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INTRODUCTION
BRIEF

1.1

Hourigan Connolly has been instructed by Broomco (3857) Limited (hereafter referred to
as Broomco) to submit a full planning application to Gwynedd Council in relation to
redeveloping land at The White House Hotel, Lon Pont Morgan, Abersoch LL53 7AF
(hereafter referred to as “ the site”). The description of development is as follows:
“Demolition of existing hotel, construction of a mixed use structure
incorporating a 42-bedroom hotel and spa facility, a restaurant/bar and 18
residential apartments with associated car parking, servicing areas and
landscaping.”

BACKGROUND
1.2

Broomco owns the site which extends to circa 0.8 hectares (2.0 acres).

1.3

The site has a long history associated with the tourism industry but the current hotel building
has now lain vacant for a number of years, no longer being fit for purpose.

1.4

A scheme for the demolition of the existing hotel and construction of a 35 bed hotel with
restaurant and health spa was granted planning permission on 18 September 2007 (ref
C06D/0275/39/LL).

1.5

That permission was reliant upon significant grant funding from the Welsh Assembly
Government which is now no longer available, rendering the scheme unviable. Planning
permission lapsed in September 2012.

1.6

Set against the history of the site, the current scheme offers a development proposal, which is
not reliant upon outside funding and which will bring about the redevelopment of the site after
many years of dereliction.

1.7

Accordingly, Hourigan Connolly initially met with Senior Officers of Gwynedd Council on
25 October 2011. The client and their retained architect, Calder Peel, were also in attendance.
At that meeting the points previously made with regard to the redevelopment status of the site
were reaffirmed by Senior Officers and it was stated that the site continued to be a tourism and
regeneration priority.

1.8

Since the meeting on 25 October 2011, in addition to Hourigan Connolly, Broomco
has commissioned the following companies:


FPCR – to provide support in respect of visual impact, landscaping, ecology and
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arboriculture implications.


Betts Associates – to provide assistance in respect of archaeology and ground
conditions.



Singleton Clamp and Partners – to provide advice and support in respect of highways,
transport, flood risk and surface water drainage.



Gray Scanlan Hill – to provide advice on sunlight and daylight analysis.



Code Green – to prepare BREEAM and Code for Sustainable Homes preassessments.



Petty Chartered Surveyors -

to prepare an independent development financial

viability appraisal.


Calder Peel Chartered Architects – to prepare an illustrative site layout, design
and access statement and other illustrative material that will support an outline
planning application.

1.9



Vida Consulting – to prepare a 3D visual model of the proposed scheme.



Powers & Tiltman – to prepare the necessary base line topographic data.

A pre-application consultation event took place at Abersoch Village Hall on 1st August 2012
following the distribution of 350 leaflets in the village. The results of the consultation process,
which was undertaken in full liaison with the local elected member, are included in a Statement
of Community Involvement.

1.10

The response to the proposed development was overwhelmingly positive.

1.11

Following the consultation event and the consideration of comments made, Hourigan Connolly
made a pre-application submission to the Council in October 2012 in order to agree a scope for
the planning application.

The pre-application submission outlined in full the development

proposals and the proposed submission documents prepared by the consultant team, which
were provided in final draft form for the consideration of Officers.
1.12

Officers agreed that the submitted suite of documents represented a sufficient scope for the
determination of the application.

PURPOSE
1.13

The purpose of this Planning Statement is as follows:


To provide an overview of the physical constraints at the site.
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To identify any statutory or local planning related designations affecting
the site.



To examine previous planning decisions that have been made that
are material to the proposals for redevelopment of the site.



To describe the work that has been undertaken by the consultancy team
and the implications arising from that work.



To provide details of the scheme that is to be brought forward by way of
a full planning application.



To consider the principle of development having regard to the provisions of
Section 38(6) of the Planning and Compulsory Purchase Act 2004.

1.14

This document should be read in conjunction with the suite of documents submitted in support
of the full planning application.

FORMAT
1.15

The remainder of this document is structured as follows:
 Chapter 2 - The Site & Surrounding Area.
 Chapter 3 – Planning History.
 Chapter 4 – Statutory & Other Designations.
 Chapter 5 – The Proposed Scheme.
 Chapter 6 – Supporting Information for the Full Planning Application.
 Chapter 7 – The Development Plan.
 Chapter 8 – Other Material Considerations.
 Chapter 9 – Summary of Benefits and Conclusions.
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THE SITE & SURROUNDING AREA
INTRODUCTION

2.1

An existing site plan identifying the extent of the application site (edged red) is submitted as part
of the planning application documentation.

THE SITE
2.2

The site comprises a parcel of land extending to circa 0.8 hectares (2.0 acres) and lies in a
prominent location within the village of Abersoch.

2.3

A site location plan is provided below.

Fig. 2.1.

2.4

Site Location (

)

The site fronts onto, and slopes from west to east towards, the A499, Lon Pont Morgan, which
is the main road into and out of Abersoch. The existing White House Hotel building sits on
the highest part of the site in the western corner, rising to 2.5 storeys. The Hotel building has
lain vacant for several years and in recent years that part of the site which fronts Lon Pont
Morgan has been used as a surface car park.

2.5

To the immediate west and excluded from the site lies a single detached dwelling known
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as Hunters Moon.
2.6

In planning terms the site comprises previously developed land. A high proportion of the site
is covered in buildings, hard standing and structures associated with the former use of the land
and the site is vacant and in a very poor state of repair.

2.7

A selection of mature trees lies along the site frontage.

2.8

An aerial photo of the application site is provided below.

Fig 2.2

Aerial photo of the application site (

).

SURROUNDING AREA
2.9

The site sits in an area that is predominantly residential in nature. To the north, residential
properties stretch along the A499. To the immediate east, beyond Lon Point Morgan, lies a
single detached house with a small beach and the sea beyond. The whole area to the east
beyond Lon Pont Morgan is an Area of Outstanding Natural Beauty (AONB). To the immediate
south lie the detached residential properties on White House Drive. Further south lies a beach
which is around 320m distance from the centre of the site and is accessible via a continuous
footway along Lon Pont Morgan. The centre of Abersoch, with all the associated facilities, lies
slightly further south (approximately 620m away), again reachable via a continuous footway
link. As mentioned above, to the immediate west of the site lies a single detached dwelling,
known as Hunters Moon, with open countryside beyond.
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SUMMARY
2.10

The site comprises previously developed land within Abersoch Village.

2.11

The site is in a prominent gateway location and houses a former hotel. It is located in a
primarily residential area with Abersoch village centre within easy walking distance.

7
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3.

PLANNING HISTORY

3.1

We inspect the statutory register of planning applications to ensure that no previous
planning decisions have been made which would affect a strategy for promotion of the land.
The exercise can also provide useful information from planning decisions made in the locality.

3.2

With the assistance of Gwynedd Council the statutory register of planning applications
was inspected in May 2012. There is only one material planning application on site.

APPLICATION REFERENCE NUMBER: C06D/0275/39/LL
3.3

Planning permission was granted for the demolition of the exiting hotel and the erection of a
new 35 bed hotel, restaurant and spa on 18 September 2007. A copy of the application forms,
plans, section 106 Agreement and decision notice is enclosed at Appendix 1.

3.4

A copy of the consultation response from the Design Review Panel for the Design
Commission for Wales is enclosed at Appendix 2. Importantly the response states that “the
principle of a hotel use is supported by the local authority and the scale is recognised as
appropriate”. Furthermore the Panel stated it “was pleased to review these proposals for a
luxury hotel on an outstanding site and we strongly support the proposed use” and found
“the scheme to be an acceptable response to the site and the brief, with some minor
revisions”.

3.5

Whilst the permission has now lapsed, it establishes the Council’s in principle acceptance of
the tourism re-use of the site and also a scale and form of development that the Council
must be mindful of having approved previously when determining the current application
proposal.
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4.

STATUTORY AND OTHER DESIGNATIONS
INTRODUCTION

4.1

We check for the existence of statutory and other designations to ensure that the site is
not subject to any technical planning constraints which would affect a developer’s ability to
redevelop the site for the proposed use.

