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1. Introduction 

1.1 This Design, Access and Planning Statement accompanies a full planning application 

for the remodelling and extension of the existing hotel and spa to together with the siting 

of 39 holiday lodges, formation of tennis courts, activity centre, reception and ancillary 

grocery shop and an 11-bedroom group/staff accommodation block at the Seiont Manor 

Hotel, Llanrug. 

1.2 Following the enactment of the Planning (Wales) Act 2015 (the Act) the requirement for 

pre-application consultation on major development schemes was implemented. This 

includes the provision of development on sites over 1ha. The proposed development 

exceeds the 1ha threshold.  

1.3 The requirement to carry out pre-application consultation falls under Section 17 of the 

Act and the Town and Country Planning (Development Management Procedure) 

(Wales) Order 2012 (DMPWO) as amended by the 2016 Order. Guidance on carrying 

out the pre-application consultation requirements within the Act has been provided by 

the Welsh Government set out in Article 1 of the Town and Country Planning DMPWO 

(Amendment) 2016 ‘Guidance on Pre-application Consultation’. 

1.4 This Design, Access and Planning Statement is issued as part of a suite of documents 

for Pre-Application Consultation prior to the submission of a formal planning 

application.  

1.5 As required by the Town and Country Planning (Development Management Procedure) 

(Wales) Order (Amendment) 2016 the statement aims to address the following matters; 

• Explain the design principles and concepts that have been applied to the 

development;  

• Demonstrate the steps taken to appraise the context of the development and how 

the design of the development takes that context into account;  

• Explain the policy or approach adopted as to access, and how policies relating to 

access in the development plan have been taken into account; and  

• Explain how any specific issues which might affect access to the development have 

been addressed.  

1.6 The adopted development plan consists of the Anglesey and Gwynedd Joint Local 

Development Plan (JLDP) 2011-2026, which was adopted on 31 July 2017.   
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1.7 Pre-application discussions have been undertaken with the Local Planning Authority 

prior to the development of the scheme which is subject to this Pre-Application 

Consultation (PAC).  
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2. The site and context 

2.1 The application site comprises the site of the Seiont Manor Hotel and adjoining land 

south of the Afon Seiont and lies to the north west of the village of Llanrug. It is 

accessed from a private road adjoining the A4086/ Llanberis Road. The existing site 

comprises Seiont Manor Hotel and Spa, associated car parking areas, access road, 

adjacent farmland, a small lake to the north of the hotel and partly landscaped gardens.  

2.2 The following aerial photograph identifies the application site in the context of its 

surroundings. 

Figure 2.1. An aerial image of the area of the application site in the context of its 

surroundings indicating proximity to Llanrug. 

 

 



Design, Access and Planning Statement 
 

 
Page 4 of 32 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 
 

2.3 The application site includes the hotel and grounds, surrounding land and the access 

road. In addition to the hotel, as indicted edged blue on the plan set out in Figure 2.2 

below the applicant also own a disused manor house (formerly Llwyn y Brain) which is 

a Grade II listed small country house built in the early 19th Century. The listed building 

is noted on survey records as being abandoned and neglected. This application does 

not include proposals to alter or change the use of the listed building and associated 

curtilage buildings, though separate proposals are expected to be developed to ensure 

that the listed building is, in future, renovated into a viable long-term use. 

Figure 2.2. Site location plan showing the application site edged red and remaining 

ownership blue 
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3. The proposed development 

3.1 The proposed development relates to a comprehensive re-development of the Seiont 

Manor Hotel following a change in ownership. The hotel, until December 2016, was 

owned and operated by Handpicked Hotels. The business continually made a loss for 

the last 14 years and, despite being a popular luxury hotel, wedding and events venue 

in the past, it is now unsustainable in its current form. The tourism and hospitality 

industry now also face the additional challenge of recovery from the enforced lockdown 

and complete closure of facilities during the Covid-19 pandemic. Hotels and leisure 

business must quickly adapt if they are to recover, and it is apparent that the quality 

and form of tourism accommodation must be adapted to provide the confidence 

domestic and international visitors require. 

3.2 The development is as set out on the proposed site layout plan shown below.  

Figure 3.1. An extract of the site layout plan.  
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3.3 The key components of the development are as follows: 

 

• Hotel extension to include 33 additional bedrooms, making a total of 61 guest 

bedrooms. 

• Extension to spa, restaurant and bar. 

• Formation of outdoor tennis courts, landscaped paths and amenity area. 

• Siting of 39 single storey holiday lodges 

• Outdoor activity zone; activity building, reception and ancillary grocery store 

• 11-bedroom group/staff accommodation hostel 

• Biomass plant room 

• Associated internal access roads, paths, parking and landscaping 

 

3.4 Whilst each of these elements are individually identified, it is essential to view the 

proposal in its entirety to ensure that the development of the hotel and associated 

facilities are viable, both in terms of the financial viability of the development phase and 

to secure the long-term viability of the hotel. In effect, the linked facilities must ensure 

that the hotel, leisure and tourism facilities at Seiont Manor once again become a year-

round destination and high-quality events venue. The whole development, including the 

hotel alterations and extensions and the holiday lodges will be operated as a single 

tourism enterprise, where lodge users will be able to make use of the hotel and spa 

facility, to secure its long-term viability and secure year-round use of the improved 

facilities. 
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4. Policy context 

4.1 National and local planning policy guidance considered relevant to the principle of this 

development is set out in this section.  

National planning policy and guidance 

The proposal relates to a tourism and holiday accommodation development. The 

relevant national planning policy is set out in: 

• Future Wales – the National Plan (NP) 2040 (2021) 

• Planning Policy Wales (PPW) Edition 11, (2021);  

• Technical Advice Note (TAN) 5: Nature Conservation and Planning (2009); 

• TAN 12: Design; 

• TAN 13: Tourism; 

• TAN 18: Transport;  

• TAN 23: Economic Development; and 

• TAN 24 The Historic Environment. 

4.2 Future Wales the National Plan confirms that foundational economic activities remain 

the backbone of the rural economy. In particular, the tourism and leisure industry is 

recognised as a major and growing employer and contributor to the Welsh rural 

economy. Sustainable forms of tourism, including opportunities for active, green and 

cultural tourism, should be explored. 

4.3 NP also notes that tourism is an important sector to the economy across North Wales. 

Opportunities to support coastal resorts and attractions and new outdoor and active 

facilities should be supported. The re-development of former industrial sites across the 

North for adrenaline activities, including zip-wires, trampolining and surfing, 

demonstrate the potential to build on the region’s rich heritage and develop new 

attractions.  

4.4 Strategic and Local Development Plans should consider existing and potential new 

tourism areas, the type of visitors they attract, and the infrastructure required to support 

growth. One of the key factors in providing support for outdoor attractions is the need 

to provide additional accommodation, including a range of serviced and self-serviced 

accommodation.  
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4.5 PPW notes that “legislation secures a presumption in favour of sustainable 

development in accordance with the development plan unless material considerations 

indicate otherwise to ensure that social, economic, cultural and environmental issues 

are balanced and integrated”.  

4.6 PPW identifies that local planning authorities should therefore exercise their planning 

functions with the objective of contributing to the achievement of sustainable 

development. 

