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1

INTRODUCTION

1.1

Location and context

1.1.1

The Trustees of the Estate of the late K J G MacMaster, represented by Mr K
MacMaster, and family members own land at Llanbedrog which includes the house
‘Pentir’ and grounds including the top of the beach above MHW. Land ownership is
shown in the planning application drawings. The house and grounds are separated
from the beach, some 11m below, by a soft cliff which is unstable.

1.1.2

Richards, Moorehead & Laing Ltd (RML) were commissioned by the trustees of the
estate to design proposals and submit a planning application, along with supporting
information, for engineering works for the purpose of slope stabilisation.

1.1.3

The proposal is the culmination of detailed reports into a number of solution
options (engineered and non – engineered) and is considered to be the most
appropriate solution.

1.1.4

The requirement for separate consents, in addition to the need to obtain planning
permission, has also been recognised. These applications will be submitted to the
relevant regulators at the appropriate time.

1.2

Safety Notice

1.2.1

The application site is privately owned, though the beach is accessible from
footpaths. The trustees inform us that ‘Storm Emma’ has contributed to further
slope instability. In light of this, and to ensure proper safety precautions at all
times, we would advise that all site visits by third parties should follow relevant
Health and Safety Risk assessments.

1.3

The Planning application

1.3.1

The planning application should be read in conjunction with this statement, all
drawings listed in the application, and related RML reports:
❖ Ecology and Arboriculture Report
❖ Habitats Regulations Assessment (HRA) Screening stage
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2

THE PROPOSAL

2.1

The site

2.1.1

‘Pentir’ is a detached, residential property located off the Glyn Weddw road, which
also serves a number of other detached residential properties. A further private
track leads to ‘Foxhole’ and ‘The Boathouse’ which are separately owned.

2.1.2

Figure 3043/24 which accompanies this application includes a site plan for the
proposal. Progressive slippage of land at the coastal ‘cliff‘ of the residential
curtilage of Y Pentir has resulted in an unstable boundary, which drops down to the
beach. The effect of the landslip has meant the loss of land belonging to the
property, and instability of the slope supporting the track to ‘Foxhole’ and ‘The
Boathouse’.

2.1.3

Figure 1 indicates the broad location of the landslip and extent of proposed works
in relation to Pentir and the neighbouring properties, including ‘The Boathouse’
and ‘Foxhole‘, to the east.

Figure 1 Location of site and surrounding properties (extract from RML
Drawing Ref 3043-20 which accompanies the application).
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2.2

Engineering investigation

2.2.1

An engineering investigation concluded that ’Pentir’ sits on a soft, sandy material
which overlies a hard clay close to beach level. This sandy material lacks cohesion
and so has a shallow natural angle of repose. Slippage of material and the collapse
of self-sown trees has exposed a steep cliff above a ‘wedge’ of loose, slipped
material sitting on the upper beach. This loose material is periodically removed by
the action of wave run-up on the beach in storm conditions.

2.2.2

Vegetation has stabilised the material in places, but a combination of arboriculture
factors (some trees now too tall and leaning to the light), winds and a particularly
wet winter, past difficulties with the piped surface water drainage system (further
to the south west of the site) has brought considerable disturbance through ground
softening, undercutting the root plates and the toppling of some trees. Soft
material is now exposed to further minor slumping onto the beach, and minor
slippage as natural angles of repose are achieved.

2.2.3

The combination of factors is likely to lead to the loss of further land surrounding
the property, and land alongside the track to ‘Foxhole’ and ‘The Boathouse’,
increasing the risk of damage to both, and enjoyment to visitors to the Llanbedrog
Beach. Subsequently, a stabilisation scope of works is required, to regrade the
slope to a more stable angle.

2.2.4

The final design for the slope works includes a combination of rock revetment, regrading the upper slope and revegetating. The rock revetment is intended to
support the base of the slope at an angle steeper than the angle of repose, so that
the upper slope can be regraded and strengthened to stand at an angle closer to its
natural angle of repose. It will be further stabilised by the establishment of
vegetation to protect the surface from erosion.

