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Number:    7

Application 
Number: 

C18/1015/25/LL

Date Registered: 02/11/2018

Application 
Type:

Full - Planning 

Community: Pentir

Ward: Pentir

Proposal: Create a 3rd generation playing field to include an entrance 
/ warm up area, a hard standing for installing a stand and 
equipment store, create roads and paths, erect floodlights 
and extend the car park 

Location: Treborth Playing Fields, Treborth Road, Treborth, Bangor, 
LL57 2RQ

Summary of the 
Recommendation: TO APPROVE WITH CONDITIONS
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1. Description:

1.1 This is an application to install a 3G artificial pitch on two of the existing turf playing 
fields on the Bangor University Treborth Site.  The development would involve laying 
the new surface on a special foundation rendering it suitable for football and rugby to 
FIFA and IRB standards.  The existing fields are on very wet land meaning that they 
are not available for long periods during the year. Consequently, they are not used to 
their full potential.

1.2 As well and the new field, it is intended to undertake associated work such as:

 Erecting a 3m high metal fence around the field
 Creating a pitch-side entrance and warm up area
 Installing a hard standing along the western edge of the new playing field in 

order to erect three mobile stands for 100 people each and equipment stores
 Creating an access road along the southern part of the field
 Extending the existing car park, and
 Installing eight columns for new floodlights.

1.3 The site is on the University playing fields outside the development boundary of the 
Bangor Sub-regional Centre and within a Landscape Conservation Area as defined by 
the Gwynedd and Anglesey Joint Local Development Plan.  There are several protected 
areas close to the site, such as:

 The Menai Strait and Conwy Bay Special Area of Conservation 200m north 
 Coedydd Afon Menai Site of Special Scientific Interest 25m north
 Ynys Gorad Goch Ancient Monument 400m north
 Anglesey Area of Outstanding Natural Beauty 480m north 
 The site is surrounded on three sides by trees protected by a Tree Preservation 

Order 
 There are several Listed Buildings within 500m including the former Ysgol 

Treborth (Grade II), the bridge to Parc Britannia (Grade II), Tŷ Bronwydd 
(Grade II), the two lions on both ends of Britannia Bridge (four in total) (Grade 
II) and Britannia Bridge itself (Grade II)

 The woodland south of the site near the railway is a designated Wildlife Site 

1.4 The information below was submitted in support of the application:
 A Pre-application Consultation Report (Large scale development)
 Lighting Impact Assessment
 Drainage Strategy
 Initial Ecological Report
 Landscape Assessment (and update note)
 Forestry Impact Assessment and Method Statement
 Design and Access Statement

1.5 This application, due to the building's surface area, is defined as a major development.   
In accordance with the requirements of the Town and Country Planning Order 
(Development Management Procedure) (Wales) 2012, a pre-application consultation 
report was received as part of the application.   The report shows that the developer has 
informed the public and statutory consultees of the proposal prior to submitting a 
formal planning application.   The report contains copies of the responses received and 
the planning application has been drawn up to take those observations into 
consideration.
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1.6 This proposal has already been screened under reference C18/1062/25/SC and it was 
concluded that no Environmental Impact Assessment was required in relation to this 
development.

2. Relevant Policies: 

2.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and paragraph 2.1.2 
of Planning Policy Wales emphasise that planning decisions should be made in 
accordance with the Development Plan, unless material considerations indicate 
otherwise.  Planning considerations include National Planning Policy and the Local 
Development Plan.

2.2 Under the Well-being of Future Generations (Wales) Act 2015 the Council has a duty 
not only to carry out sustainable development, but also to take reasonable steps in 
exercising its functions to meet its sustainable development (or well-being) objectives.  
This report has been prepared in consideration of the Council’s duty and the 
'sustainable development principle', as set out in the 2015 Act, and in making the 
recommendation the Council has sought to ensure that the needs of the present are met 
without compromising the ability of future generations to meet their own needs. It is 
considered that there would be no significant or unacceptable impact upon the 
achievement of well-being objectives as a result of the proposed recommendation.

