_dc_e _̀_ec_f _̀_fcg̀ _̀g̀cgajklmSn�kopqnRlrost�nSTuR� [ UV ^ ^ UU ^ UV ZjklmSn�kopqnRlrost�tpSnn�trlRt UW UY U[ UX V[ UW UU UUjslrkrqSlRv�kopqnRlrost�SnnokSlRv�trlRt�vmTrsu�wRST [ X] W\ \ UU UX XUjslrkrqSlRv�nSsv�xSsy�kopqnRlrost�vmTrsu�wRST X[ WY WZ X̂ X\ XV WZjslrkrqSlRv�kopqnRlrost�zrsv{Snn�vmTrsu�wRST V̂ V̂ V̂ V̂ V̂ V̂ V̂j|RTSuR�jssmSn�}omtrsu�~R�mrTRpRsl��jj~��{Top��NOP�V̂UZ�V̂WU YU YU YU YU YU YU YU YU YU YU YU YU YU YU YUjnn��opqnRlrost V̂ V[ U[ UX W\ UW VV U[

81



����

������	
����������������������������������������������������� ��

������ ��!"#$%�&�'%()'�*%+�*"#,+-*(".�#'�'+*�(/*�01�*%+�2345��6&78 &9�!"#$%���'%()'�*%+�*"#,+-*(".�#'�#:+1;+;�<.�*%0'�=>?�@("��6� A�B��!"#$%���'%()'�*%+"+�0'�#1�#11/#C�'%("*@#CC�#D#01'*�*%+�==?�E<C#-F�C01+G�01��6� A�BH�I����������������J�����������KL������M�J�N�N����N���������������OPQ�����R��QS�����J�����J������T���USVWH�X%+�1/:<+"�(@�;)+CC01D'�*%#*�%#Y+�<++1�-(1'*"/-*+;�+#-%�.+#"�%#Y+�<++1�-(1'0'*+1*C.�<+C()�*%+�#11/#C�#Y+"#D+�"+Z/0"+:+1*�[==?\�(@��&�;)+CC01D'�$+"�#11/:�@("�+Y+".�.+#"�'01-+��6&78&������ 7�X%+�-/:/C#*0Y+�"+Z/0"+;�</0C;�"#*+�@"(:�*%+�'*#"*�(@�*%+�$C#1�$+"0(;��6&7�*(� &'*�>#"-%��6�B�#'�'+*�(/*�(1�*%+�E<C#-F�C01+G�)#'�B6]�/10*'������J�����J�������̂����J���_���R��M����QÙ�����T����������������	K̀����������a�JJ�������������J�R�����R��������J������������������O�LQVWH��� ��b("�*%+�"+:#0101D�'+Y+18.+#"�$+"0(;�(@�*%+�$C#1c�*%+�#:+1;+;�'/$$C.�<#"'�#"+�*%+�(/*-(:+�(@�*%+�'*#F+%(C;+"�D"(/$�#1;�'%()'�*%#*�'/$$C.�+d-++;'�)%#*�0'�C+@*�*(�</0C;�-/:/C#*0Y+C.�#1;�#11/#CC.��=1*0-0$#*+;�-(:$C+*0(1'�#"+�%0D%+"�*%#1�*%+�==?�"#*+c�#1;�-/:/C#*0Y+C.�)(/C;�<+�;+C0Y+"01D��e��/10*'c�%0D%+"�*%#1�*%+�==?�1/:<+"�(@� ���@("�*%#*�
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Rhif Eitem / 
Item No. 

Cyfeirnod / 
Reference No. 

Disgrifiad / Description. Swyddog Achos / 
Case Officer 

NP5/53/598C Cais Amlinellol gyda’r materion i 
gyd wedi’u cadw’n ôl i adeiladu un 
tŷ (Ail-gyflwyniad yn dilyn gwrthod 
cais cynllunio NP5/53/598B), Tir 
ger Ffynnon Beuno, Y Bala. / 
Outline Application with all details 
reserved for construction of a 
single dwelling (Re-submission 
following refusal of planning 
application NP5/53/598B), Land 
near Ffynnon Beuno, Bala. 

Dafydd Thomas 

NP5/65/256A Dymchwel rhan o hen Westy 
Bontddu Hall a chodi 8 annedd ar y 
farchnad agored a 5 annedd 
fforddiadwy i'w lletya o fewn teras 
newydd o 3 ar safle'r cabanau 
gwyliau, 1 ar y llawr gwaelod isaf 
ac 1 o fewn annedd y cyn-reolwr, 
Bontddu Hall, Bontddu./ Demolition 
of part of former Bontddu Hall Hotel 
and the erection of 8 open market 
dwellings and 5 affordable 
dwellings to be accommodated 
within a new terrace of 3 on the site 
of the holiday chalets, 1 within the 
lower ground floor and 1 within the 
former manager’s dwelling, 
Bontddu Hall, Bontddu. 

Aled Lloyd 

NP5/73/LB208B Caniatad Adeilad Rhestredig i 
gadw gwaith allanol a mewnol gan 
gynnwys gosod drysau allanol 
newydd a ffenestri gwydr dwbl 
tenau newydd, gosod ffenestri to 
cefn newydd a gwaith mewnol gan 
gynnwys ailblastro waliau a 
nenfydau, ailosod arwynebedd 
llawr gwaelod solet ac ailosod 
unedau cegin, 1 Fron Fair, 
Maentwrog./ Listed Building 
Consent to retain external & 
internal works including 
replacement external doors and 
new thin double-glazed windows, 
replacement rear rooflights and 
internal works including re-
plastering walls and ceilings, 
replacement of solid ground floor 
area and replacement of kitchen 
units, 1 Fron Fair, Maentwrog. 

Eva Jones 

1.

2.

3.

EITEM RHIF 5.0 / ITEM NO. 5
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NP5/73/LB208C Cais ôl-weithredol i gadw sied ardd 
a storfa bren, ailadeiladu wal 
gynnal bresennol a waliau cerrig 
ychwanegol, ardaloedd decio pren 
ochr a chefn a phafin ac ailosod 
ffenestri to llethr cefn, 1 Fron Fair, 
Maentwrog. / Retrospective 
application for the retention of 
garden shed and wood store, re-
building of existing retaining wall 
and additional stonewalls, side and 
rear wooden decking areas and 
paving area and replacement of 
rear slope rooflights, 1 Fron Fair, 
Maentwrog. 

Eva Jones 4.
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Summary of the Recommendation: 

To APPROVE subject to the following conditions (summarised below and in 
full at the end of report);  

• Time Limit;
• Details of further information to be submitted through reserved matters

application;
• Use Class restriction;
• Removal of permitted development rights;
• Drainage;
• Archaeological work programme; and
• No development to commence until the planned improvements to the

Bala Waste Water Treatment Works (WWTW) scheduled for the 31st
of March 2025 have been completed.

Reason(s) Application Reported to Committee: 

Town Council objection.  

Land Designations / Constraints: 

• Within Housing Development Boundary – Y Bala
• Landscape of Historic Interest – Bala and Bala Lakesides
• Within proximity to historical structure – Ffynnon Beuno, Well.

Snowdonia National Park Authority 
– Planning & Access Committee

Date: 16-Oct-2024 

Application Number: NP5/53/598C  Date Application Registered: 16/05/23 

Community: Bala Grid Reference: 292150 335818 

Case Officer: Mr. Dafydd Thomas Location: 
Land near Ffynnon Beuno, Bala. 

Applicant: Description: 
Nesta Dobson 
12 Mawnog Fach 
Bala 
Gwynedd 
LL23 7YY 

Outline Application with all details reserved 
for construction of a single dwelling (Re-
submission following refusal of planning 
application NP5/53/598B) 
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• Within catchment of phosphorus sensitive Special Area of 
Conservation (River Dee).  

 
Site Description and Background: 
 
The application site is located to the south west of the town of Bala and to the 
north of Llyn Tegid. The site is situated within an existing housing estate 
located at Stryd y Fron which is accessible via Pensarn Road / A494. The full 
address of the site is land near Ffynnon Beuno, Bala. 
 
The application under assessment is a resubmission of planning application 
NP5/53/598B which was refused by the Authority (through delegated powers) 
in November 2022.  
 
Proposed Development: 
 
Development proposals relate to the construction of a single dwelling (Re-
submission following refusal of planning application NP5/53/598B).  
 
The application seeks outline permission for the erection of a detached 
bungalow on land adjacent to Ffynnon Beuno, Bala.  
 
Although all matters are reserved for subsequent consideration, indicative 
plans show a detached bungalow comprising of two bedrooms and a kitchen 
and living area as well as two off-street parking spaces. Access is shown as 
being directly off Mawnog Fach.  
 
Relevant Planning Policies:  
 
Eryri Local Development Plan 2016-2031 
• Strategic Policy A: National Park Purposes and Sustainable 

Development 
• Strategic Policy C: Spatial Development Strategy.  
• Strategic Policy D: Natural Environment.  
• Strategic Policy Ff: Historic Environment.  
• Strategic Policy G: Housing.  
• Development Policy 1: General Development Principles.  
• Development Policy 2: Development and the Landscape.  
• Development Policy 6: Sustainable Design and Materials.  
• Development Policy 30: Affordable Housing.  
 
 
Supplementary Planning Guidance  
• SPG 2: General Development Considerations.  
 
National Policy/Guidance: 
• Planning Policy Wales (PPW), Edition 12, February 2024.  
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Consultations: 
 
Bala Town Council  Objection – concerns raised regarding scale of 
development, impact on local biodiversity and the adjacent archaeological site 
at Ffynnon Beuno.  
 
Natural Resources Wales  No objection – concerns raised regarding foul 
drainage. Noted that the Authority will need to determine whether the 
development is likely to have a significant impact on the Special Area of 
Conservation by way of a Habitat Regulation Assessment.  
 
Dwr Cymru  No objection – comments raised regarding wastewater 
treatment works, asset protection, sewerage and surface water with 
recommended advisory notes and conditions provided should consent be 
granted.  
 
National Park – Ecology No objection – comments raised relation to 
biodiversity enhancement measures and mitigation measures as well as the 
requirement of a Habitat Regulation Assessment to be undertaken.   
 
Gwynedd Archaeological Planning Service (GAPS) No objection – Noted 
however that if permission is granted, the work could result in impact on 
unidentified archaeological remains and as such appropriate archaeological 
mitigation required. Conditions proposed should permission be granted in 
order to ensure that such a scheme of archaeological mitigation is 
undertaken.  
 
Gwynedd Council – Highways  No objection – confirmation requested 
regarding the surface material of the parking area.   
 
YGC Water and Environment Unit No objection – noted that due to the 
size and nature of the development it may be necessary to provide an 
application to the SAB for approval prior to the commencement of the building 
work.  
  
 
Response to Publicity: 
 
The application has been publicised by way of a site notice and neighbour 
letters.  
 
At the time of writing, 6 letters of objection have been received by the 
Authority. The content of these are summarised as follows:-  
 
• Development not in-keeping with other dwellings in locality; 
• Plot too small for a dwelling; 
• Potential adverse impact on adjacent historical site; 
• Concerns regarding drainage of the site; 
• Ambiguity regarding land ownership; 
• Impact on the area, visual amenity and enjoyment of the community; 
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Assessment: 
  
1. Principle of Development  
 
1.1 The principal policies of the Eryri Local Development Plan to consider 

in this instance is Development Policy 1: General Development 
Principles, Development Policy 30: Affordable Housing as well as 
Strategic Policy D: Natural Environment.  

 
1.2 Development Policy 1 sets out the general development principles of 

the National Park and the criteria that must be met for new 
developments.  

 
1.3 Development Policy 30 sets out the requirements of new housing 

within the National Park.   
 
1.4 An assessment of these policies against the proposal is as follows.  
 
2. Planning Assessment 
 
Development Policy 1: General Development Principles   
 
2.1 The application under assessment is a resubmission of planning 

application NP5/53/598B which was refused by the Authority (through 
delegated powers) in November 2022. The previous application was 
refused on two grounds, with those being:  

  
1) Owing to the proportions of the site and indicated scale parameters, 

the residential development of this site in the manner proposed would 
result in a dwelling which would appear as an incongruous feature 
within the streetscene and would not be characteristic of the existing 
scale, pattern or form of development. It would detract  from the 
character, appearance and setting of the existing dwellings and 
surrounding area and have an adverse impact on the residential 
amenities of no. 15 Mawnog Fach contrary to Development Policy 1 of 
the adopted Eryri Local Development Plan. 

  
2) Insufficient information has been submitted to identify and address all 

potential ecological issues within the proposed development site and of 
the development upon nearby features of acknowledged ecological 
importance, namely the River Dee and Bala Special Area of 
Conservation and it therefore fails to satisfy Strategic Policy D Natural 
Environment of the Eryri Local Development Plan.  
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2.2 With regards to reason 1 outlined above, following the refusal of the 
previous application, a pre-application enquiry was submitted to the 
Authority for the construction of a two storey dwelling at the site. Advice 
was provided by the Authority noting that the design was not in-keeping 
with the overall street scene at Stryd y Fron and that this should be 
amended to be in conformity with Development Policy 1 (General 
Development Principles) which notes that the nature, location, siting, 
height, form and scale of developments should be in-keeping with the 
form and character of its site and surroundings.   

 
2.3 As a result of the above, following discussions with the agent, an 

amended scheme was submitted for consideration. Indicative plans 
have been submitted which illustrate a one-storey bungalow, which is 
to include two bedrooms. In light of the above, it is officers’ opinion that 
consideration for a dwelling of this scale can be looked on favourably 
for this plot. This is considered to be an improvement to the original 
scheme whereby a bungalow of this scale and design will match that 
already built and occupied within the immediate vicinity.  

 
2.4 Although all matters are reserved for subsequent consideration, it is 

deemed that the information submitted to date is sufficient at this stage 
in determining that the proposal is in line with Development Policy 1 – 
General Development Principles of the ELDP in that the development 
is sympathetic and in-keeping with the surrounding area. As outlined, 
further details such as materials, parking arrangements can be sought 
at reserved matters stage. Should permission be granted, this is to be 
conditioned accordingly.  