2.2.5

Preliminary designs have been carried out to establish the size of the individual
stone required for the revetment in order that the slope could withstand extreme
storm conditions. The calculations, based on a two-metre wave height, generate a
unit size of 1.3 tonnes when the stone is obtained from local quarries in North
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Wales. This is capable of resisting the forces of a two metre – high wave at a 1 in
1.5 slope.
2.2.6

The proposed and final design solution has a number of advantages:
❖ The slope of the revetment (1 in 1.5) encourages the build-up of beach sand.
❖ The revetment design allows for the anticipated future fall in beach levels, as
the toe is buried 1 metre below existing beach level.
❖ The porous nature of the revetment allows the free passage of ground water
from the top of the clay layer through the revetment.
❖ The rock size is readily available and matches the natural rock size on the
adjacent section of the coast. The rock can be delivered by modest-sized
vehicle.
❖ The design can be ‘blended in’ to form a smooth transition on either side of
the works.
❖ The design caters for the predicted rise in sea level due to climate change.
❖ The upper slope of sand and gravel would be graded back to a safe angle of
repose (approximately 27 degrees) or where necessary to a slope which can
be strengthened with mesh, using vegetation to stabilise the surface against
erosion.

2.3

Construction Method

2.3.1

The proposed works are shown on drawings accompanying the planning
application.

2.3.2

The principal steps in the construction method for the works are:
Task 1. Pre-commencement health and safety requirements including
temporary works boundary fencing and warning signs.
Task 2. Erect site offices, welfare facilities and temporary toilets within site
boundary
Task 3. Reshape ground profile to slope to receive geotextile and install
geotextile
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Task 4. Deliver and install filter layer of smaller stone to the surface of the
geotextile to profile and thickness shown on drawings
Task 5. Deliver and install rock revetment to profile and thickness shown on
drawings. The number of deliveries to the site will not exceed 170 visits
with a 6 wheeled HGV (filter stone and revetment stone total).
Task 6. Grade slope above rock revetment and install geo-mesh strengthening.
Task 7. Plant and seed with selected vegetation.
Task 8. Clear site and remove temporary works boundary fence.
2.4

Construction access route

2.4.1

The most appropriate and direct route for material deliveries to the site will be via
the Lon Nant Iago road to/from the beach access point. The route selection and
timing of deliveries along Lon Nant Iago to the north of the site has been carefully
considered. This included consultation with both the National Trust (as the owner
of Lon Nant Iago) and Gwynedd Council Public Rights of Way and Highways, with
responsibilities covering access over public highways and footpaths.

2.4.2

It is planned that material would be delivered progressively throughout the works
period to minimise the quantity of material stockpiled on the upper beach (within
the applicant’s ownership) before placing within the works.

2.4.3

All plant storage and contractor’s compound will be within the site boundary. Work
is likely to commence at the southern end of the scheme and work northwards
towards the beach access point, but the detailed method would be determined by
the contractor. All works are to be carried out above high tide level.

2.4.4

The small stream alongside Lon Nant Iago discharges onto the beach at the point of
access to the site. This location will be inspected before commencing the work,
and temporarily strengthened for vehicle passage if necessary.

2.4.5

No works will be undertaken without first obtaining the consent of the relevant
organisations/persons.
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2.5

Consultation

2.5.1

Owners of all neighbouring properties are aware of our clients’ objective to pursue
an appropriate solution for the landslip and to avoid further, similar events
occurring. With the exception of the two, main ‘landowners’ for the planning
application site (our client and also, the MacMaster family at Y Pentir), some of the
adjoining and neighbouring properties are identified with landownership interest
This includes either the remaining ‘portions’ of the application site and/or the site
boundaries. Accordingly, all relevant planning application ‘Notice 1’ documents are
completed as part of this planning application.

2.5.2

Pre- planning application consultation has also taken place with relevant regulators
and adjacent landowners. This included the National Trust and the Gwynedd
Council’s Llŷn Area of Outstanding Natural Beauty Officer. Responses received
indicate support in principle for the proposal, subject to additional details, and
acknowledge that the works would be beneficial in the long term for the locality.