4.7 The Welsh Government’s planning response to the COVID-19 pandemic, outlined in 

Building Better Places (BBP) (July 2020); emphasises the importance of where we live 

and the quality of the environment around us. It emphasises the importance of 

‘Placemaking’ principles, and in particular eight issues that need to be resolved, of 

which reawakening Wales’ tourism and cultural sectors is one. BBP is therefore a 

material planning consideration which this application has taken into account.  

4.8 Relevant national planning policies are listed in table 4.1.  

Table 4.1 Summary of national planning policy and guidance 

Policy Summary of policy 

PPW  - 

Sustainable 

Development 

Paragraph 2.24 states that, “Planning authorities should ensure that social, 

economic, environmental and cultural benefits are considered in the 

decision-making process and assessed in accordance with the five ways of 

working to ensure a balanced assessment is carried out to implement the 

Well-being of Future Generations Act and the Sustainable Development 

Principle. There may be occasions when one benefit of a development 

proposal or site allocation outweighs others, and in such cases robust 

evidence should be presented to support these decisions, whilst seeking 

to maximise contributions against all the well-being goals.” 

PPW – Tourism 

and Tourist 

Accommodation 

PPW Section 5.5 related to tourism. Paragraph 5.5.1 states that, “Tourism 

involves a wide range of activities, facilities and types of development and 

is vital to economic prosperity and job creation in many parts of Wales. 

Tourism can be a catalyst for regeneration, improvement of the built 

environment and environmental protection.” 

 

Paragraph 5.5.3 states that, “In rural areas, tourism-related development is 

an essential element in providing for a healthy and diverse economy. Here 

development should be sympathetic in nature and scale to the local 

environment.” 

 

Furthermore, paragraph 5.5.6 states that, “Planning authorities should 

provide a framework for maintaining and developing well-located, well 

designed, good quality tourism facilities. They should consider the scale and 
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broad distribution of existing and proposed tourist attractions and enable 

complementary developments such as accommodation and access to be 

provided in ways which limit negative environmental impacts as well as 

consider the opportunities to enhance biodiversity.” 

PPW - Access According to paragraph 3.6, “Design measures and features should enable 

easy access to services by walking, cycling and public transport.” 

 

Paragraph 3.12 states, “Good design is about avoiding the creation of car-

based developments. It contributes to minimising the need to travel and 

reliance on the car, whilst maximising opportunities for people to make 

sustainable and healthy travel choices for their daily journeys. Achieving 

these objectives requires the selection of sites which can be made easily 

accessible by sustainable modes as well as incorporating appropriate, safe 

and sustainable links (including active travel networks) within and between 

developments using legal agreements where appropriate.” 

 

Furthermore, paragraph 3.12 states, “Existing infrastructure must be utilised 

and maximised, wherever possible. Where new infrastructure is necessary 

to mitigate transport impacts of a development and to maximise accessibility 

by sustainable non-car modes, it should be integrated within the 

development layout and beyond the boundary, as appropriate. This could 

include works to connect cycle routes within a site to a wider strategic cycling 

network or provision of bus priority measures on highway corridors serving 

a new development.” 

PPW - Design PPW Section 3 relates to good design and, “Placemaking in Action”. It 

considers that, “Good Design Makes Better Places”. Paragraph 3.3 states, 

“Good design is fundamental to creating sustainable places where people 

want to live, work and socialise. Design is not just about the architecture of 

a building but the relationship between all elements of the natural and built 

environment and between people and places. To achieve sustainable 

development, design must go beyond aesthetics and include the social, 

economic, environmental, cultural aspects of the development, including 

how space is used, how buildings and the public realm support this use, 

as well as its construction, operation, management, and its relationship with 

the surrounding area.” 

 

Furthermore, paragraph 4 states that, “Design is an inclusive process, which 

can raise public aspirations, reinforce civic pride and create a sense of place 

and help shape its future. For those proposing new development, early 

engagement can help to secure public acceptance of new development. 

Meeting the objectives of good design should be the aim of all those involved 

in the development process and applied to all development proposals, 

at all scales. These objectives can be categorised into five key aspects 

of good design.” 

PPW – Rural 

Economy 

PPW Section 5.6 related to the rural economy. According to paragraph 

5.6.1, “A strong rural economy is essential to support sustainable and vibrant 

rural communities. The establishment of new enterprises and the expansion 

of existing business is crucial to the growth and stability of rural areas.” 
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BBP - 

Reawakening 

Wales’ Tourism 

and Culture 

Sectors 

The planning system strongly supports a diverse, sustainable tourism and 

culture industry. It brings jobs and income into Wales and it enables people 

worldwide to enjoy and experience Welsh hospitality, landscape and culture. 

We want this sector to resume and recover as soon as it is safe to do so and 

we support appropriate efforts to build quality and diversity into the visitor 

and cultural economy. It is particularly important that tourism and culture 

opportunities that can deliver community benefits to the local area are 

supported in coastal and rural areas. Tourism and cultural developments 

may offer a positive way of reusing empty buildings, historic buildings or 

disused land as part of regeneration schemes. 

 

PPW sets out the positive framework for tourism and culture that 

encourages the sector to enhance the sense of place in tourist hotspots and 

to develop new opportunities and cultural experiences in new destinations. 

The importance of tourism to coastal towns, and its potential role in 

regeneration projects, is also recognised. 

TAN 5: Nature 

Conservation 

TAN 5: notes that developers should ensure that applications are carefully 

prepared with all relevant information included and all material 

considerations addressed in the layout and design of proposals together 

with any measures designed to avoid, mitigate or compensate for potential 

adverse effects on nature conservation. Any proposals for enhancement of 

nature conservation interests should also be included. 

 

TAN 12: Design TAN 12: ‘Design’ provides advice on how ‘Promoting sustainability through 

good design’ and ‘Planning for sustainable building’ may be facilitated 

through the planning system. 

 

Paragraph 5.8.1 states that, “The special qualities of the rural landscape and 

coastline of Wales should be recognised. The qualities should be enhanced 

through conservation of the character of the countryside and by achieving 

quality in new development.” 

TAN 13: 

Tourism 

TAN 13: ‘Tourism’ provides advice on how tourism can be developed 

through the planning system in Wales.  

 

Paragraph 12 states, “In preparing development plans, local planning 

authorities should investigate the adequacy of facilities for both the static 

and touring caravaner and reconcile these needs with the protection of the 

environment. Holiday and Touring Caravan parks are an important part of 

the self-catering holiday sector and can contribute as much to the local 

tourism economy as serviced holiday accommodation, while using less land 

for the purpose. Holiday caravan sites can be intrusive in the landscape, 

particularly on the coast. Special consideration needs to be given to 

proposals for new sites, especially in National Parks, Areas on Outstanding 

Natural Beauty, Heritage Coast and sites of national and international 

importance designated for their features.” 

 

Paragraph 13 states that, “The demand for sites has concentrated on the 

most popular holiday areas, particularly on the coast, although there is 

increasing demand inland. New and extended sites should be effectively 

screened, and planned so as not to be visually intrusive. Sites should not as 
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a rule be allowed immediately by the sea, but should be set back a short 

distance inland where they are not visible from or along the coast.” 