 
2.5 As outlined earlier within this report, the previous application was also 

refused on the grounds on insufficient information regarding ecological 
matters. No protected species survey was submitted with the previous 
application nor an assessment undertaken of the likely impact of the 
development on the River Dee and Bala Special Area of Conservation 
(SAC).  

 
2.6 In contrast to the previous application, the agent has submitted a 

preliminary ecological appraisal for the land adjoining Ffynnon Beuno, 
Y Bala. The survey was undertaken on the 20th of April 2023 and has 
a lifespan of two years. The survey concluded that no protected 
species were found on-site and that the proposed site is considered of 
low ecological interest. Notwithstanding this, the preliminary ecological 
appraisal included mitigation measures for the construction period of 
the development as well as biodiversity enhancement measures for the 
site.  
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2.7 In response to consultation on the application, the Authority’s ecologist 
did not raise any objection to the application however requested that 
the mitigation measures and biodiversity enhancement measures 
contained within the ecological appraisal be secured by condition 
should permission be granted. As outlined whilst all matters are 
reserved for subsequent consideration, the agent has demonstrated 
that the impact of the development on biodiversity will be minimal and 
has proposed measures to enhance biodiversity at the site as well as 
to mitigate any minimal impact of development. Further detail on this 
aspect, such as a detailed biodiversity enhancement plan can be 
sought at reserved matters stage.  

 
2.8 With regards to the impact of the development on the River Dee 

Special Area of Conservation, it should be noted that the agent has 
worked with the Authority to determine which mitigation measures 
could be implemented to deal with the anticipated phosphate increase 
from the development. The Authority has undertaken its own Habitat 
Regulation Assessment (HRA) (required under Regulation 63 of the 
Conservation of Habitats and Species Regulations 2017 (as amended)) 
and this has been issued to Natural Resources Wales for comment. At 
the time of writing, the Authority are awaiting confirmation on this 
aspect.  

 
2.9 At the time of writing therefore, it is considered that the agent has 

provided sufficient information to demonstrate that the development is 
unlikely to have an adverse effect on biodiversity and wildlife and has 
furthermore proposed measures to further enhance the biodiversity at 
the site. Subject to agreement with Natural Resources Wales on the 
Habitat Regulation Assessment, it can be determined that the 
application is complaint with Development Policy 1: General 
Development Principles as well as Strategic Policy D: Natural 
Environment, in that the development does not result in an 
unacceptable adverse impact on the characteristic biodiversity of 
Snowdonia, particular habitats and species protected under national 
and European legislation.  

 
 
 
Archaeological Impact 
 
2.10 As outlined, concerns have also been raised (by the community council 

and members of the public) with regards to the potential impact of the 
development on historical and archaeological assets within the vicinity. 
Strategic Policy Ff of the ELDP relates to the historical environment 
and notes that the historic landscape, heritage assets and cultural 
heritage of Snowdonia National Park will be conserved and enhanced, 
due to their contribution to the character and ‘special qualities’ of the 
National Park.  
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2.11 The development site is grassland on the edge of a modern housing 
development, constructed prior to historic environment legislation 
which incorporated the medieval well Ffynnon Beuno (NPRN: 32370, 
PRN: 3210) into its design.  

 
2.12 In response to consultation, Gwynedd Archaeological Planning Service 

(GAPS) noted that if permission is granted, the work could result in an 
impact on unidentified archaeological remains relating to both the 
medieval well and the town of Bala itself and as such the identified and 
recording of such remains would contribute to the wider understanding 
of the historic environment in the area. GAPS did not therefore raise 
any objection, however requested that if consent be granted, the 
Authority should require that appropriate archaeological mitigation is 
undertaken.  

 
Affordable Housing  
 
2.13 Development Policy 30 (Affordable Housing) sets out the housing 

requirements within the National Park.  
 
2.14 The site is located within the settlement boundary of Bala which is 

identified within the Eryri Local Development Plan as a Local Service 
Centre where small scale open market or affordable housing can be 
supported. Development Policy 30 indicates that developments below 
five houses in service centres do not generate an affordable housing 
contribution.  

 
2.15 Welsh Government legislation (introduced in late 2022) provides a 

clear distinction between residential uses, those being C3 
(dwellinghouses, used as sole or main residences), C5 
(dwellinghouses, used otherwise than as sole or main residences) and 
C6 (dwellinghouses, used for short term lets). New residential 
accommodation would be expected to be for C3 use only taking into 
account local housing needs in terms of size, type and tenure to meet 
the need of the local community. As such, should planning consent be 
granted, a condition would be imposed restricting the use of the 
dwelling to use Class C3 (dwellinghouse for sole or main residence).  

 
Landscape Impact  
 
2.16 Indicative plans have been submitted which illustrate a one-storey 

bungalow, which is to include two bedrooms. In contrast to the previous 
scheme proposed, it is officers’ opinion that consideration for a dwelling 
of this scale can be looked on favourably for this plot. The new layout is 
deemed to be an improvement to the original scheme whereby a 
bungalow of this scale and design will match that already built and 
occupied dwellings within the immediate vicinity. It is considered that a 
bungalow at this location would be in-keeping with the general 
surroundings of the site and would not result in any detrimental impact 
to the surrounding landscape nor neighbouring amenity.  
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Other matters 
 
2.17 As forementioned, concerns have also been raised regarding drainage 

at the site as well as matters of land ownership for the site. With 
regards to land ownership, this is not considered to be a planning 
matter and therefore no further assessment is required on this matter. 
With regards to drainage, in response to consultation, Dwr Cymru have 
not objected to the application albeit have suggested conditions and 
advisory notes to be included should consent be granted in order to 
ensure no detriment to existing residents or the environment and to 
Dwr Cymru’s assets.  

 
3. Conclusion  
 
3.1 The application seeks outline permission for the erection of a detached 

bungalow on land adjacent to Ffynnon Beuno, Bala. Although all 
matters are reserved for subsequent consideration, indicative plans 
shown a detached bungalow comprising of two bedrooms and a 
kitchen and living area as well as two off-street parking spaces. Access 
is shown as being directly off Mawnog Fach.  

 
3.2 The application under assessment is a resubmission of planning 

application NP5/53/598B which was refused by the Authority (through 
delegated powers) in November 2022. The application was refused as 
the development was not considered to be in-keeping with the 
surrounding area and on the basis of insufficient information submitted 
to determine whether the impact would have an acceptable impact on 
ecological important features.  

 
3.3 As discussed, on balance, it is deemed that the revised scheme of a 

modest bungalow at the site is in line with Development Policy 1 – 
General Development Principles of the ELDP in that the development 
is sympathetic and in-keeping with the surrounding area. Additional / 
detailed information in order to ensure the above can be sought 
through a reserved matters application.  
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3.4 Following the previous refusal, additional information with respect to 
ecological matters has been provided by the agent which demonstrates 
that the development is unlikely to have an adverse impact on 
biodiversity and protected species at the site, whilst also proposing 
mitigation measures and biodiversity enhancement measures. With 
regards to any impact of the development on the Special Area of 
Conservation, an assessment of this is currently being undertaken by 
the Authority and subject to a positive outcome, it can be determined 
that the application is complaint with Development Policy 1: General 
Development Principles as well as Strategic Policy D: Natural 
Environment, in that the development does not result in an 
unacceptable adverse impact on the characteristic biodiversity of 
Snowdonia, particular habitats and species protected under national 
and European legislation.  

 
3.5 It has been demonstrated therefore that the proposal confirms with 

Development Policy 1 and Development Policy 30 (Affordable Housing) 
of the ELDP as well as Strategic Policy D (Natural Environment) 
subject to agreement with Natural Resources Wales on the outcome of 
the Habitat Regulation Assessment.  An oral update on this matter will 
be provided at the Planning & Access Committee.  

 
3.6 Therefore, on balance, it is recommended that the application is 

conditionally approved.  
 
Background Papers in Document Bundle No.1: No 
 
 
RECOMMENDATION:  To GRANT permission subject to the following 
conditions: 
 
1) (04) The development shall begin either before the expiration of five 

years from the date of this permission or before the expiration of two 
years from the date of approval of the last of the reserved matters to be 
approved, whichever is the later. 

 
2) (03) Any application for approval of the reserved matters shall be made 

to the local planning authority not later than three years from the date 
of this permission. 
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3) As a part of any reserved matter application that may be submitted 
following this outline approval the applicant shall include:  

 
• the layout of the development on site, 
• the siting, design, sections, elevations and external appearance 

of the building, 
• cross sections through the site  
• the means of access to the site, including visibility splays. 
• Details of surface water drainage and its means of disposal to 

demonstrate that as no surface water within the curtilage of the 
development is discharged onto the highway.  

• extent and position of car parking and vehicle turning 
• boundary treatment 
• means of sewage disposal 
• A detailed biodiversity enhancement scheme for the site.  

 
4) (06) The development hereby permitted shall be carried out in 

accordance with the following approved plans and documents:  
 

• Lleoliad – L1 01 (26.06.23); 
• Gosodiad Safle S1 01 (26/06/23); 
• Preliminary Ecological Appraisal (dated 10th May 2023).  

 
5) No development shall commence until such time that confirmation has 

been submitted to and approved in writing by the Local Planning 
Authority (from the applicant, in consultation with Dwr Cymru Welsh 
Water and Natural Resources Wales) that the planned improvements 
to the Bala Waste Water Treatment Works (WWTW) scheduled for the 
31st of March 2025 have been completed and that the development 
hereby approved may commence on-site.  

 
6) No development (including structural alterations or demolition works) 

shall take place until a specification for a programme of archaeological 
recording has been submitted to and approved in writing by the Local 
planning Authority. The development shall be carried out and all 
archaeological work completed in strict accordance with the approved 
details.  

 
7) A detailed report on the archaeological work, as required by condition 

6, shall be submitted to and approved in writing by the Local Planning 
Authority within six months of the completion of the archaeological 
fieldwork.  
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8) The dwellinghouse hereby approved shall not be occupied other than 
in strict accordance with the Town and Country Planning (Use Classes) 
(Amendment) (Wales) Order 2022, Use Class C3: Dwellinghouse 
(used as sole or main residence) and for no other purpose within Use 
Class C. 

 
9)  (96) Notwithstanding the provision of the Town and Country Planning 

(General Permitted Development) Order 1995 (as amended by the 
Town and Country Planning General Permitted Development) 
(Amendment) (Wales) Order 2013 (or any Order revoking or re-
enacting or amending that Order with or without modification) nothing 
shall operate so as to permit (within the area subject to this permission) 
any development referred to in the Parts and Classes of Schedule 2 to 
the Order, summarised below: 

 
PART 1:  DEVELOPMENT WITHIN THE CURTILAGE OF A 
DWELLINGHOUSE 

 
Class A: The enlargement, improvement or other alteration of a 
dwellinghouse. 
Class B:  The enlargement of a dwellinghouse consisting of an 
addition or alteration to its roof. 
Class C:   Any other alteration to the roof of a dwellinghouse. 
Class D:  The erection or construction of a porch outside any external 
door of a dwellinghouse. 
Class E:  The provision within the curtilage of the dwellinghouse, of any 
building or enclosure, raised platform, swimming or other pool required 
for a purpose incidental to the enjoyment of the dwellinghouse as such, 
or the maintenance, improvement or other alteration of such a building, 
enclosure, platform or pool; or a container used for domestic heating 
purposes for the storage of oil or liquid petroleum gas. 
Class F:   The provision within the curtilage of a dwellinghouse of a 
hard surface for any purpose incidental to the enjoyment of the 
dwellinghouse as such; or the replacement in whole or in part of such a 
surface. 
Class G:   The installation, alteration or replacement of a chimney 
on a dwellinghouse 
Class H:   The installation, alteration or replacement of a microwave 
antenna on a dwellinghouse or within the curtilage of a dwellinghouse. 
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PART 2:  MINOR OPERATIONS  
 

Class A:   Gates, fences, walls and other means of enclosures. 
Class B:   The formation, laying out and construction of a means of 
access to a highway which is not a trunk road or a classified road, 
where that access is required in connection with development 
permitted by any Class in this Schedule (other than by Class A of this 
Part). 

 
No such developments shall be carried out at any time within these 
Parts and Classes without the express grant of permission by the Local 
Planning Authority. 

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

directly or indirectly with the public sewerage network.  
 
Reasons:  
 
1) To Comply with Section 91 (as amended) of the Town and Country 

Planning Act 1990.  
 
2) To Comply with Section 91 (as amended) of the Town and Country 

Planning Act 1990.  
 
3) To ensure that any reserved mater application is fully informed. 
 
4) To define the permission and for the avoidance of doubt.  
 
5) To prevent further hydraulic overloading of the public sewerage 

system, to protect the health and safety of existing residents and 
ensure no pollution of or detriment to the environment.  

 
6) To ensure the implementation of an appropriate programme of 

archaeological mitigation in accordance with the requirements of 
Planning Policy Wales 2024 and Tan 24: The Historic Environment.  

 
7) To ensure that that the work will comply with Management of 

Archaeological Projects (MAP2) and the Standards and Guidance of 
the Chartered Institute for Archaeologists (ClFA).  

 
8) To ensure that the dwellinghouse is only used as sole or main 

residence and to prevent the creation of an unjustified second/holiday 
home or short-term holiday letting unit and in accordance with the Eryri 
Local Development Plan, in particular Policies SP G: Housing and DP 
30: Affordable Housing and Supplementary Planning Guidance 4: 
Housing and 5: Planning Obligations. 

 
9) The local planning authority considers that such development should 

be subject to formal control in order to safeguard the amenities of the 
area. 
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10) To prevent hydraulic overloading of the public sewerage system, to 

protect the health and safety of existing residents and ensure no 
pollution of or detriment to the environment.  

 
 
Advisory Notes  
 
Dŵr Cymru  
 
Please refer to Dŵr Cymru’s response (reference PLA0072930 dated 
19/09/24).  
 
