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1.0

INTRODUCTION

Brief
1.1

Hourigan Connolly is instructed to assist with the preparation of a detailed planning
application for the redevelopment of the White House Hotel, Abersoch, Gwynedd
(hereafter referred to as the application site) for residential, hotel and leisure
purposes. The site was formerly owned by David McLean Homes. Following the
collapse of the company in 2007 it was transferred to an affiliate company,
BroomCo (3857) who are now bringing the development forward.

Purpose
1.2

The purpose of this document is to explain which key stakeholders were consulted
in the preparation of the detailed planning application; how they have been
consulted and how comments raised have been responded to within the proposals.

1.3

The document should be read in conjunction with the suite of documents submitted
in support of the detailed planning application.
Policy Background

1.4

Paragraph 3.1.8 of Planning Policy Wales (Edition 4, February 2011) states that:
“When

determining

planning

applications

local

planning

authorities must take into account any relevant view on planning
matters expressed by neighbouring occupiers, local residents
and any other third parties. While the substance of local views
must be considered, the duty is to decide each case on its
planning merits. As a general principle, local opposition or
support for a proposal is not, on its own, a reasonable ground
for refusing or granting planning permission; objections, or
support, must be based on valid planning considerations”

Format

1.5

The remainder of this document is set out as follows:
•

Chapter 2 – Consultation Methodology & Results.

•

Chapter 3 – Shaping the Proposals.

•

Chapter 4 – Summary.
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2.0

CONSULTATION METHODOLOGY & RESULTS

Introduction
2.1

There are many ways in which key stakeholders can be engaged in the planning
process. However each area is different and we know from experience that
adopting a standard approach to consultation is not usually productive. In this
instance, we have sought guidance from the Local Planning Authority (LPA) and
local Ward Councillor Wynn Williams to ensure an appropriate approach to
consultation.

2.2

In this case consultation has been undertaken with two main groups as set out
below.
Technical Bodies

2.3

Technical bodies e.g. CADW, Gwynedd Archaeological Trust, the Design
Commission for Wales and various departments of the Council have been
consulted throughout the course of preparing the detailed planning application. A
full list of those consulted appears as Appendix 1.

2.4

We believe it is appropriate to deal with technical bodies in the first instance. This
allows us to develop an understanding of the constraints and opportunities unique
to the site before committing further time and resources to refine options which
may not be feasible or appropriate.

2.5

The approach ensures that we are technically briefed on the types of issues which
the community may already face and enables us to prepare for the types of queries
local stakeholders may raise during a consultation exercise.
Local Stakeholders

2.6

We define local stakeholders as those living and working in the area as well as
those representing the views of local interest groups. In situations where we are
not local to the area it is good practice to discuss an appropriate consultation
strategy with those that are. In this case advice was sought from the LPA and local
Councillor Wynn Williams resulting in the methodology described below.

2.7

Councillor Williams suggested a geographical catchment area encapsulating those
properties which would be likely to have an interest in the proposals.

This

extensive area generally comprised those properties that lie adjacent to the site
boundaries, residential areas to the east and to the south of the application site
(see Appendix 2). Approximately 350 properties within the catchment area were
notified of the consultation event via a leaflet drop on Wednesday 18 July 2012.
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2.8

The dual-language consultation leaflet (see Appendix 3) was drafted, which
summarised the proposals and explained the date, time and venue for the public
exhibition.

This consultation event itself comprised a ‘drop-in’ session where

interested parties could inspect the exhibition boards, discuss the proposals in
detail with members of the consultant team and provide feedback, either through
the completion of feedback forms or by email/post following the event.
2.9

Copies of the leaflets were also sent to Councillor Williams prior to public
distribution (see Appendix 4).