2.5.3

At the time of submitting the planning application, the National Trust’s formal
comments on the ‘draft’ proposal and planning application statement were
awaited. A copy of the comments received from the National Trust will be
forwarded to the Local Planning Authority as part of the accompanying supporting
documents.

3

CONTEXT

3.1

Historical

3.1.1

Historical photographs and images indicate the existence of the slope at one time
with no tree cover and a number of informal paths, both nearby and crossing the
site. The slope appears as a larger area than the current slope and includes two
paths. These paths were probably associated with part of the former Plas Glyn Y
Weddw estate’s previous use as a ‘Pleasure Ground’, at one time open to the
public, with its terraced and rustic walks.
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3.1.2

Figure 2 is an extract taken from an 1897 advertisement for Plas Glyn Weddw
estate. The slope is highlighted in red and shown enlarged:

Figure 2 Extracts from an 1897 advertisement feature
(http://newspapers.library.wales/view/3824736/3824743/25/Plas%20Glyn%20Wed
dw)
3.1.3

Views of part of the current planning application site in the early 1950’s are
recorded in a photograph of ‘The Boathouse’. These details, and other photographs
are available on: http://coflein.gov.uk/en/site/26325/details/cottages-on-beachllanbedrog

3.2

Current site description

3.2.1

The accompanying Desk Study and Extended Phase 1 habitat survey (which also
includes a tree survey) provides a detailed description of the existing site. The site
includes approximately 100 metres length of coastal cliff, 9 metres high, aligned
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north to south. The cliff itself supports scrub and mature trees, many of which have
toppled or are leaning towards the beach. At the bottom of the cliff and adjoining
the site is the sandy beach of Llanbedrog. The report highlights the importance of
one particular tree, a mature beech tree (Tree T2) and mentions that this could be
retained in the longer term, as part of the proposed slope stability works. The
presence of non-native invasive species is also noted.
3.3

The surrounding locality

3.3.1

Gwynedd Council’s LANDMAP assessment indicates that the site lies within the
Western Llŷn Landscape Character Area Number 7 :
https://www.gwynedd.llyw.cymru/en/Council/Documents---Council/Strategiesand-policies/Environment-and-planning/Planning-policy/Supportingdocuments/Gwynedd-Landscape-Strategy-Update-2012.pdf. The key design issues
include habitat management to protect and appropriately manage the
internationally important coastal and marine habitats and, as the coastline is
readily accessible or visible to the public, to take account of ‘Any direct or
consequential impacts upon the range of coastal habitats’ and ‘The visual impact on
people’s perception of the coast, its character and qualities.’

3.3.2

The site forms part of the NRW’s 2015 Marine Character Area 14 ‘Tremadog Bay
and Dwyryd Estuary’ (https://naturalresources.wales/media/674492/mca-14tremadog-bay-and-dwyryd-estuary_final.pdf) characterised by ‘A sweeping,
shallow bay with wide sandy beaches, and a distinctive swash-aligned coastal
landform at Morfa Harlech. To the north, the rugged coastal peak of Moel-y-Gest is
a prominent landmark’.

3.4

Statutory and non – statutory designations
Nature conservation

3.4.1

The ‘Pen Llyn a’r Sarnau’ Special Area of Conservation (SAC) extends over the whole
of Cardigan Bay in the vicinity of the site, generally following mean low water or,
where intertidal habitats are designated, mean high water level.