SuDS 
 
FLOOD AND WATER MANAGEMENT ACT (FWMA) 2010 THE 
SUSTAINABLE DRAINAGE (APPROVAL AND ADOPTION PROCEDURE) 
(WALES) REGULATIONS 2018 
 
The introduction of legislation on 7th January 2019 made sustainable 
drainage systems a mandatory requirement on new development where the 
construction area is 100m2 or more. It is considered that this development 
exceeds the above identified threshold and may require Sustainable Drainage 
Systems (SuDS) consent from the relevant Sustainable Drainage Systems 
Approval Body (SAB) prior to construction works commencing. 
 
Consequently, you are advised to contact the relevant Sustainable Drainage 
Systems Approval Body (SAB), i.e. (Gwynedd Council) for advice and 
guidance on this matter. 
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Summary of the Recommendation: 

To REFUSE 

• Quality of affordable housing
• Lack of affordable housing to comply with policy

Reason(s) Application Reported to Committee: 
Scheme of Delegation  

The application is ‘Major’ development (under the provision of The Town and 
Country Planning (Development Management Procedure) (Wales) 
(Amendment) Order 2012 (and further amended in 2016)  

Please note that the application is not considered Major Development in 
relation to Eryri Local Development Plan Strategic Policy B. This is a separate 
category of Major Development (of national significance) and not applicable in 
this case.  

Site description 

Bondtddu Hall Hotel is an imposing traditional building overlooking the 
Mawddach Estuary. Built in 1873 as a stone construction with later 
extensions.  

Awdurdod Parc Cenedlaethol Eryri 
– Pwyllgor Cynllunio a Mynediad.

Dyddiad: 16-Oct-2024 

Cais Rhif: NP5/65/256A  Dyddiad Cofrestru: 30/10/23 

Cymuned: Bontddu Cyfeirnod Grid: 267434 318942 

Swyddog Achos: Mr. Aled Lloyd Lleoliad: 
Bontddu Hall, Bontddu 

Ymgeisydd:  
H G G Ltd 
c/o Geraint Lewis Associates 
Bryn Rhedyn 
Llanelltyd 
Dolgellau 
Gwynedd. LL40 2SU 

Disgrifiad: 
Demolition of part of former Bontddu Hall 
Hotel and the erection of 8 open market 
dwellings and 5 affordable dwellings which 
will be in accommodated within the existing 
holiday chalets (3 units), 1 within the lower 
ground floor and 1 within the former 
manager’s dwelling 

ITEM NO. 5.2
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It closed as a hotel in 2004 with planning permission being granted for its use 
as a private residence. The hall has been used as a private residence up until 
June 2020. In June 2020, the premises was badly damaged by a serious fire, 
which has resulted in significant damage to the fabric of the building with the 
collapse of the roof and some walls. 
 
The structural survey presented as part of the application highlights the 
varying levels of damage incurred on the building by the fire. It is clear that the 
damage was extensive and the building is in an irretrievable condition. This is 
particularly notable with regard the disintegration of core architectural 
elements, as well as heat-affected stone walls in the walls and foundations. 
 
The building is divided into two main sections; the older stone building where 
the fire took place, and a newer extension (circa 1970s) of mixed construction, 
which has not been damaged by fire but has fallen into disrepair. 
 
The former hotel and surrounding land is visible from a distant view from the 
Mawddach trail on the opposite side of the Mawddach estuary. 
 
The site sits in an elevated position above the A496 and is partially screened 
by existing hedging and planting to the boundaries. Access to the site from 
the highway is through a pair of decorative wrought iron gates that lead to the 
tarmacadam finished parking area for the former hotel which can 
accommodate in excess of thirty vehicles. 
 
Land Designations / Constraints: 
 
Within Housing Development Boundary 
Traditional Building 
 
Proposal: 
 
The proposal is a full application for the following development:-  
 
Demolition of part of former Bontddu Hall Hotel and the erection of 8 new 
open market dwellings   
 
5 affordable units. The affordable units to be accommodated . 
 
3 within the former holiday chalets/staff accommodation, which will be 
refurbished 
1 within the lower ground floor of the former hotel  
1 within the former hotel manager’s dwelling. 
 
The proposal as submitted is to demolish the extensively fire damaged areas 
of the former Hotel which lie predominantly to the eastern part of the premises 
and build 8 three storey (open market) Town Houses on mostly the same 
footprint.  
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The submitted application did not initially include details for the provision of 
affordable housing. The agent was informed that there was a requirement to 
provide affordable housing in accordance with Strategic Policy G and 
Development Policy 30. This had also been stated in the pre-application 
response. 
 
As the application is major development, in accordance with Planning Act, it is 
a requirement to carry out pre-application consultation (PAC) to be 
undertaken with the local community and stakeholders. The pre-application 
consultation has been carried the agent has submitted a PAC report. 
 
In order to support the application, the following documents were submitted –  
 
Structural Survey 
Design and Access Statement;  
Pre-application Consultation Report (PAC) –  
Preliminary Ecological Appraisal. 
Bat and Protected Species Survey 
Green Infrastructure Statement 
Linguistic Statement 
 
 
Eryri Local Development Plan 2016-2031 
 

• SP A:  National Park Purposes and sustainable Development 
• SP B: Major Development  
• SP C:  Spatial Development Strategy 
• DP 1:  General Development Principles 
• SP Ch: Social and Physical Infrastructure in new development 
• DP 2: Development and the Landscape 
• SP D:  Natural Environment 
• SP Dd: Climate Change 
• SP Ff: Historic Environment 
• SP G: Housing 
• DP 30:   Affordable Housing 
• DP 6: Sustainable Design and Materials 
• DP 7:  Listed and Traditional Buildings 
• DP 8: Protection of Non-Designated sites 
•    DP 18: The Welsh Language and the Social and Cultural Fabric of           

Communities                                              
• SP L: Accessibility and Transport 
 
Supplementary Planning Guidance 
 

• SPG 1: Sustainable Design in the National Parks of Wales 
• SPG 2: General Development Considerations 
• SPG 3: Planning and the Welsh Language 
• SPG 4:  Affordable Housing 
• SPG 5: Planning Obligations 
•  
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• SPG 6:  Nature Conservation & Biodiversity 
 
National Policy 
 

• Future Wales: The National Plan 2040 
• Planning Policy Wales (Edition 12) 2024 

 
• Technical Advice Note 2: Planning and Affordable Housing 
• Technical Advice Note 5: Nature Conservation and Planning 
• Technical Advice Note 12: Design 
• Technical Advice Note 15:  Development and Flood Risk 
• Technical Advice Note 18: Transport 
• Technical Advice Note 20: Planning and the Welsh Language 
• Technical Advice Note 24: Historic Environment 

 
Consultees: 
 
Llanelltyd Community Council Comments to be submitted following further 

consideration of the application at the next 
Community Council meeting. 
 
Any comments received will be reported to 
the Committee 

Natural Resources Wales Comments – The proposed development is 
likely to harm or disturb the bats or their  
breeding sites and resting place at this site. 
Advise that a condition is imposed to ensure 
appropriate avoidance and mitigation 
measures. 
 
Condition: No development shall commence 
until a Conservation Plan has been 
submitted to and approved in writing by the 
Local Planning Authority.  
 
Condition: External lighting Plan. The 
submission of an external lighting scheme 
including plans. This scheme shall consider 
existing and proposed lighting together with 
any spillage originating from internal 
locations. This component requirement shall 
include:  
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Gwynedd Council - Highways No objection 

 
Gwynedd Council  Comments –  

Recommed conditions on a grant of planning 
permission for the submission of a 
Construction Environmental Management 
Plan (CEMP), Noise Management Plan and 
hours when construction works is carried 
out. 
 

Welsh Water Comments – Recommend condition for the 
submission of a foul drainage scheme. The 
approved scheme to be implemented before 
the occupation of the dwellings 
 

SaB Standard Advise in relation to the need for 
approval for surface water drainage 
 

Gwynedd Archaeological 
Planning Service 

Comments – Appropriate archaeological 
mitigation is undertaken and recommend 
conditions for a specification for a 
programme of archaeological work. 
 

North Wales Fire & Rescue 
Service 

No objection 
 
 

Ecology Comments - Mitigation & Recommendations 
to be adhered to which includes mitigation 
for bats, nesting birds, terrestrial mammals 
and reptiles. Creation of a new roost  
Compensation for the loss of nesting bird 
habitat in the form of 4 woodcrete/woodstone 
bird nesting boxes to be erected on trees 
within the site boundary.  
Details have also been submitted for the 
eradication of Rhododendron, Buddleia and 
Winter Helitrope would present a significant 
biodiversity enhancement and prevent the 
spread of identified plants into neighbouring 
habitats.  
 
Due to the proximity of surrounding 
Protected Site(s), a HRA will be required for 
this application. The HRA is being drafted. 
Any response received with be reported to 
committee. 
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Responses to Publicity: 
 
The application has been publicised by way of a site notice, neighbour 
notification letter to 23 nearby residential properties, together with notice 
published in a newspaper. 
5 letters have been submitted raising concerns on the grounds of, 

• Existing building should be retained 
• Is there enough capacity for the increased sewage. 
• Lack of details within the application 
• Insufficient effort has been made to reflect the heritage of the site or 

mitigate the loss of such an imposing and iconic building. 
• No overall landscaping plan 
• Surface water drainage 
• Not enough parking spaces 
• Condition of the boundary retaining wall 

 
1. Background 
 
1.1 The development was subject to pre-application advice when officers 

advised that to be in accordance with Strategic Policy G and 
Development Policy 30 there will be a requirement to provide 50% 
affordable housing contribution on sites of 2 dwellings or more. 

 
1.2 As the application is major development, in accordance with Planning 

Act, it is a requirement to carry out pre-application consultation (PAC) 
to be undertaken with the local community and stakeholders. The pre-
application consultation has been carried out.  

 
1.3  The PAC report does not detail any submissions were made during the 

consultation process. 
 
 
2.0 Principle of Development 
 
2.1 It is appropriate to consider the proposal against Strategic Policy A, G 

and Development Policies 1, 6,and 30.  
 
2.2 The proposal would utilise a site within the housing development 

boundary of Bontddu, defined as a ‘secondary settlement’ for policy 
purposes in the Eryri LDP. The principle of housing development on 
the site is therefore accepted.  

 
2.3 ELDP Strategic Policy G (Housing) and Development Policy 30 – 

Affordable Housing is the most relevant ones to be used in determining 
the principle of this development.  
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3.0 Assessment 
 
Policy Context 
 
3.1 Bontddu is designated as a Secondary Settlement for the purposes of 

the Eryri Local Development Plan. Within the housing development 
boundaries of Secondary Settlements there is a requirement for 50% 
affordable housing contribution on sites of 2 or more dwellings 
(Development Policy 30) to provide affordable housing to meet local 
need on all new build dwellings.  

 
3.2 The policy on conversions also seeks a 50% contribution for affordable 

housing. 
 
3.3 As well as the policies detailed above of particular relevance to the 

proposal is Strategic Policy G which sets out the Authorities 
requirements and outlines the types of housing that reflects the local 
housing market. 

 
Open Market Housing – 8 Three storey town houses 
 
3.4 The proposed development comprises 8 new build Open market 

housing  
 
3.5 The layout details three storey 3 bedroom dwellings in two blocks of 

four.  
 
3.6 At the request of officers, details have been submitted indicating the 

proposed dwellings in relation to the existing hotel building. The images 
show the existing structure  and the height of the proposed dwellings  

 
3.7 The new Open Market Dwellings are of lesser height than the existing 

former Hotel building. 
 
3.8 Parking provision will be accommodated for both the open market and 

affordable dwellings on the existing hotel car park 
 
3.9 The parking provision in relation to the development is adequate and 

acceptable. 
 
3.10 As LDP housing policies are predominantly targeted towards local 

community needs, it is considered that it would be appropriate to 
restrict use to Use Class C3 (permanent residential dwelling) only, and 
exclude uses C5 (dwellinghouses, used otherwise than as sole or main 
residences) and C6 (dwellinghouses, used for short term lets). The 
area already has a high percentage 18.39 of short term holiday let 
accommodation, and therefore it seems appropriate to target the 
housing towards permanent residential accommodation rather than 
holiday let or second homes.  
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3.11 If the Authority was minded to approve the application the open market 
housing should be conditioned to restrict their occupancy to Use Class 
C3: Dwellinghouse to be (used as sole or main residence)  

 
3.12 Communication from the agent has requested that the open market 

dwellings be sold and occupied for use as a Main Dwelling, Second 
Home or Short term Holiday Letting Accommodation. 

 
3.13 Strategic Policy G: Housing states that “New housing within the 

National Park will be required to meet the need of local communities. 
Proposals must take appropriate account of local housing needs in 
terms of size, type and tenure of dwellings. 

 
3.14 The combined % of second homes and holiday accommodation of all 

domestic and non-domestic properties in Llanelltyd Community Council 
area is 18.3% 

 
3.15 The condition to restrict occupancy to Use Class C3 would normally be 

applied to a grant of planning permission in consideration of the 
percentage of second homes in Llanelltyd. The agent has been 
advised of this and may submit a justification for the use of the 
proposed open market dwellings ),  for a C5 use (dwellinghouses, used 
otherwise than as sole or main residences) or C6 (dwellinghouses, 
used for short term lets).  

 
Design 
 
3.16 The design of the open market housing will encompass a traditional 

slate roof with stone facing on the front elevation, salvaged from the 
hotel and white rendered finish to the rear elevation. 

 
3.17 The front (south) elevation incorporates a full length balcony on the first 

floor overlooking the Mawddach Estuary. The rear (north) elevation 
incorporates traditional sized windows and a front access porch 
incorporating a pitched slate roof. 

 
3.18 Each house has direct access to the former extensive gardens of the 

hotel , which is enclosed by boundary treatments. 
  
3.19 It is concluded that the design of the dwellings, whilst of modern design 

incorporating glazing would  assimilate into the landscape. 
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Affordable Housing 
 
3.20 The application as initially submitted was for the erection of 8 three 

storey (open market) houses with no provision for affordable dwellings 
as required by the policy. The policy requirement of DP30 for 
Secondary Settlements is an affordable housing contribution of 50%. 
This was brought to the agent’s attention and following discussions 
details were subsequently submitted for 5 affordable units to be 
accommodated within the former hotel accommodation. 