 

Furthermore, paragraph 14 states that, “Local planning authorities should 

examine the scope for encouraging holiday caravan site operators to 

improve the quality of their sites and to relocate sites away from particularly 

sensitive areas, such as Heritage Coast. Policies to this effect should be 

included in development plans. In some cases, to facilitate improvement or 

relocation, local planning authorities may need to consider some expansion 

of the area covered by the site, so that improved layouts and better 

landscaping can be implemented. Local authorities may also need to 

consider dividing large sites into smaller units to reduce the overall 

environmental impact. In these circumstances, to ensure the overall scale of 

the operation is not increased, local planning authorities should consider the 

use of planning conditions to limit the number of pitches on a site. Authorities 

should also give sympathetic consideration to applications to extent the 

opening period allowed under existing permissions.” 

TAN 18: 

Transport 

TAN 18: “Transport” has been taken into consideration and aims to ensure 

that new development is located where there is, or will be, good access by 

public transport, walking and cycling thereby minimising the need for travel 

and fostering social inclusion.  

 

Paragraph 3.11 states, “Development in rural locations should embody 

sustainability principles, balancing the need to support the rural economy, 

whilst maintaining and enhancing the environmental, social and cultural 

quality of rural areas. Most development should be located in places 

accessible by a range of travel modes. As part of the settlement strategy of 

the development plan, planning authorities should consider identifying key 

local service centres17. These centres may comprise a market town, large 

village or closely associated group of villages. Such service centres should 

be the preferred locations for most new development including housing and 

employment provision. The identification of key service centres will help to 

promote the use of public transport, walking and cycling and minimise the 

need for journeys to larger centres.” 

 

Paragraph 3.14 states, “Local authorities should adopt a positive approach 

to development associated with farm diversification in rural areas, 

irrespective of whether farms are served by public transport (PPW 

paragraph 7.3.3). This type of small scale economic development is 

attached to existing farm businesses that are often situated in relative rural 

isolation. It is important that a realistic assessment of the transport impacts 

is made, with a view to reconciling traffic issues with the benefits of 

encouraging diversification. In the majority of cases, it is expected that any 

transport problems should be capable of being resolved by appropriate 

minor junction or other highway modifications. Exceptionally, there may be 

cases where the anticipated increase in traffic cannot be reasonably 

accommodated. Such developments are more appropriately located on 

allocated industrial/ commercial sites, if available in the locality, or in or 

adjoining local service centres where the highway network is more robust.” 
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TAN 23: 

Economic 

Development 

TAN 23: ‘Economic Development’ recognises that the whole-economy 

contribution to economic growth is important and that traditional land use 

classes must continue to be planned for in a sustainable way as these will 

form the cornerstone of many development plan employment policies and 

site allocations. The TAN makes specific reference to economic 

development and the rural community.  

 

Paragraph 3.1.2 states that, “Sustainable development is essential to 

building strong rural economies and vibrant communities. In rural areas local 

planning authorities should use a sequential approach when identifying land 

for economic uses in development plans, and this approach is considered in 

more detail earlier in this TAN (sec 1.2.7). Less preferable locations may 

also be appropriate where the resulting benefits outweigh any adverse 

impacts of the development. In judging these benefits, authorities should 

have regard to the considerations set out previously in this TAN (sec 2.1.5) 

i.e. jobs accommodated, alternatives, and special merit.” 

Local planning policy and guidance 

4.9 The adopted development plan consists of Anglesey and Gwynedd Joint Local 

Development Plan (JLDP), which was adopted on 31 July 2017. Table 4.2 provides a 

summary of local planning policy which is of relevance to the proposed development.  

Table 4.2 Summary of local planning policy and guidance 

Policy Summary of policy 

Strategic Policy 

PS 1: Welsh 

Language and 

Culture 

The Councils will promote and support the use of the Welsh language in the 

Plan area. This will be achieved by: 

1. Requiring a Welsh Language Statement, which will protect, promote and 

enhance the Welsh language, where the proposed development falls within 

one of the following categories:  

a. Retail, industrial or commercial development employing more than 50 

employees and/or with an area of 1,000 sq. m. or more; or  

b. Residential development which will individually or cumulatively provide 

more than the indicative housing provision set out for the settlement in 

Policies TAI 1 – TAI 6; or  

c. Residential development of 5 or more housing units on allocated or 

windfall sites within development boundaries that doesn’t address evidence 

of need and demand for housing recorded in a Housing Market 

Assessments and other relevant local sources of evidence.  

2. Requiring a Welsh Language Impact Assessment, which will set out how 

the proposed development will protect, promote and enhance the Welsh 

Language, where the proposed development is on an unexpected windfall 

site for a large scale housing development or large scale employment 

development that would lead to a significant workforce flow;  

3. Refusing proposals which would cause significant harm to the character 

and language balance of a community that cannot be avoided or suitably 

mitigated by appropriate planning mechanisms;  



Design, Access and Planning Statement 
 

 
Page 13 of 32 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 
 

4. Requiring a bilingual Signage Scheme to deal with all operational signage 

in the public domain that are proposed in a planning application by public 

bodies and by commercial and business companies; 

5. Expect that Welsh names are used for new developments, house and 

street names. 

Strategic Policy 

PS 4: 

Sustainable 

Transport, 

Development 

and Accessibility 

Development will be located so as to minimise the need to travel. The 

Councils will support improvements that maximise accessibility for all modes 

of transport, but particularly by foot, cycle and public transport. This will be 

achieved by securing convenient access via footways, cycle infrastructure 

and public transport where appropriate, thereby encouraging the use of 

these modes of travel for local journeys and reducing the need to travel by 

private car. 

Policy TRA 1: 

Transport 

Network 

Developments 

This policy provides a criteria-based approach to evaluate new transport 

schemes (accessibility, connectivity, cycle ways, park and ride schemes, 

ports, rail network, roads, roadside service areas, walking routes).  It is 

important that all development mitigates its transport impact.  Larger 

schemes may be required to prepare Transport Assessments to illustrate 

how the amount of trips generated will be accommodated and how 

accessibility to and from the site by all modes of transport will be achieved. 

Strategic Policy 

PS 5: 

Sustainable 

Development 

Development will be supported where it is demonstrated that they are 

consistent with the principles of sustainable development.  

1. Alleviate the causes of climate change and adapting to those impacts that 

are unavoidable in accordance with Strategic Policy PS 6; 

2. Give priority to effective use of land and infrastructure, prioritizing 

wherever possible the reuse of previously developed land and buildings 

within the development boundaries of Sub Regional Centre, Urban and 

Local Service Centres, Villages or in the most appropriate places outside 

them in accordance with Strategic Policy PS 17, PS 13 and PS 14; 

5.  Preserve and enhance the quality of the built and historic environment 

assets (including their setting), improving the understanding, appreciation of 

their social and economic contribution and sustainable use of them in 

accordance with Strategic Policy PS 20;  

10. Promote a varied and responsive local economy that encourages 

investment and that will support Centres, Villages and rural areas in 

accordance with Strategic Policy PS 13;  

11. Support the local economy and businesses by providing opportunities 

for lifelong learning and skills development in accordance with Strategic 

Policy PS 13;  

12. Reduce the need to travel by private transport and encourage the 

opportunities for all users to travel when required as often as possible by 

means of alternative modes, placing particular emphasis on walking, cycling 

and using public transport in accordance with Strategic Policy PS 4; 

 
Strategic Policy 

PS 6: Alleviating 

and Adapting to 

the Effects of 

Climate Change 

In order to alleviate the effects of climate change, proposals will only be 

permitted where it is demonstrated that they have fully taken account of and 

responded to the following:  

1. The energy hierarchy:  

i. Reducing energy demand; 

ii. Energy efficiency; 

iii. Using low or zero carbon energy technologies wherever practical, viable 

and consistent with the need to engage and involve communities; protect 
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visual amenities, the natural, built and historic environment and the 

landscape.  