RICHARDS, MOOREHEAD & LAING LTD
55 WELL STREET, RUTHIN, DENBIGHSHIRE LL15 1AF
Tel +44(0)1824 704366, Fax +44(0)1824 705450
email: rml@rmlconsult.com web: www.rmlconsult.com
Registered in England No. 1848683 VAT Reg. No. 401 4243 13

9
Slope stability planning application /3043/11/planning report 20180522. doc (05/18)
LLANBEDROG – PLANNING APPLICATION STATEMENT

3.4.2

The site lies within the ‘Mynydd Tir y Cwmwd a’r Glannau a Garreg Yr Imbill’ Site of
Special Scientific Interest (SSSI). This designation includes the headland and the
beach, but not the coastal slope. The special interest arises from geological,
botanical and marine biological features which include nationally-important
intertidal communities on the shoreline. The northern slopes of the headland show
invasion of the heathland by trees and shrubs, including Rhododendron ponticum.
Mynydd Tir y Cwmwd is also recognised as common land, with public open access.
Landscape

3.4.3

The former Dwyfor District Council Tree Preservation Order (TPO) D5 extends over
a number of woodland areas in Llanbedrog. The stabilisation works lie almost
entirely within block A4 as identified within the TPO. The TPO applies to all trees of
whatever species, within the denoted areas. Permission has previously been
obtained by the trustees to undertake the removal and management of trees
within the TPO in 2017, and these works were completed in February 2018.

3.4.4

The site lies within the Llŷn Area of Outstanding Natural Beauty (AONB) which
extends from Carreg-y-Defaid, between Pwllheli and Llanbedrog, along the coast
beyond Abersoch.

3.4.5

The site is also located within the Llyn and Bardsey ’Landscape of Outstanding
Historic Interest’. The Gwynedd Archaeological Trust provides a detailed
description of the Llŷn Historic Landscape Character which notes the development
of Llanbedrog as a holiday destination
http://www.heneb.co.uk/hlc/llyn/llyn15.html)
Planning

3.4.6

The foot of the slope (top of the beach) lies at the edge of a flood zone (marine
flooding) and is located within an area denoted for sand and gravel aggregate
shown in the LDP plans.

3.4.7

A larger candidate County Wildlife Site partially overlaps a part of the application
site. This wildlife site is currently categorised as ‘unassessed’ by the LPA (see
Appendix 1 for details). The small part which lies within the application site

RICHARDS, MOOREHEAD & LAING LTD
55 WELL STREET, RUTHIN, DENBIGHSHIRE LL15 1AF
Tel +44(0)1824 704366, Fax +44(0)1824 705450
email: rml@rmlconsult.com web: www.rmlconsult.com
Registered in England No. 1848683 VAT Reg. No. 401 4243 13

10
Slope stability planning application /3043/11/planning report 20180522. doc (05/18)
LLANBEDROG – PLANNING APPLICATION STATEMENT

overlaps the southerly half of the slope, with the northerly boundary reaching a
mid-way point on the slope.

Unassessd wildlife site
(boundary line in pink)

Figure 3. Extent of LDP unassessed wildlife site.
3.5

Listed buildings and scheduled monuments.

3.5.1

The adjacent residential cottage ‘Foxhole’, to the south-east of the site, is a Grade II
listed building. Details of the listed description and historical photographs of
Foxhole are available on:
•

http://cadwpublicapi.azurewebsites.net/reports/listedbuilding/FullReport?lang=en&id=4621

•
3.5.2

http://coflein.gov.uk/en/site/26461/details/foxhole-cottage-on-beach

The ‘listing’ description mentions that ‘The cottages, formerly known as Foxhall,
were probably built as fishermen's cottages in the late C18 and Gothicised in the
C19 when they became part of the Plas Glyn-y-weddw Estate’. Plas Glyn Y Weddw,
further west, is a Grade II* listed building (http://cadwpublicapi.azurewebsites.net/reports/listedbuilding/FullReport?lang=en&id=19237). Built
in 1856-7 and set in wooded grounds, the property is Graded II* ’as a major
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domestic work of the architect Henry Kennedy, and a remarkably complete and
ambitious art gallery with added interest from its connections with Solomon
Andrews, an important figure in the history of the development of the Lleyn coast in
the C19’.
3.5.3

