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For office use only:
CYNGOR SIR ff y

Representor No.

COUNTY COUNCIL .
Date received:

Date acknowledged:

Anglesey and Gwynedd Deposit Joint Local Development Plan 2011-2026
Representation Form

Data Protection

How your representation and the information that you give us will be used. All information submitted
will be seen in full by the Joint Planning Policy Unit staff dealing with the Joint Local Development Plan
(Joint LDP). Your name and comments as set out in your representation form will be published
together with the Councils’ response. This helps to show that the consultation was carried out
properly. Please note that this form may also be made available to any Public Examination on the Joint
LDP.

We would prefer that you submit your representations directly online. Alternatively, an electronic

version of this form can be completed online at . .gov.uk/ldp or
Separate forms should be completed for each comment that you wish to

make.

Additional representation forms can be obtained from the Joint Planning Policy Unit on 01286 685003

or may be downloaded from the Council's web site at: www.gwynedd.gov.uk/Idp or
or you may photocopy this form. When making comments please use

additional sheets as required clearly numbering each consecutive sheet.

PART 1: Contact details

Your details/ Your client’s Agent’s details (if relevant)
details

Name

Address

Postcode

Telephone Number

Email address



831445
Text Box
2680-1367 - T45



Guidance Note

Please set out your comments in Part 2 of this form. Use additional sheets of paper where necessary
Separate forms should be completed for each comment that you wish to make.

Question 2dd and 2e seeks your views on the soundness of the Joint Deposit Plan. The tests of soundness
and additional information on how they are applied are detailed on the last page of this form.

If you want changes made to the Deposit Plan, please be as specific as you can. For example, if you want
new text added, please set out the new text and explain where you would like it to go in the Deposit Plan
and why. Similarly, if you want to add a new or amend a policy or a paragraph, please set out clearly the
new text and explain where you think it should go in the Deposit Plan and why.

If you wish to delete a site that is allocated in the Deposit Plan or suggest amendments to it or you wish to
propose a new site, please attach a 1:1250 or 1:2500 scale plan that clearly identifies the site boundaries. If
you are proposing a new site (one that is not included within the Deposit Plan) the comment form must be
accompanied by a detailed site assessment in accordance with the Council’s Candidate Site assessment
methodology and the Sustainability Appraisal framework. The Candidate Site assessment methodology and
the Sustainability Appraisal framework can be found on the Counci’s website at:
www.gwynedd.gov.uk/ldp or www.anglesey.gov.uk/Idp

Further information about this matter can be obtained from the Joint Planning Policy Unit on 01286
685003 or on the Council's web site at: or www.anglesey.gov.uk/ldp in the
leaflet ‘Guidance about alternative sites’.

Where proposed changes to a development plan have significant sustainability effects, you will need to
provide the relevant Sustainability Appraisal information. This information must be consistent with the
scope and level of detail of the Sustainability Appraisal conducted by the Authority. It should also refer to
the same baseline information in identifying the likely significant effects of the revised policy or new site.

You should include all your comments on the Deposit Plan and set out your full case on the official form,
using accompanying documents where necessary. If you seek more than one change and consider that the
Deposit Plan fails to meet more than one test of soundness separate forms should be completed for each
representation. Similarly, if your representation is in support of the Deposit Plan or individual elements of
the Deposit Plan it would be helpful if separate representations were made. Please indicate if you are
submitting other material to support your comments.

You will only be able to submit further information to the Examination if the Inspector invites you to
address matters that he or she may raise. Please note that the Inspector will not have access to comments
you have made in response to previous consultations. If you do not consider the Deposit Plan to be sound
and that it should be changed, please explain clearly why you think the changes are needed. If you think a
change is needed for the Deposit Plan to meet one or more of the tests of soundness, please tell us which
one(s).

Where a group shares a common view on how it wishes the Deposit Plan to be changed, the Councils will
accept a signed petition. In submitting a representation form on behalf of a group, the representation
form should include the contact details of a lead individual at Sectionl and the comments should be clearly
set out on the representation form. The signed petition should state clearly how many people are being
represented and how the representation has been authorised. Signing a petition does not prevent the
submission of individual forms.



PART 2: Your Comments and Suggested Changes. (Please use one Part 2 section for each comment that you
wish to make)

2a. Which part of the Deposit Plan are you commenting on?

Policy number (please specify) TAl 1S HOiNG 1NV Lo, SerVIEE
Paragraph number (please specify) CenNyvees

Proposals/ Inset Map (please specify ref no.)

Constraints Map

Appendices (please specify)

2b. Are you objecting or supporting the Deposit Plan?
Objecting r Supporting r

2c. Please provide details of your representation on the Deposit Plan

Please use additional sheet if necessary
Please state how many additional sheets have been used.........



2ch. If your response to 2c above exceeds 100 words, please provide a summary (no more than 100
words).

2d. Please detail the changes you wish to see made to the Deposit Plan.

2dd. Is the Deposit Plan sound?

Yes r No r

2e. If you think that the Deposit Plan is unsound which test of soundness do you think that it fails?
(Please tick below). More details are provided at the back of this form.

Procedural Consistency Coherence & Effectiveness
PL I P20 a1 I ¢ I &3 I ¢4 I CcE ™ CE I CE I CcCcE I
1 2 3 4



Part 3: What Happens Next?

At this stage of the Joint LDP process, you can only make comments in writing (these are called 'written
representations'). However, the Inspector may call on those who want to change the Plan to appear and
speak to the Inspector at a ‘hearing session’ during the Public Examination. You should bear in mind that
your written comments on this form will be given the same weight by the Inspector as those made verbally
at a hearing session.

3a. Do you want your comments to be considered by ‘written representations’ or do you want to speak
at a hearing session of the Public Examination? (Please tick one of the following)

| do not want to speak at a hearing session and am

happy for my written comments to be considered by

the Inspector.

| want to speak at a hearing session r

3b. If you wish to speak, please confirm which part of your representation you wish to speak to the
Iinspector about and why you consider it to be necessary to speak at the Hearing.

3c. Would you like to be informed about the following (Please tick the relevant boxes)
Submission of documents and evidence to the examination

Publish Inspector’s report

Plan’s adoption 7

If additional documents have been provided to support your representations, please list below:

THANK YOU FOR YOUR COMMENTS ON THE DEPOSIT PLAN
Please do not forget to enclose any relevant documentation (e.g. a Sustainability Appraisal) with this form.

Completed representation forms should be returned to the Joint Planning Policy Unit at:

ONLINE - By completing the electronic form at www.gwynedd.gov.uk/ldp or www.anglesey.gov.uk/Idp

BY EMAIL — planningpolicy@gwynedd.gov.uk

BY POST — By sending to: Joint Planning Policy Unit, 1% Floor, Bangor City Council Offices, Ffordd Gwynedd, Bangor, Gwynedd
LL57 1DT

REPRESENTATION FORMS SHOULD BE RETURNED BY NO LATER THAN 5.00pm on the 31% March 2015
REPRESENTATIONS RECEIVED AFTER THIS TIME WILL NOT BE CONSIDERED



Test of Soundness

Test Procedural Tests

P1 It has not been prepared in accordance with the Delivery Agreement including the Community
Involvement Scheme.

P2 The plan and its policies have not been subjected to Sustainability Appraisal including Strategic

Environmental Assessment.
Consistency Tests

C1 It is a land use plan which does not have regard to other relevant plans, policies and strategies
relating to the area or to adjoining areas

Cc2 It does not have regard to national policy

c3 it does not have regard to the Wales Spatial Plan.

ol It does not have regard to the relevant community strategy

Coherence and Effectiveness Tests

CE1 The plan does not set out a coherent strategy from which its policies and allocations logically
flow and/or, where cross boundary issues are relevant, it is not compatible with the
development plans prepared by neighbouring authorities.

CE2 The strategy, policies and allocations are not realistic and appropriate having considered the
relevant alternatives and/or are not founded on a robust and credible evidence base.

CE3 There are no clear mechanisms for implementation and monitoring

CE4 It is not reasonably flexible to enable it to deal with changing circumstances

The Planning and Compulsory Purchase Act 2004 states that the purpose of the examination of a Local
Development Plan (the Plan) is to consider whether it is “sound”. This means that anyone who wants to
comment on or object to the Deposit Plan should seek to say how it is unsound and what is needed to
make it sound. Sound may be considered in this context within its ordinary meaning of “showing good
judgement” and “able to be trusted”. To assess the Deposit Plan we use 10 tests as set out above. The
Deposit Plan will be examined by an independent Inspector appointed by the Welsh Government and it will
be the Inspector’s job to consider whether the Plan is sound.

Where you propose a change to the Deposit Plan you should therefore make clear which test(s) of
soundness you believe the Deposit Plan fails. The tests are in 3 groups - ‘Procedural’ (2 tests); ‘Conformity’
(4 tests); and ‘Coherence and Effectiveness’ (4 tests). If you wish to comment on the way in which the
Councils have prepared the Deposit Plan, it is likely that your comments or objections would fall under one
of the procedural tests. If you wish to comment on or object to the content of the Deposit Plan, it may help
to look at the ‘consistency’ and the ‘coherence and effectiveness’ tests.



T42

T44

T45

T46

T47

T48

The public sewerage network can accept the potential foul flows from the proposed
development site.

The proposed growth being promoted within the catchment area of Treborth WwTW would
require improvements at the treatment works which would need to be funded through our
Asset Management Plan or potentially earlier through developer contributions.

Former Cattle Market Site, Valley

A water supply can be provided to serve this site.

The public sewerage network can accept the potential foul flows from the proposed
development site.

Holyhead Wastewater Treatment Works (WwTW) can accommodate the foul flows from the
proposed growth figures.

Land near North Terrace, Criccieth

A water supply can be provided to serve this site.

Potential developers need to be aware that the site is crossed by a sewer and protection
measures in the form of easement widths or a diversion of the pipe would be required, which
may impact upon the housing density achievable on site.

The proposed growth being promoted for this settlement may require improvements at
Criccieth Wastewater Treatment Works (WwTW) which would need to be funded through our
Asset Management Plan or potentially earlier through developer contributions.

Land near Victoria Hotel, Llanberis

A water supply can be provided to serve this site.

The public sewerage network can accept the potential foul flows from the proposed
development site.

Llanberis Wastewater Treatment Works (WwTW) can accommodate the foul flows from the
proposed growth figure allocated for this catchment area.

Land near Ty Du Road, Llanberis
This site has planning permission as such we have no further comment to make

Church Field, Llanrug
This site has planning permission as such we have no further comment to make.

Land near Rhuthallt Road, Llanrug
This site has planning permission as such we have no further comment to make.

Land near Helyg, Nefyn

A water supply can be provided to serve this site.

There are isolated incidents of flooding in the public sewerage system that will need to be
resolved to allow development to proceed. Potential developers can either wait for DCWW
to resolve the flooding, subject to funding being approved by our regulator Ofwat, or progress
the improvements through the sewerage requisition provisions of the Water Industry Act
1991 or S106 of the Town & Country Planning Act 1990.

Nefyn Wastewater Treatment Works (WwTW) can accommodate the foul flows from the
proposed growth figure allocated for this catchment area.

Former Allotments, Nefyn
This site has planning permission as such we have no further comment to make
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For office use only:
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Representor No.

COUNTY COUNCIL .
Date received:

Date acknowledged:

Anglesey and Gwynedd Deposit Joint Local Development Plan 2011-2026
Representation Form

Data Protection

How your representation and the information that you give us will be used. All information submitted
will be seen in full by the Joint Planning Policy Unit staff dealing with the Joint Local Development Plan
(Joint LDP). Your name and comments as set out in your representation form will be published
together with the Councils’ response. This helps to show that the consultation was carried out
properly. Please note that this form may also be made available to any Public Examination on the Joint
LDP.

We would prefer that you submit your representations directly online. Alternatively, an electronic

version of this form can be completed online at . .gov.uk/ldp or
Separate forms should be completed for each comment that you wish to

make.

Additional representation forms can be obtained from the Joint Planning Policy Unit on 01286 685003

or may be downloaded from the Council's web site at: www.gwynedd.gov.uk/Idp or
or you may photocopy this form. When making comments please use

additional sheets as required clearly numbering each consecutive sheet.