2. Reducing greenhouse gas emissions, help to reduce waste and 

encourage travel other than by car.  

 

In order to adapt to the effects of climate change, proposals will only be 

permitted where it is demonstrated with appropriate evidence that they have 

fully taken account of and responded to the following:  

3. Implementing sustainable water management measures in line with the 

objectives in the Western Wales River Basin Management Plan;  

4. Locating away from flood risk areas, and aim to reduce the overall risk of 

flooding within the Plan area and areas outside it, taking account of a 100 

years and 75 years of flood risk in terms of the lifetime of residential and 

non-residential development, respectively, unless it can be clearly 

demonstrated that there is no risk or that the risk can be managed;  

5. Be able to withstand the effects of climate change as much as possible 

because of its high standards of sustainable design, location, layout and 

sustainable building methods (in line with Policy PCYFF 3);  

6. Safeguarding the best and most versatile agricultural land, promoting 

allotments, support opportunities for local food production and farming in 

order to reduce the area’s contribution to food miles;  

7. Ensuring that the ability of landscapes, environments and species to 

adapt to the harmful effects of climate change is not affected, and that 

compensatory environments are provided if necessary;  

8. Aim for the highest possible standard in terms of water efficiency and 

implement other measures to withstand drought, maintain the flow of water 

and maintain or improve the quality of water, including using sustainable 

drainage systems (in line with Policy PCYFF 6). 

Policy PCYFF 1: 

Development 

Boundaries 

The Plan identifies Development Boundaries for the Sub-regional Centre, 

Urban Service Centres, Local Service Centres, Service Villages and Local / 

Rural / Coastal Villages. Proposals within Development Boundaries will be 

approved in accordance with the other polices and proposals of this Plan, 

national planning policies and other material planning considerations.  

 

Outside the development boundaries development will be resisted unless it 

is in accordance with specific policies in this Plan or national planning 

policies or that the proposal demonstrates that its location in the countryside 

is essential. 

Policy PCYFF 2: 

Development 

Criteria 

A proposal should demonstrate its compliance with: 

1. Relevant policies in the Plan; 

2. National planning policy and guidance. 

Proposals should: 

3. Make the most efficient use of land, including achieving densities of a 

minimum of 30 housing units per hectare for residential development (unless 

there are local circumstances 

or site constraints that dictate a lower density); 

4. Provide appropriate amenity space to serve existing and future 

occupants; 

5. Include provision for storing, recycling and waste management during the 

construction period and occupancy period; 



Design, Access and Planning Statement 
 

 
Page 15 of 32 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 
 

6. Include, where applicable, provision for the appropriate management and 

eradication of invasive species; 

 

Additionally, planning permission will be refused where the proposed 

development would have an unacceptable adverse impact on: 

7. The health, safety or amenity of occupiers of local residences, other land 

and property uses or characteristics of the locality due to increased activity, 

disturbance, vibration, noise, dust, fumes, litter, drainage, light pollution, or 

other forms of pollution or nuisance; 

8. Land allocated for other development/ uses. 

Policy PCYFF 3: 

Design and 

Place Shaping 

All proposals will be expected to demonstrate high quality design which fully 

takes into account the natural, historic and built environmental context and 

contributes to the creation of attractive, sustainable places. Innovative and 

energy efficient design will be particularly encouraged. 

Policy PCYFF 4: 

Design and 

Landscaping 

All proposals should integrate into their surroundings. Proposals that fail to 

show (in a manner appropriate to the nature, scale and location of the 

proposed development) how landscaping has been considered from the 

outset as part of the design proposal will be refused. 

Policy PCYFF 5: 

Carbon 

Management 

Proposals will need to demonstrate how the energy hierarchy set out in 

Policy PS 6 has been applied and how the contribution from renewable or 

low carbon energy to satisfy the proposals need for energy and waste has 

been maximised.  

 

Where appropriate, the co-location of development in order to optimise 

opportunities to connect to renewable or low carbon energy technology will 

be supported.  

 

Residential development on sites for 100 housing units or more, and non-

residential development of 1,000 sq. metres or more, will be required to 

submit a comprehensive Energy Assessment to determine the feasibility, 

including viability issues, of incorporating renewable or low carbon 

technology and/ or, where appropriate, connect to renewable or low carbon 

technology. The Assessment will be expected to address the following 

matters: 

1. Energy efficient design – development should maximise energy efficiency 

though design, layout, orientation, and use of other techniques to 

incorporate energy efficiency methods; and  

2. Renewable energy feasibility – full assessment of the feasibility of all on 

site renewable energy technologies. The response should provide details of:  

i. The energy generated and the CO² savings;  

ii. The proposed technology’s capacity and size;  

iii. Location of the technology plotted on site plans. 

Policy PCYFF 6: 

Water 

Conservation 

Proposals should incorporate water conservation measures where 

practicable, including Sustainable Urban Drainage Systems (SUDS). All 

proposals should implement flood minimisation or mitigation measures 

where possible, to reduce surface water run-off and minimise its contribution 

to flood risk elsewhere.  

 

Proposals greater than 1,000 m² or 10 dwellings should be accompanied by 

a Water Conservation Statement. 
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Strategic Policy 

PS 14: The 

Visitor Economy 

Whilst ensuring compatibility with the local economy and communities and 

ensuring the protection of the natural, built and historic environment the 

Councils will support the development of a year-round local tourism industry 

by: 

1. Focusing larger scale, active and sustainable tourism, cultural, the arts 

and leisure development in the sub-regional centre, urban service centres, 

and, where appropriate, local service centres; 

2. Protecting and enhancing existing serviced accommodation and 

supporting the provision of new high quality serviced accommodation in the 

sub-regional, urban and local service centres and villages; 

3. Managing and enhancing the provision of high quality un-serviced tourism 

accommodation in the form of self-catering cottages and apartments, 

camping, alternative luxury camping, static or touring caravan or chalet 

parks; 

4. Supporting appropriately scaled new tourist provision and initiatives in 

sustainable locations in the countryside through the reuse of existing 

buildings, where appropriate, or as part of farm diversification, particularly 

where these would also benefit local communities and support the local 

economy and where they are in accordance with sustainable development 

objectives; 

5. Preventing development that would have an unacceptable adverse impact 

on tourist facilities, including accommodation and areas of visitor interest or 

their setting, and maximise opportunities to restore previous landscape 

damage. 

Policy TWR 3: 

Static Caravan 

and Chalet Sites 

and Permanent 

Alternative 

Camping 

Accommodation.  