The nearest Scheduled Ancient Monument to the application site is the Pen Y Gaer
fort (http://cadwpublic-api.azurewebsites.net/reports/sam/FullReport?lang=en&id=550)

located just under 800 metres to the north west of the site.
3.5.4

Archaeological studies in the locality include the CPAT ‘Coastal Erosion Survey’
1995-96 Report, available to view on:
http://www.walesher1974.org/her/groups/GAT/media/GAT_Reports/GATreport_1
98_compressed.pdf . The report categorises the types of erosion, the contributory
factors and effects on archaeological features. The entry for the coastal strip
between Abersoch and Pwllheli confirms that erosion of the application site (where
rock meets alluvium) is of long standing:

3.6

Public Footpaths

3.6.1

The Llyn Coastal Path connects the beach to the north with the headland to the
south, via Lon Nant Iago and Plas Glyn y Weddw. A separate public footpath
commences within the south eastern corner of the application site and connects
the residential properties of Foxhole and the Boathouse, southwards to Mynydd Tir
Y Cwmwd (see planning drawing 3043-26).
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3.6.2

Gwynedd Council’s Public Rights of Way Officer advice regarding construction
alongside these footpaths is supportive, subject to appropriate detailed matters.

3.6.3

A review of historical maps indicates the routes of older public footpaths in the
vicinity of the site (see Figure 5). We understand that a number of these older
public footpaths no longer survive.

Figure 4. Caernarvonshire XLV.NW (includes: Llanbedrog; Llanengan.) Revised
1899 Published: 1901 © NLS (not to scale)
3.7

Overall Design objectives

3.7.1

The objective of the applicants is to secure the future of ‘Pentir’, the adjacent land
and the access to ‘Foxhole’ and ‘The Boathouse’ by arresting the progressive
slippage of the coastal slope.
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3.7.2

From the assessment of the site context and the mechanisms of slope failure, the
following specific objectives have been used in the development of the application
proposals:
❖ Design to current standards including provision to maximise the longevity of
the slope stabilisation work e.g. by allowing for climate change and extreme
weather events
❖ Minimise impact on the statutory and non – statutory designated natural
environment and landscape features (including trees), both during
construction and post – construction stage and obtain other, relevant
statutory consents e.g. Marine Licence where appropriate
❖ Avoid damaging the relationship with the setting of nearby listed buildings,
heritage settings, archaeology and historical landscape
❖ Minimise any disturbance to nearby roads and public footpaths, both during
and after construction, liaising with the relevant Council Officers and
landowners. The proposed slope will enable members of the public to
continue to enjoy the public footpath along the beach in a safe condition. The
proposal aims to ensure the continued enjoyment of the public footpath
routes and to address slope safety stability measures.
❖ Limit the impact on near-distance and far-distance views of the site, including
sea views
❖ Identify and protect existing services (including possibly decommissioned
services)
❖ Use rock from appropriate local sources to minimise transport impacts

3.7.3

The applicants will continue to liaise and work with all related landowners, taking
account of tourist and leisure users of the public sections of the beach. In
particular the programming of works has been discussed with National Trust to
balance visitor access and enjoyment with the need to complete the works in
autumn 2018 before winter conditions and storm events which would add costs
and risk greater environmental damage. They will obtain relevant ‘third party‘
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consents/licences/permits to work on or gain access to the site. All work would be
carried out in compliance with the relevant environmental practices.
3.7.4

The above points follow from pre- application consultation with the Local Planning
Authority, Gwynedd Council. In their pre- application response, the LPA confirmed
their understanding and support for the proposal, subject to the submission of
additional details, including an ecology survey and other information to accompany
a planning application.

3.8

The Environmental Impact Assessment Regulations

3.8.1

We have assessed the proposal against the key tests of the Environmental Impact
Assessment Regulations (1999) (as amended). The proposal is not considered to
represent an EIA development, either as a singular proposal or in combination with
other projects or plans. Our review included all other relevant projects or plans in
the immediate locality. These included any NRW self- permitting consents and
other planning permissions.