PART 1: Contact details

Your details/ Your client’s Agent’s details (if relevant)
details

Name

Address

Postcode

Telephone Number

Email address
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Guidance Note

Please set out your comments in Part 2 of this form. Use additional sheets of paper where necessary
Separate forms should be completed for each comment that you wish to make.

Question 2dd and 2e seeks your views on the soundness of the Joint Deposit Plan. The tests of soundness
and additional information on how they are applied are detailed on the last page of this form.

If you want changes made to the Deposit Plan, please be as specific as you can. For example, if you want
new text added, please set out the new text and explain where you would like it to go in the Deposit Plan
and why. Similarly, if you want to add a new or amend a policy or a paragraph, please set out clearly the
new text and explain where you think it should go in the Deposit Plan and why.

If you wish to delete a site that is allocated in the Deposit Plan or suggest amendments to it or you wish to
propose a new site, please attach a 1:1250 or 1:2500 scale plan that clearly identifies the site boundaries. If
you are proposing a new site (one that is not included within the Deposit Plan) the comment form must be
accompanied by a detailed site assessment in accordance with the Council’s Candidate Site assessment
methodology and the Sustainability Appraisal framework. The Candidate Site assessment methodology and
the Sustainability Appraisal framework can be found on the Counci’s website at:
www.gwynedd.gov.uk/ldp or www.anglesey.gov.uk/Idp

Further information about this matter can be obtained from the Joint Planning Policy Unit on 01286
685003 or on the Council's web site at: or www.anglesey.gov.uk/ldp in the
leaflet ‘Guidance about alternative sites’.

Where proposed changes to a development plan have significant sustainability effects, you will need to
provide the relevant Sustainability Appraisal information. This information must be consistent with the
scope and level of detail of the Sustainability Appraisal conducted by the Authority. It should also refer to
the same baseline information in identifying the likely significant effects of the revised policy or new site.

You should include all your comments on the Deposit Plan and set out your full case on the official form,
using accompanying documents where necessary. If you seek more than one change and consider that the
Deposit Plan fails to meet more than one test of soundness separate forms should be completed for each
representation. Similarly, if your representation is in support of the Deposit Plan or individual elements of
the Deposit Plan it would be helpful if separate representations were made. Please indicate if you are
submitting other material to support your comments.

You will only be able to submit further information to the Examination if the Inspector invites you to
address matters that he or she may raise. Please note that the Inspector will not have access to comments
you have made in response to previous consultations. If you do not consider the Deposit Plan to be sound
and that it should be changed, please explain clearly why you think the changes are needed. If you think a
change is needed for the Deposit Plan to meet one or more of the tests of soundness, please tell us which
one(s).

Where a group shares a common view on how it wishes the Deposit Plan to be changed, the Councils will
accept a signed petition. In submitting a representation form on behalf of a group, the representation
form should include the contact details of a lead individual at Sectionl and the comments should be clearly
set out on the representation form. The signed petition should state clearly how many people are being
represented and how the representation has been authorised. Signing a petition does not prevent the
submission of individual forms.



PART 2: Your Comments and Suggested Changes. (Please use one Part 2 section for each comment that you
wish to make)

2a. Which part of the Deposit Plan are you commenting on?

Policy number (please specify) TAl 1S HOiNG 1NV Lo, SerVIEE
Paragraph number (please specify) CenNyvees

Proposals/ Inset Map (please specify ref no.)

Constraints Map

Appendices (please specify)

2b. Are you objecting or supporting the Deposit Plan?
Objecting r Supporting r

2c. Please provide details of your representation on the Deposit Plan

Please use additional sheet if necessary
Please state how many additional sheets have been used.........



2ch. If your response to 2c above exceeds 100 words, please provide a summary (no more than 100
words).

2d. Please detail the changes you wish to see made to the Deposit Plan.

2dd. Is the Deposit Plan sound?

Yes r No r

2e. If you think that the Deposit Plan is unsound which test of soundness do you think that it fails?
(Please tick below). More details are provided at the back of this form.

Procedural Consistency Coherence & Effectiveness
PL I P20 a1 I ¢ I &3 I ¢4 I CcE ™ CE I CE I CcCcE I
1 2 3 4



Part 3: What Happens Next?

At this stage of the Joint LDP process, you can only make comments in writing (these are called 'written
representations'). However, the Inspector may call on those who want to change the Plan to appear and
speak to the Inspector at a ‘hearing session’ during the Public Examination. You should bear in mind that
your written comments on this form will be given the same weight by the Inspector as those made verbally
at a hearing session.

3a. Do you want your comments to be considered by ‘written representations’ or do you want to speak
at a hearing session of the Public Examination? (Please tick one of the following)

| do not want to speak at a hearing session and am

happy for my written comments to be considered by

the Inspector.

| want to speak at a hearing session r

3b. If you wish to speak, please confirm which part of your representation you wish to speak to the
Iinspector about and why you consider it to be necessary to speak at the Hearing.

3c. Would you like to be informed about the following (Please tick the relevant boxes)
Submission of documents and evidence to the examination

Publish Inspector’s report

Plan’s adoption 7

If additional documents have been provided to support your representations, please list below:

THANK YOU FOR YOUR COMMENTS ON THE DEPOSIT PLAN
Please do not forget to enclose any relevant documentation (e.g. a Sustainability Appraisal) with this form.

Completed representation forms should be returned to the Joint Planning Policy Unit at:

ONLINE - By completing the electronic form at www.gwynedd.gov.uk/ldp or www.anglesey.gov.uk/Idp

BY EMAIL — planningpolicy@gwynedd.gov.uk

BY POST — By sending to: Joint Planning Policy Unit, 1% Floor, Bangor City Council Offices, Ffordd Gwynedd, Bangor, Gwynedd
LL57 1DT

REPRESENTATION FORMS SHOULD BE RETURNED BY NO LATER THAN 5.00pm on the 31% March 2015
REPRESENTATIONS RECEIVED AFTER THIS TIME WILL NOT BE CONSIDERED



Test of Soundness

Test Procedural Tests

P1 It has not been prepared in accordance with the Delivery Agreement including the Community
Involvement Scheme.

P2 The plan and its policies have not been subjected to Sustainability Appraisal including Strategic

Environmental Assessment.
Consistency Tests

C1 It is a land use plan which does not have regard to other relevant plans, policies and strategies
relating to the area or to adjoining areas

Cc2 It does not have regard to national policy

c3 it does not have regard to the Wales Spatial Plan.

ol It does not have regard to the relevant community strategy

Coherence and Effectiveness Tests

CE1 The plan does not set out a coherent strategy from which its policies and allocations logically
flow and/or, where cross boundary issues are relevant, it is not compatible with the
development plans prepared by neighbouring authorities.

CE2 The strategy, policies and allocations are not realistic and appropriate having considered the
relevant alternatives and/or are not founded on a robust and credible evidence base.

CE3 There are no clear mechanisms for implementation and monitoring

CE4 It is not reasonably flexible to enable it to deal with changing circumstances

The Planning and Compulsory Purchase Act 2004 states that the purpose of the examination of a Local
Development Plan (the Plan) is to consider whether it is “sound”. This means that anyone who wants to
comment on or object to the Deposit Plan should seek to say how it is unsound and what is needed to
make it sound. Sound may be considered in this context within its ordinary meaning of “showing good
judgement” and “able to be trusted”. To assess the Deposit Plan we use 10 tests as set out above. The
Deposit Plan will be examined by an independent Inspector appointed by the Welsh Government and it will
be the Inspector’s job to consider whether the Plan is sound.

Where you propose a change to the Deposit Plan you should therefore make clear which test(s) of
soundness you believe the Deposit Plan fails. The tests are in 3 groups - ‘Procedural’ (2 tests); ‘Conformity’
(4 tests); and ‘Coherence and Effectiveness’ (4 tests). If you wish to comment on the way in which the
Councils have prepared the Deposit Plan, it is likely that your comments or objections would fall under one
of the procedural tests. If you wish to comment on or object to the content of the Deposit Plan, it may help
to look at the ‘consistency’ and the ‘coherence and effectiveness’ tests.



T42

T44

T45

T46

T47

T48

The public sewerage network can accept the potential foul flows from the proposed
development site.

The proposed growth being promoted within the catchment area of Treborth WwTW would
require improvements at the treatment works which would need to be funded through our
Asset Management Plan or potentially earlier through developer contributions.

Former Cattle Market Site, Valley

A water supply can be provided to serve this site.

The public sewerage network can accept the potential foul flows from the proposed
development site.

Holyhead Wastewater Treatment Works (WwTW) can accommodate the foul flows from the
proposed growth figures.

Land near North Terrace, Criccieth

A water supply can be provided to serve this site.

Potential developers need to be aware that the site is crossed by a sewer and protection
measures in the form of easement widths or a diversion of the pipe would be required, which
may impact upon the housing density achievable on site.

The proposed growth being promoted for this settlement may require improvements at
Criccieth Wastewater Treatment Works (WwTW) which would need to be funded through our
Asset Management Plan or potentially earlier through developer contributions.

Land near Victoria Hotel, Llanberis

A water supply can be provided to serve this site.

The public sewerage network can accept the potential foul flows from the proposed
development site.

Llanberis Wastewater Treatment Works (WwTW) can accommodate the foul flows from the
proposed growth figure allocated for this catchment area.

Land near Ty Du Road, Llanberis
This site has planning permission as such we have no further comment to make

Church Field, Llanrug
This site has planning permission as such we have no further comment to make.

Land near Rhuthallt Road, Llanrug
This site has planning permission as such we have no further comment to make.

Land near Helyg, Nefyn

A water supply can be provided to serve this site.

There are isolated incidents of flooding in the public sewerage system that will need to be
resolved to allow development to proceed. Potential developers can either wait for DCWW
to resolve the flooding, subject to funding being approved by our regulator Ofwat, or progress
the improvements through the sewerage requisition provisions of the Water Industry Act
1991 or S106 of the Town & Country Planning Act 1990.

Nefyn Wastewater Treatment Works (WwTW) can accommodate the foul flows from the
proposed growth figure allocated for this catchment area.

Former Allotments, Nefyn
This site has planning permission as such we have no further comment to make
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CYNGOR SIR For office use only:

~ YNYS MON
ISLE OF ANGLESEY Representor No.
COUNTY COUNCIL

Date received:

Date acknowledged:

Anglesey and Gwynedd Deposit loint Local Development Plan 2011-2026
Representation Form

Data Protection

How your representation and the information that you give us will be used. All information submitted
will be seen in full by the Joint Planning Policy Unit staff dealing with the Joint Local Development Plan
{Joint LDP). Your name and comments as set out in your representation form will be published
together with the Councils’ response. This helps to show that the consultation was carried out
properly. Please note that this form may also be made available to any Public Examination on the Joint
LDP,

We would prefer that you submit your representations directly online. Aiternatively, an electronic
version of this form can be completed online at www.gwynedd.gov.uk/ldp or
www.anglesey.gov.uk/ldp Separate forms should be completed for each comment that you wish to
make,

Additional representation forms can be obtained from the Joint Planning Policy Unit on 01286 685003
or may be downlocaded from the Council’s web site at: www.gwynedd.gov.uk/ldp or
www.anglesey.gov.uk/ldp or you may photocopy this form. When making comments please use
additional sheets as required clearly numbering each consecutive sheet.

PART 1: Contact details

Yourtetails/ Your client’s Agent’s details {if relevant)
details

(z -
Name ME TAN TREVCR . MR BERWYN owend

Address OEN DEVEN PORT LT

Pastcode

Telephone Number

Email address




~PART 2: Your Comments and Suggested Changes. (Please use one Part Z section for each comment that you

wish to make)

2a. Which part of the Deposit Plan are you commenting on?

Policy number (please specify) TAx 1 5
Paragraph number {please specify)
Proposals/ Inset Map (please specify ref no.} 14

Constraints Map -

Appendices (please specify) -

2b. Are you objecting or supporting the Deposit Plan?

Objecting W v Supporting :

2c. Please provide details of your representation on the Deposit Plan.

PROPOSED ALTEENATVE Smr€ T LANRUG BN FYCe o (prE Tog
T Coulpon OF SPTE WITHIN 0L P BT Qo 04y
CEE  ATTACHED Srave m BT Fult GREATER DeThze,

Plegse use additional sheet if necessary.
Plegse state how many additional sheets have been used..........




2ch. If your response to 2c above exceeds 100 words, please provide a summary {(no more than 100
words).