IMPLICATIONS
4.2

The site is partly covered by a Tree Preservation Order.

4.3

Otherwise, the site is not affected by any statutory designations.

9
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THE PROPOSED SCHEME
THE APPLICATION PROPOSALS

5.1

The White House sits on a landmark gateway site in Abersoch, with the current hotel structure now
in a dilapidated state, well beyond repair.

Fig 5.1
5.2

Current Photograph of the site.

Accordingly, as shown below, the proposed scheme aims to strike a balance between being of a
scale and design quality befitting of this important location, whilst respecting surrounding uses.

Fig 5.2

Photomontage Illustration of the Proposed Scheme.
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The proposal largely follows the site layout of the previous approval on site and uses the
contours of the site to comprise lower ground, ground, first, second and third floors. A full suite
of plans and elevations are submitted as part of the application.

5.4

Whilst architecture, massing and the quantum of development is readdressed as part of
the current proposal, the overall height of the proposal does not exceed that approved under
the previous scheme.

5.5

Broomco intends to bring forward a full planning application for redevelopment of the site
for mixed use purposes, comprising:


Demolition of all existing buildings and structures on site;



Construction of a prestigious, mixed use structure incorporating a 42-bedroom hotel
and spa facility, a restaurant/bar and 18 residential apartments;



Creation of areas of open space and the provision of a sustainable urban
drainage solution for surface water; and



Associated car parking, servicing areas and landscaping.

THE HOTEL
5.6

The proposed ‘boutique’ hotel comprises 42no. rooms of between 235sq ft and 330sq ft each. A
lounge bar, 120 cover restaurant and conference facility is also proposed along with a high
quality spa facility (with swimming pool, sauna, gymnasium and fitness studio).

5.7

The proposed hotel offer is derived from a lack of high quality hotels and spas in the local
area together with a high demand for such facilities.

THE APARTMENTS
5.8

18no. 1- and 2-bed apartments of varying sizes are proposed.
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SUPPORTING INFORMATION FOR THE FULL
PLANNING APPLICATION
INTRODUCTION

6.1

As part of the pre-application discussions that have already taken place, a scope for the
planning application is largely agreed with Officers, which is reflected in two written consultation
responses from the Council’s Policy and Development Control teams. These are enclosed at
Appendix 3.

6.2

The proposal, albeit at an early draft stage, was also presented to the Design Commission for
Wales. Their response is enclosed at Appendix 4.

Full consideration of the response is

provided in the submitted Design & Access Statement.
6.3

These responses have been used to frame the application submission with amendments made
where appropriate.

6.4

In this Chapter we set out the information submitted as part of the full planning application.

PLANS & DRAWINGS
6.5

The following plans and drawings are submitted with the full planning application:


Location Plan;



Topographical Survey (Powers & Tiltman);



Site layout (Calder Peel);



Floorplans, Elevations and Sections (Calder Peel);and



3D Photomontage and Illustrations (Vida).

DESIGN & ACCESS STATEMENT
6.6

The planning application is accompanied by a Design and Access Statement which is
completed in accordance with the requirements of The Town and Country Planning (General
Development Procedure) (Amendment) (Wales) Order 2009.

6.7

The Design and Access Statement also has regard to the guidance published in TAN 12.
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LANDSCAPE & VISUAL IMPACT ASSESSMENT (LVIA)
6.8

A LVIA is submitted along with proposed landscape layout plans.

6.9

The effects of the proposal on the townscape character of Abersoch and on the
landscape character of the immediate context has been judged as negligible.

DAYLIGHT AND SUNLIGHT AMENITY
6.10

A Daylight & Sunlight Amenity Report has been produced for the proposal and is included
as part of the application submission.

6.11

The proposed development does not have an unacceptable impact on neighbouring
occupiers and there is no technical reason why planning permission should be withheld on the
grounds of daylight and sunlight.

BREEAM & CODE FOR SUSTAINABLE HOMES PRE-ASSESSMENTS
6.12

The above mentioned pre-assessments are enclosed as part of the full planning application.
The BREEAM pre- assessment overall indicative performance score is 57%, which is
sufficient to achieve a BREEAM “Very Good” rating.

6.13

The Code for Sustainable Homes pre-assessment score is 60.07% which is sufficient to achieve
a Level 3 rating.

6.14

We also include a commentary in the submission documentation to explain these ratings.

FLOOD RISK ASSESSMENT
6.15

The site does not lie within the Flood Zone. No FRA is submitted with the planning
application.

TRANSPORT STATEMENT
6.16

SCP has already been in discussion with the Locals Highway Authority (Gareth Roberts) and
it has been agreed that the proposals should be supported by a Transport Statement.

6.17

Accordingly, a Transport Statement is enclosed for consideration.

The Statement

concludes that there can be no reasonable highway related grounds on which to object to the
scheme.
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ECOLOGICAL ASSESSMENT
6.18

An ecological assessment and bat mitigation strategy has been produced as part of the
planning application.

6.19

It concludes that the proposed works will have a low impact on nature conservation and
biodiversity within the local area.

There are no records of amphibians for the area,

including great crested newts. No evidence of badger activity was recorded.
6.20

Small common pipistrelle and lesser horse-shoe bat roosts are present in the existing
hotel building. A replacement bat roost is included as part of the proposals.

TREE SURVEY & CONSTRAINTS REPORT
6.21

An Arboricultural Assessment has been produced and included as part of the planning
application. This has been used to inform the development proposals.

NOISE
6.22

Following discussions with Officers, noise has been identified as a potential issue. Whilst a
noise assessment is not submitted, the scheme has been designed to minimise any noise
amenity issues for existing residents, hotel occupants and prospective purchasers of the
proposed apartments.

GROUND CONDITIONS
6.23

The site sits on bedrock.

6.24

Extensive pre-app discussions have been undertaken with Gwynedd Archaeological Trust
(GAT) as advised by the Council.

6.25

GAT has advised that there is no need for an Archaeological Assessment as this would
simply duplicate information they already hold on file.

There is a very low likelihood of

archaeological remains on site as it is previously developed land and sits on bedrock.
6.26

Any Archaeological potential can be fully safeguarded via a Watching Brief condition. This is
the fully consistent with the recommended approach set out at paragraph 81 of Welsh Office
Circular 35/95.

6.27

Furthermore, the Council has previously granted planning permission without any requirement
for a watching brief by condition.
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STATEMENT OF COMMUNITY INVOLVEMENT
6.28

A Community Consultation Event took place on 01 August 2012 following lengthy pre application
discussion with Senior Officers at GC and the local elected Member.

6.29

A Statement of Community Involvement is submitted with the planning application which fully
details the outcome of consultation.

6.30

Similarly, following discussion with Officers, and their initial feedback (Appendix 3), the proposed
application was presented to the Design Council for Wales. Their written response is included at
Appendix 4. The Design and Access Statement submitted as part of the application provides a
full response to the comments made and outlines those changes that were made to the scheme
as a result of the consultation process.

FINANCIAL VIABILITY APPRAISAL
6.31

As part of the pre-application discussion process, officers expressed the need for the
applicants to consider on-site affordable housing (as a first preference) as part of the proposed
scheme in addition the potential for additional planning obligation payments.

6.32

It has been mentioned above that the previous scheme granted planning permission on site
was only viable with the assistance of grant funding which has now been withdrawn.

A

fundamental objective therefore for the current proposals was to ensure that they could be selffinancing.
6.33

An open book financial viability appraisal is provided as part of this submission, which
indicates that even with full open-market apartments, the proposed scheme offers little in
terms of developer profit.

6.34

On this basis, and to ensure that the development can be completed to a high
specification worthy of its setting, the proposed scheme cannot stand any form of on-site
affordable housing or any form of commuted sum payment towards affordable housing or other
planning obligation.
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THE DEVELOPMENT PLAN
INTRODUCTION

7.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that:
“where in making any determination under the planning Acts, regard is to be
had to the Development Plan, the determination shall be made in
accordance with the plan unless material consideration indicates otherwise”.