1. Proposals for the development of new static caravan (i.e. single or twin 

caravan), holiday chalet sites or permanent alternative camping 

accommodation will be refused within the Anglesey Coast Area of 

Outstanding Natural Beauty, Llŷn Area of Outstanding Natural Beauty and 

the Special Landscape Areas. In other locations proposals for new static 

caravan or holiday chalet sites and permanent alternative camping 

accommodation will only be granted where:  

i. It can be demonstrated that it doesn’t lead to a significant intensification in 

the provision of static caravan or chalet or permanent alternative camping 

sites in the locality; and  

ii. That the proposed development is of a high quality in terms of design, 

layout and appearance, and is sited in an unobtrusive location which is well 

screened by existing landscape features and/or where the units can be 

readily assimilated into the landscape in a way which does not significantly 

harm the visual quality of the landscape; and  

iii. That the site is close to the main highway network and that adequate 

access can be provided without significantly harming landscape 

characteristics and features. 

Strategic Policy 

19: Conserving 

and Where 

Appropriate 

Enhancing the 

Natural 

Environment 

The Councils will manage development so as to conserve and where 

appropriate enhance the Plan area’s distinctive natural environment, 

countryside and coastline, and proposals that have a significant adverse 

effect on them will be refused unless the need for and benefits of the 

development in that location clearly outweighs the value of the site or area 

and national policy protection for that site and area in question. When 

determining a planning application, consideration will need to be given to the 

following:- 
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1. Safeguard the Plan area’s habitats and species, geology, history, the 

coastline and landscapes;  

2. Protect or where appropriate enhance sites of international, national, 

regional and local importance and, where appropriate, their settings in line 

with National Policy;  

3. Have appropriate regard to the relative significance of international, 

national or local designations in considering the weight to be attached to 

acknowledged interests, ensuring that any international or national 

responsibilities and obligations are fully met in accordance with National 

Policy;  

4. Protect or enhance biodiversity within the Plan area and enhance and/or 

restore networks of natural habitats in accordance with the Local Biodiversity 

Action Plans and Policy AMG 5;  

5. Protect or enhance biodiversity through networks of green/ blue 

infrastructure;  

6. Safeguard internationally, nationally and locally protected species;  

7. Protect, retain or enhance the local character and distinctiveness of the 

individual Landscape Character Areas (in line with Policy AMG 2) and 

Seascape Character Areas (in line with Policy AMG 4);  

8. Protect , retain or enhance trees, hedgerows or woodland of visual, 

ecological, historic cultural or amenity value.  

Policy AMG 3: 

Protecting and 

Enhancing 

Features and 

Qualities that are 

Distinctive to the 

Local Landscape 

Character 

Proposals that would have significant adverse impact upon landscape 

character as defined by the Landscape Character Areas included within the 

current Landscape Strategy for the relevant authority, must demonstrate 

through a landscape assessment how landscape character has influenced 

the design, scale, nature and site selection of the development. 

 

A proposal will be granted provided it doesn’t have significant adverse 

impact upon features and qualities which are unique to the local landscape 

in terms of visual, historic, geological, ecological or cultural aspects. 

Measures should be taken to ensure that the development does not:  

1. Cause significant adverse impact to the character of the built or natural 

landscape;  

2. Fail to harmonise with, or enhance the landform and landscape;  

3. Lose or fails to incorporate traditional features, patterns, structures and 

layout of settlements and landscape of both the built and natural 

environment.  

 

Particular emphasis will be given to the landscapes identified by the 

Landscape Character Areas as being of high and outstanding quality 

because of a certain landscape quality or a combination of qualities. 

Additional consideration will also be given to development that directly affect 

the landscape character and setting of the AONBs or the National Park. 

Policy AMG 5: 

Local 

Biodiversity 

Conservation 

Proposals must protect and, where appropriate, enhance biodiversity that 

has been identified as being important to the local area by:  

a. Avoiding significant harmful impacts through the sensitive location of 

development. 

b. Considering opportunities to create, improve and manage wildlife habitats 

and natural landscape including wildlife corridors, stepping stones, trees, 

hedges, woodlands and watercourses.  
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A proposal affecting sites of local biodiversity importance will be refused 

unless they can conform with all of the following criteria:-  

1. That there are no other satisfactory alternative sites available for the 

development. 

2. The need for the development outweighs the importance of the site for 

local nature conservation; 

 3. That appropriate mitigation or compensation measures are included as 

part of the proposal.  
 

Where necessary, an Ecological Assessment which highlights the relevant 

local biodiversity issues should be included with the planning application. 

Policy PS 20: 

Preserving and 

where 

Appropriate 

Enhancing 

Heritage Assets 

In seeking to support the wider economic and social needs of the Plan area, 

the Local Planning Authorities will preserve and where appropriate, enhance 

its unique heritage assets. Proposals that will preserve and where 

appropriate enhance the following heritage assets, their setting and 

significant views into and out of the building/area will be granted:  
 

1. Scheduled Ancient Monuments and other areas of archaeological 

importance (in line with Policy AT 4).  

2. Listed Buildings and their curtilages. 

3. Conservation Areas (in line with Policy AT 1).  

4. Beaumaris Castle and Caernarfon Castle and Town Walls World Heritage 

Sites (in line with Policy AT 1).  

5. Candidate World Heritage Sites.  

6. Registered Historic Landscapes, Parks and Gardens (in line with Policy 

AT 1).  

7. Buildings of architectural/ historic/ cultural merit that are not designated 

or protected (in line with Policy AT 3). 

Policy AT 1: 

Conservation 

Areas, World 

Heritage Sites 

and Registered 

Historic 

Landscapes, 

Parks and 

Gardens 

Proposals within or affecting the setting and/ or significant views into and out 

of Conservation Areas, World Heritage Sites and Registered Historic 

Landscapes, Parks and Gardens shown on the Constraints Map must, 

where appropriate, have regard to:  
 

1. Adopted Conservation Area Character Appraisals, Conservation Area 

Plans and Delivery Strategies.  

2. World Heritage Site Management Plans.  

3. The Register of Landscape, Parks and Gardens of Special Historic 

Interest in Wales.  
 

Proposals should be supported by a Heritage Impact Assessment, where 

appropriate. 

4.10 Gwynedd Council provide further Supplementary Planning Guidance (SPG) notes 

which provide detailed planning guidance for specific issues. The following SPGs are 

material planning considerations which relevant to the determination of this planning 

application: 

• Tourism Accommodation and Facilities SPG; 

• Holiday Accommodation SPG; and 

• Landscape Character SPG.  
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5. Main considerations 

Principle of development 

5.1 The principle of the re-development of the site to include expansion of hotel including 

additional bedrooms, with expansion of hotel rooms and facilities into the Grade II listed 

Llwyn y Brain, expansion of spa and leisure facility and development of lodges has 

been established as it was supported in principle within the response to pre-application 

enquiry Y17/000428 and also sub sequent pre-application enquiry Y20/0442. The 

proposals for the conversion of the Grade II Listed Building have now been omitted and 

these will be developed separately. Elements of the overall development included on 

the recent pre-application enquiry, which were found to be unacceptable in principle 

have been omitted. 

5.2 The key elements of the current proposals are assessed against the policy context set 

out within the Gwynedd and Anglesey Joint Local Development Plan (JLDP) which was 

adopted in 2017 in advance of the response to the pre-application enquiries. There are 

several elements to the proposal summarised as: 

 

• Re-configuration and extension of the hotel to provide improved spa facility; 

improved restaurant and bar; increase bedrooms from 28 to 61; and extend car 

parking 

• Develop 39 lodges 

• Provide 11-bedroom group/staff accommodation  

• New Biomass Boiler  

• Outdoor activity area & Tennis Courts 

5.3 Whilst each of these elements are individually identified, it is essential to view the 

proposal in its entirety to ensure that the development of the hotel and associated 

facilities are viable, both in terms of the financial viability of the development phase and 

to secure the long-term viability of the hotel.  