2d. Please detail the changes you wish to see made to the Deposit Plan.

TN Ceulpon oF LavD OPPO {ITE Forme . HAFoD GARAGE, (LA RUG AL

A HOWIEN G ALL OLATEON - & TNCLUSLGN wWRTHEA DECECS AMENVT Rounary

DCLETTUN oF How fpv & Alcola™Foenr TLe |

2dd. Is the Deposit Plan sound?
Yes |~ | No =4

2e. If you think that the Deposit Plan is unscund which test of soundness do you think that it fails?
(Please tick below). More details are provided ot the back of this form.

Procedural Consistency \ Coherence & Effectiveness

PL [T (P2 |T |c1 |7 || |e3 | |ca|T |ceE | |ceE |W ce [T [ceE|
1 2 3 4




Part 2: What Happens Next?

At this stage of the Soint LDP process, you can only make comments in writing {these are called ‘written
representations’). However, the Inspector may call on those who want to change the Plan to appear and
speak to the Inspector at a ‘hearing session’ during the Public Examination. You should bear in mind that
your written comments on this form will be given the same weight by the Inspector as those made verbally
at a hearing session.

3a. Do you want your comments to be considered by ‘written representations’ or do you want to speak
at a hearing session of the Public Examination? {Please tick one of the following)

| do not want to speak at a hearing session and am v
happy for my written comments to be considered by
the inspector.

| want to speak at a hearing session. I~

3b. If you wish to speak, please confirm which part of your representation you wish to speak to the
Inspector about and why you consider it to be necessary to speak at the Hearing.

3c. Would you like to be informed about the fo!loWing {Please tick the relevant boxes)

Submission of documents and evidence to the examination jvd
Publish Inspector’s report v d
Plan’s adoption v

If additional documents have been provided to support your representations, please list below:

THANK YOU FOR YOUR COMMENTS ON THE DEPOSIT PLAN
Please do not forget to enclose any relevant documentation (e.qg. o Sustainability Appraisal} with this form.

Completed representation forms should be returned to the Joint Planning Policy Unit at:
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Owen Devenport Ltd.

REPRESENTATIONS ON ANGLESEY AND GWYNEDD JOINT LOCAL DEVELOPMENT
PLAN - DEPOSIT PLAN (2015} & SUSTAINABILITY APPRAISAL

LAND OPPOSITE FORMER HAFOD GARAGE, LLANRUG: PROPOSED HOUSING
ALLOCATION & INCLUSION WITHIN DEVELOPMENT BOUNDARY OF LLANRUG

SUMMARY
Proposed site is a sustainable development proposal.

The suggested site is an appropriate addition to the settlement, and would
perform better against the LDP’s criteria than site T46,

1.0  INTRODUCTION

1.1 The purpose of this statement is to examine the Land opposite the Former
Hafod Garage, Llanrug, to demonstrate that the site is in fact entirely
suitable for inclusion within the development boundary of Llanrug, and
should alse be included as an allocated housing development site within the
Anglesey and Gwynedd Joint (Deposit) Local Development Plan (AGJLDP).

1.2  The site was not examined at candidate sites stage and as such has not been
subject to an assessment by the Authority as to its suitability for inclusion
within the plan as an allocation, or to a Sustainability Appraisal as part of
that process.

1.3 As such this report will provide an assessment of the general merits of this
site and a caomparison against other sites put forward for allocation within
the plan in order to demonstrate the merits of this site. It will also provide
a Sustainability Appraisal of this site against the criteria set out within Topic
Paper 1 and Topic Paper 1A, and an assessment of the site against the
AGJLDP’s Vision, Objectives and Preferred Strategy.
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SITE ASSESSMENT

This section examines and assesses the merits of the site, demonstrating
that the site is in fact worthy of inclusion within the development boundary
of Llanrug, and as a housing altocation within the AGJLDP,

A full Sustainability Appraisal against the criteria set within the relevant
documents accompanying the LDP is provided in the following section.

SITE MERITS

The site is roughly triangular in shape and is a level site with a good road
frontage. The site is vacant previousty developed/Brownfield land as it is
covered with concrete hard standings and has previcusly been used as a
used car storage and display lot for over 30 years. As such its use to
accommodate development reflects National and Local Policy objectives for
the use of such sites in preference to greenfield locations.

It is bounded on both sites by existing development, with further
development lying to the East and effectively enclosing and separating the
site from the open countryside beyond (as shown by the location plan of the
site provided with these submissions).

As such the site is entirely acceptable for inclusion within the development
boundary of Llanrug, as it is distinct in character from the countryside to
the East, and it would not extend the developed area of the settlement to
an unacceptable degree. indeed the adjoining development results in the
site being physically and visually separate from the cpen countryside to the
East, and as such it would appear as a logical form of infilling amongst
development forming part of the setilement.

Notwithstanding this, the site is also suited to inclusion within the plan as a
housing allocation as its development would provide a madest number of
dwetlings (with 6-10 units put forward as an appropriate allocation size for
the site) and would be entirely acceptable in its context.

The appeal site lies in the centre of the village, and its location is within
300 metres of the village school and some 500-600 metres from the village
shops, and within easy reach of regular bus services to Caernarfon and
Bangor and other local settlements. As such the site has the potential to
encourage the adoption of non-car modes of transport.

A reasonable range of shops and services are available to the site: with a
good range available within Llanrug; and easy access to the broader range
of shops and services available in Caernarfon and Bangor, via public
transport or via bicycle in the former case.

In addition the site is also within easy reach of main employment sites in
Bangor and Caernarfon.

As such the site is ideally located in relation to: existing built development;
nearby settlements; and transport links, and should therefore be included
as a housing allocation within the AGJLDP.

The site could also be developed without compromising the amenities
enjoyed by the occupiers of adjacent dwellings, as sufficient separation
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distances could be achieved to prevent any overlooking or other harm to
amenities.

The site, if allocated, would assist in meeting an identified need for market
and affordable housing within the area, which would aid in ensuring the
future economic and social sustainabitity of the village.

The site could easily be provided with an acceptable access onto the
highway, as a good standard of visibility is available onto the A4086 which
runs directly across the front of the site. The highway is also of entirely
sufficient capacity to accommodate the small number of additional vehicle
movements generated by the proposal.

In conclusion, the site would form an appropriate and logical addition to the
settlement, which would be suited to its context and setting and would
utilise a previous developed site. The site is accessible via non-car modes of
transport, and is situated within easy reach of the goods, services and
employers available within Llanrug and the areas’ other main settlements.
lts development would not harm any acknowledged interests, and it
complies with the requirements for inclusion as a housing allocation within
the plan. As such it should be ailocated in order to meet the housing needs
of Llanrug and the County as a whole.

COMPARISON AGAINST ALLOCATION T46

It is submitted that the site subject of this representation should be
allocated in favour of the site included as allocation T46 (Land adjacent Tan
Tan Rhyhallt - 5P931), as this site performs better on a number of criteria
than T46.

Site T46 appears to have been considered for allocation on the basis that it
has permission for the development of 6 dwellings (under outline permission
C09A/0361/23/AM and reserved matters approval C13/0732/23/MG issued
on the 03/09/2013). This permission was granted as the site as the site
forms part of a larger allocation for 12 dwellings in the Unitary
Development Plan. An application for erection of 2 dwellings (rather than
the allocated 6) of the southern half of the site is currently under
consideration (C13/0710/23/LL).

The slow take up of the site after its allocation within the UDP is suggestive
of a lack of interest in the development of the site, as is the fact that the
nurmbers of dwellings brought forward in applications do not reflect the
levels allocated on the site (8 rather than the 12 units set within the UDP).

In any event it is considered that it is necessary to assess the allocated site
against this suggested alternative site, as the alternative site benefits from
several features that mean that it more closely reflects the AGJLDP
strategy.

A key consideration in the comparison of the two sites is that site T46 is a
Greenfield site, which also has the potential for impacts upon mature trees,
hedgerows, and other habitat that would form part of the network of green
corridors in the area.

The land opposite the Former Hafed Garage is on the other hand a
brownfield site and therefore there is a higher preference for its use over

Representations on AGJILDP: Land opp. Former Hafod Garage, Llanrug



2.21

2.22

2.23

2.24

2,25

Owen Devenport Ltd.

greenfield sites. As such it would comply with National Policy as set out in
Para. 4.7, section 4.9, and Chapter 9 (in particular para’s 9.1.1, 9.2.6,
9.2.8-10) of Planning Policy Wales which prioritise the development of
previously developed land over greenfield sites, and the plans preferred
strategy which also sets a preference for the use of brownfield sites for
housing development. It would also be more sustainable when measured
against Candidate Site Assessment Criteria 2, 6, 9 and Sustainability
Appraisal Criteria 9.

It also has limited biodiversity value. it also has the potential for smaller
impacts upen green corridors in the area due to its location on the edge of
the centre of the village.

As such it would comply with the requirements of Chapter 5 of PPW, and
Strategic Objective SO16, and with the preferences within the preferred
strategy to protect the natural & built environment and green networks &
habitats. It would also be more sustainable when measured against
Candidate Site Assessment Criteria 4 and Sustainability Appraisal Criteria 1.

Site T46 is also set on the edge of the village and in a more open location,
and would appear as an addition at the end of existing development. In
comparison the proposed alternative site is set within the built form of the
village and would adjoin existing development on its eastern and
northern/north western sides, and on-going new build development to the
south. As a result it is contained and separated from the countryside to the
east and would appear as an addition within the existing built form of the
settlement. it would therefore have a lower visual and landscape impact
than site T46. As such it would comply with Chapter 5 of PPW and the
requirements of Strategic Objective S016, and preferences within the
preferred strategy to protect the natural and built environment. It would
also be more sustainable when measured against Candidate Site Assessment
Criteria 18 and Sustainability Appraisal Criteria 5 and 8.

The proposed alternative site is also set close to the centre of the village
and to key services that it provides (such as the primary and secondary
schools, post office and vitlage shop, playgrounds/recreation areas). As such
it would be more accessible on foot and by bicycle and therefore would be
better placed to foster the use of these non-car modes of transport by
residents than site T46. As such it would comply with para. 4.7.4 and
Chapter 8 (in particular para. 8.1.4) of PPW and the requirements of
Strategic Objective SO5, and preferences within the preferred strategy to
promote sustainable development & accessibility and to integrate
development with existing community infrastructure. It would also be more
sustainable when measured against Candidate Site Assessment Criteria 15
and Sustainability Appraisal Criteria 2.

It is also noted that the assessment of site T46 in Topic Paper 1A (SP931)
states that Dwr Cymru highlighted that the site is set approximately 40
metres from the sewer, and that as such an off-site connection would be
required. This could present barrier to the development of the site as it
would require that this issue is resolved. In contrast a mains sewer
connection is available to the proposed site within the highway, and as a
result it would not suffer from the potential barrier to development that is
present at site T46. As such it would score more highly against criteria 7 of
the Candidate Site Assessment methodology.

Representations on AGILDP: Land opp. Former Hafod Garage, Llanrug
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2.26 As such it is clear that the proposed alternative site would be better suited
te allocation than site T46 as it performs better on a number of key criteria
than that site. It allocation would therefore result in the AGJLDP being
more sound than if site T46 was allocated.

2.27 It is noted that site T46 does have an extant permission, and that this might
be considered a reascn for allocation of the site in order to reflect that
permission. However, this is set to expire on the 03/09/2015 (based on the
approval of reserved matters on the 03/09/2013) which would be before the
LDP could be adopted, and it is submitted that bearing in mind the
advantages of the proposed alternative site over site T46 there is no reason
why site T46 should be allocated in the AGJLDP.

Representations on AGILDP: Land opp. Former Hafod Garage, Llanrug
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SUSTAINABILITY APPRAISAL

The following section assesses the proposed alternative site against the
plan’s strategy, the Candidate Site Assessment Methodology, and the
Sustainability Appraisal requirements set out within the Deposit Plan and its
accompanying documents.

COMPATABILITY WITH PLAN STRATEGY

The following section assesses the proposal against a summary of the
AGJLDP vision, objectives, and preferred strategy:-

Vision

Strengthen communities in Gwynedd and Anglesey - The site would
contribute to this strategy by providing dwellings that would assist in
meeting an identified need for housing in the locality.