4

THE RELEVANT PLANNING POLICIES

4.1

National

4.1.1

The relevant planning policies include Planning Policy Wales (PPW) Edition 9, 2016,
supported by a number of Technical Advice Notes (TAN’s) and guidance documents.
In light of the Well-being of Future Generations (Wales) Act 2015, PPW is currently
being revised (https://beta.gov.wales/planning-policy-wales-edition-10). Chapter 5
provides the approach to development management and the coast and highlights the
inter – relationship between various permits and licence regimes and the potential
impacts on both onshore and offshore, mentioning shoreline management plans.
The revised PPW 10 Draft edition highlights that (para.5.107):
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4.2

The draft Welsh Marine Plan

4.2.1

The Welsh Government is currently working on the consultation response to the
first Welsh National Marine Plan (WNMP), which will guide decisions on the
sustainable use of our seas for the next 20 years. The WG highlight that the WNMP
will integrate Wales’ policy with the rest of the UK, guided by the UK Marine Policy
Statement, as well as the potential to achieve other objectives. Other documents
currently exist as part of the background documents for the WNMP, for example
Shoreline Management plans.

4.3

Technical Advice Notes and Circulars

4.3.1

The relevant Technical Advice Notes (TAN’s) include the following:
NUMBER

TITLE

CONTEXT

5

Nature Conservation and Planning Guidance on how the land use planning
(2009)
system should contribute to protecting
and
enhancing
biodiversity
and
geological conservation

10

Tree Preservation Orders (1997)
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planting of trees when granting planning
permission through the process of
making Tree Preservation Orders

4.3.2

4.3.3

12

Design (2016)

Guidance on how good design should be
achieved through the planning process.

14

Coastal Planning (1998)

Guidance on key issues relating to
planning for the coastal zone.

15

Development
(2004)

24

The Historic Environment (2017)

and

Flood

Risk Supplements the policy set out in
Planning Policy Wales in relation to
development and flooding.
Guidance on how the planning system
considers the historic environment
during development plan preparation
and decision making on planning and
listed building applications.

The relevant circulars include:
❖

5/93 ‘Public Rights of Way’.

❖

Appendices only attached to PPG14 (1990) ‘Development on Unstable
Land’ which remain in force in Wales.

The PPG 14 appendices describe the causes of instability and provides additional
sources of information. Appendix A recognises unstable slopes as one of three
categories of causes of instability and that both natural and man – made slopes
may be subject to instability, with many contributory factors. Some of the
processes which are likely to increase land instability, such as landslides, are
identified.

4.4

Local Policy

4.4.1

The relevant Development Plan is the Anglesey and Gwynedd Joint Local
Development Plan (AGJLDP), adopted in 2017. The site lies adjacent to the defined
development boundary for the village of Llanbedrog. The AGJLDP policies
considered relevant to the proposal are included in Appendix 1

4.3.2

The AGJLDP policies are supplemented with a number of guidance documents:
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SUPPLEMENTARY
PLANNING
GUIDANCE TITLE

WEBSITE REFERENCE

CONTEXT

Landscape
Character. 2009

https://www.gwynedd.llyw.
cymru/en/Council/Documen
ts---Council/Strategies-andpolicies/Environment-andplanning/Planningpolicy/UnitaryDevelopment-Plan/SPGLandscape-character.pdf

The guidance relates to a LANDMAP
assessment for Gwynedd, which
indicates that the landscape is varied
and of a very high standard and
identified and mapped 16 distinct
Landscape Character Areas (LCAs) in
the Gwynedd Local Authority Planning
area.

Wildlife Sites. 2010

https://www.gwynedd.llyw.
cymru/en/Council/Documen
ts---Council/Strategies-andpolicies/Environment-andplanning/Planningpolicy/UnitaryDevelopment-Plan/SPGWildlife-sites.pdf

A desk top study identified 1300
candidate Wildlife Sites in Gwynedd.
‘Many of these sites require a survey
and an assessment of their value and
worthiness of Wildlife Site designation.
However, due to the large number of
candidate sites it is not currently
possible to systematically survey and
evaluate all them. The evaluation of a
site is most likely to be triggered by a
planning proposal on or near a
candidate site.‘

5

THE PLANNING ASSESSMENT

5.1

Basis of assessment

5.1.1

The development takes into account the requirements of local policy PCYFF2
‘Development Criteria’, in particular criteria 1,2,5, 6 and 7, together with policy
AMG 4. The proposal is submitted on the basis of a review of all relevant planning
policy and all relevant site- specific reports.

