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1

Introduction

1.1

My name is Charles Potterton. I am a Chartered Member of The Landscape Institute
and Director of Potterton Associates Ltd. I hold a BA Degree in Landscape
Architecture (1982), a Diploma in Landscape Architecture (1983) and have been
practicing as a Landscape Architect since 1984.

1.2

Potterton Associates Ltd was founded in 1992, is a Registered Member of the
Landscape Institute and trades as a Limited Company. During this time I have carried
out a significant number of visual impact assessments and character appraisals on a
wide variety of sites primarily in Worcestershire, Herefordshire and Gloucestershire.

1.3

I am Chairman of the Conservation Areas Advisory Committee which advises
Worcester City Council on planning application matters affecting the conservation
areas across the city.

1.4

I am also currently employed by Bath & North East Somerset Council as a consultant
Landscape

Architect

dealing

with

landscape

matters

arising

through

the

development control process. I prepare consultation responses for all planning
applications that are deemed likely to have an impact on the landscape, including
those within the World Heritage Site of Bath City.

1.5

I was employed in September 2014 by the owners of this site to advise on the likely
significant impacts resulting from the one for one replacement of existing holiday
buildings that are at serious threat from coastal erosion.

1.6

This report is not intended to set out a wide ranging description of the history or
geography of the area. It is very specifically intended to be a working tool that
informs the design process and helps the reader (specifically the Local Planning
Authority) to understand how the scheme takes account of and responds to the
landscape.
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1.7

The main objectives of the study are as follows:-

§

To describe and evaluate the current landscape character of the site and its
surroundings and to identify any notable landscape features within the site;

§

To determine the sensitivity of the landscape to the type of development
proposed;

§

To identify and describe any changes arising from the project relating to
landscape and visual issues. This is determined as the magnitude of change;

1.8

§

To identify and describe any mitigation measures that should be included;

§

To evaluate the significance of landscape and visual effects.

§

To evaluate indirect effects.

During the evaluation and assessment stages, I have used the following research
documents –
§

National, local and strategic planning policy guidance

§

Guidelines for Landscape and Visual Impact Assessment’ (3rd Ed)

§

Ceredigion Local Development Plan 2007 – 2022 Supplementary Planning
Guidance Special Landscape Areas (adopted April 2014)

§

Natural Resources Wales’ Guidance Note No. 1: LANDMAP and Special
Landscape Areas (May 2013)

§

Cardigan Bay Shoreline Management Plan 2004

§

The Welsh Coastal Tourism Strategy (2008)
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2

The site & its surroundings

2.1

The site is located centrally between Aberaeron and New Quay on the west coast of
Wales. It lies to the west of a small village Llwyncelyn which sits on the A487. The site is
accessed down a narrow lane that loops around from Llwyncelyn and back to Ffosy-ffin.

2.2

The site is a well-established holiday destination (established in the 1960’s). The 2008
Ordnance Survey map shows 24 buildings on this site, subdivided to form 48 units. This
annotation by OS reflects the fact that from the 1970s to the 1990s, 48 units were
occupied by holiday makers. However, from year 2000, internal walls were removed
from 6 buildings to create single detached holiday cottages. Currently there are 42
units, comprising 36 semi-detached bungalows and 6 detached bungalows. There is
also the original farmhouse with various outbuildings that have been converted to
form a variety of indoor facilities for visitors. Other outdoor facilities include a play
area, car parking and an all-weather tennis court. There are also some stables.

2.3

The existing homes are located relatively close to the cliff-top and there is a very real
and increasing risk of collapse with subsequent potential loss of life and property. The
proposal is to relocate the homes on a one for one basis to a field uphill and away
from the existing buildings.

2.4

The Cardigan Bay Shoreline Management Plan 2004 identifies Gilfach Holiday Village
as being under threat of coastal erosion. The coast has no sea defences and none
are proposed. The cliffs will continue to erode and eventually “The cliff-top assets at
Gilfach yr Halen would be lost.”

2.5

The existing buildings were built in the 1960’s and are of a low design quality. The
opportunity to relocate also offers opportunity to improve the appearance and
performance of these buildings whilst at the same time retaining their valuable
contribution to the local economy.
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2.6

The economy of this area, and indeed the whole of the west coast of Wales,
depends heavily on tourism. There are numerous holiday villages up and down the
coast. They are a common sight and an existing feature in the landscape.

2.7

The existing buildings are arranged along a central road running parallel with the
coastline. They are generally painted white or cream and have single pitch roofs.

2.8

To the immediate west there is a steep drop to the beach and the sea. The beach is
stony and is not easily accessible. The Ceredigion coastal path runs through the
holiday village, away from the beach itself as it crosses the stream and its waterfalls
at the entrance to the holiday village.