By 2026, Anglesey and Gwynedd will be recognized for their vibrant and
lively communities that celebrate their unique culture, heritage and
environment and for being places where people choose to live, work and
visit - The site would make a positive contribution to this objective as it
would be an appropriate addition to the settlement that would assist in
promoting a lively community and would retain the area’s unigue culture,
heritage and environment, and would assist in providing an area in which
people will choose to live.

That the JLDP plan area will be one:-

Which adapts and responds positively to the challenges of climate
change - Any dwellings delivered on the site would be designed to respond
to climate change, and would not be at risk from climate change effects.

Where the Welsh language is an integral part of communities - The
provision of dwellings within the village would assist in meeting the needs
of local people for housing, and thus will help to cement the role of the
Welsh Language as an integral part of the community.

Which boasts an appropriately skilled workforce - Any housing allocation
will have a neutral to small beneficial impact upon this criterion as it will
provide housing that will help to accommodate the local workforce.

Where its residents and businesses are able to grasp new
transformational economic opportunities in order to thrive and prosper
- Any housing allocation will have a neutral impact upon this criterion as it
will involve housing only.

Which promotes economic activity amongst young people - Any housing
allocation will have a neutral impact upon this criterion as it will involve
housing only.

Which has a varied, well connected, sustainable and broad economic
base that makes the best use of local strengths and opportunities, and
where the benefits deriving from the varied economic base are kept
local - Any housing allocation will have a neutral impact upon this criterion
as it will involve housing only.
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Which is recognized as a leading location for a variety of renewable
and low carbon energy sectors and knowledge based industries, which
will have contributed to transforming the local economy - Any housing
allocation will have a neutral impact upon this criterion as it will involve
housing only, however there is the potential for use of renewable/low
carbon energy sources in any housing built on the site.

Where the housing needs of local communities in the area are better
addressed in terms of supply, type, quality, energy efficiency, location
and affordability - The provision of dwellings within the village would
assist in meeting the needs of local people for housing, any dwellings would
be energy efficient, its location close to the centre of the village would
mean that it is well located, and any development would comply with
Authority’s affordable housing policies.

That is home to vibrant networks of inclusive communities where
residents enjoy good health and well-being - Any housing allocation will
have a neutral to small beneficial impact upon this criterion as it will
provided housing that will help to accommodate the existing community and
contribute to its vibrancy.

Where the unique character of its built and cultural heritage, its
countryside and landscape, and its environment is valued, protected
and enhanced - The site is well placed to preserve the countryside and
landscape as it is screened and contained from them and would be seen as
being within the existing built form of the settlement., Similarly its
brownfield status would ensure that it would have no or a very limited
impact upon the environment (with only a [imited amount of vegetation on
the site), and any development could provide opportunities for
enhancement of the value of the site. Any scheme would also respect the
built and cultural character of the locality.

A place where the transport infrastructure, particularly Holyhead port
and the A487 and A5025 have been developed in order to support and
grow businesses locally - Any allocation or development on the site would
have no impact upon the future development of local transport
infrastructure.

The rural areas around the Sub-regional Centre and the Urban Service
Centres will be a network of flourishing, sustainable communities. The
Local Service Centres will have good links with the Urban Service
Centres or the Sub-regional Centre. They will provide a range of local
services and facilities for the rural communities around them. They will
have received an appropriate level of additional housing units and
employment opportunities to assist in maintaining community services
and facilities. - The allocation of this site would accord with this objective
for Llanrug as a local service centre, as it would provide an appropriate site
that would contribute to meeting the additional housing needs identified for
the settlement, and would therefore assist in maintaining the role and
functions of the settlement.

Strategic Objectives

SO1 Safeguard and strengthen the Welsh language and culture and
promote its use as an essential part of community life - The provision of
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dwellings within the village would assist in meeting the needs of local
peopte for housing, and thus will help to cement the role of the Welsh
Language as an integral part of the community.

502 Ensure that the appropriate physical or community infrastructure
is in place e.g. water supply, health facilities, schools, community
facilities or that it can be provided (e.g. by means of developer
contributions) to cope with every kind of development - If allocated the
site would not impact upon existing or potential future provision of
community infrastructure within the community;

$03 improve and maintain safe, efficient, high quality, modern and
integrated transport networks to employment, services and education/
training facilities particularly by foot, bicycle and public transport,
thus reducing where possible the number of journeys in private cars -
Similarly there would be no harmful impact upon the existing transport
network in the area, and the site would be accessible via range of modes of
transport and would be well placed to foster use of non-car modes. Indeed
it would be an improvement from site T46 in this respect;

504 Maximise the opportunities of Holyhead as a major international
gateway and the A55, E22 Trans European network route and the
A5025, A487, A470 as key transportation corridors - This objective is not
relevant to this site due to its location;

SO5 Ensuring that development in the Plan area supports the principles
of sustainable development and creates sustainable communities whilst
respecting the varied role and character of the centres, villages and
countryside - The allocation of this brownfield site close to the centre of
the village and local facilities would accord with sustainable development
principles, and would accord with the role and character of the settlement;

506 Minimize, adapt and mitigate the impacts of climate change
(specific criterig excluded for the sake of brevity) - This site is well
suited to meeting this objective {and its criterion as:- it is not at risk of
flooding; any development would be designed to reduce resource usage;
renewable and low carbon energy production could be accommodated in
any development; it is a previously developed site (in contrast to site T46);
there would be no impact upon the water environment, and any
development would include measures to reduce water usage);

SO7 Ensure that all new development meets high standards in terms of
quality of design, energy efficiency, safety, security (persons and
property) and accessibility, relates well to existing development,
enhances public realm and develops locally distinctive quality places -
Any development on the site would be designed to accord with the criteria
set out in this objective, and the site is well related to existing
development and the use of the site would enhance the public realm by
making use of a brownfield site;

SO8 Ensure that settlements are sustainable, accessible and meet all
the needs of their communities in accordance with their role in the
settiement hierarchy - The settlement is sustainable and accessible, as is
the site, and the site is well placed to meet the identified need for housing
within Llanrug;
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S09 Ensure that a network of employment sites and premises of a
size and quality is safeguarded and allocated in sustainable locations
that best meet the needs of existing businesses and are able to support
the growing sectors of the local economy, attracting investment, and
retaining and increasing the number of indigenous jobs - Any housing
allocation will have a neutral impact upon this criterion as it will involve
housing only;

S010 Secure opportunities to improve the workforce's skills and
education - Any housing allocation will have a neutral impact upon this
criterion as it will involve housing only;

SO11 Diversify the Plan area's rural economy, building on
opportunities, offering local employment opportunities with good
quality jobs that are suitable for the local community and respects
environmental interests - Any housing allocation will have a neutral impact
upon this criterion as it will involve housing only;

SO12 Promote vital and vibrant town centres in Amiwch, Bangor,
Blaenau Ffestiniog, Holyhead, Caernarfon, Llangefni, Porthmadog and
Pwilheli, that have either maintained or rediscovered their purpose as
centres for work and services, and that are vibrant and attractive
places for residents and visitors - This objective is not relevant as the site
is not set within any of the listed settiements;

S013 Manage the area as an alternative and sustainable destination
for tourists by providing facilities of a high standard that meet modern
day needs and offer benefits throughout the year - Any housing
allocation will have a neutral impact upon this criterion as it will involve
housing only;

5014 To ensure that a sufficient and appropriate range of housing
sites are available in sustainable locations in accordance with the
settlement hierarchy - The site would make a positive contribution to this
objective as it would be a suitable housing site in a sustainable location,
and would contribute to meeting the identified need for housing within
Llanrug;

S015 To provide a mixture of good quality and affordable housing
units, of a range of types and tenures to meet the housing requirements
of all sections of the population - Any development of the site would
comply with Authority’s affordable housing policies and any requirements
for a mix of types and tenures,

$016 Protect, enhance and manage the natural and heritage assets of
the Plan area, including its natural resources, wildlife habitats, and its
landscape character and historic environment - The site is well placed to
preserve the countryside and landscape as it is screened and contained from
them and would be seen as being within the existing built form of the
settlement. Similarly its brownfield status and the limited amount of
vegetation within the site would ensure that it would have a limited impact
upon the environment, and any development could provide opportunities for
enhancement of the value of the site. Any scheme would also respect the
built and cultural character of the locality;
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S017 Encourage waste management based on the hierarchy of reduce,
re-use, recovery and safe disposal - Suitable space can be provided
within the site to accommodate recycling measures;

SO18 Meet the needs of minerals locally and regionally in a
sustainable manner - The site is not set within a mineral safeguarding
area, and as such it would not impact upen this objective.

Preferred strategy

The following section examines the relevant sections of the strategy set out
in section of the AGJLDP

Sustainable Communities

Match physical and social infrastructure to sustainable development
and economic growth needs - If allocated the site would not impact upon
existing or potential future provision of cormmunity infrastructure within the
community;

Sustainable movement through consideration of land use and promotion
of active and sustainable travel - The site is well placed to encourage
active and sustainable travel, and indeed is better placed than allocation
T46 to do s0;

Safeguarding land for future infrastructure provision, including routes -
If allocated the site would not prevent future infrastructure provision.

Economic Growth and Regeneration

Criteria listed under this heading are not relevant as a housing allocation is
sought. The site would not have a harmful impact upon the objectives set
out under this heading is allocated.

Quality Housing

An effective supply of land for housing - The site is suited to use for
housing and the owner has an active interest in its delivery within the plan
period;

Choice of housing type, size and tenure meets the requirements of a
range of different households within local communities, including the
provision of an appropriate level of affordable housing based on
defined local needs - Any development would comply with Authority’s
affordable housing policies and any requirements for a mix of types and
tenures;

Encourage, where appropriate, brownfield development and use of
existing buildings, including long term vacant housing is a pricrity - The
site is an entirely suitable brownfield site that is well suited to use for
housing;

Natural and Built Environment

Safeguarding habitats, species, landscapes, townscapes, archaeology,
historic buildings and monuments, allowing development that doesn’t
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adversely impact or preferably enhances these assets - The site is well
placed to preserve the countryside and landscape as it is screened any
contained from them and would be seen as being within the existing built
form of the settlement Similarly its brownfield status and the limited
amount of vegetation within the site would ensure that it would have a
limited impact upon the environment, and any development could provide
opportunities for enhancement of the value of the site. Any scheme would
also respect the built and cultural character of the locality;

Safeguarding mineral deposits - The site is not set within a mineral
safeguarding area, and as such it would not impact upan this objective;

Welsh Language and Culture

Promote prosperous and sustainable communities that support local
services including the provision of additional housing and related
development proportionate to local requirement - The use of the site for
housing would assist in meeting this objective;

Support an advanced, thriving and diverse {ocal economy - Any housing
allocation will have a neutral impact upon this criterion as it will involve
housing only;

Climate Change and Sustainable Devefopment

Ensure high resource efficiency and low/zero carbon energy generation
technologies are incorporated within development - Any development
would be designed to reduce resource usage and renewable & low carbon
energy production could be accommodated in any development;

Embrace sustainable quality design and construction in new
development - Any development would be designed to a sustainable quality
design and would be constructed to an appropriate standard;

Avoid, mitigate or adapt to the causes of climate change - The site is not
subject to risks from climate change, and any development would be
designed to respond to potential future impacts;

Creating Quality Places

Promote high quality new development - Any development on the site
would be designed to a high standard;

Protect and enhance important cultural, historic and landscape
features - The site is well placed to preserve the countryside and landscape
as it is screened any contained from them and would be seen as being
within the existing built form of the settlement. Any scheme would also
respect the built and cultural character of the locality;

Safeguard, promote and expand green networks and habitats - The
brownfield status of the site and the limited amount of vegetation on the
site, together with its location close to centre of the settiement, would
ensure that it would not impact upon green corridors or habitats (in
contrast to allocation T46). There would also be the potential to improve its
value through measures in any scheme on the site;
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Integrate new development into existing community infrastructure - The
site is well placed in relation to existing community infrastructure and so
would integrate well with it. Again the site is better placed in this respect
than allocation T46.

The site would also comply with the plans spatial strategy as it would be a
suitable addition to an identified local service centre, and would be of an
appropriate size to meet the need for housing identified and planned for
Lianrug by the JPPU in the Deposit Plan. It would also represent an efficient
and appropriate use of land that is well related to the built form of the
settlement, and indeed would be an improvement from site T46 in that
respect as it is a brownfield site that is contained by existing development
on all sides. As such it is submitted that site T46 should not be allocated for
housing development, as its existing permission is set to expire and this site
is a preferable location.