5.4 The JLDP acknowledges that tourism provides an important source of income to 

several towns and rural communities in the form of visitor spending on accommodation, 

food, drink, leisure activities and shopping, and also to local business supply chains 
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and wholesalers. Tourism brings over £851 million into Gwynedd (including Snowdonia 

National Park) each year and supports over 15,000 local jobs. 

5.5 JLDP strategic policy PS14: The Visitor Economy confirms that the Council will support 

the development of a year-round local tourism industry and protect and enhance 

existing serviced accommodation and supporting appropriately scaled new tourist 

provision and initiatives in sustainable locations in the countryside. The proposal in its 

entirety would need to be considered against the context of strategic policy PS14 and 

we consider could be supported as a means of protecting and enhancing existing 

serviced tourist accommodation and through the development of an all-year round 

tourism and leisure facility.  

5.6 Whilst the location of the development site is a countryside location, it remains 

compliant with strategic policy PS14 as the site is in a sustainable location, well served 

by public transport with bus stops at the end of the hotel drive on the A4086 providing 

convenient links to Llanrug, Llanberis, Caernarfon and Bangor. The site is also well 

linked to public footpath networks. 

5.7 Policy TWR2 of the JLDP states that holiday accommodation in the form of extending 

existing establishments will be permitted if they are appropriate in scale considering the 

site, location and/or settlement in question. The current proposal involves substantial 

extensions to the existing hotel complex. However, it was confirmed as part of the pre-

application enquiry response that such alterations were considered acceptable in 

principle as any additions would be located within the curtilage of the existing hotel 

complex. 

5.8 With reference to the potential scale of the proposed extensions to the hotel it was 

advised that any future planning application should be accompanied by a Landscape 

and Visual Impact Assessment to include views of the site from the south looking 

northwards (Ffordd Llanberis) and vice versa (county class III highway Erw Fforch to 

Glanrafon Farm) so as to ascertain the extensions' physical impact on the surrounding 

and primarily rural landscape. This assessment has now been completed and the 

Landscape and Visual Appraisal (LVA) Report (April 2021) is included as part of this 

draft Planning Application Consultation package. 

5.9 The LVA addresses both the hotel extension and the proposed lodges and concludes 

that due to the topography of the site, there will be a moderate impact generated by the 

proposals on the immediate landscape but a negligible impact to the wider landscape 
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due to the mostly enclosed nature of the site and detracting factors throughout the 

landscape. 

5.10 The proposed lodges whilst being an integral part of the overall proposal will also be 

compliant with JLDP Policy TWR3 which confirms that outside those areas designated 

as Areas of Outstanding Natural Beauty (AONB) and Special Landscape Areas (SLA) 

proposals for new static caravan or holiday chalet sites and permanent alternative 

camping accommodation will be granted where: 

 

• it can be demonstrated that it does not lead to a significant intensification in the 

provision of static caravan or chalet or permanent alternative camping sites in the 

locality; and 

• that the proposed development is of a high quality in terms of design, layout and 

appearance, and is sited in an unobtrusive location which is well screened by 

existing landscape features and/or where the units can be readily assimilated into 

the landscape in a way which does not significantly harm the visual quality of the 

landscape; and 

• that the site is close to the main highway network and that adequate access can be 

provided without significantly harming landscape characteristics and features.  

5.11 The entire site lies outside the AONB and SLA in a location where there is currently no 

over-concentration or proliferation of holiday lodge accommodation. The sites selected 

for the lodges as indicated on the draft site plan submitted with this proposal are 

unobtrusive and well screened by existing topography and mature trees 

5.12 It is considered that the holiday lodge units proposed as part of the development are of 

a high quality which would enable the units to be integrated into the site and 

surrounding landscape, therefore complying with the definition of ‘chalets’ outlined in 

the footnote of Policy TWR 3. For ease of reference, the JLDP defines a chalet as: 

“any structure or suitable building intended for use as holiday accommodation, which 

is not defined by the statutory definition of caravan, that is: 

• when it is not possible to transport the structure to the site in one piece, and/or 

• that the structure/building prior to assembly is composed of more than two parts; 

and/or 

• that the structure is placed on a purpose-built foundation, and /or 
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• that the structure, once assembled, cannot be removed from the site in one piece”. 

5.13 The application site lies in an area which is outside the AONB and SLA and relates to 

a new site and therefore criterion 1 is of relevance.  

5.14 Criterion 1 notes that outside the AONB and SLA, proposals for new static caravan or 

holiday chalet sites and permanent alternative camping accommodation will only be 

granted subject to compliance with three sub-criteria: 

i) It can be demonstrated that it doesn’t lead to a significant intensification in the 

provision of static caravan or chalet or permanent alternative camping sites in the 

locality; and 

5.15 In order to define over provision reference should be made to the document Landscape 

Sensitivity and Capacity Assessment for the Isle of Anglesey, Gwynedd and Snowdonia 

National Park (2014). Within every Landscape Character Area, the capacity of the 

landscape is assessed in order to ascertain the specific area's capacity to 

accommodate additional holiday chalet and caravan developments. The Seiont Manor 

particular site falls within Landscape Character Area LCA4 (Caernarfon Coast and 

Plateau) with the indicative overall capacity identifying that there may be some capacity 

for sensitively sited and well-designed very small-scale developments which should 

relate well to the existing built environment/urban landcover.  The Assessment defines 

very small developments as those comprising 10 units and small developments those 

comprising between 10 to 25 units.  

5.16 The Landscape Character Assessment has not assessed the capacity of individual 

sites and their impact on the landscape. However, the LVA which now accompanies 

the current proposals and finds that the site is not prominently visible to the wider 

landscape and views are afforded from the immediate locality, specifically the unnamed 

road directly to the north of the site and the public footpaths to the south west of the 

site. Views of the site, however, are glimpsed through small gaps in boundary 

vegetation from these locations. The site is generally enclosed with dense vegetation 

along the north, north west and south eastern boundary.  

5.17 There is opportunity to further enhance the existing dense vegetation which will provide 

extra layers of screening, close gaps that currently allow views in and provide additional 

ecological enhancements. There is also opportunity to introduce hedgerow and tree 
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planting to the east and south western boundaries to further enclose the site and screen 

views from the unnamed road and public footpaths where views are afforded. 

5.18 Given the conclusion of the LVA and the fact that the proposed lodges form an integral 

part of the overall proposals to bring the hotel and spa back into a viable and economic 

use, we consider that there is sufficient flexibility within Policy TWR 3 to allow lodge 

development beyond the general guide in terms of number of units set out within the 

definition of very small or small scale in the Landscape Character Assessment. 

5.19 Criteria ii of Policy TWR 3 advises that: 

ii) That the proposed development is of a high quality in terms of design, layout and 

appearance, and is sited in an unobtrusive location which is well screened by existing 

landscape features and/or where the units can be readily assimilated into the landscape 

in a way which does not significantly harm the visual quality of the landscape; and 

5.20 This planning application is accompanied by a proposed block plan which shows the 

site layout for the siting of the proposed lodge development and the internal access 

road. Proposed plans for three different types of holiday lodges are also included. As 

seen on the plans, the units are high quality in terms of design and incorporate 

contemporary architectural features. They have further been designed to help 

assimilate into the landscape by use of darker materials and by ensuring that the lodges 

are all single storey in height. 