2.10 Copies of the consultation leaflet were also left with local shop owners for
distribution to customers.
2.11 The Applicant organised an exhibition and drop in session at the Abersoch Village
Hall between 3pm - 7pm on Wednesday 1 August 2012. This event was
exceptionally well attended, with approximately 150 local residents visiting the
consultation event during the course of the afternoon. A list of those who attended
the event appears at Appendix 5 although not all attendees were willing to sign the
register.
2.12 A copy of the exhibition material is enclosed as Appendix 6.
2.13 A feedback form was prepared. An example appears at Appendix 7.
2.14 Completed feedback forms, emails and any other correspondence sent to us in
relation to the draft proposals are provided at Appendix 8.

3

The White House Hotel, Abersoch
Statement of Community Involvement

3.0

SHAPING THE PROPOSALS

Introduction
3.1

In this Chapter we describe how the proposals have been shaped following the
public consultation work undertaken.

Results – 1 August 2012 Event
3.2

A list of those who attended the consultation event on 1 August 2012 is enclosed at
Appendix 6 and copies of all the feedback we have received is enclosed at
Appendix 9.

3.3

We have received the following responses:
•

A total of 10 feedback forms were deposited during the course of the
public exhibition.

•

A further 5 responses were received by Hourigan Connolly via email/post
following the event.

3.4

Hourigan Connolly also received requests from five residents requesting a copy of
the exhibition material as they were unable to attend the planned event, which
were issued by email.

3.5

We have removed addresses and telephone numbers from the forms contained
within Appendices 6 – 9 but these details can be made available to Officers of the
Council if necessary.

3.6

The observations made by local stakeholders are summarised below on a topic
basis, addressing the most prevalent issues that were raised first, followed by a
response from the applicant.
Principle of Development

3.7

The majority of feedback received, both written and verbal, was supportive of the
development in principle and welcomed the site being brought back into beneficial
use. It is evident that the White House Hotel is not only a visually prominent
building in Abersoch, it is also of significant sentimental value to the community.
However, many people who attended the consultation event commented that it has
now become something of an ‘eyesore’ or blight to the area in recent times.
Consequently, any attempt to improve the visual appearance of the site has been
generally well received by the majority of consultees.
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3.8

A minority of respondents have raised concern with the proposals. Therefore, a
technical response to these concerns is provided in more detail below.

3.9

On balance, however, the initial response from local residents and businesses is
highly encouraging and it is hoped that further support will be forthcoming during
the determination of the application.

It is emphasised that the benefits of the

proposals to the wider community are significant; specifically, bringing a derelict
and neglected landmark site back into beneficial use, creating local jobs and
supporting other local businesses through spin-off trade and the wider tourist
economy.
Design
3.10 Four written responses challenged the design of the building proposed and
whether it was sympathetic to the character of the surrounding area.
3.11 In response, it is recognised that the design of the building is perhaps the most
fundamental matter for determination and hence, likely to be the most controversial
issue on the planning application.

In reality, it is very difficult to achieve a

consensus opinion on an issue as subjective as design, but the applicant is
confident that the design proposed fully respects the character of the surrounding
area and is architecturally robust. By contrast, the majority of written responses
received following the consultation event made no adverse references to the
design of the building; the possible inference being that the majority of people
consulted did not feel that the proposed design was unacceptable, although that is
admittedly speculative.
3.12 Furthermore, the design has been informed by a number of constraining factors
which are expanded upon in more detail within the Design and Access Statement
and Planning Statement which accompany the application. These include inter alia
the planning history of the property, its relationship with the nearest dwellings, the
financial viability of the project, the mix of uses proposed and car parking
considerations. It is particularly important to note that the Council have previously
granted full planning permission for the redevelopment of the hotel in 2007. The
proposed design is no taller, is less bulky and is set further back from Lon Pont
Morgan than the previously approved scheme. Therefore, the current proposals
need to be viewed in context.
3.13 In addition, the applicant has also sought advice at the pre-application stage from
the Design Commission for Wales (DCfW) and Gwynedd Council on design
matters from the outset of this project and has amended the scheme in light of the
comments made. Therefore, the design solution put forward is the result of an
exhaustive and iterative approach to design issues which, it is believed, has
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resulted in a prominent but high-quality building that will be a significant social,
economic, architectural and environmental boost to Aberscoch.
Timescales for redevelopment
3.14 Four respondents also expressed frustration at the lack of progress on the site to
date, emphasising that the current condition of the White House Hotel is detracting
from the area in visual terms. That the proposals should proceed “as soon as
possible” is conspicuous amongst the written responses and was also expressed
verbally by many visitors to the exhibition. It is, of course, hoped that efforts to
engage with local residents, Councillors and Officers at the pre-application stage
would enable the application to be processed smoothly.
3.15 In terms of the construction programme, it is not possible to provide specific dates
at this stage. Suffice to say that if planning permission is granted, the developer
would look to appoint a contractor and bring the site forward as soon as possible
for both financial and practical reasons.
Car Parking Provision
3.16 Three respondents expressed concern regarding the level of car parking provision
shown within the scheme.
3.17 The number of spaces proposed is fully justified in the Transportation Statement
which accompanies the application, which was prepared following pre-application
discussion with Highway Engineers from Gwynedd Council.