5.2

Ecology and wildlife

5.2.1

The accompanying Ecology Report, and draft Habitat Regulations Assessment (HRA)
relating to the ‘Penllyn and Sarnau’ SAC, provide a comprehensive understanding
and review of the potential impacts of the proposal. Briefly, these reports confirm
the following:
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•

Designated sites It is not anticipated that any long-term impacts would result
from the works, as the proposed stabilisation of the cliff and landscape planting
will arrest the current soil erosion and provide a stable vegetation cover which
offers an ecological buffer to the SAC and SSSI. The HRA concludes that the
potential for any significant adverse effects on the SAC features can be avoided
by taking good-practice precautions during construction. The potential impacts
of the proposal are identified in the HRA, and precautions are proposed as part
of the proposal. These include, for example, working above the high-tide line
only; restricting plant to one crossing of the beach discharge from the stream
alongside Lon Nant Iago, provision of effective sediment control measures and
implementing effective management of the works site and operations.

•

Local level wildlife site designation. The proposal will not impact on the overall
function of the larger designated local wildlife site. The accompanying reports
highlight the instability of trees on the slope and the invasive species which are
developing there.

•

Habitats. The area of woodland within the proposed works site is very small,
approximately 0.02 ha, contains non-native rhododendron, and the invasive
plant species Himalayan balsam and montbretia are established, all of which
reduce its ecological value. The cliff is to be replanted with a mixture of native
tree and shrub species after regrading and therefore, in the long-term, it is
considered that the proposed works will be beneficial for the desired habitat.
Invasive species and soil containing their seeds will be placed at depth during
the construction works, and any regeneration will be spot-treated with
herbicide.

•

Trees: The trees on the slope of the cliff have fallen, or have the majority of
their roots exposed and are in the process of falling over as the soil erodes. It
is likely that if no works were undertaken to stabilise the slope then these trees
would be lost. The trees at the top of the cliff are mostly semi-mature
sycamore and in reasonable health, with no obvious signs of decay. These trees
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provide some landscape value and it is considered that they can easily be
replaced in the mid to long-term through the re-planting of tree species as
discussed. Tree T2, a mature beech is the most prominent tree within the site.
If the cliff were to continue to erode it is likely that the root plate of this tree
would be compromised, ultimately weakening the tree. The proposed works
currently allow for the retention of this tree and sensitive bank stabilisation.
Appropriate root protection measures will form part of the site works.
•

Reptiles, birds & bats: The current condition of the site offers very limited or no
potential for these species. In accordance with good practice, the programmed
work in late autumn will avoid the bird nesting season and would allow any
reptiles that might be present to move away from the works in response to site
disturbance.

5.2.2

The survey findings conclude that, subject to mitigation methods to control the
potential risk to the designated SAC and SSSI, the proposal is capable of avoiding
any harm to these designated sites.

5.3

Landscape

5.3.1

The proposal recognises the special qualities of the Llŷn AONB. The distinctive coast
cliffs and sandy beaches are important features, as are the wildlife and the views to
and from the AONB boundaries. Opportunities to enjoy these features are provided
by public footpaths, access land and viewing points. Also highlighted in the Gwynedd
Landscape Strategy is the need to reflect the use of local materials.

5.3.2

The key design objectives for the proposal include the protection of the view of the
site experienced by those using local footpaths, the adjoining National Trust beach
and the open land on Tir y Cwmwd. The overall design takes account of local
landscape, built and natural environment features. The main natural features of
the site are to be retained: the T2 beech tree and a slope gradient which appears as
a natural landform fitting with the adjacent land, properties and footpath links.
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5.3.3

The accompanying visualisation drawing (Figure 3043/27) includes the main design
elements – size, scale, massing and the use of materials -to indicate the general
‘public view’ of the site from the beach and sea.