5.21 The proposed layout also incorporates ample parking, visitor parking and amenity and 

recreational space into the proposed plans. A conscious effort has been made to 

ensure that the proposed infrastructure does not provide an over-engineered design 

and is landscape and biodiversity lead in response to the site’s rural location.  

5.22 As a result, it is deemed that the proposed development is of high quality in terms of 

design, layout and appearance, is well screened and does not cause significant harm 

to the visual quality of the landscape, therefore complying with criterion 1.ii) of Policy 

TWR 3.  

5.23 Criteria iii of Policy TWR 3 requires that: 

iii) That the site is close to the main highway network and that adequate access can be 

provided without significantly harming landscape characteristics and features.  
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5.24 The site is in a sustainable location, well served by public transport with bus stops at 

the end of the hotel drive on the A4086 providing convenient links to Llanrug, Llanberis, 

Caernarfon and Bangor. The site is also well linked to public footpath networks. 

5.25 The access road to the site will be improved as part of the proposal, with passing bays 

and traffic management measures incorporated.   

5.26 We consider the site to be positioned in close proximity to the existing highway network 

and the proposal would therefore comply with criteria 1.iii) of Policy TWR 3. 

5.27 As a result, we consider this development complied with PCYFF 4 as the proposal 

integrates into its surroundings.  

Economic development 

5.28 According to Strategic Policy PS 14 ‘The Visitor Economy’ of the JLDP, the Council will 

support the development of the year-round local tourism industry by: 

“4. Supporting appropriately scaled new tourist provision and initiatives in sustainable 

locations in the countryside through the reuse of existing buildings, where appropriate, 

or as part of farm diversification, particularly where these would also benefit local 

communities and support the local economy and where they are in accordance with 

sustainable development objectives;” 

5.29 This is a comprehensive proposal which will address long-running viability issues at 

this hotel, leisure, events and conference venue, which would result in a Gross 

Domestic Value (GDV) of £22.5 – £25 million and would generate 150 jobs over the 2-

4 years required to develop the site.  

5.30 The hotel was closed prior to the Covid outbreak as a consequence of trading difficulties 

and issues with a potential investment from third parties. However, the hotel is 

recognised as a hotel, tourism and events venue which has potential to be a long-term 

viable asset to the local community on a site where additional visitor accommodation 

can be provided to ensure that an economy of scale is reached where the hotel and 

associated facilities can be viable in the long term. 

5.31 A business plan has been set out by the new investors, initially appraising the viability 

of the hotel without the additional accommodation. Minimum one-off costs of just under 

£500,000 of investment would be required to re-open the hotel. However, the business 
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plan indicates that the hotel would not be profitable based on the accommodation and 

facilities available. Annual losses, based on 75% room occupancy would amount to 

over £650,000. 

5.32 Financial models based on provision of additional accommodation and an upgrade of 

current facilities indicate that with an initial investment of over £800,000 the enterprise 

as a whole, including phase one of additional accommodation provided through the 

lodges, would be loss making in year 1 of trading but would be profitable by year 2. 

This would then allow further investment in the hotel expansion, with the development 

completed within 2-4 years. 

5.33 The development further complies with PPW which states, “A strong rural economy is 

essential to support sustainable and vibrant rural communities. The establishment of 

new enterprises and the expansion of existing business is crucial to the growth and 

stability of rural areas.” The development seeks to bring an additional source of income 

into a rural area which will result in a more diverse, and vibrant economy for the local 

community. The development further helps meet the demand for tourism 

accommodation, located away from the coastal areas where there has been a historic 

over provision of accommodation.  

5.34 The development therefore complies with national and local planning policy regarding 

economic development and promoting a strong and vibrant economy in rural areas. 

According to Strategic Policy PS 14 ‘The Visitor Economy’ of the JLDP, the Councils 

will support the development of the year-round local tourism industry by: 

“4. Supporting appropriately scaled new tourist provision and initiatives in sustainable 

locations in the countryside through the reuse of existing buildings, where appropriate, 

or as part of farm diversification, particularly where these would also benefit local 

communities and support the local economy and where they are in accordance with 

sustainable development objectives;” 

Biodiversity  

5.35 In relation to advice on biodiversity, land and heritage, following up on earlier 

assessments and on the advice received in response to the pre-application enquiry, 

the Ecological Impact Assessment Report (March 2021) is included as part of the draft 

Pre-Application Consultation package.  
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5.36 Recommendations made in the Report have been incorporated into the proposals to 

ensure that there will be no impacts on any of the nearby Protected Sites. Areas of 

amenity grassland and improved grassland will be lost but these are generally of low 

ecological value. Additionally, mitigation measures aim to replace these with habitats 

of higher ecological value.   

5.37 Ecological constraints have informed the design process and a wide range of measure 

to avoid impacts have been adopted. Suitable Mitigation measures have been 

recommended where impacts cannot be avoided. An extensive range of measures to 

enhance the biodiversity of the site have also been made and to ensure that the scheme 

achieves an overall gain in biodiversity. The change in use from agriculture to recreation 

will enable a range of habitat improvements to be made including:  

 

• New Woodland Planting and additional native species tree planting  

• Restoration of Acid Grasslands 

• Restoration of existing ponds and creation of new pond 

• Management of existing neglected woodlands 

• General landscape enhancement 

• Provision for new blue / green roof to the hotel extension 

• Provision of bird and bat boxes   

5.38 Overall, the proposals have been refined to limit their impact on the existing natural 

environment and to enhance the landscape, promote ecological biodiversity and 

respect the uniqueness of the site. The revised Scheme layout enables extensive 

ecological mitigation and enhancement measures to be undertaken across the entire 

site on a landscape scale. This will create a high-quality environment for visitors and 

help improve biodiversity within the Seiont Valley as a whole. 

5.39 As a result of these measures and the overall net biodiversity gain, the development 

complies with Strategic Policy PS 19 which states, “When determining a planning 

application, consideration will need to be given to the following:-“ 

“4. Protect or enhance biodiversity within the Plan area and enhance and/or restore 

networks of natural habitats in accordance with the Local Biodiversity Action Plans and 

Policy AMG 5; 

5. Protect or enhance biodiversity through networks of green/ blue infrastructure” 
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5.40 The development further complies with Policy AMG 5 as the development seeks to 

protect and enhance biodiversity that has been identified as important to the local area 

through mitigation and enhancement measures such as helping improving wildlife 

habitats and natural landscaping through planting. 

Heritage and conservation 

5.41 The application site does not include the Grade II listed Llwyn y Brain. However, 

consideration has been given to the need to protect the setting of the heritage asset.  

5.42 Cadw identifies that the setting of historic assets is an important factor when 

considering new development that could impact upon them.  There are several historic 

assets that have the potential to be affected by the proposal in terms of their setting.  

Seiont Manor is a Grade II listed building also known as Llwyn y Brain and sits on a 

raised site with lawned gardens to the north west and south west.  It is located outside 

of the application site, but is surrounded by this.  In the longer term, whilst Llwyn y Brain 

does not fall within the application site boundary, it is likely to be the subject of a future 

application for planning and listed building consent. 