To inform the

calculations as to the most appropriate number of car parking spaces, SCP
Transport have undertaken a parking accumulation survey which demonstrates
that a maximum of around 55 spaces would be required to adequately cater for the
parking demand arising from the development on a typical weekday. The analysis
is considered to be robust since it assumes that there would be a high level of
latent overnight parking demand.
3.18 Therefore, the proposed level of 68 spaces will easily accommodate the forecast
typical maximum parking demand at the site, but will also cater for the occasional
‘spikes’ in unusually high activity that could occur from time to time. This should
prevent any overspill that could theoretically occur onto the surrounding network,
however unlikely.
3.19 For these reasons, it is contended that the number of spaces proposed is entirely
appropriate and supported by a robust technical assessment undertaken by a
suitably-qualified highway engineer.
Scale of the Building
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3.20 Three respondents suggest that the scale of the proposed building is excessive. In
response, the efforts which the applicant has gone to, in order to ensure that the
scale of the building is not excessive, has been articulated above (in relation to
design matters).

Similarly, the planning history of the property establishes

parameters with which the current proposals have been prepared.
3.21 Quite simply, the applicant does not accept suggestions that the scale of the
proposals is excessive for this location. Rather, the gateway location of the site
demands a high-quality, landmark building and the applicant believes this has been
successfully achieved without compromising setting.
Others Matters
3.22 Individual respondents raised queries or made comments in relation to the
following points.
“Apartments should not be rented out as holiday homes and be unoccupied for
most of the year”.
3.23 The financial viability of the proposed development is dependent on the capital
receipt derived from the sale of the apartments on the open market. An open-book
financial viability assessment is submitted with the application to illustrate this
point.
3.24 Any occupancy restrictions on the apartments would seriously prejudice the
marketability of the properties and hence, compromise the viability of the whole
development. It is, of course, hoped that the apartments are acquired by local
buyers for year-round use, however, market conditions will dictate whether this is
the case.
“Any job creation should go to local people”.
3.25 The awarding of any construction contracts would only follow the granting of
planning permission, therefore, it is not possible to comment at this stage as to how
this might be managed. Suffice to say, it would be desirable and cost-effective to
utilise local labour sources and suppliers for both the construction phase and once
the hotel is operational.
“The new scheme will ruin the sea view”.
3.26 It is assumed that this comment refers to the potential for the views of existing
residents to be detrimentally affected by the proposals. However, it is an
established planning principle that existing occupiers do not have an automatic
right to an existing view and that planning applications should not be resisted solely
on this basis. This is, of course, an entirely separate issue to residential amenity
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which is material to the determination of planning applications. In that regard, the
applicant is confident that the proposals adequately respect the amenity of
surrounding occupiers. A Sunlight and Daylight Report is submitted as part of the
application.
“The facilities should cater to local people all year round”.
3.27 Once opened, it is intended that the hotel, restaurant and spa would be available
for year-round use by both residents and visitors to Abersoch.
“Abersoch does not require another restaurant/bar”.
3.28 To the contrary, the application is supported by evidence of unmet need for the
type of hotel proposed, with a public restaurant and bar being fundamental to the
hotel offer.
3.29 The proposed hotel will also hopefully generate additional tourism in Abersoch to
the benefit of all existing businesses and services in the area. The proposed
restaurant would help to meet the additional demand from the new customers and,
in any event, the provision of leisure and food/drink facilities is not a matter
pertinent to planning in this context. It is a generally a matter dictated by market
conditions.
“Apex windows should be incorporated”.
3.30 Although this is a very particular design point, it is felt that the current proposals are
architecturally robust and will deliver an attractive landmark building in Abersoch.
“Ty Gwyn”
3.31 One respondent suggested that the new building should be named after the
original building on site; Ty Gwyn. No decisions have been made at this time but
the suggestion is noted.
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4.0