 
3.21 The total number of units now proposed is 13. As the policy 

requirement of DP30 is 50%, this equates to 6.5 affordable housing 
units. Only 5 affordable housing units are proposed. Paragraph 9.11 of 
the adopted Supplementary Planning Guidance on Affordable Housing 
states where the required contribution equates to a part unit (0.5 in this 
case), the equivalent of the part of the unit should be provided as a 
commuted sum, or as an additional on-site unit instead of paying a 
commuted sum for the partial unit. 

 
3.22     A proposal must make a significant contribution to the affordable 

 housing needs of the settlement and provide the required number of 
affordable housing units in accordance with the adopted policies unless 
it is clearly demonstrated that the affordable housing targets cannot be 
med due to site viability. In these circumstances the Authority can 
negotiate an appropriate affordable housing contribution on individual 
sites. 
 

3.23 In the submission the agent has stated that in view of cost of demolition 
of the fire damaged former Hotel, the constraints of the site to 
undertake the extensive and costly demolition works. Also site 
clearance, shoring up and sloping nature of the site adds extensively to 
the cost of development which renders tying the new open market 
houses to being for Affordable Accommodation unviable in cost and 
economic terms. 

 
3.24 Having taken the above into consideration, officers accept whilst there 

are costs associated with the re-development of the site, no detailed 
cost have been submitted, to justify that the number of affordable 
housing units is less than required by policy.  

 
3.25 3 of the affordable units will be accommodated  within the former staff 

and guest accommodation chalet building. This building was granted 
temporary planning permission in 1967. A lawful use certificate was 
issued in 2005, for its continued use as Staff and guest 
accommodation. 

 
3.26 The chalet building is of felt roof and timber clad construction. The 

building will be refurbished to accommodate 3 affordable 2 bedroomed 
unit. 1 will be located on the ground floor and 2 on the first floor. 
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3.27 Following a site visit it was clear that the former holiday chalets 
intended for use as affordable dwellings was not fit for human 
habitation. There were signs of damp, mould and water ingress. The 
agent has been advised that they were unacceptable to be used as 
affordable dwellings. This would be contrary to the Welsh Government 
produced guidance in 2021 on Welsh Development Quality 
Requirements – Creating Beautiful Homes and Places. 

 
3.28 Paragraph 8.13 of Supplementary Planning Guidance 4 on affordable 

housing states “Affordable housing built using Social Housing Grant will 
be required to meet the Welsh Government’s Development Quality 
Requirements (DQR). The Authority’s preference is that private 
developers also provide affordable units to DQR standards as it would 
allow flexibility for RSLs to purchase those units should the developer 
fail to find suitably qualified individuals.”  

 
3.29 The chalet building was only initially granted temporary planning 

permission as far back as 1967, and they have not been occupied for 
many years. Considering their temporary nature, the design and 
current condition, officers conclude that they would not be appropriate 
as affordable dwellings. 

 
3.30 Affordable dwelling Number 4 is to be located on the Lower Ground 

Floor of the former Hotel premises, formally used to accommodate a 
member of Staff. The accommodation comprises of 2 bedrooms, 
kitchen, lounge and sun lounge. 

 
3.31 Affordable unit number 5 will be accommodated within an existing three 

Bedroom accommodation which was formerly the Hotel Manager’s 
Private Accommodation. 

 
3.32   As both units 4 and 5 would be accommodated within existing buildings 

of a reasonable condition, with remedial building works these could 
accommodate affordable housing 

 
Section 106 Agreement and Phasing 
 
3.33 The applicant has agreed to enter into a Section 106 Agreement to 

ensure that the housing  proposed as affordable units are, and remain, 
affordable.  

 
3.34 If conditional planning permission were to be grated there would be a 

need for the applicant to enter into a Section 106 Agreement with the 
Authority to secure the delivery of affordable housing. There would be 
a phasing covenant within the agreement which would require that the 
applicant delivers part of the affordable housing before the open 
market housing. 
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Visual amenities  
 
3.35 The site is located on land that is visible from the highway, the A496 

and from surrounding vantage points including the popular Mawddach 
Trail.  

 
3.36  It is predominantly residential within the catchment area of the 

application site, which include buildings of various sizes, height, 
elevations and age such as single-storey houses, two and three-storey 
houses and terraced houses.  

 
3.37 Planning Policy Wales, Edition 11, as well as TAN 12: Design, support 

developments that promote and encourage good design by providing 
opportunities for innovative design that meet current and future needs.  

 
3.38 Officers consider that in view of the present condition of the site, 

inducing the dilapidated fire damages hotel and the under managed 
grounds the proposal will enhance the visual amenities of the area.  

 
General and residential amenities  
 
3.39 Residential dwellings are located adjacent to the A496 and to the west 

of the site.  
 
3.40 Activity on the site would increase including vehicular movements on 

and of the A496. No objections have been received from the residents 
of the nearest dwellings on amenity grounds. 

3.41 It is considered that in view of the nature of the site and surroundings 
there would be no adverse impact on the nature of the development on 
the residential amenity of existing residential properties. 

3.42 There will be increased activity on the site during construction works 
due to demolition works associated with the nature of the development. 
There will be a need to submit a Construction Environmental Plan 
(CEMP) to include a detailed plan on measures to reduce noise, 
vibration, and dust control.  

 
Access and Highways 
 
3.43 In respect of vehicular access, the scheme will be served by the 

existing access on to the A496, with a good standard of visibility 
provided along the road. The proposal entrance will also provide 
suitable pedestrian accesses from the site onto the existing footway 
network around the site. No objections have been received from the 
Highways Authority. 
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Foul Drainage  
 
3.44 The proposal will connect to the main sewer and Dŵr Cymru/Welsh 

Water in their consultation response have advised that a foul drainage 
scheme for the site must be submitted and approved before the 
dwellings are occupied. This submission of a foul drainage scheme can 
be conditioned 

  
Ecology and Biodiversity  
 
3.45 A Preliminary Ecological Appraisal was initially submitted. Following 

responses from NRW and the Authority’s Ecologist a Bat and Protected 
Species Survey and a Green Infrastructure Statement have been 
submitted. Re-consultation has taken place with NRW and the 
Authority’s Ecologist. 

 
3.46 Mitigation & Recommendations for the site are detailed in the recently 

submitted survey and Green Infrastructure Statement which includes 
mitigation for bats, nesting birds, terrestrial mammals and reptiles.  

 
3.47  The reports also details mitigation for bats, including the creation of a 

new roost. The survey reports also details enhancement for the loss of 
nesting bird habitat in the form of 4 woodcrete/woodstone bird nesting 
boxes to be erected on trees within the site boundary.  

 
3.48 Details have also been submitted for the eradication of Rhododendron, 

Buddleia and Winter Helitrope would present a significant biodiversity 
enhancement and prevent the spread of identified plants into 
neighbouring habitats.  

 
3.49 An assessment under the Habitat Regulations will need to be 

undertaken due to the proximity of surrounding Protected Site(s). In 
consideration of the comments of NRW and the Authority’s Ecologist 
the HRA will conclude that conditions will be required for the 
submission of a conservation and lighting plan to protect bats and the 
designations. 

 
Welsh Language 
 
3.50 ELDP policy 18 acknowledges that in determining planning applications 

the Authority must take into consideration the needs and interests of 
the Welsh language. In so doing account must be taken of matters 
such as: 

 
• Supporting development which maintains or enhances the integrity of 

the Welsh language 
• Refusing development that would cause significant harm to the 

character and language balance of a community 
• Mitigate against any adverse effect 
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• Encourage all signage by public bodies, commercial interests to be 
bilingual or in Welsh only and to promote the distinctiveness of any 
cultural amenity 

• Encourage the use of the Welsh language for place names, house, and 
street names 

 
3.51  The Welsh Language is a key material consideration and as such, the 

implications of the proposal for the language and the local Welsh 
speaking community must be considered when assessing this 
application.  

 
3.52 A Community and Linguistic Statement has been submitted in support 

of the application  
 
3.53  The statement notes the benefits of local families occupying the 

proposed affordable units. However there is the possibility of non-
Welsh speaking families occupying  the open market dwellings.  

 
3.54 In conclusion, as the proposal is to accommodate 8 open market 

dwellings will impact  upon the local community or use of the Welsh 
Language. 

 
Dark sky reserve 
 
3.55 The site is set within the Dark Sky Reserve (though it is not within a 

core zone). A lighting design scheme has not been submitted. 
Consultation response from NRW states that for the protection of bats 
there is a need to submit an external lighting scheme. A submission of 
a lighting design scheme can be conditioned 

 
4. Conclusion  
 
4.1 The site is within the housing development boundary of Bontddu and 

would contribute to the number of affordable housing units and would 
contribute to the Authority’s target of providing 375 affordable housing 
within the lifetime of the Eryri Local Development Plan. 

 
4.2 Whilst Open Market dwellings will be acceptable on the site in policy 

terms. New housing within the National Park will be required to meet 
the need of local communities.  

 
4.3 During consideration of this application it is apparent that the emphasis 

has been in providing open market housing.  
 
4.4 Whilst 5 affordable housing units are proposed, these must be quality 

housing units meeting the requirements of the Welsh Government 
produced guidance in 2021 on Welsh Development Quality 
Requirements – Creating Beautiful Homes and Places. The proposed 
housing units with in the former holiday chalets will not meet the 
requirements.  
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4.5 Officers further acknowledge that due to the characteristics of the site 

and the present condition of the fire damaged building there are 
constraints to develop the site. However, a proposal must make a 
significant contribution to the affordable housing needs of the 
settlement and provide the required number of affordable housing units 
in accordance with the adopted policies unless the applicant can 
provide convincing evidence that demonstrates unviability.  

 
4.6  On balance the application is therefore being recommended for refusal. 

However in view of the characteristics of the site and the need to re-
develop and that a provision of affordable housing is being offered, 
members may wish to inspect the site before coming to a decision.  

 
RECOMMENDATION:  To REFUSE planning permission for the following 
reasons: 
 
1. The chalet building to accommodate 3 affordable units is substandard  

in terms of design, condition and materials and fails to meet the 
requirements set out in Supplementary Planning Guidance 4 on 
Affordable Housing and in particular to the Development Quality 
Requirements (DQR) referenced within it.  

 
2. The proposal fails to provide the number of affordable units required by 

Development Policy 30. In the absence of any substantial evidence of 
scheme viability, the proposal is contrary to Strategic Policy G and 
Development Policy 30 of the adopted Eryri Local Development Plan 
(2016-2031).  
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GERAINT LEWIS
ASSOCIATES 

ARCHITECTURAL DESIGNERS
PLANNING CONSULTANTS

BUILDING SURVEYORS & PROJECT MANAGERS

Reference: N.1/23

Your Ref:

Date:              27th September 2024

   Bryn Rhedyn, Llanelltyd, Dolgellau, Gwynedd, LL40 2SU

                                                     Tel:  01341 422 370                                          
                                                 Mobile: 07901 710 177
                   E-mail: geraintlewisassociatesltd@gmail.com  

Planning Department,
Snowdonia National Park Authority,
Penrhyndeudraeth,
Gwynedd.

F.a.o. Mr Aled Lloyd

Re- Proposed Part Demolition of Bontddu Hall Bontddu, Dolgellau to form Eight Open 
Market Townhouses and Five Affordable Letting Units to local persons.

With reference to the above matter and further to your Email of the 24th September 2024 
requesting that the Eight new Townhouses should be Conditioned to be occupied only as Use 
Class C3 -  Dwellinghouses used as sole or main residences.

As has been reported previously in submissions made to SNPA as part of this Planning 
Application, the former premises of the Bontddu Hall are now in a ruinous and dangerous 
condition. Reference should be made to the Structural Survey submitted which clearly shows 
that parts of the former Hotel building are beyond reasonable structural repair and that the 
safest and only course of action would be partial demolition of the building.

Given it,s setting on a sloping bank along with tall, narrow unsupported panels of walling, the 
logistics of attending to the required demolition will be both challenging in a physical context 
due to limitations on access but will also be very expensive given the staged demolition work 
to be undertaken such that it is carried out in a safe and sustainable manner whereby the extent 
of demolition is kept to a controlled  minimum to facilitate retention of as much as possible of 
the existing historic fabric of the former premises. The painstaking approach to the demolition 
work will extend the time taken to bring the affected parts down whereby all salvageable 
materials and components can be kept for re use in the re development of the site.

Previously we have cited that the confines of the site along with the preparatory works to be 
undertaken to facilitate the building of the new townhouses and conversion of the retained parts 
of the former Hotel will be extensive and costly hence the need to be able to re-develop with 
tight control of the financial risks and burdens of the site to provide an economically viable 
development.

The Applicants who are Local Businessmen and Employers have made available to the local 
people of the Bontddu area five Affordable Dwellings that are to be Conditioned that they are 
only to be occupied by Local people with a bias towards native Welsh speakers ( as promoted 
by the Linguistic Statement ) at an economic and affordable rent.
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GERAINT LEWIS
ASSOCIATES 

ARCHITECTURAL DESIGNERS
PLANNING CONSULTANTS

BUILDING SURVEYORS & PROJECT MANAGERS

Reference: N.1/23

Your Ref:

Date:              27th September 2024

   Bryn Rhedyn, Llanelltyd, Dolgellau, Gwynedd, LL40 2SU

                                                     Tel:  01341 422 370                                          
                                                 Mobile: 07901 710 177
                   E-mail: geraintlewisassociatesltd@gmail.com  

continued 2 :-

None of the Dwellings created – Affordable Units or Open Market Townhouses are being made 
available for C6 use of the Use Classes Order 1987 whereby they would be available for 
commercial Short-Term letting of less than thirty-one days for each period of occupation. 
As has been stated previously, this was never the intention of the Applicants.

To make the scheme work on an economic and financial basis, the Eight new Townhouses 
require to be Open Market Dwelling Units that can be offered for purchase for Full time 
occupancy, main domiciles – occupied for 183 or more days per Anum and also as secondary 
family dwellings. This scope of occupancy merits the term Open Market and without which the 
re-development scheme which is subsidizing the Five Affordable occupancy dwellings will 
become unviable and an economic loss maker to the detriment of local families wanting 
affordable dwellings for rental in the village.