ASSESSMENT OF SITE BY JPPU

The site does not appear to have been assessed during consideration of
potential sites for allocation, and as such there is no existing assessment to
respond to.

CANDIDATE SITE ASSESSMENT METHODOLOGY - TOPIC PAPER 1 AND 1A

The following section sets out an assessment of the site against the criteria
provided within Topic Paper 1 - Candidate Site Assessment Update. The
reference to Topic Paper 1A - Assessing the Candidate Sites within the LPA’s
Alternative Sites Guidance is noted, however it does not set out any specific
criteria for assessment of sites, and as such there are no criteria within it
against which this site can be assessed.

initial filtering of candidate sites

Site details
Site Name - Land opposite Hafod Garage, Lianrug;
Proposed use - Housing;
Total area - Brownfield - 0.306ha Greenfield - Oha;

Planning History - COBA/0384/23/AM - build 8 affordable housing
units (exception site) - Decision Date: 04/09/2008 - Refused

COBA/0697/23/AM - outline application to erect 11 affordable
dwellings (exception site) - 06/03/2009 - Refused

Subsequent appeal - APP/Q6810/A/09/2110764 - 18/01/2010 -
Dismissed (sotely on grounds that information on housing need did
not support the scale/number of houses proposed)

C11/1118/23/AM - Erection of 6 affordable dwellings (exception
site) and new access - 19/03/2012 - Refused;

Compatibility with preferred strategy - see preceding section.

Representations on AGJLDP: Land opp. Former Hafod Garage, Llanrug
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Site location - The site is set immediately adjacent to the existing
development boundary of Llanrug (defined as a local service centre within
the plan and therefore a settlement where allocations can be made) and is
contained by development on all sides. As such it is well located in relation
to Llanrug and plan’s settlement strategy.

Site area - There appears to be some confusion within the Topic Paper as to
whether site areas must exceed 0.2 or 0.3 hectares, as Para. 3.2 states that
sites below a 0.2 hectare minimum size threshold will be discarded and with
Table 6 (Appendix 2) showing sites as being discarded as they fall below
0.2ha in size, but with the Candidate Site Officer Assessment form in
Appendix 3 setting a 0.3ha or more threshold. In any event the area of this
site is 0.306ha, and it is submitted would reflect the size of the allocation
that it is proposed it would replace in terms of its ability to accommodate
6-10 units (which would reflect the number put forward for site T46).

Flood Risk - The site is not set within a C2 {or indeed any) identified flood
risk area.

Constraints - The site does not fall within or adjacent to a SAC, SPA, 5SS,
NNR, or a Mineral and Coal safeguarded site. It is also separate from any
such site in the wider locality by existing development.

As such it is considered that the site passes the initial filtering criteria and
should therefore be assessed against the detailed site assessment criteria
set out in Candidate Sites Process and Methodology section of Topic Paper
1.

Representations on AGJLDP: Land opp. Former Hafod Garage, Llanrug
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3.63 The following table is taken from the relevant section of Topic Paper 1, and has been filled out as per the Assessment Guidance

Notes Appendix 4) :-

Issue

Details/Comments

Suitability of site

LT

Relevant SA QObjective

Environmental Capital

1 - Is there a risk of flooding? The site is not at risk of flooding but is within X 3, 11
the neural category as it is not set close to a
watercourse
2 - Would development of the site lead to a loss of | The site does not include agricultural land X 9
best and most versatile agricultural land {Grades 1,2 | {(indeed it is brownfield)
and 3a)?
3 - Is the site (or parts of the site} protected by | It is not within designation and it not close to X 1,5, 8
landscape, ecological, geological, historical or cultural | such an area.
designations?
4 - Would development of the site lead to the loss of | No loss of habitat or impacts upon a green X 1
an important habitat, priority species, trees and | corridor as the site does include features that
hedgerows or lead to fragmentation of green corridor? | would have such a value.
5 - Is the site within a groundwater or surface water | No X 11
protection area?
6 - Does the site constitute Brownfield land? Yes, it has previously been used as a vehicle | X 9
sale/display and parking area in connection
with the vehicle garage on land opposite. It
also has a hard surface reflecting that use.
7 - Does the site have any value as an open space or | No such vaiue X 2,8
recreational importance?
8 - Does the current/previous use of the site suggest | No, land was used for display/parking of X 2,9
that there is a potential risk of contaminated land? vehicles only and had a hard surface.
9 - Would development of the site present an | Yes as the site is currently showing signs of X 5 8
opportunity to remove an eyesore? degradation due to the period of non-use.
10 - LANDMAP Evaluation: Relevant categories checked based on 1,5, 8
¢ Visual and Sensory: LANDMAP search. These would reflect those for | X
e Geological: both allocated sites. X
s Landscape Habitats: X
+ Historical: X
e Cultural:
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Accessibility and Ease of Movement

11 - Is the site located within walking distance of a | 150/160m level and unobstructed access X 10
public transport terminal/ bus stop? (Please specify
distance and whether it is steep/obstructed route)
12 - How far is the site from an existing recreational | The nearest route is close encugh to be X 10
walking/cycling route? considered adjacent (as approximately 100m to
the nearest footpath via a level and
unobstructed pavement).
13 - Is the site accessible from a public highway and is | A main highway is set adjacent to the boundary | X 10
the nearby highway system (including junctions) of | of the site, and is of adequate/sufficient
sufficient quality to deal with potential development | quality/capacity to accommodate its
on the site? developrnent.
14 - Is the nearby highway system (including junctions} | A main highway is set adjacent to the boundary X 6,7, 10
of sufficient quality to deal with potential | of the site, and is of adequate/sufficient
development on the site? quality/capacity to accommodate its
development.
15 - Please state the distance to the nearest | The site performs as well at site T45 and better
community service/facility: than T46 for many of these criteria due to its
location close to the centre of the village.
Post Office X
Convenience Store X
Primary or Secondary School Under 400m to both primary and secondary | X
schools
Supermarket Approx. 5km to site in Caernarfon X
Surgery X
Pharmacy Approx. 5km to site in Caernarfon X
Dentist Approx. 5km to site in Caernarfon X
Play Area X
Other (please state)
17 - Please state the distance to the nearest utility
connection:
Electricity X
Water X
Gas All present in highway X
Sewerage X
Telecommunications X
Site Context and Character
17 - Do the topographical characteristics of the site | Level with no rock obstructions | X |

Representations on AGILDP: Land opp. ~ “rmer Hafod Garage, Llanrug i5

i5




Owen Devenport Ltd.

present an obstacle to development?

18 - Would development on the site have an adverse
impact upon important views/vistas?

No impact as it is set adjacent to the centre of
the village and is enclosed by surrounding
development.

19 - Would development of the site have a detrimental
impact on the character of the settlement?

No impact as it is set adjacent to the centre of
the village and its wuse for residential
development would reflect  surrounding
development.

20 - Would there be any adverse impact arising from
potentially conflicting land uses?

lts use for residential development would
reflect surrounding uses.

Relationship with Existing Settlements

21 - Is the site located within the built form of a
settlement or does it constitute a minor extension to a
setttement?

The site immediately adjoins the existing
identified development boundary of the
settlement within the UDP, and would
constitute infill between surrounding
development

Conclusion

272 - Additional Comments and Recommendations

The site complies with Detailed site assessment criteria and as such it suitable for allocation. It also
performs better than allocation T46 is several respects, therefore is more suitable for allocation.
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SUSTAINABILITY APPRAISAL METHODOLOGY

3.64 This section provides an assessment of the proposed Alternative Site against
the Sustainability Objectives provided in the Sustainability Appraisal for the
Deposit Plan (as set out in Table 2.6) - as required by the Alternative Sites
Guidance document provided by the LPAs.
SA Objective Assessment | Summary

1. Maintain and enhance biodiversity
interests and connectivity

(SEA Topics: biodiversity, fauna, ftora,
soil)

Development will not lead to the loss of an
important habitat, priority species, hedgerows, or
lead to fragmentation of green corridor. There are
some trees on the site but these are some
small/immature trees and bushes within the site
but these are likely to be limited value. There is
timited potential for enhancement through
additional planting within or around the site,

2. Promote community viability,
cohesion, health and well being

(SEA Topics: human health,
population)

3. Manage and reduce the impacts of
climate change by promoting and
supporting mitigation and adaptation
measures

(SEA Topics: climatic factors, air)

4, Conserve, promote and enhance the
Welsh language
(SEA Topic: cultural heritage)

5. Conserve, promote and enhance
cultural resources and historic heritage
assets

(SEA Topic: cultural heritage)

6. Support economic growth and
facilitate a vibrant, diversified
economy providing local employment
opportunities

{SEA Topic: Population)

7. Provide good quality housing,
including affordable housing that
meets local needs

{SEA Topic: population, human health)

8. Value, conserve and enhance the
plan area’s rural landscapes and urban
townscapes

Community Facilities/Services - The site is meets
the distance thresholds for the majority of
community services and facilities (see preceding
table)

Human Health - As per the assessment methodology
the site would have no harmful impacts and is likely
to have long-term positive impacts through the
provision of housing to meet the needs of the plan
area.

The impact on traffic is likely to be neutral to
minor negative, but it is likely that any minor
impacts can be addressed through suitable design &
mitigation. This reflects the stance taken on the
altocations put forward within the AGJLDP.

The site would have neutral effect as it would
contribute to meeting the housing needs of the
area. This reflects the stance taken within the
Sustainability Appraisal Report for the sites put
forward for allocation.

The site is considered to have neutral impact due
to its setting within the settlement and it
brownfield state. Any potential impacts would be
limited and minor, and could be addressed through
mitigation. This rating also reflects the stance
taken on the allocations put forward within the
AGJLDP.

The site is being put forward for residential
development and as such would have a neutral
impact.

The site is being put forward for residential
development and as such would have a strong
positive impact by assisting in resolving an
identified need for housing development.

The development of the site would have a positive
impact by redeveloping a vacant brownfield site
that is currently having minor negative impact upon
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(SEA Topics: landscape)

9. Use land and mineral assets
efficiently and promote mechanisms
for waste minimisation, re-use and
recycling

(SEA Topic: material assets, soil)

10. Promote and enhance good
transport links to support the
community and the economy

(SEA Topic: population, human health)

11. Safeguard water quality, manage
water resources sustainability and
minimise flood risk

[ the streetscape.

The site is entirely brownfield land and therefore
would have a major positive effect against this
objective (as indicated by the criteria set within
the Sustainability appraisal report).

(It should be noted that this contrasts to the
greenfield status of site T46)

The site meets the majority of thresholds for
distance to sustainable modes of transport, and is
of a distance from main service centres and areas
of employment that development is likely to reduce
the need to travel.

The site is not within a flood risk area and not
within a groundwater or surface water protection
area.

{SEA Topic: water, biodiversity)

3.65

3.66

3.67

3.68

Overall it is clear that the site meets the requirements to be considered
sustainable when assessed against the Sustainability Appraisal, and performs
better than site T46 that is currently proposed for allocation in Llanrug (and
as well as site T45),

OTHER ASSESSMENTS
Welsh fanguage impact Assessment

It is considered that the site would not have harmful impact upon the Welsh
Language, and indeed is likely to have positive impacts by providing housing
that would assist in meeting local needs. It should also be noted that the
site has been put forward as alternative site to replace allocation T46
within the Deposit Plan, and as such (if accepted) would have the same
(acceptable) impact as the current allocation.

Habitat Regulations Appraisal

It is noted from the Alternative Sites Guidance provided by the Joint
Planning Policy Unit that it is for the Authority to provide a HRA of
alternative sites. It is considered that sufficient information is provided
within this document to allow such an assessment. It is also submitted that
if allocated the site would not have a harmful impact due to its brownfield
status, limited vegetation coverage, and location away from identified sites
of nature conservation importance.

Overall the proposal complies with the various objectives and criteria set
within the plan, and as such is an entirely suitable site for inclusion within
the plan as a housing allocation.

Representations on AGILDP: Land opp. Former Hafod Garage, Llanrug
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CONCLUSIONS

To conclude, the site should be included within the development boundary
of the settlement, and would form an entirely acceptable housing allocation
within the area, which would be: accessible; form a logical component of
the village and complement the existing built form of the settlement; would
not harm any interests of acknowledged importance; and which is fully
supported by ail relevant policy.