5.43 According to the list description, Llwyn y Brain dates from the early 19th Century and 

was extended in the mid-19th Century.  It was listed as a modest small country house 

that retains a number of original features intact.  The setting of this in the wider 

landscape has already been altered by the erection of the Seiont Manor Hotel which is 

in close proximity and this will not alter.  The erection of the lodges does have the 

potential to have an impact when looking at Llwyn y Brain in the wider landscape but 

due to the intervening vegetation and topography, any impact on setting should be low. 

5.44 In addition to Llwyn y Brain, the Grade II listed Glan Seiont farmhouse is located to the 

west of the northern part of the application site and will also be seen in the wider 

landscape in relation to the proposal.  However due to the distance and relationship 

between the two, and the intervening vegetation and topography, this too should only 

have low impact on its setting. 

5.45 The application site also lies partly within the Dinorwig Historic Landscape, with the 

boundary cutting through the site, however the vast majority of the proposed new lodge 

development lies outside the historic landscape.  Overall, although there will be some 

impact on the setting of the identified historic assets, this is likely to be low. 
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5.46 On an earlier proposal it was intended to site structures in front of the grade II listed 

Llwyn y Brain to provide wedding function facilities. These elements and proposed 

lodges close to Llwyn y Brain were assessed as part of an initial Heritage Impact 

Assessment. As a consequence, the structures have now been omitted and lodges are 

only sited in areas where they do not have a detrimental impact on the setting of the 

listed building. 

5.47 It is therefore considered that whilst the proposal will create some limited change in the 

pre-development setting of the identified historic assets, that the proposals are 

acceptable and appropriate from an historic environment perspective. 
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Environmental sustainability 

Electric vehicle charging stations 

5.49 In order to enhance the sustainability credential of the development, electric vehicle 

charging stations (EVCS) would be installed in the guest parking areas; one in the guest 

parking area to the north and one in the guest parking area to the south. The EVCS 

would be able to provide charging to multiple vehicles meaning that over 10% of the 

parking spaces on site will be supplied by EVCS.  

5.50 The development would then comply with PPW which outlines that planning authorities 

should seek a minimum of 10% of car parking spaces to have ULEV charging points. 

The development can also be seen to comply with Strategic Policy PS 5 of the JLDP 

as it helps alleviate the causes of climate change, and Strategic Policy PS 6 as it 

responds to the energy hierarchy by using low and zero carbon energy technologies. 

Flood risk, drainage strategy and water conservation 

5.51 Changes have been made to the draft proposals following the pre-application 

submission, with all lodges and all areas included within the planning application site 

area now lying outside the C2 flood zone. The application includes a Flood 

Consequence Assessment (FCA). 

5.52 The FCA concludes that the consequences of extreme event flooding are acceptable 

and in accordance with the requirements of TAN 15. The FCA demonstrates that the 

proposed development would be operated with minimal risk from flooding and would 

not increase flood risk elsewhere.   

5.53 The proposal incorporates the use of Surface Drainage Systems (SuDS) into the 

proposal, details of which require the approval of the SuDS Approving Body (SAB). The 

need for proposals to incorporate water conservation measure where practicable, 

including SuDS, is outlined in Policy PYCFF 6 of the JLDP.  

5.54 The development therefore addresses the comments made in the pre-application 

enquiry and conforms with Policy PCYFF 6. 
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6. Accessibility 

Planning policy 

6.1 The relevant national policies and guidance relating to accessibility are set out within: 

• Planning Policy Wales, Edition 11, (2021); and 

• Technical Advice Note 18 ‘Transport’ (2007). 

Movement to, from and within the development 

6.2 Policy PS5 of the JLDP supports developments where it can be demonstrated that they 

are consistent with the principles of sustainable development with reference to the need 

to reduce travel by private transport and encourage the opportunities for all users to 

travel when required as often as possible by means of alternative modes, placing 

emphasis on walking, cycling and using public transport in accordance with Policy 

PS14 (the visitor economy) - particularly in locations and sites within the open 

countryside.  

6.3 In this case, the site is directly accessible from the main road network but is also within 

walking distance of Llanrug and with convenient access to public transport. In addition, 

facilities are to be made available on site for both indoor and outdoor sport and 

recreation, helping to reduce the need to travel and also to help meet on of the key 

aims of the Well-being of Future Generations (Wales) Act 2015 in promoting the 

benefits of physical activity to reach the goal of a “healthier Wales”. 

Parking and sustainability 

6.4 JLDP policy advises that proposals should accord with Strategic Policy PS 4, which 

supports proposals that improve and maximise accessibility for all modes of transport, 

but particular by foot, cycle and public transport. Proposals should also accord with 

Policy TRA 1 which states that it is important for all development to mitigate its transport 

impact. The Highways Authority further confirmed that regard should also be given to 

whether the current access road is suitable for a significant increase in traffic. that a full 

comprehensive transport assessment should be submitted alongside any full 

application.  

6.5 The access road will be improved to provide passing places and traffic management.  
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6.6 A Transport Statement is submitted alongside this application, which provides an 

assessment of the site’s accessibility by sustainable modes of travel.  

6.7 As shown on the proposed block plan, the site will contain 32 parking spaces. Each 

holiday lodge unit will have its own parking space, with three guest parking spaces 

provided to the north and a further four guest parking spaces provided to the south. 

Both guest parking areas will contain an EVCS which will be able to charge multiple 

vehicles at once. As previously shown, the development therefore complied with policy 

laid out in PPW.  

  



Design, Access and Planning Statement 
 

 
Page 32 of 32 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 
 

7. Conclusion 

7.1 This application relates to a tourism, leisure and holiday accommodation scheme 

seeking full planning permission for a comprehensive development which will bring the 

Seiont Manor Hotel and spa back into beneficial and economic use.  

7.2 The application site lies outside the AONB and SLA in a location where the principle of 

both the hotel extension and the associated lodge development is acceptable as 

established through pre-application discussions with the Council. The proposed 

scheme has been amended from the scheme that was subject to a pre-application 

enquiry in order to address comments raised and including the provision of additional 

information.  

7.3 Detailed further assessment has now been completed which confirms that the 

proposals are acceptable in terms of flood risk management; delivery of biodiversity 

enhancement; landscape and visual impact; accessibility and sustainability; and, the 

proposal will deliver significant economic benefits through direct job creation, 

investment and the provision of a sustainable balance of serviced and self-serviced 

holiday accommodation. 

7.4 The development can be seen to be of an appropriate density in a sustainable location 

close to the highway network and public transport and does result in a significant 

intensification in the provision of holiday accommodation in the locality. The 

development is further of high quality in terms of design, layout and appearance and 

would be screened by appropriate landscaping measures.  

7.5 The development has been designed to mitigate any potential impacts would further 

meet the need for holiday accommodation away from the coastal areas would help 

create a diverse and thriving local economy through generating all year-round tourism.  

7.6 We consider that the development is in line with national and local planning policy and 

the application should therefore be supported.  



 

 

7.7  

 

 

 
www.cadnantplanning.co.uk 

Conwy I 20 Connaught House, Riverside Business Park, Benarth Road, Conwy LL32 8UB  

I 01492 581800 

 

Chester I 1 Aldford House, Bell Meadow Business Park, Pulford, Chester CH4 9EP  

I 01244 621007 