The length of time the derelict Hotel premises has been on the market shows quite clearly that 
unless an usage that is viable and commensurate with the investment to be made along with 
financial risks to be borne due to a falling property market shows that there is little or no 
interest in such a project hence the need for the Planning Authority to work with the Applicant 
who has shown a willingness to invest locally for the benefit of others.

Previously the viability of the Bontddu Hall re-development project and the costs involved 
whilst providing subsidized Affordable dwellings has been raised in context to that afforded to 
a re development scheme of Listed Barns at Taltreuddyn Fawr, Dyffryn Ardudwy whereby the 
development was allowed to be Approved without any apparent restrictions to occupancy nor 
any provision for Affordable Dwellings. All of the Dwellings on Site have been Granted as 
being for Open Market Sale. As this project was Approved after the introduction of the Welsh 
Government legislation in 2022 that you referred to in your most recent Email, we feel it 
prudent to raise this issue as quite clearly the Applicant for Bontddu Hall is finding that the 
project has had to meet severely restrictive conditions despite the extent of pre commencement 
works in demolition and site preparation costs that will be incurred. 

The issue that the Dyffryn Ardudwy Barns were Listed and that extensive costs would have to 
be incurred was the reason given by SNPA why the Dwellings would not have any restrictive 
conditions in terms of occupancy levied upon them yet this appears not to be reflective of the 
Structural Engineers Assessment of the Barns confirming their Structural suitability for 
conversion to dwellings which implies costs to be expended were as that expected for such a 
project with no specialized cost enhancement foreseen.
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GERAINT LEWIS
ASSOCIATES 

ARCHITECTURAL DESIGNERS
PLANNING CONSULTANTS

BUILDING SURVEYORS & PROJECT MANAGERS

Reference: N.1/23

Your Ref:

Date:              27th September 2024

   Bryn Rhedyn, Llanelltyd, Dolgellau, Gwynedd, LL40 2SU

                                                     Tel:  01341 422 370                                          
                                                 Mobile: 07901 710 177
                   E-mail: geraintlewisassociatesltd@gmail.com  

continued 3:-

It is considered that the re development of Bontddu Hall should be treated on the same basis as 
the Listed Barns at Dyffryn Ardudwy where the constraints and difficulties of the Bontddu Hall 
development is given similar consideration whereby the occupancy of the Open Market 
Dwellings can be afforded for secondary family homes to allow their sale ability to facilitate 
the provision of the subsidized Affordable Dwellings and also the removal of a dilapidated 
structure that has not only become the target of thieves and unlawful, break ins but also a 
building that is in imminent danger of collapse towards the highway with likely devastating 
consequences.

We trust that the matters raised in this letter can be made known to the Members of the 
Planning Committee prior to the Application’s consideration at the meeting on the 16th October 
next.

I would also be grateful that a request to speak at the 16th October meeting can be afforded to 
myself as the Agent or to the Applicant and look forward to your confirmation by return.

Regards,

Geraint Lewis
Geraint Lewis Associates  
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To GRANT Listed Building Consent subject to conditions:  

 Accordance with approved plans
 Removal of canopy
 Natural weathering of timber decking and fences
 Screen Planting for Decking Area

The Authority’s decision will be subject to agreement by CADW (Historic 
Environment Service of the Welsh Government) that the application can be 
determined by the Authority.  

Reason(s) Application Reported to Committee: 
Scheme of Delegation 

Applicant is a relation of an Authority member.  

Land Designations / Constraints: 
 Grade II listed
 Conservation Area: Maentwrog
 Housing Development Boundary
 Historic Park and Garden: Essential Setting – Plas Tan-y-Bwlch

Snowdonia National Park Authority 
– Planning & Access Committee

Date: 16-Oct-2024 

Application Number: NP5/73/LB208B  Date Application Registered: 14/08/2024 

Community: Maentwrog Grid Reference: 266558340438 

Case Officer: Miss Eva Jones Location:
1 Fron Fair, Maentwrog LL41 4HS 

Applicant: Description:
Mr. Aron Roberts, 
1 Fron Fair, 
Maentwrog, 
Blaenau Ffestiniog, 
LL41 4HS 

Listed Building Consent to retain external 
and internal works including replacement 
external doors and new thin double-glazed 
windows, replacement rear rooflights and 
internal works including re-plastering walls 
and ceilings, replacement of solid ground 
floor area and replacement of kitchen units.  

Summary of the Recommendation: 

ITEM NO. 5.3
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Site Description: 
 
1 Fron Fair is a Grade II listed property within the village of Maentwrog. It sits 
at the end of Fron Fair terrace, set back from the north-east side of Derwen.  
 
1 Fron Fair was listed by CADW in 2005 “as one of a late C19 terrace of small 
dwellings with simple gothic character; forms a group with other buildings in 
the centre of the estate village of Maentwrog.” The property is held in group 
value with the adjoining four properties on Fron Fair terrace, along with other 
buildings within the village of Maentwrog.  
 
1 Fron Fair was built in the later 19th century, likely as a product of William 
Edward Oakeley’s ambitious programme of building and rebuilding Plas Tan-
y-Bwlch estate properties in the 1870s and 1880s. The property and adjoining 
terrace were offered up for sale in the auction of Plas Tan-y-Bwlch estate in 
1910 as part of Lot 12 ‘The Picturesque Rural Village of Maentwrog’.  
 
The village has been designated as a Conservation Area since 1975 and the 
area is also within the recognised essential setting of Plas Tan y Bwlch.  
 
The dwelling’s interior was not inspected at the time of listing.  
 
This application is for Listed Building Consent to retain external and internal 
works including replacement external doors and new thinsulate double-glazed 
windows, replacement rear rooflights and internal works including re-
plastering walls and ceilings, replacement of solid ground floor area and 
replacement of kitchen units.  
 
Another application (NP5/73/LB208C) has also been submitted for planning 
permission to retain external works carried out to the side and rear curtilage of 
the property.  
 
Proposed Development: 
The development includes various internal and external refurbishment works 
as follows: 
 
Internal works: 
 

1. Replacement of front and gable elevation doors  
The front and gable elevation doors were removed and replaced with 
doors in timber joinery in boarded style with small, glazed areas. The 
front door is green in colour. The gable elevation door is of a ‘stable’ 
style, with the upper portion opening separately from the bottom.  

 
2. Replacement of windows to the front elevation 

The windows on the front elevation have been replaced with thinsulate 
double glazed casement windows, in a similar style and manner to the 
previous. According to the agent, the existing windows were damaged 
by rot and water ingress.  
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3. Replacement of rooflights to rear roof slope 
The previous rooflights on the property were replaced with rooflights “of 
similar style and size” and are on the rear roof slope of the property.  
 

4. Concrete solid ground floor removed and replaced  
The previous concrete floor at the dwelling was affected by moisture 
and damp. It was therefore replaced with an insulated concrete floor 
incorporating a suitable damp-proof membrane and finished to the 
same height and level as previous.  
 
 

5. Wall and ceiling plaster removed and replaced 
The walls and ceiling were similarly affected by damp and the plaster 
consequently required replacing. The previous plastering was removed 
and replaced with new boarded and plaster finishes.  
 

6. Kitchen units removed and replaced 
The kitchen units were defective and damaged and have been 
replaced by units in the same position and locality of the original. The 
requirement for new flues or pipes has not been declared. We 
therefore assume that no pipes/flues have been installed or altered.  
 

7. Removal of incomplete roof canopy over the front door 
A roof canopy has been erected over the front door of the property. It is 
incomplete and unoriginal. It has been stated by the agent that this is to 
be removed.  

 
External Works:  
 

1. Re-building of stone retaining walls in present position 
The retaining walls to the side of the property and within the garden 
support the raised area above the present parking space. According to 
the agent, the stone walls had become structurally damaged due to 
poor bonding of stonework and a lack of water drainage. The walls 
were therefore rebuilt in their existing locations using salvaged 
stonework. 

 
2. Timber decking and stepped terracing  

Both timber decking and paved terracing have been placed to the side 
and rear garden of the dwelling. The area of stone terracing covers two 
layers of the garden, with the timber decking confined to the upper 
eastern portion. They are enclosed by timber fencing “to prevent 
danger from falling.”  
 

 
Development Plan Policies:  
 
Future Wales 2040 
N/A 
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Eryri Local Development Plan 2016-2031 
 Strategic Policy A: National Park Purposes and Sustainable 

Development 
 Strategic Policy Ff: Historic Environment  
 Development Policy 1: General Development Principles 
 Development Policy 6: Sustainable Design and Materials  
 Development Policy 7: Listed and Traditional Buildings 

 
Supplementary Planning Guidance (SPG):  

 SPG 1: Sustainable Design in the National Parks of Wales  
 SPG 2: General Development Assessment  
 SPG 6: Nature Conservation and Biodiversity 

 
National Policy/Guidance: 

 Planning Policy Wales (PPW) (Ed 12) 2024 and Technical Advice Note 
24: The Historic Environment 2017 (TAN 24) 

 
 
Consultations: 
 
Maentwrog Community 
Council 

No Response 

Local Councillor No Response 

Historic Built Environment No objection to internal works.  

The works outside have been completed to 
a high standard, although they detract from 
the setting of the listed building.  

The timber will naturally weather to a silver 
grey, which will reduce its impact, however 
additional screening is required.  

Climbing plants can be installed on the fence 
to screen the timber areas.  The applicant 
should receive advice from an expert to 
specify an appropriate native species 
planning scheme that can achieve this goal. 

 

National Amenity Societies No Response 
 
 
Response to Publicity: 
 
The application has been publicised by way of a site notice and neighbour 
notification letters. 
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At the time of writing this report no letters of objection/support have been 
received. 
 
Assessment: 

 
1. Principle of Development  
 
1.1 In regard to building conservation, Development Policies 6 and 7 and 

Strategic Policy Ff of the Eryri Local Development Plan 2016-2031 are 
of relevance.  
 

1.2 Development Policy 7 states that alterations to a listed building may 
only be supported where the proposal does not have a detrimental 
impact on the character of a listed property; any harm posed to the 
significance of a historic asset, or its setting, must be adequately 
justified.  
 

1.3 Planning Policy Wales (12th edition), in particular chapter 6, and 
Technical Guidance Note 24, direct local planning authorities to 
prioritise the conservation of historic assets and their settings when 
determining development applications.  
 

1.4 Chapter 6 of Planning Policy Wales (12th edition) advises in favour of 
the preservation or enhancement of the character and appearance of 
conservation areas. Mitigation measures may also be considered 
which could result in an overall neutral or positive impact on the area.  

 
 
2. Planning Assessment 
 
Internal Works:  
  
2.1 There is a general presumption in favour of the preservation or 

enhancement of a listed building and its setting. The work carried out at 
the property has been done so prior to receiving consent. Each aspect 
of the development shall therefore be assessed individually below.   
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   Figure 1 – 1 Fron Fair, Maentwrog 

 
2.2 The front and gable elevation doors to the property have been removed 

and replaced in timber joinery in a boarded style with small, glazed 
areas. According to the accompanying Heritage Impact Assessment, 
the original doors were damaged by rot and water ingress and provided 
a poor performance against the adverse weather conditions, which are 
magnified because of the property’s exposed location. Usually, the 
agent/applicant would be encouraged to submit a condition survey of 
any historic joinery which they wished to replace. This would provide 
justification for their removal. In this case, whereby the historic fabric 
has been removed prior to the application, a condition survey is not an 
option. However, from photographs held by this Authority dating to 
2015, the front door appeared to be in poor condition and the door to 
the side/rear garden was likely unoriginal. The replacement front door 
appears to be in keeping with the style of the previous, in terms of 
design, and, as such, does not have an adverse effect on the character 
of 1 Fron Fair nor on the wider listed terrace.  

 
2.3 The windows on the principal elevation of the property have been 

removed and replaced with Thinsulate double glazing side-opening 
casement windows in a similar style and format to the originals. This 
was justified, once more, due to rot damage and water ingress. In most 
circumstances, replacement of windows on listed buildings are 
encouraged to be done so on a like-for-like basis. This would mean 
single glazed fenestration with timber frames in the same design as the 
originals. In this case, whereby the original windows have already been 
lost, the Thinsulate double glazing does not appear to have a negative 
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impact on the property and the design of the windows are similar to the 
original. Overall, this element can be supported as the character of the 
listed building is not significantly harmed.  

 
2.4 The rooflights on the rear roof slope have been removed and replaced. 

These are claimed to have been a direct replacement – similar in style 
and size – of the previous rooflights. There is no record of the rooflights 
receiving consent.  However, they are to the rear of the property and 
are hidden from view. In this case, they have a negligible impact on the 
character of the listed building and no adverse impact on the wider 
setting. 

 
2.5 The concrete solid ground floor of the dwelling has been removed and 

replaced with an insulated concrete floor incorporating a damp proof 
membrane and finished to the same height and level as the previous. 
The previous floor was affected by moisture and damp which had a 
subsequent impact on the walls and ceilings. There is no record of the 
internal space previously, however as this was a direct replacement 
and it is believed that the historic fabric has not been impacted in any 
way, this aspect abides by Development Policy 7.  

 
2.6 As a consequence of the damp affected floor mentioned above, the 

walls and ceilings were similarly impacted by damp and mould. This 
presented a health hazard to the occupants and the plaster, and 
boarded finishes were removed and replaced on a like-for-like basis of 
what had existed previously. Photographs of the internal works appear 
to be sympathetic to the character of the property, with no change to 
the historic floorplan, and have a neutral impact on its significance.  

 
2.7 Defective and damaged kitchen units were removed and replaced. The 

new kitchen units have been set in same position as the previous. No 
flues nor any new pipework have been disclosed. Therefore, this 
element can be considered maintenance and has a neutral impact on 
the listed building.  
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Figure 2 – Completed Internal Works Ground Floor 

 
External Works: 
 
2.8 Above the front door of the property is an uncompleted canopy. This is 

unoriginal and has a negative impact on the listed property and 
neighbouring historic assets. According to the Heritage Impact 
Assessment (HIA), this is expected to be removed. This will be secured 
by condition.  