The site also performs well against the various criteria set out for
Sustainability Appraisal of sites within the plan, and against the Candidate
Site Assessment Criteria and the Plan’s Vision, Objectives and Preferred
Strategy.

As such, it is entirely suited to allocation within the plan, as it would
provide an appropriate site for a small-scale housing development (approx.
6 units). The site does not suffer from any physical or environmental
constraints, and any potential minor impacts upon the immediate locality
can be addressed through a suitably designed scheme (as is the case for any
allocated site).

It would also be a considerable improvement from the proposed allocation
of T46 within the Deposit LDP as it is a brownfield site that is set in a more
accessible position, which would have a lower impact upon habitats and
biodiversity, and would is set contained and separated from the countryside
and would therefore have a lower visual and landscape impact.,

As such the site complies with the aim of improving the sustainability of
development, and the area as a whole, and as such its allocation would
respect and achieve high standards of sustainability, and would result in the
plan being more sound than the current deposit version.

May 2015

Owen Devenport Ltd.
Chartered Town Planners & Chartered Surveyors
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Owen Devenport Ltd.

REPRESENTATIONS ON ANGLESEY AND GWYNEDD JOINT LOCAL DEVELOPMENT
PLAN - DEPOSIT PLAN (2015) & SUSTAINABILITY APPRAISAL

LAND OPPOSITE FORMER HAFOD GARAGE, LLANRUG: PROPOSED HOUSING
ALLOCATION & INCLUSION WITHIN DEVELOPMENT BOUNDARY OF LLANRUG

SUMMARY

Proposed site is a sustainable development proposal.
The suggested site is an appropriate addition to the settlement, and would
perform better against the LDP’s criteria than site T46.

1.0  INTRODUCTION

1.1 The purpose of this statement, is to examine the Land opposite the Former
Hafod Garage, Llanrug, to demonstrate that the site is in fact entirely
suitable for inclusion within the development boundary of Llanrug, and
should also be included as an allocated housing development site within the
Anglesey and Gwynedd Joint (Deposit) Local Development Plan (AGJLDP).

1.2 The site was not examined at candidate sites stage and as such has not been
subject to an assessment by the Authority as to its suitability for inclusion
within the ptan as an allocation, or to a Sustainability Appraisal as part of
that process.

1.3 As such this report will provide an assessment of the general merits of this
site and a comparison against other sites put forward for allocation within
the ptan in order to demonstrate the merits of this site. It will also provide
a Sustainability Appraisal of this site against the criteria set out within Topic
Paper 1 and Topic Paper 1A, and an assessment of the site against the
AGJLDP’s Vision, Objectives and Preferred Strategy.
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SITE ASSESSMENT

This section examines and assesses the merits of the site, demonstrating
that the site is in fact worthy of inclusion within the development boundary
of Llanrug, and as a housing allocation within the AGJLDP.

A full Sustainability Appraisal against the criteria set within the relevant
documents accompanying the LDP is provided in the following section.

SITE MERITS

The site is roughly triangular in shape and is a level site with a good road
frontage. The site is vacant previously developed/Brownfield land as it is
covered with concrete hard standings and has previously been used as a
used car storage and display lot for over 30 years. As such its use to
accommodate development reflects National and Local Policy objectives for
the use of such sites in preference to greenfield locations.

It is bounded on both sites by existing development, with further
development lying to the East and effectivety enclosing and separating the
site from the open countryside beyond (as shown by the location plan of the
site provided with these submissions).

As such the site is entirely acceptabte for inclusien within the development
boundary of Llanrug, as it is distinct in character from the countryside to
the East, and it would not extend the developed area of the settlement to
an unacceptable degree. Indeed the adjoining development results in the
site being physically and visually separate from the open countryside to the
East, and as such it would appear as a logical form of infilling amongst
development forming part of the settlement.

Notwithstanding this, the site is also suited to inclusion within the plan as a
housing allocation as its development would provide a modest number of
dwellings {with 6-10 units put forward as an appropriate allocation size for
the site) and would be entirely acceptable in its context.

The appeal site lies in the centre of the village, and its location is within
300 metres of the village school and some 500-600 metres from the village
shops, and within easy reach of regular bus services to Caernarfon and
Bangor and other local settlements. As such the site has the potential to
encourage the adoption of non-car modes of transport.

A reascnable range of shops and services are available to the site: with a
good range available within Llanrug; and easy access to the broader range
of shops and services available in Caernarfon and Bangor, via public
transport or via bicycle in the former case.

In addition the site is also within easy reach of main employment sites in
Bangor and Caernarfon.

As such the site is ideally located in relation to: existing built development;
nearby settlements; and transport links, and should therefore be included
as a housing allocation within the AGJLDP,

The site could also be developed without compromising the amenities
enjoyed by the occupiers of adjacent dwellings, as sufficient separation
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distances could be achieved to prevent any overlooking or other harm to
amenities.

2.12 The site, if allocated, would assist in meeting an identified need for market
and affordable housing within the area, which would aid in ensuring the
future economic and social sustainability of the village.

2,13 The site could easily be provided with an acceptable access onto the
highway, as a good standard of visibility is available onto the A4086 which
runs directly across the front of the site. The highway is also of entirely
sufficient capacity to accommodate the small number of additional vehicle
movemnents generated by the proposal.

2.14 In conclusion, the site would form an appropriate and logical addition to the
settlement, which would be suited to its context and setting and would
utilise a previous developed site, The site is accessible via non-car modes of
transport, and is situated within easy reach of the goods, services and
employers available within Llanrug and the areas’ other main settlements.
Its development would not harm any acknowledged interests, and it
complies with the reguirements for inclusion as a housing allocation within
the plan. As such it should be allocated in order to meet the housing needs
of Llanrug and the County as a whole.

COMPARISON AGAINST ALLOCATION T46

2.15 It is submitted that the site subject of this representation should be
allocated in favour of the site included as allocation T46 (Land adjacent Tan
Tan Rhyhallt - SP931), as this site performs better on a number of criteria
than T46.

2.16 Site T46 appears to have been considered for allocation on the basis that it
has permission for the development of 6 dwellings (under outline permission
CO%A/0361/23/AM and reserved matters approval C13/0732/23/MG issued
on the 03/09/2013). This permission was granted as the site as the site
forms part of a larger allocation for 12 dwellings in the Unitary
Development Plan. An application for erection of 2 dwellings (rather than
the allocated 6) of the southern half of the site is currently under
consideration (C13/0710/23/LL).

2.17 The slow take up of the site after its allocation within the UDP is suggestive
of a lack of interest in the development of the site, as is the fact that the
numbers of dwellings brought forward in applications do not reflect the
levels allocated on the site {8 rather than the 12 units set within the UDP).

2,18 In any event it is considered that it is necessary to assess the allocated site
against this suggested alternative site, as the alternative site benefits from
several features that mean that it more closely reflects the AGJLDP

strategy.

2.19 A key consideration in the comparison of the two sites is that site T46 is a
Greenfield site, which also has the potential for impacts upon mature trees,
hedgerows, and other habitat that would form part of the network of green
corridors in the area.

2.20 The land opposite the Former Hafod Garage is on the other hand a
brownfield site and therefore there is a higher preference for its use over
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greenfield sites. As such it would comply with National Policy as set out in
Para. 4.7, section 4.9, and Chapter 9 (in particular para’s 9.1.1, 9.2.6,
9.2.8-10) of Planning Policy Wales which prioritise the development of
previously developed land over greenfield sites, and the plans preferred
strategy which also sets a preference for the use of brownfield sites for
housing development. it would also be more sustainable when measured
against Candidate Site Assessment Criteria 2, 6, 9 and Sustainability
Appraisal Criteria 9.

2.21 It also has limited bicdiversity value. It also has the potential for smaller
impacts upen green corridors in the area due to its location on the edge of
the centre of the village.

2,22  As such it would comply with the requirements of Chapter 5 of PPW, and
Strategic Objective S016, and with the preferences within the preferred
strategy to protect the natural & built environment and green networks &
habitats. It would also be more sustainable when measured against
Candidate Site Assessment Criteria 4 and Sustainability Appraisal Criteria 1.

2.23 Site T46 is also set on the edge of the village and in a more open location,
and would appear as an addition at the end of existing development. In
comparison the proposed alternative site is set within the built form of the
village and would adjoin existing development on its eastern and
northern/north western sides, and on-going new build development to the
south. As a result it is contained and separated from the countryside to the
east and would appear as an addition within the existing built form of the
settlement. It would therefore have a lower visual and landscape impact
than site T46. As such it would compty with Chapter 5 of PPW and the
requirements of Strategic Objective 5016, and preferences within the
preferred strategy to protect the natural and built environment. It would
also be more sustainable when measured against Candidate Site Assessment
Criteria 18 and Sustainability Appraisal Criteria 5 and 8.

2.24 The proposed alternative site is also set close to the centre of the village
and to key services that it provides (such as the primary and secondary
schools, post office and village shop, playgrounds/recreation areas). As such
it would be more accessible an foot and by bicycle and therefore would be
better placed to foster the use of these non-car modes of transport by
residents than site T46. As such it would comply with para. 4.7.4 and
Chapter 8 (in particular para. 8.1.4) of PPW and the requirements of
Strategic Objective S05, and preferences within the preferred strategy to
promote sustainable development & accessibility and to integrate
development with existing community infrastructure. It would also be more
sustainable when measured against Candidate Site Assessment Criteria 15
and Sustainability Appraisal Criteria 2.

2.25 It is also noted that the assessment of site T46 in Topic Paper 1A (5P931)
states that Dwr Cymru highlighted that the site is set approximately 40
metres from the sewer, and that as such an off-site connection would be
required. This could present barrier to the development of the site as it
would require that this issue is resolved. In contrast a mains sewer
connection is available to the proposed site within the highway, and as a
result it would not suffer from the potential barrier to development that is
present at site T46. As such it would score more highly against criteria 7 of
the Candidate Site Assessment methodology.
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2.26 As such it is clear that the proposed alternative site would be better suited
to allocation than site T46 as it performs better on a number of key criteria
than that site. It allocation would therefore result in the AGJLDP being
more sound than if site T46 was allocated.

2.27 It is noted that site T46 does have an extant permission, and that this might
be considered a reason for allocation of the site in order to reflect that
permission. However, this is set to expire on the 03/09/2015 (based on the
approval of reserved matters on the 03/09/2013) which would be before the
LDP could be adopted, and it is submitted that bearing in mind the
advantages of the proposed alternative site over site T46 there is no reason
why site T46 should be allocated in the AGJLDP.
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SUSTAINABILITY APPRAISAL

The following section assesses the proposed alternative site against the
plan's strategy, the Candidate Site Assessment Methodology, and the
Sustainability Appraisal requirements set out within the Deposit Plan and its
accompanying documents.

COMPATABILITY WITH PLAN STRATEGY

The following section assesses the proposal against a summary of the
AGJLDP vision, objectives, and preferred strategy:-

Vision

Strengthen communities in Gwynedd and Anglesey - The site would
contribute to this strategy by providing dwellings that would assist in
meeting an identified need for housing in the locality.

By 2026, Anglesey and Gwynedd will be recognized for their vibrant and
lively communities that celebrate their unique culture, heritage and
environment and for being places where people choose to live, work and
visit - The site would make a positive contribution to this objective as it
would be an appropriate addition to the settlement that would assist in
promoting a lively community and would retain the area’s unique culture,
heritage and environment, and would assist in providing an area in which
people will choose to live,

That the JLDP plan area will be one:-

Which adapts and responds positively to the challenges of climate
change - Any dwellings delivered on the site would be designed to respond
to climate change, and would not be at risk from climate change effects.

Where the Welsh language is an integral part of communities - The
provision of dwellings within the village would assist in meeting the needs
of [ocal people for housing, and thus will help to cement the role of the
Welsh Language as an integral part of the community.

Which boasts an appropriately skilled workforce - Any housing allocation
will have a neutral to small beneficial impact upon this criterion as it will
provide housing that will help to accommodate the lacal workforce.

Where its residents and businesses are able to grasp new
transformational economic opportunities in order to thrive and prosper
- Any housing allocation witl have a neutral impact upon this criterion as it
will involve housing only.

Which promotes economic activity amongst young people - Any housing
allocation will have a neuvtral impact upon this criterion as it will involve
housing only.