SUMMARY

4.1

In preparing the detailed planning application the applicant has undertaken
consultation with both technical bodies and key stakeholders. In terms of the latter
group the consultation exercise was devised following discussions and agreement
with the LPA and local Councillors.

4.2

While the consultation exercise in respect of preparing the detailed planning
application is now complete the Council has a statutory duty to consult on the
formal application and there are still issues which require further dialogue as the
planning application progresses.

However the applicant is confident that all

matters can be addressed satisfactorily and that a high quality development could
be secured for the application site which would deliver a multitude of benefits to the
local community.
4.3

Broomco (3857) Ltd wish to thank the community in Abersoch for their feedback on
the proposals thus far.

Daniel Connolly MRTPI
Director
Hourigan Connolly
31 August 2012
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Appendix 1

The White House, Abersoch
List of technical bodies consulted at Pre-Application Stage:

Gwynedd Council:
•
•
•
•
•
•
•
•

Planning Department (Development Management and Strategic Planning)
Highways
Environmental Health
Ecology
Leisure Services
Housing
Education
Arboriculture

Others:
• Environment Agency (Wales)
• Welsh Water
• Gwynedd Archaeological Trust
• Design Commission for Wales
• Local Ward Members

Appendix 2

Appendix 3

DIGWYDDIAD YMGYNGHORI
RHANDDEILIAID AR GYFER
AILDDATBLYGU ARFAETHEDIG
Y GWESTY WHITE HOUSE,
ABERSOCH

STAKEHOLDER CONSULTATION
EVENT FOR THE PROPOSED
REDEVELOPMENT OF THE
WHITE HOUSE HOTEL,
ABERSOCH

Neuadd Bentref Abersoch, Abersoch.

Abersoch Village Hall, Abersoch

Dydd Mercher 1 Awst, 2012 rhwng 3:00-7:00, Galwch heibio
ar unrhyw adeg.

Wednesday 1st August 2012 between 3pm and 7pm.
Please drop in at any time.

Oherwydd ein bod yn gwerthfawrogi eich barn am yr adeilad Because we value your views on this important
pwysig a fydd yn cyfrannu at ddyfodol ein Cymuned.
building which will contribute to the future of your
community.

DIGWYDDIAD YMGYNGHORI
RHANDDEILIAID AR GYFER
AILDDATBLYGU ARFAETHEDIG
Y GWESTY WHITE HOUSE,
ABERSOCH

STAKEHOLDER CONSULTATION
EVENT FOR THE PROPOSED
REDEVELOPMENT OF THE
WHITE HOUSE HOTEL,
ABERSOCH

Fel canolbwynt sefydlog o Abersoch, mae'n
anffodus bod y White House wedi mynd â'i ben
iddo, yn ddolur llygad ers nifer o flynyddoedd.

As a long standing focal point of Abersoch, it is
unfortunate that the White House has fallen into
disrepair and been an eyesore for a number of
years.