7.2

In this instance, the Development Plan against which the application must be determined the
adopted Gwynedd Unitary Development Plan (UDP).

GWYNEDD UDP
7.3

The Gwynedd UDP was adopted on 16 July 2009 and replaces all of the other adopted Local
Plans as well as the Gwynedd Structure Plan. It covers the plan period 2001-2016.

STRATEGIC POLICY CONSIDERATIONS
Strategic Policy 3 - Built and Historic Environment
7.4

Strategic Policy 3 states that the built and historic environment of an area will be protected
from harmful development and that new developments are required to conform to high design
standards.

7.5

The proposals are accompanied by a Design and Access Statement which fully articulates the
design rationale and demonstrates compliance with all policy requirements in respect of design.

7.6

The proposals are in accordance with Strategic Policy 3.
Strategic Policy 4 - Design Standards

7.7

Strategic Policy 4 states good design is expected in developments in order to positively
contribute to the landscape, built environment and sustainable development.

7.8

Again, the proposals have been carefully designed to respect surrounding properties and to
ensure a good standard of design can be demonstrated, as is evidenced in the submitted
Design and Access, Landscape and Visual Impact Assessment and Daylight and Sunlight
Reports.

7.9

The proposals are in accordance with Strategic Policy 4.
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Strategic Policy 6 - Land Redevelopment and Reuse
7.10

Strategic Policy 6 states that priority will be given to making appropriate and suitable use of
previously developed land, which is suitable for development, or buildings that are vacant or not
used to their full potential.

7.11

The proposals are for the redevelopment of a derelict and underused previously developed site.
Regeneration of this site not only complies with Strategic Policy 6 but will bring economic,
physical and social benefits for Abersoch.

7.12

Clearly the proposals are in accordance with Strategic Policy 6.
Strategic Policy 10 - Homes

7.13

Strategic Policy 10 discusses the need for housing in the plan area. It is stated these will be
met through making a provision for a total of 4178 housing units during the plan period as well
as a provision for meeting local need for affordable housing and ensuring housing units are
distributed across the Plan area.

7.14

The application site is within the defined settlement boundary for Abersoch which is identified as
a village in the UDP Settlement Strategy. In spatial terms, the location is, therefore, entirely
suitable for a mixed use development incorporating residential units and the proposed will assist
in the delivery of the stated housing target.

7.15

The proposals are in accordance with Strategic Policy 10.
Strategic Policy 11 - Accessibility

7.16

Strategic Policy 11 requires development proposals which are accessible to all through a
variety of transport modes will be permitted providing the appropriate infrastructure is in place or
is to be provided. If the infrastructure is to be provided this must no significantly harm the
environmental or the amenities of nearby residents.

7.17

The proposals have been designed to ensure accessibility for all, including those with specific
access needs. The result will be a socially inclusive development, which is sustainably located.

7.18

The application is accompanied by a Transport Statement which demonstrates the development
is well located in terms of access to facilities and would not significantly impact on local
transportation and its systems.

7.19

The proposals are in accordance with Strategic Policy 11.
Strategic Policy 13 - Community Facilities and Services

7.20

Strategic Policy 13 states proposals which maintain or improve existing provision of
community services and facilities within the community will be approved, providing they do not
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significantly harm the environment or the amenities of nearby residents.
7.21

The application proposal includes community facilities which will be available to the public (Bar,
restaurant, spa). A key consideration in the provision of such facilities is the amenities of
residents. The proposals have been designed in such a way so as to minimise any such impact.
The suite of documents submitted with the application including the Landscape and Visual
Impact Assessment and Design and Access Statement, ably illustrate this. Similarly, the
submitted BREEAM and Code for Sustainable Homes Assessments illustrate the proposal will
incorporate high level environmental improvement measures to the benefit of the immediate and
wider community.

7.22

The proposals are in accordance with Strategic Policy 13.

SITE SPECIFIC POLICY DESIGNATIONS

Fig. 7.1
7.23

Extract from the UDP Proposals Map (application site shown in red)

The above extract from the proposals map illustrates that the application site is within the
defined settlement boundary for Abersoch. It is located within a Landscape Conservation Area
and a Registered Historic Landscape. It is also located adjacent to an Area of Outstanding
Natural Beauty.
Policy C1 - Locating New Development

7.24

Policy C1 states land within the development boundaries of towns and villages and the
developed form of Rural Villages will be the main focus for new development and will be strictly
controlled.

New buildings, structures and ancillary facilities in the countryside should be
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spatially well related to existing development whenever possible.
7.25

Clearly the application proposals are in accordance with Policy C1.
Policy B10 - Protecting and Enhancing Landscape Conservation Areas
Policy B12 - Protecting Historic Landscapes, Parks and Gardens

7.26

The Local Landscape is considered in Policy B10. Proposals for development in Landscape
Conservation Areas will be assessed against their impact on the positive features in the
landscape; their location, design and materials and their ability to integrate with the landscape;
as well as the economic and social benefits of a scheme. A high level of design is expected in
any proposals to ensure appropriate landscape elements that function as either mitigation
measures or are important to ensure integration are included.

7.27

Registered Historic Landscapes are considered in Policy B12, which states that development
proposals within such Landscapes will be refused planning permission if they cause significant
harm to their character, appearance or setting. Development that will enhance an area by
maintaining or restoring traditional features will be approved.

7.28

The application proposals promote good design and include a full landscaping scheme to
ensure integration into the existing landscape.

7.29

Furthermore, the application proposals are supported by a Landscape and Visual Impact
Assessment (LVIA), which considers the effects of development upon:
•

Landscape character and resources, including effects on the aesthetic values of the
landscape caused by changes in its elements and qualities as a result of the
development; and

•

Visual amenity, including effects upon potential viewers and viewing groups caused by
changes in the appearance of the landscape as a result of the development.

7.30

The Site is situated within the ‘Western Llyn’ LCA as defined by Gwynedd Council, however, the
site lies within the settlement boundary, and is therefore defined as urban (or ‘townscape’) and
not landscape.

7.31

Whilst the wider landscape which forms the context of the site has been assessed as being of
high sensitivity, the LVIA illustrates that the effects of the proposal on the townscape character
of Abersoch and on the landscape character of the immediate context will be negligible.
Beyond this, LVIA illustrates that the development would result in no change on the landscape
character of the wider Western Llyn LCA.

7.32

In terms of impact on visual amenity, there will be no or negligible effects on views further than
0.5km from the site. The views from the nearby beach and the northern coastal edge of
Abersoch will result in only a slight adverse effect. However, due to the current derelict state of
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the site, it is anticipated that the completed scheme will result in slight beneficial effects on
views experienced from properties adjacent to the site.
7.33

Set against this context, the proposals are in accordance with Policies B10 and B12.
Policy B8 - The Llŷn and Anglesey Area of Outstanding Natural Beauty (AONB)

7.34

Landscapes of national importance are considered in Policy B8 (The Llŷn and Anglesey Area
of Outstanding Natural Beauty (AONB). It is aimed to safeguard, maintain and enhance the
character of Areas of Outstanding Natural Beauty and proposal which would cause significant
harm to the area’s landscape and coastline, wildlife, historic remains and buildings, language
and cultural and its quiet, unpolluted nature will be refused unless the following circumstances
are met;


that a significant national economic or social need has been established for the
development and refusing permission would be extremely detrimental to the local
economy;



that consideration has been given to the cost and scope for providing the development
outside the area or of meeting the need for it in some other way; and



that consideration has been given to limiting any detrimental effect on the area’s
character and measures to attain this have been included as part of the application.

7.35

Although the site does not lie directly in the AONB, it is immediately adjacent and therefore
forms the immediate setting. The submitted LVIA considers in detail the impact of the proposals
upon the AONB and concludes that size and scope of the proposals would not have any
significant impact on the character of the AONB.

7.36

The proposals are in accordance with Policy B8.