 
2.9 The retaining stone walls to the side of the property have been 

dismantled and rebuilt using reclaimed stones. These walls were 
stationed at various points within the existing garden to support the 
raised area behind the car park, this includes the largest wall at the 
bottom. The agent states that the walls have been rebuilt in their 
existing locations and, from analysing previous photographs of the site, 
this appears to be an accurate account. The colour and finish of the 
wall and the stones used are acceptable and do not have an adverse 
impact on the listed property nor the wider conservation area. This 
aspect conforms with Development Policy 7.  

 
2.10 Timber decking has been implemented to the upper east corner of the 

curtilage and is surrounded by timber fencing, much like other areas of 
the garden. While the use of timber in this instance is in compliance 
with Development Policy 6, the colour, in its current form, detracts 
attention from the listed property and has an overall negative impact on 
the conservation area due to its prominence. However, national 
planning guidance states that “mitigation measures can also be 
considered which could result in an overall neutral or positive impact of 
a proposed development in a conservation area.” (PPW, ED 12, 
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6.1.16) In this case, it will be conditioned that the timber be allowed to 
weather naturally as to dull its colour and that the upper east portion of 
the outdoor area be screened by plants, thereby minimising its visual 
impact on the landscape and historic setting.  

 
2.11 Similarly, an element of the rear garden area has been overlayed with 

natural stone paving.  From the documents submitted with the 
application and photographs held by the Authority, a portion of the 
garden appears to have been paved prior to the completion of these 
works. The colour of the stones, which will also fade overtime, do not 
detract from the listed building nor does it impact the wider setting. In 
this regard, this aspect complies with Development Policy 7 criterion iv.  

 
  Figure 3 – Garden Area Seen from Adjacent Road 

 
3. Conclusion  
 
3.1 Overall, the completed works have been finished to an acceptable 

standard. There is no significantly harmful impact to the character of 
the listed building other than the front door canopy which will be 
removed. As such, the development complies with the relevant national 
and local conservation planning guidance and policies.  

 
3.2 Therefore, Listed Building Consent is recommended for approval, in 

accordance with the conditions stipulated below.  
 
 
Background Papers in Document Bundle No.1: No 
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RECOMMENDATION:  That the application for listed building consent is 
referred to CADW with a recommendation that this Authority is minded 
to grant Listed Building Consent subject to the following conditions:  

1) The works hereby permitted shall be carried out in accordance with the
following approved plans:

- 01 Location & Block Plan – A.2/24 (received 31/05/2024)
- 02 Existing Ground Plan – A.2/24 (received 31/05/2024)
- 03 Existing Elevations – A.2/24 (received 31/05/2024)
- 04 Existing Site Plan – A.2/24 (received 31/05/2024)
- 05 Proposed Ground Plan – A.2/24 (received 31/05/2024)
- 06 Proposed Elevations – A.2/24 (received 31/05/2024)
- 07 Proposed Site Plan – A.2/24 (received 31/05/2024)
- 08 Door Detail – A.2/24 (received 31/05/2024)
- 09 Window Detail – A.2/24 (received 31/05/2024)
- Heritage Impact Assessment May 2024 (received 14/08/2024)

2) The overhanging roof canopy above the front door shall be removed in
its entirety within three months of the date of this decision notice. Any
damage to the listed building’s wall must be repaired appropriately and
on a like-for-like basis.

3) The external timber fence and decking, and any subsequent
replacement made on a like for like replacement, shall not be stained,
painted or creosoted.

4) Within 3 months of the permission hereby approved, details of screen
planting for the upper east decking area will be submitted and
approved to the Authority by means of a formal application. The
approved details of screen planting shall be carried out in the first
planting season following their approval and retained thereafter.

Reasons:  

1) To define the permission and for the avoidance of doubt.

2) To safeguard the character and appearance of the listed building in
accordance with policies A, Ff, 1, 6 and 7 of the Eryri Local
Development Plan 2016-2031.

3) To allow the external timber to weather naturally and to safeguard the
character and appearance of the immediate locality in accordance with
Eryri Local Development Plan Policies and in particular Policies A, 1, 6
and 7.

4) To secure biodiversity enhancement in accordance with Strategic Policy D
of the adopted Eryri Local Development Plan and paragraph 6.4.5 of 
Planning Policy Wales.
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Summary of the Recommendation: 

To GRANT permission subject to conditions:  

 Accordance with the approved plans.
 Natural weathering of timber fences and decking.
 Biodiversity enhancement and green infrastructure.
 Screen Planting for Decking Area.

Reason(s) Application Reported to Committee: 
Scheme of Delegation 

Applicant is a relation of an Authority member.  

Land Designations / Constraints: 

 Grade II listed
 Conservation Area: Maentwrog
 Housing Development Boundary
 Historic Park and Garden: Essential Setting – Plas Tan-y-Bwlch

Snowdonia National Park Authority 
– Planning & Access Committee

Date: 16-Oct-2024 

Application Number: NP5/73/LB208C  Date Application Registered: 14/08/24 

Community: Maentwrog Grid Reference: 266558340438 

Case Officer: Miss. Eva Jones Location:
1 Fron Fair, Maentwrog LL41 4HS 

Applicant: Description:
Mr. Aron Jones, 
1 Fron Fair, 
Maentwrog, 
Blaenau Ffestiniog, 
Gwynedd  
LL41 4HS 

Retrospective application for the retention of 
garden shed and woodstore, re-building of 
existing retaining wall and additional 
stonewalls, side and rear wooden decking 
areas and paving area and replacement of 
rear slope rooflights.  

ITEM NO. 5.4
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Site Description: 
 
1 Fron Fair is a Grade II listed property within the village of Maentwrog. It sits 
at the end of Fron Fair terrace, set back from the north-east side of Derwen.  
 
1 Fron Fair was listed by CADW in 2005 “as one of a late C19 terrace of small 
dwellings with simple gothic character; forms a group with other buildings in 
the centre of the estate village of Maentwrog.” The property is held in group 
value with the adjoining four properties on Fron Fair terrace, along with other 
buildings within the village of Maentwrog.  
 
This application is for the retention of external works primarily carried out to 
the side and rear of the property. These include the erection of a shed and 
wood store; re-building of existing retaining walls; installation of wooden 
decking areas and paving area; replacement of rear slope rooflights.  
 
The works contained in this application also require Listed Building Consent 
(LBC), which falls under application reference NP5/73/LB208B. 
 
Proposed Development: 
 
The development includes a number of external works which have been 
completed on site.  
 

1. Re-building of stone retaining walls in present position 
The retaining walls to the side of the property and within the garden 
support the raised area above the present parking space. According to 
the agent, the stone walls had become structurally damaged due to 
poor bonding of stonework and a lack of water drainage. The walls 
were therefore rebuilt in their existing locations using salvaged stone. 
 

2. Timber decking and stepped terracing  
Both timber decking and paved terracing have been placed to the side 
and rear garden of the dwelling. The area of stone terracing covers two 
layers of the garden, with the timber decking confined to the upper 
eastern portion.  
 

3. Metal garden shed and timber wood store 
The timber wood store is set to the left-hand side boundary of the land 
above the terrace area and near to the decking. The store is described 
by the agent as “remote and detached”. Additionally, the metal garden 
shed is located on the terraced portion of the garden and to the rear of 
the property.  
 

4. Replacement of rear slope rooflights 
The previous rooflights on the property were replaced with rooflights “of 
similar style and size” and are on the rear roof slope of the property.  
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Development Plan Policies:  
 
Eryri Local Development Plan 2016-2031 

 Strategic Policy A: National Park Purposes and Sustainable 
Development 

 Strategic Policy D: Natural Environment  
 Strategic Policy Ff: Historic Environment  
 Development Policy 1: General Development Principles 
 Development Policy 6: Sustainable Design and Materials  
 Development Policy 7: Listed and Traditional Buildings 

 
Supplementary Planning Guidance (SPG):  

 SPG 1: Sustainable Design in the National Parks of Wales  
 SPG 2: General Development Assessment  
 SPG 6: Nature Conservation and Biodiversity 

 
National Policy/Guidance: 

 Planning Policy Wales (PPW) (Ed 12) 2024 and Technical Advice Note 
24: The Historic Environment 2017 (TAN 24) 

 
Consultations: 
 
Maentwrog Community 
Council 

No Response 

Local Councillor No Response 

Historic Built Environment Raised areas require mitigation.  

The works have been completed to a high 
standard, although they detract from the 
setting of the listed building.  

The timber will naturally weather to a silver 
grey, which will reduce its impact, however 
additional screening is required.  

Climbing plants can be installed on the fence 
to screen the timber areas.  The applicant 
should receive advice from an expert to 
specify an appropriate native species 
planning scheme that can achieve this goal.  

Ecology Not yet Received  
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Response to Publicity: 
 
The application has been publicised by way of a site notice and neighbour 
notification letters. 
 
At the time of writing this report no number of letters of objection/support were 
received.  
 
Assessment: 
 
1. Principle of Development  
 
1.1 Development Policy 6 (Sustainable Design and Materials) and 

Strategic Policy Ff (Historic Environment) are of relevance as this 
application relates to a Grade II property within the Conservation Area 
of Maentwrog.  
 

1.2 Development Policy 1 (General Development Principles) relates to the 
general conservation and enhancement of the special qualities of Eryri 
National Park. Criterion (i) through to (iv) apply to this proposal and are 
primarily concerned with the scale and design of the development.  
 

1.3 Planning Policy Wales (Edition 12), paragraphs 6.1.14 to 6.1.17 
‘Conservation Areas’ in particular, are of relevance to this application. 
The guidance urges local planning authorities to protect the character 
and appearance of conservation areas. This is achieved by 
developments which make a positive or neutral contribution to the 
conservation area’s appearance. Mitigation measures may be 
considered where relevant.  

 
2. Planning Assessment 
  
2.1 The retaining stone walls to the side of the property have been 

dismantled and rebuilt using the salvaged stones. These walls were 
stationed at various points within the existing garden to support the 
raised area behind the car park, this includes the largest wall at the 
bottom. The agent states that the walls have been rebuilt in their 
existing locations and, from analysing previous photographs of the site, 
this appears to be correct. The colour and finish of the wall and the 
stones used are acceptable and do not have an adverse impact on the 
listed property nor the wider conservation area. Its siting, height, form 
and scale are compatible with the capacity and character of the site 
and is therefore compliant with Development Policy 1 criterion (i) of the 
Eryri Local Development Plan.  
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 Figure 1 – Garden Area Seen from Adjacent Road (25.09.24) 

 
2.2 To the top rear of the property a timber decking and two separate 

layers of paved terrace have been laid. The timber decking is confined 
to the upper east corner of the curtilage and, like all other areas in the 
garden, is surrounded by timber fencing. While timber, in this instance, 
may be a suitable material, its colour detracts attention from the listed 
property and has a negative impact on the wider conservation area. 
However, with suitable mitigation measures in the form of promoting 
plant growth for screening and allowing the timber to weather naturally, 
this will help neutralise their impact on the broader setting. These 
measures will be secured by condition. Additionally, timber fencing can 
be seen in the rear gardens of neighbouring properties on the terrace. 
In light of this, the fence is not unduly prominent in the wider 
landscape.  

 
2.3 The paved terrace area covers a substantial portion of the garden. 

From the documents submitted with the application and photographs 
held by the Authority, a portion of the garden was paved prior to the 
completion of these works. However, its extent is unknown. 
Nevertheless, the terracing has been finished in natural stone and, 
overtime, it is likely that these stones will also weather and be 
compliant with Development Policy 1 and Development Policy 6. This 
will minimise their visual impact. Once the colour of the decking and 
terrace areas have grown dull, they are unlikely to detract from the 
character of the listed property and will not be unduly prominent in the 
landscape. As such, they can be considered in compliance with 
Development Policy 1 criterion (ii) and (iii) and Development Policy 6.  
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Figure 2 – Garden Area as Seen from Rear (Online 2023/24) 

 
2.4 The metal garden shed is directly behind the property, largely hidden 

from view. Sheds can similarly be found in the gardens of neighbouring 
properties on the terrace. Its height, form and scale are compatible with 
the character and capacity of the site and due to its being sited to the 
rear of the property, it has a minimal impact. Similarly, the timber wood 
store to the upper east corner of the garden does not have a 
particularly negative impact on the dwelling nor the wider conservation 
area. Its location means that, while it is visible, it cannot be easily seen 
from the main road and the potential landscaping on the neighbouring 
land (left-hand side) will likely provide cover for the timber store in the 
summer months, further screening it.  

 

2.5 The rooflights on the rear roof slope have been removed and replaced. 
The agent estimated that the original rooflights were installed some 
twenty years ago, as according to the Heritage Impact Assessment 
(HIA). As the work took place some time ago, no preliminary bat survey 
was requested. The new units are claimed to have been a direct 
replacement – similar in style and size – of the previous rooflights. 
There is no previous record of the rooflights receiving consent. 
However, as they are to the rear of the property and are hidden from 
view, they have minimal impact.  

 

2.6 The applicant has additionally submitted a biodiversity enhancement 
plan and a Green Infrastructure Statement. Planting, in the form of 
wildflower seeds, shrub planting, and trees, have already been 
introduced following the works. Additionally, an owl box has been 
placed on a tree in the rear garden. It is believed these measures will 
result in a green infrastructure and biodiversity net benefit upon 
completion. Overall, the scheme complies with Strategic Policy D of the 
Eryri Local Development Plan.   
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3. Conclusion  
 
3.1 The proposal, while retrospective, complies with the relevant policies 

discussed above. While there are issues, such as the colour of the 
timber, these can be mitigated as to ensure the completed works have 
a neutral impact on the landscape, listed dwelling, and broader 
conservation area.  