Caniatâd cynllunio eisoes wedi'i roi yn 2006 ar
gyfer ailddatblygu'r adeilad adfeiliedig yn westy
sba moethus a. Yn anffodus, cyfyngiadau ariannol
yn ystod y dirwasgiad ynghyd â dirymu o gyllid
grant gennym hyd yn hyn yn atal unrhyw
ddatblygiad.
Mae'r perchnogion yn awr yn bwriadu cyflwyno
cais newydd i adfywio safle, gan greu gwesty
tirnod a SPA gyflawn gyda 42 o ystafelloedd gwely
a bar o ansawdd uchel a bwyty a fydd ar agor i'r
cyhoedd. Bydd hefyd fod yn 18 o fflatiau yn ran
o’r datblygiad a’r gymdeithasau.

Planning permission had previously been granted
in 2006 for redevelopment of the derelict building
into a luxury hotel and spa. Unfortunately,
financial constraints during the recession coupled
with the revocation of grant funding have so far
prevented any construction from taking place.

Rydym yn awr yn ceisio barn y trigolion a
busnesau lleol i lywio'r broses hon.

The owners now intend to submit a fresh
application to rejuvenate the site, creating a
landmark hotel and SPA complete with 42
bedrooms and a high quality bar and restaurant
which will be open to the public. There will also
be 18 apartments with associated car parking and
the surrounding grounds are to be landscaped to
improve its aesthetics.

Bydd adfywio'r safle hwn o fudd mawr diwydiant
twristiaeth, isadeiledd lleol a'r gymuned leol.

We are now seeking the views of local residents
and businesses to inform this process.

Fe'ch gwahoddir i fynychu arddangosfa
gyhoeddus yn Neuadd Bentref Abersoch, lle y
bydd cynlluniau ar gael sy'n dangos y cynigion ar
gyfer yr adeilad. Byddwch yn cael y cyfle i drafod
y cynlluniau yn bersonol gyda chynrychiolwyr y
datblygwr, a gadael adborth.

The regeneration of this landmark site will greatly
benefit tourism, local infrastructure and the local
community.

Cysylltu :

Contact:

Os hoffech siarad â rhywun am y cynigion cyn neu ar ol y
digwyddiad, fe fydd Hourigan Connolly yn hapus i chwi
gysylltu.

If you would like to speak to someone about the proposals
before or after the event our planning and development
consultants, Hourigan Connolly, will be happy to talk to you.

Cysylltwch â Daniel Connolly neu Richard Lomas yn Hourigan
Connolly, St James Court, Brown Street, Manceinion, M2 1DH

Please contact: Daniel Connolly or Richard Lomas at
Hourigan Connolly, St James’s Court, Brown Street,
Manchester, M2 1DH

Ffôn : 0161 212 7745
E-bost : feedback@houriganconnolly.com

You are invited to attend a public exhibition at
Abersoch Village Hall, where plans will be
available which show the proposals for the
building. You will have the opportunity to discuss
the plans in person with the developer’s
representatives and will be invited to leave
feedback.

Telephone: 0161 212 7745
Email: feedback@houriganconnolly.com

Appendix 4

Appendix 5

Appendix 6

Appendix 7

PUBLIC CONSULTATION EVENT – FEEDBACK FORM
PROPOSED REDEVELOPMENT OF THE WHITE HOUSE HOTEL
Thank you for attending our exhibition. Please use the space below to leave feedback on the proposals.
We will incorporate your comments within the Planning Application documents. Alternatively, please
return this form by post to Hourigan Connolly, St James Court, Brown Street, Manchester M2 1DH
or email us at feedback@houriganconnolly.com by no later than Tuesday 14TH August

(Please use an additional sheet if necessary - do not write on the back of this form.)
Name:.......................................................................................................................................................
Address:..................................................................................................................................................
..................................................................................................................................................................
Telephone:...............................................................................................................................................
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