TOURISM
Policy D13 – Attractions and Facilities
7.37

Policy D13 states that proposals to develop either new tourist attractions and facilities, or to
improve the standard of existing facilities will be approved providing they are within the
development boundary. Every proposal will be required to comply with all the following criteria:


with the exception of attractions or facilities ancillary to existing tourist enterprises, that
the proposal is consistent with the development of ‘niche’ markets or supports the
development of an identified theme for a specific destination as identified in the
Gwynedd Tourism Strategy;



the scale, type and character of the proposed development is appropriate for its
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urban/rural setting; and


that the proposed development is of high quality in terms of design layout and
appearance.

7.38

The application proposal is for tourism-related use on a site located within the settlement
boundary of Abersoch; a main tourism destination. The detailed design process and the high
design quality of the scheme is demonstrated in the submitted Design and Access statement
and is the result, inter aliai, of thorough financial analysis to ensure a sustainable business
model and scheme viability.

7.39

The suite of documents submitted with the application ably illustrate that the proposal is of a
scale, type and character which is befitting and appropriate for its setting.

7.40

The application proposal is consistent with the requirements of Policy D13.

7.41

Policy D14 – Serviced Holiday Accommodation requires the development of new permanent
serviced holiday accommodation, or the conversion of existing buildings into such
accommodation to meet the following criteria:


in the case of new build, that the development is located within a development
boundary, or make use of a suitable previously developed site; and



that the proposed development is of appropriate scale considering the site, location
and/or settlement in question.

7.42

If this criteria is met and is of a high quality in terms of design, layout and appearance then it will
be approved.

7.43

This high quality proposal is within the development boundary on a previously developed site
with a long established history of tourism use. The suite of documents submitted in support of
the application illustrate that the proposal is of an appropriate scale.

7.44

The proposal is in accordance with Policy D14.

HOUSING
Policy CH4 – New Dwellings on Unallocated Sites within the Development Boundaries of
Local Centres and Villages
7.45

Policy CH4 states proposals to build dwellings on unallocated sites within the development
boundaries of Local Centres and Villages will be approved provided a portion of the units are
affordable dwellings unless it can be proven to the satisfaction of the Local Planning Authority
that it would be inappropriate to do so.

7.46

The application proposals include 18 apartments which are to be available on the open market
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and will help maintain to the Council’s housing supply.
7.47

It is not proposed that any of the proposed apartments will be affordable homes and the
application submission is accompanied by an open-book Financial Appraisal prepared by Petty
Chartered Surveyors, which clearly and concisely justifies why it would be inappropriate in this
particular instance to include affordable housing, in any form, as part of the proposal. The
submitted appraisals therefore represent a robust approach to testing viability.

7.48

We have mentioned earlier that the previous scheme granted planning permission on site was
only viable with the assistance of grant funding which has now been withdrawn.

A

fundamental objective therefore for the current proposals was to ensure that they can be selffinancing.
7.49

The open book financial viability appraisal indicates that even with full open-market
apartments, the proposed scheme offers little in terms of developer profit. The appraisal clearly
demonstrates that the scheme is marginally viable from an open market perspective, even with
best likely development scenario of no affordable housing provision.

7.50

That said, the applicants already own the site. Their position is therefore somewhat different to
that of a speculative developer considering whether or not to buy the site and develop out the
scheme. The applicant clearly is not in this “open market” situation and has a vested interest to
do something with the site. The owner, therefore, is in a special situation as the only way to
recoup and mitigate monetary losses is to redevelop the site for a viable use.

7.51

The proposed scheme is likely to be the most sympathetic and only viable use to bring about the
regeneration of the site.

7.52

The current owners are seeking to develop the proposed scheme, even with all the
associated commercial risks, in order to recoup some of their acquisition and holding costs to
date whilst at the same time revive a derelict, vacant site which sits in a prominent, gateway
location.

7.53

On this basis, and to ensure that the development can be completed to a high
specification worthy of its setting, the proposed scheme cannot stand any form of on-site
affordable housing or any form of commuted sum payment towards affordable housing or other
planning obligation.

7.54

As a result, and considering the prominent location of the site, its importance to Abersoch and
resultant need for a self-financing, high quality development, we believe there are valid and
exceptional circumstances in this instance which support the regeneration of the site for the
proposed use and that it would be inappropriate for that regeneration to include affordable
housing (whether that be on-site or via commuted sum) or any other form of planning obligation
in this instance.
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Accordingly, the exception test in Policy CH4 is triggered and the application proposal is
consistent its requirements.
Policy CH10 – Second Homes

7.56

Policy CH10 states that proposals for new dwelling(s) that would lead to an increase in the
number of second homes in a community where they already form a high proportion of the
housing stock will be refused.

7.57

As mentioned above, we believe there are valid and exceptional circumstances in this instance
which support the regeneration of the site for the proposed use without compliance with Policy
CH10.

The proposed mix of uses including open market apartments represents the best

opportunity to bring about the successful regeneration of a prominent site which has ain vacant
for a number of years to the detriment of the local area. To place unwarranted restrictions on the
sale of the apartments would be to sterilise the viability of the scheme and could lead to the site
remaining vacant for many more years.

GENERAL POLICY CONSIDERATIONS
Policy B7 – Sites of Archaeological
7.58

Policy B7 states that areas where archaeological remains are likely, the developer is required
to commission either an Archaeological Assessment and/or field evaluation in order to
determine the archaeological impact of the proposed development before the Planning Authority
determines the application.

7.59

Any Archaeological potential can be fully safeguarded via a Watching Brief condition. This is
the fully consistent with the recommended approach set out at paragraph 81 of Welsh Office
Circular 35/95.
Policy B19 – Protected Trees, Woodlands and Hedgerows

7.60

Policy B19 states that proposals which lead to the loss or damage to a tree, woodland or
hedgerow that is protected or lies within a designation ancient and semi-natural woodland will
be permitted only where any harm is clearly outweighed by the economic and/or social benefits
of the development.

7.61

The proposals are accompanied by an Arboricultual Report which demonstrates compliance
with all policy requirements in respect of Policy B19.
Policy B20 – Species and Their Habitats that are internationally and Nationally Important

7.62

Policy B20 states that proposals which are likely to result in direct or indirect unacceptable
disturbance or harm to protected species and their habitats will be refused.
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The application proposals are accompanied by an Ecological survey which demonstrates that
the development would not give rise to any impact on protected species, in accordance with
Policy B20.
Policy B22 – Building Design

7.64

Policy B22 states the criteria to be met for proposals:


that the proposal respects the site and its surroundings in terms of its scale, size, form,
density, location, layout, symmetry, quality and suitability of materials, aspects,
microclimate and density of building/land use and the space around and between
buildings;



that it does not have an unacceptable detrimental effect on the form and character of
the surrounding landscape or townscape, or on the local natural or historical
environment; and



that it does not have an unacceptable detrimental effect on prominent public views into,
out of or across centres, villages, rural villages or open countryside.

7.65

These matters are fully addressed in the submitted Design and Access statement.

7.66

The proposal accords with Policy B22.
Policy B23 – Amenities

7.67

Policy B23 states developers are required to demonstrate clearly that they will respond
positively to the following factors:


That the development ensures the reasonable privacy of its users and nearby
properties;



That the development does not lead to over-development of the site;



That the development does not increase traffic nor the noise associated with traffic in a
way that cause’s significant harm to local amenities;



That the design of the site reduces opportunities for anti-social behaviour and creates
an atmosphere where people feel safe to walk, cycle and play; and



That the design of the external layout of the development takes into account the needs
of all its potential users including disabled persons.

7.68

These factors are considered throughout the suite of documents submitted with this application,
which demonstrate that the proposal:


Ensures reasonable privacy;
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Does not represent over-development (it is of a quantum and scale necessary to
present a viable development proposal);

7.69



Will not increase traffic;



Designs out crime; and



Is accessible for all.

The proposal is in accordance with Policy B23.
Policy B25 - Building Materials

7.70

Policy B25 seeks to maintian the distinctive character of the Plan area through the control of
the type of materials used in the development process. High quality building materials are
required that will complement the character and appearance of the local area.