2.3 Gwynedd and Anglesey Joint Local Development Plan (July 2017)  

ISA 3: FURTHER AND HIGHER EDUCATION DEVELOPMENTS
PCYFF2: DEVELOPMENT CRITERIA
PCYFF3: DESIGN AND PLACE SHAPING
PCYFF 4: DESIGN AND LANDSCAPING
TRA 2:  PARKING STANDARDS
TRA 4:  MANAGING TRANSPORT IMPACTS 
AMG 2: AREAS OF SPECIAL LANDSCAPE
PS 6: WATER CONSERVATION
PS 19: CONSERVING AND ENHANCING THE NATURAL ENVIRONMENT
PS 20: PROTECTING AND WHERE APPROPRIATE ENHANCING HERITAGE 
ASSETS

2.4 National Policies:

Planning Policy Wales, Edition 10, December 2018

TAN5 - Planning and Nature Conservation (2009)

TAN16 - Sports, Leisure and Open Spaces (2009) 

3. Relevant Planning History:

C10A/0385/25/LL: INSTALL SIX FLOODLIGHT COLUMNS FOR SPORTS - 
Approved 05/09/10

3/25/123B: LAY AN ATHLETICS TRACK AND ADDITIONAL PARKING 
SPACES - Approved 14/06/94

4. Consultations
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Community/Town 
Council: 

No objection
Observations:
Need assurance about the management of the lighting system
Concern about the piecemeal development adding to the site's 
cumulative impacts
It should be ensured that the stands are as unobtrusive as possible

Transportation Unit: No objection

Footpaths Unit: Not received

Welsh Water: No observations regarding sewerage / surface water drainage
Guidances for the developer since a water pipe crosses the site

Cadw: No observations to offer

Natural Resources 
Wales:

No objection - there would be little change to the character of the 
site at night, likewise to the perceived a dark landscape along the 
Menai Strait
Request a condition to introduce an Environmental Building 
Management Plan to ensure no harm comes to protected sites / 
species during the construction process.

Public Protection: Not received

Biodiversity Unit: No objection:
Request conditions involving ensuring proper management of the 
floodlights, proper management of invasive species and an 
Environmental Building Control Plan 

Tree Officer: No objection

Isle of Anglesey 
County Council:

Not received

The Welsh 
Government 
(Transportation 
Department):

Require a condition to ensure that light does not shine onto the 
nearby highway

Land Drainage Unit: No observations

Menai Strait Fishery 
Order Management 
Association: 

Not received

Network Rail: No objection 
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Notes for the developers to safeguard their assets

Public Consultation: A notice was posted on the site and a consultation was held with 
neighbours. The advertising period has expired and correspondence 
was received objecting to the development for the following reasons:

 Concern about use of the private access road that leads to 
the site from a southerly direction (past the former Treborth 
School)

5. Material Planning Considerations:

The principle of the development

5.1 It is a requirement that planning applications be determined in accordance with the 
adopted development plan, unless other material planning considerations state 
otherwise. The Gwynedd and Anglesey Joint Local Development Plan (LDP) is the 
adopted 'Development Plan' in this case. 

5.2 Policy ISA3 of the LDP encourages approving proposals for new facilities for academic 
and for ancillary social or leisure activities at higher education sites subject to being 
acceptable in terms of such matters as scale, location, design, amenity and 
transportation.  Priority should be given to re-using existing sites or buildings. 

5.3 This is a plan to reuse the current site by upgrading it so that the quality of the sports 
facilities available to the University are improved substantially.  The development 
would help ensure that the fields are used more efficiently than before and that they are 
more flexible to meet current educational and leisure needs.  

5.4 When considering the above analysis, it is believed that the development fully 
addresses the principle of Policy ISA3 of the LDP and the possible impact on the wider 
planning considerations are assessed below.

Landscape

5.5 As seen in paragraph 1.3 above, the location of this application is highly sensitive in 
relation to landscape considerations.  A Review of the Special Landscape Areas in 
Gwynedd and Anglesey (December 2012) identified that the site of the application was 
within Special Landscape Area (SLA) 09 - Menai. 

5.6 Policy AMG2 of the LDP states that applications within the SLA must have regard for 
the relevant "Statement of Value and Significance".  This identifies the features of the 
Menai SLA, including:

 The strong cultural and historical character of the landscape 
 Existence of historic buildings and monuments of national importance within the 

location of the Faenol Estate ornamental park 
 The function of the landscape as a prized location on the bank of the Menai Strait 

and the Anglesey Area of Outstanding Natural Beauty (AONB). 
 The national importance of its sessile oak, ash and hazel trees on the craggy 

slopes above the banks of the Menai Strait
 Its visibility to and from Snowdonia National Park to the south, Anglesey and 

Conwy coast AONB 
 Its high levels of relative tranquility and vast areas without modern developments 
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5.7 This application contains a great deal of information about matters involving the 
landscape and a response to that information was received from Natural Resources 
Wales.  It highlighted the value of landscape conservation relevant to this planning 
application, emphasising that despite the site being fairly well screened, light 
emanating at night could add to the general sense of the development and size of the 
development on the landscape.  Nevertheless, it believed the information submitted 
gave assurance that the lighting plan that forms part of this proposal would have little 
visual impact on the location or on the view of the AONB, and would be less intrusive 
than the existing lights on the playing fields.  In this respect, the character of the site 
would change very little at night and would not affect the perception of a dark landscape 
along the Menai Strait.