Which has a varied, well connected, sustainable and broad economic
base that makes the best use of local strengths and opportunities, and
where the benefits deriving from the varied economic base are kept
local - Any housing allocation will have a neutral impact upon this criterion
as it will involve housing only,
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Which is recognized as a leading location for a variety of renewable
and low carbon energy sectors and knowledge based industries, which
will have contributed to transforming the local economy - Any housing
allocation will have a neutral impact upon this criterion as it will involve
housing only, however there is the potential for use of renewable/low
carbon energy sources in any housing built on the site.

Where the housing needs of local communities in the area are better
addressed in terms of supply, type, quality, energy efficiency, location
and affordability - The provision of dwellings within the village would
assist in meeting the needs of local people for housing, any dwellings would
be energy efficient, its location close to the centre of the viltage would
mean that it is well located, and any development would comply with
Authority’s affordable housing policies.

That is home to vibrant networks of inclusive communities where
residents enjoy good health and well-being - Any housing allocation will
have a neutral to small beneficial impact upon this criterion as it will
provided housing that will help to accommodate the existing community and
contribute to its vibrancy.

Where the unique character of its built and cultural heritage, its
countryside and landscape, and its environment is valued, protected
and enhanced - The site is well placed to preserve the countryside and
landscape as it is screened and contained from them and would be seen as
being within the existing built form of the settlement. Similarly its
brownfield status would ensure that it would have no or a very limited
impact upon the environment {with only a limited amount of vegetation on
the site), and any development could provide opportunities for
enhancement of the value of the site. Any scheme would also respect the
built and cultural character of the locality.

A place where the transport infrastructure, particularly Holyhead port
and the A487 and A5025 have been developed in order to support and
grow businesses locally - Any allocation or development on the site would
have no impact upon the future development of local transport

infrastructure.

The rural areas around the Sub-regional Centre and the Urban Service
Centres will be a network of flourishing, sustainable communities. The
Local Service Centres will have good links with the Urban Service
Centres or the Sub-regional Centre. They will provide a range of local
services and facilities for the rural communities around them. They will
have received an appropriate level of additional housing units and
employment opportunities to assist in maintaining community services
and facilities. - The allocation of this site would accord with this objective
for Llanrug as a local service centre, as it would provide an appropriate site
that would contribute to meeting the additional housing needs identified for
the settlement, and would therefore assist in maintaining the role and
functions of the settlement.

Strategic Objectives

S01 Safeguard and strengthen the Welsh language and culture and
promote its use as an essential part of community life - The provision of
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dwellings within the village would assist in meeting the needs of local
people for housing, and thus will help to cement the role of the Welsh
Language as an integral part of the community.

$02 Ensure that the appropriate physical or community infrastructure
is in place e.g. water supply, health facilities, schools, community
facilities or that it can be provided (e.g. by means of developer
contributions) to cope with every kind of development - If allocated the
site would not impact upon existing or potential future provision of
community infrastructure within the community;

503 Improve and maintain safe, efficient, high quality, modern and
integrated transport networks to employment, services and education/
training facilities particularly by foot, bicycle and public transport,
thus reducing where possible the number of journeys in private cars -
Similarly there would be no harmful impact upon the existing transport
network in the area, and the site would be accessible via range of modes of
transport and would be well placed to foster use of non-car modes. Indeed
it would be an improvement from site T46 in this respect;

S04 Maximise the opportunities of Holyhead as a major international
gateway and the A55, E22 Trans European network route and the
A5025, A487, A470 as key transportation corridors - This objective is not
relevant to this site due to its location;

SO5 Ensuring that development in the Plan area supports the principles
of sustainable development and creates sustainable communities whilst
respecting the varied role and character of the centres, villages and
countryside - The allocation of this brownfield site close to the centre of
the village and local facilities would accord with sustainable development
principles, and would accord with the role and character of the settlement;

SO6 Minimize, adapt and mitigate the impacts of climate change
(specific criteria excluded for the sake of brevity) - This site is well
suited to meeting this objective {(and its criterion as:- it is not at risk of
flooding; any development would be designed to reduce resource usage;
renewable and low carbon energy production could be accommodated in
any development; it is a previously developed site (in contrast to site T46);
there would be no impact upon the water environment, and any
development would include measures to reduce water usage);

SO7 Ensure that all new development meets high standards in terms of
quality of design, energy efficiency, safety, security (persons and
property) and accessibility, relates well to existing development,
enhances public realm and develops locally distinctive quality places -
Any development on the site would be designed to accord with the criteria
set out in this objective, and the site is well related to existing
development and the use of the site would enhance the public realm by
making use of a brownfield site;

SO8 Ensure that settlements are sustainable, accessible and meet alf
the needs of their communities in accordance with their role in the
settlement hierarchy - The settlement is sustainable and accessible, as is
the site, and the site is well placed to meet the identified need for housing
within Llanrug;
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SO9 Ensure that a network of employment sites and premises of a
size and quality is safeguarded and allocated in sustainable locations
that best meet the needs of existing businesses and are able to support
the growing sectors of the local economy, attracting investment, and
retaining and increasing the number of indigenous jobs - Any housing
allocation will have a neutral impact upon this criterion as it will involve
housing only;

SO10 Secure opportunities to improve the workforce's skills and
education - Any housing allocation will have a neutral impact upon this
criterion as it will involve housing only;

5011 Diversify the Plan area’s rural economy, building on
opportunities, offering local employment opportunities with good
quality jobs that are suitable for the local community and respects
environmental interests - Any housing allocation will have a neutral impact
upon this criterion as it will involve housing only;

5012 Promote vital and vibrant town centres in Amlwch, Bangor,
Blaenau Ffestiniog, Holyhead, Caernarfon, Llangefni, Porthimadog and
Pwltheli, that have either maintained or rediscovered their purpose as
centres for work and services, and that are vibrant and attractive
places for residents and visitors - This objective is not relevant as the site
is not set within any of the listed settlements;

S013 Manage the area as an alternative and sustainable destination
for tourists by providing facilities of a high standard that meet modern
day needs and offer benefits throughout the year - Any housing
allocation will have a neutral impact upon this criterion as it will involve
housing only;

SO14 To ensure that a sufficient and appropriate range of housing
sites are available in sustainable (ocations in accordance with the
settlement hierarchy - The site would make a positive contribution to this
objective as it would be a suitable housing site in a sustainable location,
and would contribute to meeting the identified need for housing within
Llanrug;

SO015 To provide a mixture of good quality and affordable housing
units, of a range of types and tenures to meet the housing requirements
of afl sections of the population - Any development of the site would
comply with Authority’s affordable housing policies and any requirements
for a mix of types and tenures.

$S016 Protect, enhance and manage the natural and heritage assets of
the Plan area, including its natural resources, wildlife habitats, and its
landscape character and historic environment - The site is well placed to
preserve the countryside and landscape as it is screened and contained from
them and would be seen as being within the existing built form of the
seftlement. Similarly its brownfield status and the limited amount of
vegetation within the site would ensure that it would have a limited impact
upon the environment, and any development could provide opportunities for
enhancement of the value of the site. Any scheme would also respect the
built and cultural character of the locatity;
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SO17 Encourage waste management based on the hierarchy of reduce,
re-use, recovery and safe disposal - Suitable space can be provided
within the site to accommodate recycling measures;

S018 Meet the needs of minerals locally and regionally in a
sustainable manner - The site is not set within a mineral safeguarding
area, and as such it would not impact upon this objective.

Preferred strategy

The following section examines the relevant sections of the strategy set out
in section of the AGJLDP

Sustainable Communities

Match physical and social infrastructure to sustainable development
and economic growth needs - If allocated the site would not impact upon
existing or potential future provision of community infrastructure within the
community;

Sustainable movement through consideration of land use and promotion
of active and sustainable travel - The site is well placed to encourage
active and sustainable travel, and indeed is better placed than allocation
T46 to do so;

Safeguarding land for future infrastructure provision, including routes -
If allocated the site would not prevent future infrastructure provision.

Economic Growth and Regeneration

Criteria listed under this heading are not relevant as a housing allocation is
sought. The site would not have a harmful impact upon the objectives set
out under this heading is allocated.

Quality Housing

An effective supply of land for housing - The site is suited to use for
housing and the owner has an active interest in its delivery within the plan
period;

Choice of housing type, size and tenure meets the requirements of a
range of different households within local communities, including the
provision of an appropriate level of affordable housing based on
defined local needs - Any development would comply with Authority’s
affordable housing poticies and any reqguirements for a mix of types and
tenures;

Encourage, where appropriate, brownfield development and use of
existing buildings, including long term vacant housing is a priority - The
site is an entirely suitable brownfield site that is well suited to use for
housing;

Naturaf and Built Environment

Safeguarding habitats, species, landscapes, townscapes, archaeology,
historic buildings and monuments, allowing development that doesn’t
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adversely impact or preferably enhances these assets - The site is well
placed to preserve the countryside and landscape as it is screened any
contained from them and would be seen as being within the existing built
form of the settlement Similarly its brownfield status and the limited
amount of vegetation within the site would ensure that it would have a
limited impact upon the environment, and any development could provide
opportunities for enhancement of the value of the site. Any scheme would
also respect the built and cultural character of the locality;

Safeguarding mineral deposits - The site is not set within a mineral
safeguarding area, and as such it would not impact upon this chjective;

Welsh Language and Culture

Promote prosperous and sustainable communities that support local
services including the provision of additional housing and related
development proportionate to local requirement - The use of the site for
housing would assist in meeting this objective;

Support an advanced, thriving and diverse local economy - Any housing
allocation will have a neutral impact upon this criterion as it will involve
housing only;

Climate Change and Sustainable Development

Ensure high resource efficiency and low/zero carbon energy generation
technologies are incorporated within development - Any development
would be designed to reduce resource usage and renewable & low carbon
energy proeduction could be accormmodated in any development;

Embrace sustainable quality design and construction in new
development - Any development would be designed to a sustainable quality
design and would be constructed to an appropriate standard;

Avoid, mitigate or adapt to the causes of climate change - The site is not
subject to risks from climate change, and any development would be
designed to respond to potential future impacts;

Creating Quality Places

Promote high quality new development - Any development on the site
would be designed to a high standard;

Protect and enhance important cultural, historic and landscape
features - The site is well ptaced to preserve the countryside and landscape
as it is screened any contained from them and would be seen as being
within the existing built form of the settlement. Any scheme would also
respect the built and cultural character of the locality;

Safeguard, promote and expand green networks and habitats - The
brownfield status of the site and the limited amount of vegetation on the
site, together with its location close to centre of the settlement, would
ensure that it would not impact upon green corridors or habitats (in
contrast to allocation T46). There would also be the potential to improve its
value through measures in any scheme on the site;
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Integrate new development into existing community infrastructure - The
site is well placed in relation to existing community infrastructure and so
would integrate well with it. Again the site is better placed in this respect
than allocation T46.

The site would also comply with the plans spatial strategy as it would be a
suitable addition to an identified local service centre, and would be of an
appropriate size to meet the need for housing identified and planned for
Llanrug by the JPPU in the Deposit Plan. It would also represent an efficient
and appropriate use of land that is well related to the built form of the
settlement, and indeed would be an improvement from site T46 in that
respect as it is a brownfield site that is contained by existing development
on all sides. As such it is submitted that site T46 should not be allocated for
housing development, as its existing permission is set to expire and this site
is a preferable location.

ASSESSMENT OF SITE BY JPPU

The site does not appear to have been assessed during consideration of
potential sites for allocation, and as such there is no existing assessment to
respond fo.

CANDIDATE SITE ASSESSMENT METHODOLOGY - TOPIC PAPER 1 AND 1A

The following section sets out an assessment of the site against the criteria
provided within Topic Paper 1 - Candidate Site Assessment Update. The
reference to Topic Paper 1A - Assessing the Candidate Sites within the LPA’s
Alternative Sites Guidance is noted, however it does not set out any specific
criteria for assessment of sites, and as such there are no criteria within it
against which this site can be assessed.