2.9

As described in detail later in this report, the land around this site is not flat. It is made
up of a complex series of ridges and valleys created by numerous rivers and streams
flowing westwards towards the sea. This site sits at the head of the Afon Cwinten. This
undulating landscape has a direct influence on where the site can be seen from.

2.10

The proposed site sits uphill and behind the existing buildings and is a grazed
paddock at present. The field is steeply sloping and is in poor condition, both in terms
of its potential productivity value (Agricultural Land Grade) and the level of
management. It contains quantities of strewn detritus and broken gates. It does also
have some attractive local detailing in the stone banks to its perimeter and stone
gate piers and stile on the laneway leading to it. The Ceredigion Coastal path runs
along the bottom of the site.
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3

The scheme

3.1

The Cardigan Bay Shoreline Management Plan is very clear about the risks from
erosion and sets out some of the possible solutions for this area. The site is located in
Zone D, CPU 9 Gilfach yr Halen (Aberaeron South Beach) and, specifically,
Management Unit 9.1. That document is very clear that the coastal erosion is
ongoing and will ultimately result is the loss of the existing buildings.

3.2

Whilst the Local Authority may decide to adopt a ‘do-nothing’ policy in terms of
addressing the erosion itself, the management plan does acknowledge that the
buildings could be re-located within a scheme that meets the aims and objectives of
the management plan.

3.3

In landscape terms, the primary objectives of that plan are to ‘Minimise disruption to
flora and fauna’ and ‘Maintain character of the frontage’. Relocating the buildings
to a location away from the frontage, removing an existing detracting element and
allowing regeneration of natural flora and fauna to the vacated area would meet all
these objectives.

3.4

The current proposal is to demolish some of the existing buildings (units 14-42) and
replace them, on a one for one basis, in the field to the rear and uphill of the existing
buildings. This will include an access road and car parking for visitors. Units 1-13 would
remain. The land vacated by units 14-42 would be returned to pasture. In simplistic
terms, the ‘new’ site is approximately 1.26 ha and the ‘vacated’ site is approximately
.62ha

3.5

Clearly the proposed site is not flat, indeed it could be described as steeply sloping.
This will mean that the proposed units will have to be arranged to follow along the
contours in a series of lines with each row dug into the hillside.

3.6

This will mean that each row will have a view over the roof of the row below it. The
proposals include a car park at the base of the hill and this means that all vehicular
activity will be restricted to a much smaller and more compact area.
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3.7

The existing buildings are of a low design quality and there is obviously an opportunity
to include new units that are to a very high standard of design and performance. This
is seen as an opportunity to offer significant improvement in terms of use of
renewable energy and thermal efficiency.

3.8

The existing Ceredigion Coastal path steps away from the coast and runs uphill of the
existing buildings. The scheme includes a proposal to provide a permissive route
much closer to the path, below the proposed units. It is important to note that the
path does not have to move i.e. it can stay in its current alignment, but this is seen as
an additional benefit of the scheme.

3.9

As the proposal is on a ‘like for like’ basis, it should not alter the traffic flows to and
from the site and therefore no works to the lane are proposed.

3.10

There is ample opportunity to add native tree and hedge planting to the perimeter
of the ‘new’ site. Whilst it is accepted and understood that it may be more difficult
than normal to get new planting to establish in such exposed location, by using local
/ native species and planting them as small stock, then longer term establishment
can be assured. Protection from the local rabbit population would also be required.

3.11

The vacated site would be cleared of all built structures – buildings, roads, paths etc
and cultivated and re-seeded to match adjoining areas of local wildlife value. Such
details could be agreed in due course with input from local wildlife bodies.

4

Physical impacts

4.1

There is no freestanding vegetation within the site.

4.2

There is a short length (approximately 20m) of scrub / hedge to the immediate north
of the entrance road that will be removed to provide access. This can be mitigated
with new planting to this area. The vegetation on the south side of the lane will be
trimmed back, but retained. The existing stone piers and stile will be retained.
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4.3

I am not aware of any ecological issues in respect of the ‘new’ site although the
perimeter banks contain many rabbits, but these are not given a high value. Existing
perimeter banks will be retained and repaired. There will be an ongoing scheme of
new planting and vegetation management as described elsewhere.

4.4

It is without question that there would also be ecological gains to be made through
the removal of the existing buildings and hard standings as proposed, reprofile the
area and re-seed / replant with local species. This could be done in line with advice
from the LPA and / or local wildlife groups.
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5

Visual impact

5.1

I have visited the site and the surrounding countryside and have carried out an
assessment of the effect of the likely visual impact caused when viewed from a
number of key viewpoints located within or beside the zone of theoretical visibility
(ZVI). These viewpoints or receptors are representative of the range of views from
differing types of location and are located at a different range of distances.