 
 
Background Papers in Document Bundle No.1: No 
 
 
RECOMMENDATION:  To GRANT permission subject to the following 
conditions: 
 

1) The development hereby permitted shall be carried out in accordance 
with the following approved plans and documents:  

- 01 Location & Block Plan – A.2/24 (received 31/05/2024) 
- 02 Existing Ground Plan – A.2/24 (received 31/05/2024) 
- 03 Existing Elevations – A.2/24 (received 31/05/2024) 
- 04 Existing Site Plan – A.2/24 (received 31/05/2024) 
- 05 Proposed Ground Plan – A.2/24 (received 31/05/2024) 
- 06 Proposed Elevations – A.2/24 (received 31/05/2024) 
- 07 Proposed Site Plan – A.2/24 (received 31/05/2024) 
- 08 Door Detail – A.2/24 (received 31/05/2024) 
- 09 Window Detail – A.2/24 (received 31/05/2024) 
- Green Infrastructure Statement (received 02/10/2024) 
- Biodiversity Enhancement and Green Infrastructure Plan – 

Revised October 2024 (received 02/10/2024) 
 

2) The external timber fence and decking, and any subsequent 
replacement made on a like for like basis, shall not be stained, painted 
or creosoted. 
 

3) Within 3 months of the permission hereby approved, details of screen 
planting for the upper east decking area will be submitted and 
approved to the Authority by means of a formal application. The 
approved details of screen planting shall be carried out in the first 
planting season following their approval and retained thereafter.  

 

4) The biodiversity enhancement measures contained in the Green 
Infrastructure Statement shall be implemented within 3 months of this 
decision notice and retained thereafter. 
 

Reasons:  
 

1) To define the permission and for the avoidance of doubt. 
 

2) To allow the external timber to weather naturally and to safeguard the 
character and appearance of the immediate locality in accordance with 
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Eryri Local Development Plan Policies and in particular Policies A, 1, 6 
and 7. 

3) To preserve and enhance the visual amenities of the area, in 
accordance with Eryri Local Development Plan policies and in 
particular Policy 1. 
 

4) To secure biodiversity enhancement in accordance with Strategic 
Policy D of the adopted Eryri Local Development Plan and paragraph 
6.4.5 of Planning Policy Wales. 
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PLANNING AND ACCESS COMMITTEE 

16 OCTOBER 2024 

SECTION 106 AGREEMENTS 

265

ITEM NO. 6.1



 
SNOWDONIA NATIONAL PARK AUTHORITY 

PLANNING AND ACCESS COMMITTEE, 16 OCTOBER 2024. 
 

SECTION 106 AGREEMENTS 
 

Rhif Application 
No. 

Date 
application 
was 
received 

Location Development Present Position 

1.  NP5/55/46G 12/07/2023 Geufron Farm, 
Bryncrug, LL36 9RW 

Conversion of barn and stable to short-term 
holiday let accommodation. 

Draft agreement sent 
19/08/24. 

2.  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 

Owners details changed, 
waiting for a new copy of the 
Land Registry title since 
03/9/24. 

3.  NP5/77/347 18/01/23 Ty Mawr, 
Talsarnau, 
LL476UF 

Construction of affordable dwelling, 
formation of curtilage, extend access track, 
and alterations to existing vehicular 
access. NP5/77/347 

Instructions sent to Solicitor 
31/07/24. 

 
Number of applications on committee list 04 September 2024 = 6 
 
 
 

APPLICATIONS SUBJECT TO A SECTION 106 AGREEMENT AND WHICH HAVE BEEN COMPLETED SINCE 
PLANNING & ACCESS COMMITTEE  

04 SEPTEMBER 2024 
 

Application No. Location Development 
 

NP5/55/L140E Capel Bethlehem, Bryncrug. 
LL36 9PW 

Change of use of chapel to form one 1 bedroomed and one 5 bedroomed 
dwelling. 

NP5/58/363J Nant Eos, Dyffryn Ardudwy. LL44 
2HX 

Conversion of outbuilding into an affordable dwelling and installation of 
sewage treatment plant 
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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 04 SEPTEMBER 2024 
 

Application No. Location Development 

NP5/58/363H Nant Eos, Dyffryn Ardudwy. LL44 
2HX 

Conversion to Open Market Dwelling unit and installation of sewage 
treatment plant (Repeat application) 

NP5/58/629 Land between Plas Meini & Swyn 
y Mor, Dyffryn Ardudwy. 

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 
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PLANNING AND ACCESS COMMITTEE 

16 OCTOBER 2024 

OUTSTANDING APPLICATIONS 

WHERE MORE THAN 13 WEEKS HAVE 

ELAPSED  
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ITEM NO. 6.2



 
 

SNOWDONIA NATIONAL PARK AUTHORITY 
 

PLANNING AND ACCESS COMMITTEE 16 OCTOBER 2024 
OUTSTANDING APPLICATIONS WHERE MORE THAN 13 WEEKS HAVE ELAPSED 

 

 
Awaiting Ecology Information 

 

NP4/16/78K 29/02/24 Tanaeldroch, Dolwyddelan. LL25 0L Change of use and extension of an outbuilding for use as an ancillary annex to the 
primary dwellinghouse (Tanaeldroch 

NP5/72/254 22/01/24 Ddol Hir, Fron Goch, Bala, LL237NT Construction of a rural enterprise dwelling and installation of a package treatment 
plant. 

NP5/73/439 23/11/23 Land near Llech-y-Cwm, Gellilydan. LL41 
4EU 

Erection of rural enterprise dwelling, formation of new vehicular access, and 
installation of septic tank 

 
Awaiting Details from Agent / Applicant 

 

NP2/16/442 10/05/24 Coed Hendre Ddu, Cwm Pennant, 
Garndolbenmaen. LL51 9AX 

Creation of footpath link through woodland to include raised boardwalks, bridges, 
waymarkers. benches, interpretation panels, shelter and 'Portaloo'. 

NP4/16/246 11/06/24 Bryn Tirion, Dolwyddelan. LL25 0JD Conversion and extension of outbuilding to form affordable local occupancy dwelling, 

NP4/31/127 31/05/24 Land adjoining Hendre Ifan, Ysbyty Ifan.  Erection of 2 two storey affordable dwellings, 

NP5/50/562U 31/05/24 Chalet N. Plas Panteidal, Aberdyfi. LL35 
0RF 

Variation of Condition No.6 attached to Planning Permission NP5/42/160A dated 
21/04/1976 to extend the occupation period from 8 to up to 11 months in any 
calendar year,  

NP5/50/647B 01/12/23 Existing highway verge adjoining A943 
between Aberdyfi & Tywyn. 

Formation of a footpath (Active Travel route) between the communities of Tywyn and 
Aberdyfi adjacent to the A493. 

NP5/50/762 15/03/24 Four Winds, 3 Corbett Lane, Aberdyfi. LL35 
0RB 

Construction of detached garage with level parking area, formation of decking area, 
alterations to pedestrian access and dwelling alterations. 

NP5/53/113E 12/06/24 Penllyn Leisure Centre, Bala, LL23 7SR Installation of 6 air source heat pumps (100kw). 

NP5/53/T154N 17/06/24 National Westminster Bank Buildings, 44-46 
High Street, Bala. LL23 7NE      

Change of use of the ground floor from A2 use (Financial and professional services) 
to A1 use (Retail shops and stores), omit the previously consented semi-detached 
dwellings (2) and omit the previously consented single storey extension to the rear of 
the existing building. 

NP5/55/60L 20/05/24 Land at Ffordd-y-Felin, Bryncrug. LL36 9NT Residential development comprising of 12 dwellings (Open market) and associated 
development including open space, parking, access and drainage infrastructure, 

NP5/57/205L 29/04/24 Fronoleu, Tabor, Dolgellau. LL40 2PS Discharge Condition No.3 (Bat roost barn) attached to Planning Consent 
NP5/57/205J dated 18/01/2024 

NP5/57/1008C 26/03/24 Land at Coed Penmaenuchaf, 
Penmaenpool. LL40 1YB 

Erection of One Planet dwelling and classroom building, 

NP5/58/646 17/03/23 Land near Pentre Uchaf, Dyffryn Ardudwy. Erection of a special adapted bungalow and a two-storey dwelling. 

NP5/58/660 19/04/24 Llwyneinion Fechan, Dyffryn Ardudwy. LL44 
2HX 

Conversion of redundant farms buildings to form 2 short term holiday letting units 
together with the installation of a package treatment plant. 269



NP5/68/100G 28/02/24 Creua, Llanfrothen. LL48 6SH Change of use of building and erection of single storey extension to existing building 
for use in association with existing pottery business. 

NP5/77/179A 21/06/24 Bron Y Garth, Llandecwyn, LL47 6YW Retrospective application for the erection of a detached garage/store 

NP5/78/421A 17/11/23 Land opposite Ty Llwyd Terrace, 
Trawsfynydd. LL41 4TH 

Conversion of existing garage into dwelling (Affordable & Local Occupancy) together 
with installation of 2 new rooflights 

 
  

Awaiting HRA Approriate Assessment 
 

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. 

NP5/53/598C 16/05/23 Land near Ffynnon Beuno, Bala. Outline application with all details reserved for construction of a single dwelling (Re-
submission following refusal of planning application NP5/53/598B) 

NP5/54/18C 10/05/24 Gornant, 4 Tai Baldwin, Llanfachreth. LL40 
2EA 

Change of use from residential land to incorporate business use and the siting of a 
marquee for the purposes of running ceramics workshops. 

 
Total applications on list = 22 
 
Total applications on list Committee 04 September 2024 = 16 
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PLANNING AND ACCESS COMMITTEE 

16 OCTOBER 2024 

DELEGATED DECISIONS 
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ITEM NO. 7.0



SNOWDONIA NATIONAL PARK AUTHORITY 
 

PLANNING AND ACCESS COMMITTEE 16 OCTOBER 2024 
 

DELEGATED DECISIONS 
 

Applications Approved 
 

 Application No. Proposed Location Decision Date Case Officer 

1.  NP2/11/52R Non-material amendment (Amended mast and 
ground-based equipment layout) to that approved 
under planning reference NP2/11/52L dated 
06/12/2023 

Pen y Pass Car Park, Nant 
Gwynant. LL55 4NU 

06/09/24 Mr Richard Thomas 
 

 

2.  NP2/16/389G Construction of single storey extension to rear 
elevation 

Beudy Parc, Golan. LL51 
9AQ 

06/09/24 Mr Richard Thomas 

3.  NP2/16/97K Proposed roof over yard between two existing 
agricultural sheds 

Ty Canol, 
Garndolbenmaen. LL51 
9RQ 

09/08/24 Mr Richard Thomas 

4.  NP3/10/121B Change of use of land to community space to 
include the installation of play equipment and 
landscaping work 

Land at Cae Felin, 
Abergwyngregyn. LL33 
0LW 

05/09/24 Mr Richard Thomas 

5.  NP3/12/LB104A Conversion of barn into annexe including external 
alterations & alterations to car port to include 
replacement cladding and doors 

Barn, Ffridd Isaf, Rhyd 
Ddu. LL54 6TN 

05/08/24 Mr Richard Thomas 

6.  NP3/12/LB104B Listed Building Consent for conversion of barn into 
annexe including internal and external alterations & 
alterations to car port to include replacement doors 
and cladding 

Barn, Ffridd Isaf, Rhyd 
Ddu. LL54 6TN 

05/08/24 Swyddog 
Cadwraeth 

7.  NP3/21/98B Retrospective application for changes to ground 
levels, proposed erection of general purpose 
agricultural building, associated access and 
landscaping 

Land to rear of Tan-y-Bryn, 
Llanllechid. LL57 3LB 

23/08/24 Sara Thomas 

8.  NP4/11/55M Discharge Conditions 4 (external lighting scheme) 
& 5 (biodiversity enhancement scheme) attached 
to Planning Consent NP4/11/55K dated 
18/06/2024 
 
 

Bryn Llewelyn, Holyhead 
Road, Betws y Coed, LL24 
0BN 

06/09/24 Mr Richard Thomas 

272



9.  NP4/11/T84H Replacement of ground floor windows and doors Oakfield House, Pentre 
Du, Betws y Coed. LL24 
0BY 

06/08/24 Mr Richard Thomas 

10.  NP4/13/265 Erection of single storey annexe extension to side 
of existing dwelling 

1 Rhos Cottages, Pont 
Gyfyng, Capel Curig.  

06/08/24 Mr Richard Thomas 

11.  NP4/29/LB135A Listed Building Consent for the proposed removal 
of corrugated asbestos cement roof and re-roof 
with natural mineral slate roof 

Bwlch y Maen, 
Dolwyddelan. LL25 0HX 

03/09/24 Mr Richard Thomas 

12.  NP5/50/159B Demolition of garage and the erection of two storey 
side extension 

3 Melin Ardudwy, Aberdyfi. 
LL35 0RY 

08/08/24 Mr David Jones 

13.  NP5/50/635D Extension to residential property 17 Mynydd Isaf, Aberdyfi. 
LL35 0PH 

29/08/24 Mr David Jones 

14.  NP5/50/766 Alterations and extensions including raised 
decking. 

The Gables, Balkan Hill, 
Aberdyfi. LL35 0LA 

15/08/24 Mr David Jones 

15.  NP5/50/767 Alterations, demolition of conservatory and 
installation of cladding 

Fairway, Corbett Lane, 
Aberdyfi. LL35 0RB 

05/09/24 Mr David Jones 

16.  NP5/50/769 Installation of external air-source heat pump 12 Mynydd Isaf, Aberdyfi. 
LL35 0PH 

19/09/24 Mr David Jones 

17.  NP5/52/394 Installation of air-source heat pump within 
residential curtilage 

5 Glasfryn Terrace, Arthog. 
LL39 1AZ 

19/09/24 Mr David Jones 

18.  NP5/52/LB232C Listed Building Consent for internal alterations to 
create bathroom and the installation of an external 
grill for the bathroom extractor fan 

Henddol Old Farm, Y 
Friog. LL38 2RZ 

19/09/24 Miss Eva Jones 

19.  NP5/53/8M Installation of a new refrigeration unit Co-op Store, 78-86, High 
Street, Bala. LL23 7AD 

17/09/24 Mr. Dafydd Thomas 

20.  NP5/53/LB222B Listed Building Consent for the removal of existing 
non load bearing single brick wall (Retrospective) 

Fron Deg, 14 Ffrydan 
Road, Bala. LL23 7RT 

05/08/24 Mr. Dafydd Thomas 

21.  NP5/54/462A Discharge Condition No. 4 (biodiversity 
enhancement plan) attached to Planning Consent 
NP5/54/462 dated 22/05/2024 