7.71

The proposal is sensitive to the types of materials used in order to complement the surrounding
area. This is discussed in detail in the Design and Access statement.

7.72

The proposal is in accordance with Policy B25.
Policy B27 – Landscaping Schemes

7.73

Policy B27 requires high quality soft/hard landscaping as part of application proposals. The
following will be considered when assessing the suitability of a landscaping plan:


That proposed planning creates a link with nearby planting in order to add to wildlife
corridors and habitats;



Ensuring that trees, hedgerows, water features and any other features on the site that
are important to the character of the landscape, the village/town or its setting, the
setting of a Listed Building or Ancient Monument, a conservation area or its setting, or
nature conservation are kept on the site and protected during the building process and
in the long-term once the development is completed;



That the planting of any new trees, wild flowers, shrubs or hedges is done effectively
using local native species, except for exceptional cases where the use of local native
species would not complement the current dominant character of the site; and



In the case of a development that is visible from the Llŷn or Anglesey ANOB or the
Snowdonia National Park, that important views in and out of the sensitive landscapes
are protected.

7.74

The application is accompanied by a Landscape Assessment which fully articulates the
landscape rationale and demonstrates compliance with all policy requirements in respect of
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Policy B27.

Policy B32 – Increasing Surface Water
7.75

Policy B32 states proposal that do not include flood minimisation or mitigation measures that
will reduce the volume and rate at which run off reaches rivers and other watercourses will be
refused.

7.76

The requisite measures are included in the development proposal.

DEVELOPMENT PLAN SUMMARY
7.77

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning
applications to be determined in accordance with the Development Plan unless material
considerations indicate otherwise.

7.78

Overwhelmingly, the application proposals are in accordance with the Development Plan UDP.
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OTHER MATERIAL CONSIDERATIONS
INTRODUCTION

8.1

Material considerations must be genuine planning considerations, i.e. they must be related to
the development and use of land in the public interest. The considerations must also fairly and
reasonably relate to the application concerned (R v Westminster CC ex-parte Monahan 1989
refers).

8.2

The Courts are the arbiters of what constitutes a material consideration. All the fundamental
factors involved in land-use planning are included, such as the number, size, layout, siting,
design and external appearance of buildings and the proposed means of access, together with
landscaping, impact on the neighbourhood and the availability of infrastructure.

8.3

The Courts have also held that the Government’s statements of planning policy are material
considerations which must be taken into account, where relevant, in decisions on planning
applications.

These statements cannot make irrelevant any matter which is a material

consideration in a particular case. But where such statements indicate the weight that should
be given to relevant considerations, decision-makers must have proper regard to them. If they
elect not to follow relevant statements of the Government’s planning policy, they must give clear
and convincing reasons (E C Grandsen and Co Ltd v SSE and Gillingham BC 1985 refers).
8.4

Emerging policies, in the form of draft policy statements and guidance, can be regarded as
material considerations, depending on the context. Their existence may indicate that a relevant
policy is under review; and the circumstances which have led to that review may need to be
taken into account. In this case the following material considerations are relevant.

PLANNING POLICY WALES (EDITION 5, NOVEMBER 2012)
8.5

Planning Policy Wales (PPW) sets out the land use planning policies of the Welsh Assembly
Government.

Its central objective is to promote and provide a framework for sustainable

development within Wales.
8.6

PPW outlines that planning can help to reduce the need to travel, especially by private car, and
enhance the access to new development locations by public transport, bicycle and foot. PPW
also encourages the creation of sustainable residential environments and encourages local
authorities to promote:


Easily accessible developments;



Attractive landscapes around dwellings;
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An emphasis upon quality and designing places for people;



An efficient use of land; and



The creation of well-designed residential environments at an appropriate density.
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Para. 7.1.5 of PPW states “Effective planning for the economy requires local planning
authorities to work strategically and co-operatively steering development and investments to the
most efficient and most sustainable locations, regardless of which local authority area they are
in.”

8.8

Para. 9.2.3 of PPW states LPA’s must “ensure that sufficient land is genuinely available or will
become available to provide a 5-year supply of land for housing judged against the general
objectives and the scale and location of development provided for in the development plan.“

8.9

Para. 9.2.4 of PPW states LPA’s must develop policies to meet the challenges and particular
circumstance evident in their areas in specific locations. These need to be justified through
evidence which may be adduced from local studies, e.g. those that form part of the
development plan’s evidence base.

8.10

Para 9.2.6 of PPW states LPA’s should “address the scope and potential for rehabilitation,
conversion, clearance and redevelopment when considering suitable sites for housing
development.”

8.11

Chapter 11 deals with Tourism and recognises that it is vital to economic prosperity and job
creation in many parts of Wales.

It sets out that the planning system should encourage

sustainable tourism in ways which enable it to contribute to economic development.
8.12

The application proposals fully accord with the relevant guidance set out in PPW.

WALES SPATIAL PLAN
8.13

The Wales Spatial Plan sets out the Welsh Assembly Government’s vision for spatial planning
within Wales and sets out a strategic framework to guide future development and policy
interventions.

8.14

The plan identifies five key themes under which the key issues and challenges facing Wales are
investigated. These are: building sustainable communities, promoting a sustainable economy,
valuing our environment, achieving sustainable accessibility and respecting distinctiveness.

8.15

The proposals are in accordance with the Plan.

TECHNICAL ADVICE NOTES (TANS)
8.16

TANs outline the Government’s strategic policy on different aspects of planning to which local
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policies across the country should conform.
8.17

The application proposals have been brought forward in light of numerous TANs which are
considered relevant to the proposal. These are:-

8.18



TAN 2 – Planning and Affordable Housing (2006)



TAN 5 – Nature Conservation & Planning (2009)



TAN 12 – Design (2009)



TAN 15 – Development and Flood Risk (2004)



TAN 18 – Transport (2002)



TAN 20 – The Welsh Language (2000)



TAN 22 – Sustainable Buildings (2010)



Joint Gwynedd/Anglesey Local Development Plan (LDP)

The application proposals accord with the relevant provisions.

ADOPTED SUPPLEMENTARY PLANNING GUIDANCE
8.19

The Council has adopted Supplementary Planning Documents in relation to various technical
matters, of which the following are material to the determination of the application.

8.20



Planning & The Welsh Language



Planning Obligations



Residential Development and Open Spaces of Recreation Value



Housing Developments and Education Provision



Planning for Sustainable Development



Holiday Accommodation (Draft)



Affordable Housing

As has been set out in the previous chapter, the application proposal is marginally viable based
upon full open market apartments and no planning obligation payments.

To require such

financial restrictions in this instance is inappropriate for reasons of viability. The Local Planning
Authority must strike a balance in determining the subject planning application between strict
accordance with all adopted statutory and supplementary policies and allowing the proper
regeneration of a key strategic tourism site for a viable and sustainable use. In this instance we
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believe there are specific, material circumstances which justify deviation from policy where
reasonably argued in this Planning Statement.

MATERIAL CONSIDERATIONS – SUMMARY
8.21

The redevelopment of a previously developed site for residential purposes is fully
commensurate with strategic aims set out within PPW. The proposed design is also consistent
with GC supplementary planning documents and where it is not we have set out that there are
specific material considerations to justify grating planning permission.
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9.

SUMMARY OF BENEFITS AND CONCLUSIONS

9.1

Hourigan Connolly has been instructed by Broomco to provide planning advice and submit a full
planning application to Gwynedd Council in relation to redeveloping land at The White House
Hotel, Lon Pont Morgan, Abersoch LL53 7AF to create a 42 bed hotel, spa, restaurant and bar
along with 18 apartments.

BACKGROUND
9.2

Broomco owns the site.

9.3

The site has a long history associated with the tourism industry but the current hotel building
has now lain vacant for a number of years, no longer being fit for purpose.

THE SITE AND SURROUNDING AREA
9.4

The site extends to circa 0.8 Hectares (2.0 acres) and sits within a predominantly residential
area. Abersoch beach is 320m walking distance and the village centre is 620m walking distance
away from the site.