Initial filtering of candidate sites

Site details
Site Name - Land opposite Hafod Garage, Llanrug;
Proposed use - Housing;
Total area - Brownfield - 0.306ha Greenfield - Oha;

Planning History - CO8A/0384/23/AM - build 8 affordable housing
units (exception site) - Decision Date: 04/09/2008 - Refused

CO8BA/0697/23/AM - outline application to erect 11 affordable
dwellings {exception site} - 06/03/2009 - Refused

Subsequent appeal - APP/Q6810/A/09/2110764 - 18/01/2010 -
Dismissed (solely on grounds that information on housing need did
not support the scale/number of houses proposed)

C11/1118/23/AM - Erection of 6 affordable dwellings (exception
site) and new access - 19/03/2012 - Refused;

Compatibility with preferred strategy - see preceding section.
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Site location - The site is set immediately adjacent to the existing
development boundary of Llanrug {defined as a local service centre within
the plan and therefore a settlement where allocations can be made) and is
contained by development on all sides. As such it is well located in relation
to Llanrug and plan’s settlement strategy.

Site area - There appears to be some confusion within the Topic Paper as to
whether site areas must exceed 0.2 or 0.3 hectares, as Para. 3.2 states that
sites below a 0,2 hectare minimum size thresheold will be discarded and with
Table 6 (Appendix 2) showing sites as being discarded as they fall below
0.Zha in size, but with the Candidate Site Officer Assessment form in
Appendix 3 setting a 0.3ha or more threshold. In any event the area of this
site is 0.306ha, and it is submitted would reflect the size of the allocation
that it is proposed it would replace in terms of its ability to accommodate
6-10 units (which would reflect the number put forward for site T46).

Flood Risk - The site is not set within a C2 (or indeed any) identified flood
risk area.

Constraints - The site does not fall within or adjacent to a SAC, SPA, S5§i,
NNR, or a Mineral and Coal safeguarded site. It is also separate from any
such site in the wider locality by existing development.

As such it is considered that the site passes the initial filtering criteria and
should therefore be assessed against the detailed site assessment criteria
set out in Candidate Sites Process and Methodology section of Topic Paper
1.
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3.63 The following table is taken from the relevant section of Topic Paper 1, and has been filled out as per the Assessment Guidance

Notes Appendix 4} :-

| Issue

Details/Comments

) Suitability of site | Relevant SA Objective

Environmental Capital

1 - Is there a risk of flooding?

The site is not at risk of flooding but is within
the neural category as it is not set close to a
watercourse

3, 1

|

|

2 - Would development of the site lead to a loss of
best and most versatile agriculturat land (Grades 1,2
and 3a)?

The site does not include agricultural land
(indeed it is brownfield)

>

AR

an important habitat, priority species, trees and
hedgerows or lead to fragmentation of green corridor?

corridor as the site does include features that
would have such a value,

3 - Is the site (or parts of the site) protected by | It is not within designation and it not close to X 1,5, 8
landscape, ecological, geological, historical or cultural | such an area.

designations?

4 - Would development of the site lead to the loss of | No loss of habitat or impacts upon a green X | 1

protection area?

5 - Is the site within a groundwater or surface water ﬁlo

>
—

—

-

6 - Does the site constitute Brownfield land?

Yes, it has previously been used as a vehicle | X 9
sale/display and parking area in connection
with the vehicle garage on land opposite. It
also has a hard surface reflecting that use, J
7 - Does the site have any value as an open space or | No such value X | 2,8
recreational importance? J
8 - Does the current/previous use of the site suggest | No, land was used for display/parking of X T 2,9
that there is a potential risk of contaminated land? vehicles only and had a hard surface.
9 - Would development of the site present an | Yes as the site is currently showing signs of X 5,8
opportunity to remove an eyesore? degradation due to the period of non-use. B
10 - LANDMAP Evaluation: Relevant categories checked based on 1,5, 8
e Visual and Sensory: LANDMAP search. These would reflect those for | X
s Geological: both allocated sites. X
« landscape Habitats: X
¢ Historical: X
o Cultural: V B X
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Accessibility and Ease of Movement

11 - Is the site located within walking distance of a | 150/160m level and unobstructed access X 10
public transport terminal/ bus stop?! (Please specify
distance and whether it is steep/obstructed route)
12 - How far is the site from an existing recreational | The nearest route is close enough to be X 10
walking/cycling route? considered adjacent {as approximately 100m to
the nearest footpath via a level and
unobstructed pavement).
13 - Is the site accessible from a public highway and is | A main highway is set adjacent to the boundary | X 10
the nearby highway system (including junctions) of | of the site, and is of adequate/sufficient
sufficient quality to deal with potential development | quality/capacity to accommodate its
on the site? development.
14 - |s the nearby highway system (including junctions) | A main highway is set adjacent to the boundary X 6,7, 10
of sufficient quality fto deal with potential | of the site, and is of adequate/sufficient
development on the site? quality/capacity to accommodate its
development.
15 - Please state the distance to the nearest | The site performs as well at site T45 and better
community service/facility: than T46 for many of these criteria due to its
location close to the centre of the village.
Post Office X
Convenience Store X
Primary or Secondary School Under 400m to both primary and secondary | X
schools
Supermarket Approx. 5km to site in Caernarfon
Surgery X
Pharmacy Approx. 5km to site in Caernarfon
Dentist Approx. 5km to site in Caernarfon
Play Area X
Other (please state)
17 - Please state the distance to the nearest utility
connection:
Electricity X
Water X
Gas All present in highway X
Sewerage X
Telecommunications X
Site Context and Character
17 - Do the topographical characteristics of the site | Level with no rock obstructions ES [ ]
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present an obstacle to development?

18 - Would development on the site have an adverse
impact upon important views/vistas?

No impact as it is set adjacent to the centre of
the village and is enclosed by surrounding
development.

19 - Would development of the site have a detrimental
impact on the character of the settlement?

No impact as it is set adjacent to the centre of
the village and its use for residential
development  would reflect  surrounding
development,

20 - Would there be any adverse impact arising from
potentially conflicting land uses?

its use for residential development would
reflect surrounding uses.

Relationship with Existing Settiements

21 - Is the site located within the built form of a
settlement or does it constitute a minor extension to a
settlement?

The site immediately adjoins the existing
identified develogpment boundary of the
settlement within the UDP, and would
constitute infill between surrounding
development

Conclusion

22 - Additional Comments and Recommendations

The site complies with Detailed site assessment criteria and as such it suitable for allocation. It also
performs better than allocation T46 is several respects, therefore is more suitable for allocation.
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SUSTAINABILITY APPRAISAL METHODOLOGY

3.64

This section provides an assessment of the proposed Alternative Site against

the Sustainability Objectives provided in the Sustainability Appraisal for the
Deposit Plan {as set out in Table 2.6) - as required by the Alternative Sites
Guidance document provided by the LPAs.

SA Objective

Assessrnent

Summary

1. Maintain and enhance biodiversity
interests and connectivity

(SEA Topics: biodiversity, fauna, flora,
soil)

+

Development will not lead to the loss of an
important habitat, priority species, hedgerows, or
lead to fragmentation of green corridor. There are
some trees on the site but these are some
small/immature trees and bushes within the site
but these are likely to be limited value. There is
limited potentiat for enhancement through
additional planting within or around the site.

2. Promocte community viability,
cohesion, health and well being
(SEA Topics: human health,

population)

Community Facilities/Services - The site is meets
the distance thresholds for the majority of
community services and facilities (see preceding
table)

3. Manage and reduce the impacts of
climate change by promoting and
supporting mitigation and adaptation
measures

(SEA Topics: climatic factors, air)

4. Conserve, promofe and enhance the
Welsh language
{SEA Topic: cultural heritage)

5. Conserve, promote and enhance
cultural resources and historic heritage
assets

{SEA Topic: cultural heritage)

6. Support economic growth and
facilitate a  vibrant, diversified
economy providing local employment
opportunities

(SEA Topic: Population)

7. Provide good quality housing, |

including affordable housing that
meets local needs

(SEA Topic: population, human health)

8. Value, conserve and enhance the
plan area’s rural landscapes and urban
townscapes

+/,

Human Health - As per the assessment methodology
the site would have no harmful impacts and is likely
to have long-term positive impacts through the
provision of housing to meet the needs of the plan
area.

The impact on traffic is likely to be neutral to
minor negative, but it is likely that any minor
impacts can be addressed through suitable design &
mitigation. This reflects the stance taken on the
allocations put forward within the AGJLDP.

The site would have neutral effect as it would
contribute to meeting the housing needs of the
area. This reflects the stance taken within the
Sustainability Appraisal Report for the sites put
forward for allocation.

The site is considered to have neutral impact due
to its setting within the settlement and its
brownfield state. Any potential impacts would be
limited and minor, and could be addressed through
mitigation. This rating also reflects the stance
taken on the allocations put forward within the
AGJLDP,

The site is being put forward for residential
development and as such would have a neutral
impact.

The site is being put forward for residential
development and as such would have a strong
positive impact by assisting in resolving an
identified need for housing development.

The development of the site would have a positive
impact by redeveloping a vacant brownfield site
that is currently having minor negative impact upon
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(SEA Topics: landscape)

9. Use land and mineral assets
efficiently and promote mechanisms
for waste minimisation, re-use and
recycling

{SEA Topic: material assets, soil)

10. Promote and enhance good
transport links to support the
community and the economy

{SEA Topic: population, human heatth)

11. Safeguard water quality, manage
water resources sustainability and
minimise flood risk

' the streetscape.

The site is entirely brownfield land and therefore
would have a major positive effect against this
|objective (as indicated by the criteria set within
the Sustainability appraisal report).

(it should be noted that this contrasts to the
greenfield status of site T46)

The site meets the majority of thresholds for
distance to sustainable modes of transport, and is
of a distance from main service centres and areas
of employment that development is likely to reduce
the need to travel.

The site is not within a flood risk area and not
within a groundwater or surface water protection
area.

(SEA Topic: water, bicdiversity)

3.65

3.66

3.67

3.68

Overall it is clear that the site meets the requirements to be considered
sustainable when assessed against the Sustainability Appraisal, and performs
better than site T46 that is currently proposed for allocation in Llanrug (and
as well as site T45).

OTHER ASSESSMENTS
Welsh language impact Assessment

It is considered that the site would not have harmful impact upon the Welsh
Language, and indeed is likely to have positive impacts by providing housing
that would assist in meeting locat needs. it should also be noted that the
site has been put forward as alternative site to replace altocation T46
within the Deposit Plan, and as such (if accepted) would have the same
(acceptable) impact as the current allocation.

Habitat Regulations Appraisal

It is noted from the Alternative Sites Guidance provided by the Joint
Planning Policy Unit that it is for the Authority to provide a HRA of
alternative sites. [t is considered that sufficient information is provided
within this document to allow such an assessment. It is also submitted that
if allocated the site would not have a harmful impact due to its brownfield
status, timited vegetation coverage, and location away from identified sites
of nature conservation importance.

QOverall the proposal complies with the various objectives and criteria set
within the plan, and as such is an entirely suitable site for inclusion within
the ptan as a housing allocation.

Representations on AGILDP: Land opp. Former Hafod Garage, Llanrug

18



4.0
4.1

4.2

4.3

4.4

4.5

Owen Devenport Lid.

CONCLUSIONS

To conclude, the site should be included within the development boundary
of the settlement, and would form an entirely acceptable housing allocation
within the area, which would be: accessible; form a logical component of
the village and complement the existing built form of the settlement; would
not harm any interests of acknowledged importance; and which is fully
supported by all relevant policy.

The site also performs well against the various criteria set out for
Sustainability Appraisal of sites within the plan, and against the Candidate
Site Assessment Criteria and the Plan's Vision, Objectives and Preferred
Strategy.

As such, it is entirely suited to allocation within the plan, as it would
provide an appropriate site for a small-scale housing development (approx.
6 units). The site does not suffer from any physical or environmental
constraints, and any potential minor impacts upon the immediate locality
can be addressed through a suitably designed scheme (as is the case for any
allocated site).

it would also be a considerable improvement from the proposed atlocation
of T46 within the Deposit LDP as it is a brownfield site that is set in a more
accessible position, which would have a lower impact upon habitats and
biodiversity, and would is set contained and separated from the countryside
and would therefore have a lower visual and landscape impact.

As such the site complies with the aim of improving the sustainability of
development, and the area as a whole, and as such its allocation would
respect and achieve high standards of sustainability, and would result in the
plan being more sound than the current deposit version.

May 2015

...............................................................................

Owen Devenport Ltd.
Chartered Town Planners & Chartered Surveyors
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