5.8 In considering the above response along with the information submitted with the 
application, it is not believed that the development would cause additional harm to the 
notable characteristics of the protected landscape. It is, therefore, believed that the 
proposal is acceptable under Policy AMG2 of the LDP.  Furthermore, it is believed that 
the proposal meets the requirements of Policy PS20, which aims to protect heritage 
assets such as historic sites and landscapes.

5.9 Together with the above, policy PCYFF4 requires every application to be integrated 
with it surroundings and in this case it is believed that the development would integrate 
acceptably with its location.  Some landscaping work has been included in the plan, 
including tree planting and the erection of an earthen bund. It is believed that 
undertaking this work along with correct management of the floodlights would ensure 
that the proposal is acceptable under this policy.

Wildlife Impacts

5.10 The lands and waters surrounding the site are notable for their importance as wildlife 
habitats.  The Initial Ecological Survey presented identifies the impact of the 
floodlights on bats as the main potential detrimental impact.  The report also contains 
recommendations to mitigate these effects by ensuring the light meets the guidelines 
imposed by the Bats Conservation Trust in its document "Artificial Lighting and 
Wildlife" (2014). 

5.11 NRW, the Biodiversity Unit and the Trees Officer have assessed the information 
submitted and accept, as long as appropriate guidelines are followed, that the 
development will not have a significant impact on bats.  It is, therefore, considered that 
in imposing appropriate conditions, the proposal is acceptable under Policy AMG 2 of 
the LDP.

General and residential amenities 

5.12 Generally, policies PCYFF 2 and PCYFF 3 of the Joint Local Development Plan 
approve proposals for new developments as long as they do not have a detrimental 
impact on the health, safety or the amenities of the residents of local properties or on 
the area in general.  In addition, developments are required to:

 Contribute to, and enhance the character and appearance of the site and
 Respect the site and surroundings in terms of their location in the local landscape.

5.13 In considering the distance of the site from any private residences, the fact that this is 
a "like for like" development in terms of land use and that the site is not visible from 
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public spaces for the most part, it is not believed that it would generate any significant 
additional changes to the amenities of any neighbours or the area in general. Therefore, 
the development is believed to be acceptable under policies PCYFF 2 and PCYFF3 of 
the LDP.

Transport and access matters

5.14 Correspondence was received objecting to the use of the private road leading to the site 
from the south in order to service the site. However, private access rights are not 
planning considerations and the application does not suggest that the proposal would 
encourage users to use this route to reach the site.  The Transportation Unit had no 
objection to the proposal and considering that there will not be any significant changes 
to the nature of the use of the site, it is believed that there are no significant road safety 
implications resulting from an increase in the use of the site.  The Welsh Government 
Transportation Department had no objection to the development, subject to the 
condition ensuring that the floodlights do not spill out onto the highway.  Therefore, it 
is believed that the proposal is acceptable under policies TRA 2 and TRA 4 of the LDP 
that relate to ensuring that developments meet the Council's parking standards and that 
there would be no harm to highway safety.

Drainage matters

5.15 One of the main reasons for undertaking this work was the poor drainage of the existing 
fields and a Drainage Strategy was presented with the application explaining that the 
storm water drainage system was an integrated part of the development.  The Council's 
Land Drainage Department responded to the consultation and it had no comments to 
make on the information submitted. It is, therefore, considered that the development is 
acceptable under the requirements of Policy PS6 of the LDP as it relates to flood 
management.  

6. Conclusions:

6.1 It is considered that the redevelopment of these playing fields is acceptable in terms of 
the relevant policies noted above and it is not considered that it would have a harmful 
detrimental impact on the landscape, the amenities of the area or nearby residents. 
Furthermore, it is considered that the location, design, finish and form of the 
development is acceptable and is in keeping with the context of its location. Having 
given full consideration to all the relevant planning matters, and all matters raised by 
objectors, it is considered that the development is suitable for the site and complies with 
the local and national policies and guidelines noted.

7. Recommendation:
To approve – conditions: 
1. Five years
2. Work in accordance with the plans  
3. An Environmental Building Control Plan must be submitted and agreed 
4. Must adhere to the Ecological Survey recommendations
5. Hours of operation 16:00 to 22:00 Monday to Friday and 16:00 to 19:00 

Saturday and Sunday 
Notes: Welsh Water

Natural Resources Wales