9.5

The site is in a sustainable location with easy access to a range of shops and services by
modes of transport other than the private motor vehicle.

PLANNING HISTORY
9.6

The site has no relevant planning history.

STATUTORY & OTHER DESIGNATIONS
9.7

The site is partly affected by a Tree Preservation Order.

BENEFITS
9.8

The proposed scheme has the potential to deliver significant regeneration benefits on
a prominent, substantial derelict and dilapidated former hotel site.

9.9

The potential for regeneration is wide ranging encompassing physical improvements (through
the regeneration of a prominent, substantial and derelict and dilapidated site), social
benefits (by providing a place for work, leisure and recreation) and economic enhancement
(though and improved tourism offer and through the potential for job and wealth creation).
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THE MERITS OF THE PROPOSALS
9.10

The proposals have the following merits:


The proposals will create jobs and help sustain the local economy.



The application site is previously developed and in private ownership.



There are no technical reasons why the site cannot be developed in the
manner proposed.



The proposals will bring about the re-use of a key tourism site for an
appropriate use.



The proposals are of a very high design quality. The site is a prominent,
eyesore site which has lain vacant for a number of years. Its redevelopment
for the proposed use will greatly benefit the local environment.



The proposal will provide new community facilities.



The proposal will not have an adverse impact on traffic movements and
there are no reasonable highway grounds on which to object to the
application.



The proposals have a negligible impact on the landscape.



The proposals have an immaterial impact on amenity.



The proposals have no ecological impact.



The proposals have no impact on protected trees.



The proposal will seek to achieve BREEAM “Very Good” and Code for
Sustainable Homes Level 3 ratings.

THE IMPACT OF THE PROPOSALS
9.11

The proposal includes provision for 18 open market apartments, available to all and to raise the
necessary revenue to assist scheme viability. As a result, no affordable housing is proposed
either on site or via contribution.

9.12

Similarly, no contributions towards other planning obligations are proposed.

9.13

The open book financial viability appraisal submitted as part of the application indicates that
even with full open-market apartments, the proposed scheme offers little in terms of developer
profit. The appraisal clearly demonstrates that the scheme is marginally viable from an open
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market perspective, even with best likely development scenario of no affordable housing
provision.

THE PLANNING BALANCE
9.14

The application is brought forward having due regard to the provision of the Development Plan
and other material considerations. However, as with every planning application, there is an
element of planning balance and judgement to be exercised.

9.15

In this case the application is promoted on the basis that the planning balance clearly lies in
favour of the proposals once the provisions of the Development Plan and other material
considerations are fully assessed. Considering the prominent location of the site, its importance
to Abersoch and resultant need for a self-financing, high quality development, we believe there
are valid and exceptional circumstances in this instance which support the regeneration of the
site for the proposed use and that it would be inappropriate for that regeneration to include
affordable housing (whether that be on-site or via commuted sum) or any other form of planning
obligation in this instance.

9.16

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires applications to be
determined in accordance with the Development Plan unless material considerations indicate
otherwise.

9.17

In summary we consider that the planning balance lies clearly in favour of the application
proposals.

9.18

On behalf of our client, it is respectfully request that the Council grants planning permission for
the proposed development for the reasons outlined herein.

Daniel Connolly BA (Hons) Dip TP
MRTPI Director
Hourigan Connolly
March 2013
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Cyflwyniad/Presentation
There is a previous consent on this site for renovation of the existing building,
although the Panel did not have the opportunity to view this in advance. However, it
was found to be an unworkable proposition for a luxury hotel and the current
proposal seeks permission to demolish the existing building – a 1930’s house with
various extensions and additions, now fallen into disrepair. It will be replaced with a
30 room, 5 star hotel, including a 120 cover brasserie and a self-contanied spa
forming the ground and lower ground floors respectively. Guest rooms will be
provided on the first and second floors, set back from the brasserie facade. A sun
lounge and roof terrace on the top level are set back again from the front facade. The
enlarged existing car park at the front will serve the brasserie and spa, while a new
car park to the rear serves the hotel. A new service access is created from the west.
The site is in a prominent elevated position, with panoramic views and mature
grounds, and good access off the A499. The design is conceived as a white mass on
a slate plinth, with a curved convex form taking advantage of the southern aspect
and the sea views. The views are maximised by high levels of glazing to the ground
floor dining areas, and by off setting the balconies to the bedrooms. Various
roofscape studies were carried out and moved from an initial uncompromising
contemporary approach to a ‘middle ground’ with some pitched slate roofs and flat
roofed dormers, which are a local feature. Local materials of stone, timber, and slate
will be used to create a crisp, clean effect. Terne coated steel will be used for
cladding to the rear bays. The new rear car park will be well landscaped with island
parking on gravel surfaces.
The principle of hotel use is supported by the local authority and the scale is
recognised as appropriate. All previous interest in the site has been for residential
use, and this is not favoured. The local authority strongly support this scheme
brought forward by a local developer and a local operator, both with a track record of
success. Most of the established gardens will be retained and the Highways
department is content with the proposed 72 parking spaces in total. The planning
officer thought that any problems of privacy or overlooking, including any impact on
the residential development to the west, could be solved by thoughtful and sensitive
design. The application is due to go to committee on 19th June with a
recommendation for delegated approval. The time frame is important because of the
opportunity for Objective 1 funding for a limited period.
Ymateb y Panel/Panel’s Response
The Panel agreed with the Local Authority in supporting the principle of use, but
thought also that the relation of the new building with its context was critical. In
particular, we considered that the three closest properties: to the west [Hunters
Moon], north [Ty Gwyn Bach] and east [Anhywel], were likely to be affected by
physical overlooking and increased noise and traffic. However, more information
would be necessary to properly evaluate the impact on these dwellings, including
context plans and sections showing measured distances between buildings. It was
noted that no adverse comments or objections from neighbours have so far been
received, either to this proposal or the consented scheme.
The mature conifers and hedge screen that exist between this site and Anhywel are
vital to the preservation of its amenity. Efforts should therefore be made to ensure
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that the design and construction of the proposal would not compromise the trees.
The Panel observed that the proposed new service road detracted from the existing
amenity enjoyed by Hunters Moon to the west and served to increase its isolation by
traffic. We would like to see alternative arrangements brought forward for service
vehicle access, or else a better landscaped scheme if the presently proposed service
access was agreed as the best possible.
The Panel welcomed the design approach of the sweeping curved form and
applauded the way in which the design made good use of the site topography. We
found the earlier sketches, showing a more clearly contemporary design, were far
preferable to the current proposal, which appears to be an uneasy and unconvincing
compromise. At the moment there is too great a mix of architectural styles and the
Panel urged the designer and developer to remain true to their original instincts and
follow through with a simple, elegant, crisp white block on a slate plinth. The pitched
roof elements on the front elevation and over the main entrance on the rear, as well
as the gable ends, should be abandoned. The removal of the dormers would avoid
problems with awkward junction details, flashings and the routing of rainwater
goods. We noted further that any changes that may be necessary to mitigate the
impact on neighbouring buildings would be easier to achieve with a modern form.
The strength of the central bay was considered to be weakened by the single
projecting balcony. We would have liked to see more details on the bay elevations
and we recommend that if the application is resubmitted, a detailed bay elevation is
included.
The Panel urged the developer to commit to a BREEAM Excellent rating and thought
that the process of evaluation would help to identify the appropriate sustainability
measures for inclusion, out of the current range of options. We recognised that most
areas had good levels of daylighting, although these were difficult to achieve at the
rear of the lower ground floor.
Crynodeb/Summary
The Panel was pleased to review these proposals for a luxury hotel on an
outstanding site and we strongly support the proposed use. We find the scheme to
be an acceptable response to the site and the brief, with some minor revisions. In
particular:
¾ We applaud the overall concept of the curved form, and the creation of a
simple and crisp white block on a slate plinth.
¾ We urge the design team to maintain their original commitment to a
contemporary form and think that this should be applied rigorously, and the
treatment of the top floor revised.
¾ We think that more contextual information should be provided with regard to
issues of privacy and overlooking. However, we believe that any impacts can
be minimised through good design and that this will be made easier with a
contemporary building form.
¾ We suggest that an alternative service access be provided which is less
intrusive on neighbouring properties.
¾ We would like to see a commitment to achieving BREEAM Excellent.
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¾ The projecting balcony on the centre bay should be omitted and detailed
elevations worked up for individual bays, paying particular attention to the
overlapping planes of glazing and render.
Diwedd/End
NB A Welsh language copy of this report is available upon request.
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APPENDIX 3