Llyn Cynwch, Brithdir. 05/08/24 Mr. Dafydd Thomas 

22.  NP5/55/L140E Change of use of chapel to form one 1 bedroomed 
and one 5 bedroomed dwelling 

Capel Bethlehem, 
Bryncrug. LL36 9PW 

11/09/24 Mrs. Iona Roberts 

23.  NP5/57/LB17W Discharge Condition Nos. 3 (external ATM), 4 
(stone surround for ATM machine), 5 (lime mortar 
for stonework), & 6 (alterations to windows) 
attached to Listed Building Consent NP5/57/LB17U 
dated 25/08/2023 
 

HSBC Bank, Eldon 
Square, Dolgellau. LL40 
1PS 

06/08/24 Mr David Jones 
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24.  NP5/57/LB17X Discharge Condition Nos. 3 (external ATM), 4 
(stone surround for ATM machine), 5 (lime mortar 
for stonework), & 6 (alterations to window) 
attached to Planning Consent NP5/57/LB17Q 
dated 25/08/2023 

HSBC Bank, Eldon 
Square, Dolgellau. LL40 
1PS 

06/08/24 Mr David Jones 

25.  NP5/57/LB86D Listed Building Consent for the replacement of the 
existing gas boiler, external flue and internal 
radiators including associated alterations to 
pipework 

Sulis, Eldon Square, 
Dolgellau. LL40 1RD 

29/08/24 Mr David Jones 

26.  NP5/58/263C Removal of plastic cladding to South gable and 
installation of mineral slates cladding 

Arosfa, Ffordd Capel, 
Dyffryn Ardudwy. LL44 
2DN 

23/08/24 Sara Thomas 

27.  NP5/58/600E Variation of Condition 2 (Approved plans) attached 
to Planning Permission NP5/58/600C dated 
22/09/2020 to include change in levels and 
addition of boundary treatment 

Ferndale, Dyffryn 
Ardudwy. LL44 2BH 

15/08/24 Mr Aled Lloyd 

28.  NP5/58/LB443G Discharge Conditions 4 (Rooflight specification) & 
6 (Archaeological recording programme) attached 
to Planning Consent NP5/58/LB443E dated 
07/12/2023 

Taltreuddyn Fawr, Dyffryn 
Ardudwy, LL442RQ 

09/08/24 Mr Aled Lloyd 

29.  NP5/58/LB443H Listed Building Consent for the installation of solar 
panels on the south elevation roof 

Taltreuddyn Fawr, Dyffryn 
Ardudwy. LL44 2RQ 

03/09/24 Mr Aled Lloyd 

30.  NP5/58/LB443J Installation of photovoltaic panels on roof of house Taltreuddyn Fawr, Dyffryn 
Ardudwy. LL44 2RQ 

15/08/24 Mr Aled Lloyd 

31.  NP5/60/130D Erection of replacement summerhouse 2 Bryn Goleu, Ganllwyd. 
LL40 2HU 

10/09/24 Mr. Dafydd Thomas 

32.  NP5/62/439 Demolition of existing dwelling and erection of new 
bungalow 

Erw Fair, Llanbedr. LL45 
2LL 

30/08/24 Mr Aled Lloyd 

33.  NP5/64/194 Installation of 2 rows of ground mounted 10kw 
solar panels 

Ty'n Llan Farm, Llanegryn. 
LL36 9ST 

19/09/24 Mr David Jones 

34.  NP5/65/379 Removal of existing rear conservatory and erection 
of new single storey extension 

Nant Y Garreg, Tai 
Cynhaeaf, Dolgellau, LL40 
2TU 

13/08/24 Mr Aled Lloyd 

35.  NP5/68/3C Removal of existing conservatory and erection of 
front and side single storey extension 

Garth Llwynog, Croesor. 
LL48 6SR 

01/08/24 Mr Aled Lloyd 

36.  NP5/69/425A Discharge Condition 6 (Archaeological Report) 
attached to Planning Permission NP5/69/113Q 
 

Llanfendigaid, Rhoslefain. 
LL36 9LS 

01/08/24 Mr David Jones 
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37.  NP5/69/425B Discharge Condition No.8 (Photographic survey) 
attached to Planning Consent NP5/69/L113P dated 
19/06/2024 

Llanfendigaid, Rhoslefain. 
LL36 9LS 

10/09/24 Mr David Jones 

38.  NP5/69/428 Installation of external air source heat pump Glan-y-Wern, Celynin 
Road, Llwyngwril. LL37 
2JD 

19/09/24 Mr David Jones 

39.  NP5/69/LB157J Discharge Conditions No. 6 (Internal insulation and 
damp proofing details) and 7 (Timber inner screen, 
windows, internal doors, outer painted timber 
boarded doors, all door furniture, internal stairs, 
newels, handrails, stairs, mezzanine balustrades 
details) attached to Listed Building Consent 
NP5/69/LB157H dated 10/06/2024 

Llanfendigaid, Rhoslefain. 
LL36 9LS 

10/09/24 Mr David Jones 

40.  NP5/70/67C Re-instatement of dwelling (C3) from Hostel 
accommodation. 

Glan Hirnant, 
Rhosygwalia. LL23 7EU 

18/09/24 Mr. Dafydd Thomas 

41.  NP5/71/480A Construction of extension to stand Football Pitch, 
Llanuwchllyn. 

10/09/24 Mr. Dafydd Thomas 

42.  NP5/72/LB142J Listed Building Consent to retain unauthorised 
works carried out as variations to Listed Building 
Consent NP5/72/LB142A dated 21/01/2015. 

Rafel, Parc. LL23 7YU 06/09/24 Miss Eva Jones 

43.  NP5/73/LB181A Listed Building Consent for the removal of cement 
mortar from the stonework of the two main 
chimney stacks and installation of new cast 
aluminium ogee profile gutters and round 
downpipes brackets and connections and 
replacement of existing plastic soil vent pipes and 
sink pipes with cast iron pipes 

Bron Turnor Mawr, 
Maentwrog. LL41 3YT 

07/08/24 Miss Eva Jones 

44.  NP5/73/LB317G Vary Condition No.2 attached to Listed Building 
Consent NP5/73/LB317C dated 18/11/2019 to 
amend approved materials for the outbuilding, 
removal of dressed stone quoins and lintels to two 
windows, replacement of some conservation 
double glazed units, amend style of ridge crowns, 
and amend style of some chimney pots 
 
 
 
 

Porth Gwyn, Tan-y-Bwlch, 
Maentwrog. LL41 3YU 

05/09/24 Miss Eva Jones 
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45.  NP5/73/LB317H Listed Building Consent for the erection of new 
canopy to East elevation, addition of various 
handrails, balustrade, gates and fence to curtilage 

Porth Gwyn, Tan-y-Bwlch, 
Maentwrog. LL41 3YU 

05/09/24 Miss Eva Jones 

46.  NP5/73/LB317J Erection of new canopy to East elevation, addition 
of various handrails, balustrade, gates and fence to 
curtilage 
 

Porth Gwyn, Tan-y-Bwlch, 
Maentwrog. LL41 3YU 

19/09/24 Miss Eva Jones 

47.  NP5/73/LB321B Listed Building Consent for erection of door in 
partition, revised bathroom layout, add ceiling rose 
to living room, and replacing stove in the kitchen in 
amendment to Listed Building Consent 
NP5/73/LB321 dated 03/09/2021 

Station House, Tan-y-
Bwlch, Maentwrog. LL41 
3AQ 

11/09/24 Miss Eva Jones 

48.  NP5/78/581A Erection of implement and storage building for 
agricultural purposes 

Glan Llafar, Cwm Prysor, 
Trawsfynydd. LL41 4TP 

10/09/24 Mr. Dafydd Thomas 

49.  NP5/78/ADL170D Advertisement Consent to display 4 external signs 
(2 fascia signs externally illuminated, 1 hanging 
sign and 1 wall sign) 

Llys Ednowain, 
Trawsfynydd. LL41 4UB 

10/09/24 Mr. Dafydd Thomas 
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Applications Refused 
 

 App No. Proposed Location Reason for Refusal Case Officer 

1.  NP4/12/238 Erection of timber 
visitor/holiday 
accommodation cabin 

Land at Waen 
Fechan, Llanbedr-
y-Cennin. LL32 
8UR 

01/08/24 

By reason of no evidence being presented with this 
application that this proposal forms a part of a farm 
diversification scheme this application is in conflict 
with ELDP policies DP 20 and 29, TAN 6 and SPG 
8. 

By reason of this application showing the siting of an 
accommodation cabin at a location that would be 
regarded as obtrusive in the landscape, so placing it 
in conflict with ELDP policies SP C, H and I, DP 1, 2 
and 29. 

Mr Richard Thomas 

2.  NP5/53/580H Non material amendments 
to Planning Consent 
NP5/53/580 dated 
25/05/2021 

Llyn Tegid, Bala. 05/08/24 

In the opinion of the Snowdonia National Park 
Authority the amendments proposed are considered 
to be ‘material’ amendments in nature as they will 
result in a material form of change to the original 
planning permission. As such the changes proposed 
cannot be deemed a ‘non-material’ change and will 
require the benefit of a variation of condition 
application to amend the previously approved plans. 

Mr. Dafydd Thomas 

3.  NP5/58/662 Erection of a detached two 
storey dwelling 

Land at Ffordd y 
Llan, Dyffryn 
Ardudwy. LL44 
2BL 

08/08/24 

The proposed two storey dwelling, because of its 
design and massing, would not be compatible with 
the capacity and character of the site and locality 
within which it is located. As, such, the proposal 
conflicts with Development Policy 1 and 6 of the 
adopted Eryri Local Development Plan. 

 

 

 

Mr Aled Lloyd 
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4.  NP5/58/662A Erection of 2 detached two 
storey dwellings (1 open 
market and 1 affordable) 

Land at Ffordd y 
Llan, Dyffryn 
Ardudwy, LL44 
2BL 

08/08/24 

The proposed dwellings, because of their design 
and collective massing would not be compatible with 
the capacity and character of the site and locality 
within which it is located. As, such, the proposal 
conflicts with Development Policy 1 and 6 of the 
adopted Eryri Local Development Plan. 

The proposed dwellings, by reason of their siting, 
form and character is considered to be an 
overdevelopment of the site and consequently the 
development is not compatible with the capacity and 
character of the site and locality within which it is 
located, contrary to policy DP1 of the adopted Eryri 
Local Development Plan 2016-2031. 

Mr Aled Lloyd 

5.  NP5/61/LB32K Change of Use of part of 
ground floor restaurant 
from A3 (Food retail) to C3 
(Residential) 

Y Plas, High 
Street, Harlech. 
LL46 2YA 

11/09/24 

This application fails to provide any evidence to 
demonstrate the existing use is no longer viable, or 
that it can’t be re-used for similar or alternative 
purposes and employment potential. Therefore, the 
proposal is contrary to Strategic Policy H and in 
particular criterion ix of the Eryri Local Development 
Plan 2016-31. 

By reason of the applicant showing no ability or are 
unwilling to enter into a Section 106 Agreement of 
the Town and Country Planning Act (1990) to secure 
affordable housing contribution, this application is in 
conflict with the Eryri Local Development Plan (2016 
– 2031) policies, SP G and DP 30 and with 
Supplementary Planning Guidance 4 and 5. 

Mr Aled Lloyd 

6.  NP5/61/LB32L Listed Building Consent 
for internal works to 
accommodate the change 
the use of part of ground 
floor restaurant from A3 
(Food retail) to C3 
(Residential). 

Y Plas, High 
Street, Harlech. 
LL46 2YA 

11/09/24 

The proposal, by virtue of form and design, would be 
harmful to the special historic character, appearance 
of the listed building. The proposal therefore fails to 
satisfy the requirements of Policies A, Ff, 1, 6 and 7 
of the Eryri Local Development Plan 2016-2031;  

Mr Aled Lloyd 
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the guidance set out in Planning Policy Wales 11 
(February 2021), specifically paragraphs 6.1.10 to 
6.1.13; and the guidance set out in Technical Advice 
Note 24 The Historic Environment, specifically 
paragraphs 5.9 to 5.27. 

The information submitted is inadequate and lacking 
in detail regarding the potential impact of the 
proposed works. As a result of the lack of 
information provided, the application presents a risk 
to the fabric, character and appearance of the listed 
building. The proposal therefore fails to satisfy the 
requirements of Policies A, Ff, 1, 6 and 7 of the Eryri 
Local Development Plan 2016-2031; the guidance 
set out in Planning Policy Wales 11 (February 
2021), specifically paragraphs 6.1.10 to 6.1.13; and 
the guidance set out in Technical Advice Note 24 
The Historic Environment, specifically paragraphs 
5.9 to 5.27. 

7.  NP5/69/98E 
 

Removal of Section 106 
Agreement dated 
16/09/2002 restricting 
occupation of the dwelling 
to a local person 

Maes Lledfan, 
Rhoslefain. LL36 
9NH 

12/09/24 

By reason of this Authority considering that the 
obligation of 16th September 2002 continues to 
serve a useful purpose in pursuing the housing 
policies of the Eryri Local Development Plan 2016-
2031, and the applicant showing no willingness or 
ability to enter into a new section 106 agreement 
this application is in conflict with policies SP A, SP 
C, SP G and DP 30 of the Eryri Local Development 
Plan 2016-2031 and the Supplementary Planning 
Guidance 4 Affordable Housing (January 2020). 

Mr David Jones 

8.  NP5/74/516 Conversion of domestic 
garage into an annexe and 
a short-term holiday let 

Ger-y-Llan, 
Llanymawddwy. 
SY20 9AQ 

20/09/24 

The proposal entails short-term holiday let 
accommodation (C6 use class) in a defined Smaller 
Settlement under the settlement strategy of the Eryri 
Local Development Plan 2016-2031. It is considered 
that the proposal would contravene the provisions of 
policies SP C, SP G and DP 30 

Mr David Jones 
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of the Eryri Local Development Plan 2016-2031 
which limits new housing to affordable housing of 
appropriate size and type to meet local needs within 
the settlement boundary. 
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