5.3.4

During the construction phase the site will be bare of vegetation and open to public
view, significantly from the main beach and glimpsed from neighbouring footpaths
and viewing points such as open access land at Tir Y Cwmwd. Over a relatively
short time period, the development of new planting will blend the regraded slope
with the existing landscape features, and the locally-obtained granite rock will
weather to match the existing rock protecting Foxhole.

5.4

Heritage

5.4.1

Careful attention is given to the setting of both Foxhole, as a traditional cottage on
the side of the beach, and to the more majestic setting of Plas Glyn y Weddw and
its grounds, set back and detached further from the slope, to the north west of the
site.

5.4.2

The final design reflects the use of local, natural stone in forming the new
supporting revetment, reflecting the primary building material of both Foxhole and
other local buildings. Foxhole is protected by rock coastal defence. The application
proposal has been designed to use similar material to create a low revetment to
support the slope, thereby achieving continuity where the works joins Foxhole. As
the slope completely obscures any view of Plas Glyn Y Weddw from the beach,
there is no direct visual connection between the proposed works and Plas Glyn Y
Weddw.

5.4.3

The works recognise the tourist use of the adjacent National Trust – owned beach
to the north of Lon Nant Iago, but would not interfere with the use of the National
Trust beach or its beach huts. No beach huts are placed in the front of the new
slope works.

5.5

General

5.5.1

The proposal consists of specific, permanent slope engineering works which will
benefit a number of parties. To minimise any disruption to other neighbouring
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properties, the contractor would be required to adopt good practice in site
management, for example the control of dust generation, working hours and
construction plant noise.
5.5.2

As the only vehicular access to the works area is Lon Nant Iago, the contractor will
be required to agree a system to manage deliveries within specified hours, and to
marshall vehicles to avoid conflict with pedestrians and users of Lon Nant Iago.
Gwynedd Council Public Rights of Way and………have indicated their support for a
‘marshalling’ system to be arranged. This system will be agreed with the National
Trust as owners of Lon Nant Iago.

6

CONCLUSIONS

6.1

The proposal presents a sustainable and carefully considered solution to a complex
and sensitively located project and follows a pre- application consultation with the
Local Planning Authority, with all relevant specialist evidence and reports.

6.2

With appropriate mitigation and use of materials, the proposal is capable of
delivering a sympathetic solution, which will avoid further and more serious slope
stability problems. The proposed works will have limited and localised impact
during the construction stage, but these will be rigorously controlled and the
overall development will not adversely affect the long-term character of the site
and the surroundings, which include a number of statutory designations.

6.3

The proposal will be of mutual interest to a number of people and organisations,
local community and visitors.

6.4

We have considered the relevant issues for the proposal and conclude that the
proposal, with appropriate planning conditions, complies with the relevant policies
and guidance.
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APPENDIX 1
LIST OF RELEVANT LOCAL DEVELOPMENT PLAN POLICES
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Policy reference Content and objectives
& Title
General
PCYFF2
Development
Criteria

AMG 4 Coastal
Protection
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Coastal management
ARNA 1 Coastal
Change
Management
Area

Natural Environment
PS 19 Conserving
and
where
appropriate
enhancing
the
natural
environment
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AMG 5 Local
Biodiversity
Conservation

AMG 6 Protecting
sites of regional or
local significance
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The site includes a small part of a larger, unassessed wildlife site (south of dotted
pink line in LDP plan extract following).

Landscape
AMG 1 Area of
outstanding
Natural
Beauty
Management
Plans
The AONB Management Plan is available
aonb.org/7/en-GB/Managing-the-AONB
AMG 3 Protecting
and
enhancing
features
and
qualities that are
distinctive to the
local landscape
character.
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PCYFF 4 Design
and Landscaping

Heritage
PS 20 Preserving
and
where
appropriate
enhancing
heritage assets
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MINERALS
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