Enquiry regarding White House Hotel, Abersoch
The aim of the development is to erect a new hotel on the White House hotel site, Abersoch. The hotel
would include the following:-

38 bedrooms
8 suites
14 flats
Leisure facilities
Bar / Restaurant
Conference room

Planning Policy Considerations
In accordance with Section 38(6) of the Planning and Compulsory Purchase Act (2004), it is a requirement
to ensure that planning applications comply with the adopted Development Plan, unless planning
considerations indicate otherwise. Planning considerations may include national planning policy along
with Technical Advice Notes (TAN).
National Policy
Planning Policy Wales (February 2011), Edition 4 – Chapter 5, Conserving and Improving Natural Heritage
and the Coast
Planning Policy Wales (February 2011), Edition 4 – Chapter 9, Housing
Planning Policy Wales (February 2011), Edition 4 – Chapter 11, Tourism, Sports and Leisure
Technical Advice Note (TAN) 12: Design (2009)
Technical Advice Note (TAN) 18: Transport (2007)
Technical Advice Note (TAN) 20: The Welsh Language – Unitary Development Plans and Planning Control
(2000)
Technical Advice Note (TAN) 22: Planning for sustainable buildings (2010)
Local Policies
The Unitary Development Plan is the adopted Development Plan for the Gwynedd Planning Authority
area. The policy considerations in the Unitary Development Plan that are relevant to this specific
application are as follows:Policy A2: Protecting the Social, Linguistic and Cultural Fabric of Communities
Policy A3: Precautionary Principle
Policy B8: The Llŷn and Anglesey Areas of Outstanding Natural Beauty (AONB)
Policy B12: Protecting Historic Landscapes, Parks and Gardens
Policy B22: Building Design
Policy B23: Amenities
Policy B25: Building Materials
Policy B27: Landscaping Schemes
Policy C1: Locating New Development
Policy C3: Re-Using Previously Developed Sites
Policy C7: Building in a Sustainable Manner
Policy CH4: New Dwellings on Unallocated Sites Within the Development Boundaries of Local Centres and
Villages
Policy CH10: Second Homes
Policy CH30: Access for All

Policy CH33: Safety on Roads and Streets
Policy D13: Attractions and Facilities
Policy D14: Serviced Holiday Accommodation
Policy D15: Self-serviced Holiday Accommodation
Supplementary Planning Guidance
Gwynedd Design Guidance (2002)
Tourism Accommodation (July, 2011)
Planning for sustainable building (2010)
Affordable Housing (2009)
Background
Note: The following policy assessment does not contain a detailed assessment of all the relevant policies
that should be addressed in relation to the proposal. The following assessment will concentrate on the
principle only.
The supporting information submitted with the enquiry notes that the intention is to develop a hotel on
the existing site of White House hotel, Abersoch. The hotel would contain 38 bedrooms, 8 suites, 14 flats,
leisure facilities and a restaurant. It is noted in the supporting information that the only way by which the
proposed development would be practically possible was if the element of 14 flats was included, which
would be marketed.
The site has already been granted planning permission in 2006 for demolishing and rebuilding the present
building for a 35 bedroom hotel, and this permission has expired. The hotel has been vacant for eight
years, and it is recognised that redeveloping it would boost the local economy.
Policy Assessment
Principle of providing a hotel on the site
The proposal to develop a hotel on the site should be assessed in accordance with policy D14 – ‘Serviced
holiday accommodation’. This policy allows for the development of a new hotel (subject to the design,
layout and appearance of the development) on sites that are located within the development boundary,
or that the site makes use of a previously developed site. Since planning permission had already been
granted for redeveloping the hotel, and since circumstances in terms of the policy context have not since
changed, I have not assessed this element of the proposal in detail from a policy perspective.
Use of the flats
The principle of demolishing and rebuilding the hotel has already been granted planning permission,
however, in addition to the hotel element, it is also intended to include 14 flats. The supporting
information notes that it is intended to market the flats for sale, and that this is necessary in order to fund
the remainder of the development. It is intended to locate these flats on the top floor of the building, and
they would be accessed through the hotel’s main entrance.
It is suggested that further information should be received from the applicant with regard to the
method intended for marketing the flats. In other words, does the applicant intend to market them on
the open market for residential use? Or, does the applicant intend to market them as flats to be leased
for holiday use? I note below the policy perspective in relation to these two options.
Option 1: To market the flats on the open market for residential use

If the applicant intends to market the flats as residential units, then this aspect of the application should
be dealt with in accordance with Policy CH4 of the Unitary Development Plan (UDP) – ‘New dwellings on
unallocated sites within the development boundaries of local centres and villages’. In line with policy CH4,
a proportion of the units on the site would have to be affordable units that meet local need. If it is not
intended to provide affordable housing on the site, then it should be proved that this would not be
appropriate. In considering the provision of affordable housing, consideration would need to be given to
the suitability of the site, the economics of the provision, specific costs associated with developing the site
and the need to consider whether providing the affordable element would impact on the ability to realise
other planning objectives. The Supplementary Planning Guidance – Affordable Housing (2009) details
further the steps that could be taken if it is considered that providing affordable housing would not be
financially viable on the site:“It is recognised that all sites and projects will differ in terms of their context and characteristics. In some
cases abnormal development costs may limit the opportunity to deliver against policy requirement.
Where an applicant advises that the cost of providing affordable housing means that the site will not be
viable to develop they will be expected to prove this by describing the costs and the value of the
development fully. This process will include a thorough appraisal of the site economics and will require cooperation and an open book approach between the applicant, developer or landowner and the local
Planning Authority.” Paragraphs 3.32 - 3.33
The supporting information received with the application does not note any intention to provide
affordable housing on the site. It must be ensured that a full and detailed study is submitted to justify the
lack of affordable housing provision on the site. Assuming that the developer cannot demonstrate that
there is an adequate supply of affordable housing in the area, and that he argues that to provide
affordable housing on the site would not suit the development in question, there would be a need to look
at the possibility of negotiating a ‘commuted sum'. The Supplementary Planning Guidance – Affordable
Housing gives further details on the process of making a contribution of a 'commuted sum'. Any viability
study should assess the possibility of a ‘commuted sum’. It is important to remember that the local
community and economy would benefit from having a new hotel provision, however if there is no
intention to provide affordable housing as part of the development, there would be a need to weigh up
the benefit of proceeding with the development and having a contribution made to the affordable
housing pot.
If marketing for residential use is the applicant’s preferred option, then consideration must also be given
to Policy CH10 – Second Homes. This policy notes that proposals for new dwellings which would lead to
an increase in the number of second homes within a community where they already constitute a high
percentage of the housing stock should be refused. This policy must be used in cases where the number
of second homes in a Community Council area constitutes more than 10% of the housing stock. According
to the Council Tax figures, 39.71% of houses in the Llanengan Community Council area were second
homes on 21/10/2011.
Marketing the flats on the open market for residential use would therefore be contrary to the principles
of Policy CH10 – Second Homes. Second homes/holiday homes can have a detrimental effect on the
character and social fabric of an area or village. These houses are empty for long periods of the year,
which means that the owners do not contribute towards the local economy or society. Inevitably, it is
likely that the proposed flats that are to be provided as part of the hotel development would be attractive
for an individual who was seeking a second home, as they would be part of a seasonal holiday
development and the costs, size and location of the units would be more appealing for this type of use.
Option 2: To market the units as flats to be leased for holiday use

If the applicant’s intention is to market the flats as holiday units, then this principle must be considered in
accordance with Policy D15: Self-serviced Holiday Accommodation. Policy D15 encourages the provision
of new self-serviced holiday accommodation developments within the development boundary, or on
previously developed sites. It would be vital to ensure that a condition was imposed with planning
permission for such a use, which would restrict it to a holiday accommodation use only, and that it would
not be possible to use it as a permanent living unit. A register for monitoring use would be required in
order to be able to monitor the use of the unit. Further guidance on controlling the occupancy of holiday
accommodation is included in the Supplementary Planning Guidance – Tourism Accommodation (adopted
in 2011), paragraph 47.
“The holiday occupancy conditions that will be applied will ensure the following:
•
•

•

That the accommodation will be occupied for holiday purposes only and will not be occupied as a
person’s sole, or main place of residence;
In the case of permanent holiday accommodation (i.e. policies D14 and D15), that the same
family will not be allowed to occupy the same holiday unit for more than 28 days at a time and
will only be allowed to occupy the same unit up to a maximum of 3 months in any calendar year;
that the owners/operators maintain an up to date register of the names of all owners/occupiers
of individual holiday unit(s) and of their main home addresses, and their length of stay and that
this register is made available at all reasonable times to the LPA.“

I hope that the above information is of use.

Ty Gwyn / White House, Abersoch

1.

Background

1.1

Both I and Aled Davies (Head of Regulatory Department) thank you for the
very frank and informative meeting at the Council Offices at Caernarfon on 18
October 2011 and we were pleased to note that Mr McLean has renewed his
interest in developing a high class hotel development on the site of the former
White House Hotel at Abersoch which lies in a prominent location within the
development boundary of the village of Abersoch.

1.2

I was awaiting the response of the Planning Policy Unit with regard to your
proposal before submitting my observations on the issues that need to be
considered and which were discussed at our meeting. I understand that their
report has been prepared as requested by Aled Davies and is presently being
translated so that it can be sent to you in the next few days.

2.

Main Issues

2.1

Whilst no scoping opinion has been requested from either party it is unlikely
that an EA would be required in view of the existing land and size of the
proposal. I would however list the main issues discussed at our meeting and
which should be addressed within your planning submission as follows.

2.2

The principle of developing a hotel on the site has already been established by
the existence of a redundant hotel and the fact that there is an extant planning
consent to demolish the existing White House Hotel and the erection of a new
35 bedroom hotel with restaurant and health spa. This consent is under
planning permission reference C06D/0275/39/Ll dated 18 September 2007 and
thus lapses on 18 September 2012 unless development commences.

2.3

You explained that the previously approved development is by now not viable
and has lost its previous £2.5m grant aid and that the proposal has been
reconsidered to include 8 suites and 14 apartments which you consider to be
an essential catalyst for the development of a 38 bedroom hotel with leisure
facilities including spa, pool and fitness room and bar/restaurant and
conference facilities.

2.4

As a result of the redesign, the hotel would be a full 5 storey height with
increased site area especially at the rear and with balconies etc located at the
periphery of a ‘horse shoe’ shaped design to make full use of the attractive sea
views. You will therefore appreciate that design height and mass when
compared to the existing hotel and approved redevelopment will be an
important consideration and needs to be fully explained in the planning
application.

2.5

In view of the very prominent location of the proposed hotel and its location
between existing residential properties it was agreed that it’s design would
have to respect it’s surroundings and its prominent location which is separated

from the designated Area of Outstanding Natural Beauty and registered
Historical Landscape area by the main A499 Pwllheli to Abersoch Road which
also separates the development from the coastal slope and nearby popular
beach area.
2.6

Our discussion was mainly based on the proposed floor plans as the
elevations, external treatment and design was at an early stage and was lacking
in detail at the time of the meeting. It was agreed at the meeting that you
would try to submit your draft proposals to the Design Commission Wales
which would be meeting in Mold on Wednesday 16 November 2011 so that
their initial response and opinion could be sought as guidance for the planning
submission. Such advice was sought on the initial proposal also and served as
a useful planning committee guide at that time.

3.

Local and National Policy Issues

3.1

The relevant development plan for the area is the Gwynedd Unitary
Development Plan adopted in 2009 and relevant SPGs and these can be
inspected on the Council’s web page. The relevant policies and SPGs which
should be addressed are referred to in the Planning Policy Unit’s report which
is being translated and sent to you by Aled Davies in the next few days.

3.2

Whilst the UDP does not contain policies presuming against the loss of
existing hotels it does contain Policy D14 which refers to serviced holiday
accommodation and Policy D15 which refers to self serviced holiday
accommodation.

3.3

However, Policy CH4 requires any proposal for dwellings should have an
element of affordable dwellings and Policy CH10 presumes against
developments that would add to the number of second homes in the area
which is already heavily pressurised by such developments. Thus any
proposed development of apartments and suites should be linked to the hotel
and be available as holiday accommodation only and not as permanent
residential units. I agree that ownership of the units is not a material planning
consideration but the use should be for holiday purposes and preferably for
letting when not in use by the owners.

3.4

As explained in the meeting the development of an aparthotel on the site
where the hotel use would be the major use, would stand a better chance of
success in the planning committee and the fact that it would be a major
employment creator in the area would be a further catalyst for a favourable
committee response.

3.5

It is of concern that the apartments would be over 30% of the proposed hotel
development and if restricted to private ownership and limited use could
jeopardise the viability of the hotel during the winter months and be contrary
to the Council’s dwellings policies and it is unclear whether the suites would
have similar restricted use rather that being available to rent as holiday
accommodation when not used by their owners i.e. similar to time share units.

4.

Other issues

4.1

As indicated in the meeting you would have the responsibility of ‘selling’ the
planning application and in view of the close proximity of the hotel to
residential dwellings it is important that you fully address the issues of:(a)
(b)
(c)
(d)
(e)

(f)

(g)

(h)

(i)

(j)

(k)

(l)
(m)
(n)
(o)

noise (from the facilities and especially the use of the balconies and
outside areas)
overlooking (especially from the balconies on the North side)
Overshadowing (especially to dwellings to the North of the site)
Residential amenities (hence the need for a sensitive design using the
land levels to the full)
Highway issues e.g. parking etc especially with regard to ensuring
sufficient parking for the use of the conference facility. This could be
discussed directly with the Transportation Officer, Gareth Roberts
01286 679 615
Impact on visual amenity especially when viewed from the nearby
Area of Outstanding Beauty which covers the beach area and all of
Abersoch to the South of the A499
Linguistic impact – you would need to assess the impact of the
apartments and type of employment created (local or imported) on the
area’s linguistic character. SPG guidance on this is contained on the
Council’s web page and further guidance can be obtained from the
Planning Policy Manager, Nia Davies, 01286 679 890
Biodiversity – there is a likely need for bat surveys before demolition
of existing hotel, retention of trees, nesting birds etc. Details should be
discussed with the Council’s Biodiversity Unit at the Council’s
Headquarters at Caernarfon.
Sustainability – you have already indicated your client’s commitment
to achieving BREAM standard and this should try for excellent
standard which will be an important issue for the Design Commission
Building design – materials and finishes – there is unlikely to be any
objection at officer level to a sympathetic modern design which makes
use of traditional materials as part of the external finishes.
Archaeology – I am not aware of any historical interest but the
Gwynedd Archaelogical Trust could require a site survey if one was
not undertaken in respect of the previous approval. You could consult
direct with them at 01248 352 535
Landscaping which should ensure the retention of as many mature
trees as possible
Sustainable drainage for surface water
Foul drainage
Recycling of waste

I hope that I have covered most of the important issues that will need to be addressed
and would stress the importance of neighbour consultation to reduce or identify any
obstacles before the planning application is submitted.

Please contact me again if you wish further information or to discuss any of the above
issues and I hope that a successful proposal can be agreed and the present unsightly
former White House Hotel premises can be redeveloped for the benefit of the
Abersoch and Llŷn area. I trust that you will inform me if your proposal was
sufficiently advanced to be placed on the Design Commission’s Agenda for the Mold
meeting on 16 November so that I can arrange to be present.
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