5.2

Whilst there are obviously other locations where the site / development may be
visible, but to simply repeat the same information regarding the likely impact would
not add anything meaningful to the process. In that regard, please note that Images
1-4 are the assessment points used in this study. Other images are included in the
appendices as additional information only and are referred to in the text to underline
a particular point where relevant.

5.3

As a general rule of thumb the visual impacts of the construction phase will be
greater than those of the finished development due to the lack of any mitigation
planting and the degree of immediate change. I have restricted my comments to
the final built development.

5.4

It is important to remember that visual receptors are exclusively human beings i.e.
landscapes and buildings are not able to see. Changes to character are discussed
elsewhere.

5.5

The surrounding topography and existing vegetation combine to ensure that the ZVI is
actually very small. Not only is the ZVI rather small, it contains relatively few receptors.
It has not been possible to visit or take photographs from the coastal side of the site
i.e. out to sea, but where comments are made, these are based on experience and
common sense.

5.6

The site slopes from 50m AOD at the bottom up to 75m AOD at its highest point, so for
the purposes of this exercise, I have will use the highest point which is approximately is
62.5m AOD

5.7

The process of assessing the effect of the impacts can be summarised as follows.
Firstly, factual physical information is gathered –
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§

the viewpoint locations are identified with the use of a map

§

OS Datum above sea level is given for each viewpoint to provide an idea of the
height difference relative to the site – the centre of the site is set at an average
of 62.5m AOD

§

the distance to the closest part of the site is given to assist in assessing the
impact of the proposal on a viewpoint

§

5.8

a description of each view is given

Secondly, the sensitivity of the receptor is then defined. The most sensitive receptors
may include users of outdoor recreational facilities, including public rights of way,
whose attention or interest may be focused on the landscape, communities where
the development results in the landscape setting or valued views enjoyed by the
community.

5.9

A key category of sensitive receptors are occupiers of residential properties with
views affected by the development. Views from ground floor windows are given
greater weight whilst those from upper floors which would generally be used at night
(dark and with curtains drawn) would be given less weight.

5.10

The least sensitive receptors are likely to be people at their place of work, or
engaged in similar activities, whose attention may be focused on their work or
activity and who therefore may be potentially less susceptible to changes in the view.

5.11

Sensitivity is set out as follows –

Factor
High sensitivity –
Observers
whose attention
or interest may
be focussed on
the landscape
and recognised
views in
particular
Medium
sensitivity

Description
Recognised / Important Viewpoints, including those identified
within and protected by policy. These viewpoints may be tourist
destinations and marked on maps.
Designed views, including from within historic landscapes.
Residential Properties -views from rooms occupied during
daylight / waking hours (predominantly ground floor rooms).
Users of Rights of Way and Recreational Trails.
Users of land with public access (i.e. Open Access Land and
National Trust properties
Residential Properties - views from rooms unoccupied during
daylight / waking hours (1st floor rooms).
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Views of the
landscape are
part of, but not
the sole purpose
of the receptors
Low sensitivity Attention
is
focussed upon
the activity of
the
receptor
and not upon
the wider
views

Those playing or spectating at outdoor sports or undertaking
formal outdoor recreation.
Users of local roads where there are clear / open views across
the landscape and low levels of traffic.
Users of main roads travelling at speed, or local roads where the
focus is upon the road ahead owing to traffic conditions and
the context / composition of views.
People at their place of work.

5.12

Thirdly, the visual effects on that view/viewer is described under the following criteria -

5.13

Proportion of the view as occupied by the proposed development.

Factor
High
Medium

Low

None
5.14

Activity i.e. movement of vehicles and light reflection draw the eye
Factor
High
Medium
Low
None

5.15

Description
Where the site is close to the viewer and makes up most of the
view
Where the site is close to the viewer but does not make up most
of the view, or where the site is a long distance from the viewer
but the site is clearly visible in the view.
Where there is a great distance between the viewer and the
site, and the site is indistinguishable in the wider landscape, or
the site is nearby but well screened
The site is not visible so there is no change

Description
Where the proposal would increase activity significantly.
Where the proposal would only increase activity slightly/
moderately from existing.
Where the proposal would not increase activity from existing.
The site is not visible so there is no change

The angle of view
Factor
High

Description
Where the proposal would be on the skyline, looked down on
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Medium
Low
None
5.16

The type of view
Factor
High
Medium
Low
None

5.17

from above, or directly in front of the viewer with no screening
landscape feature between.
Where the proposal would be visible but against the backdrop
of a similar land use, or landform
Where a screening landscape feature is between the viewpoint
and the proposal
The site is not visible so there is no change

Description
Full open view with no screening
Partial view, partially screened, or filtered
Glimpsed view only
The site is not visible so there is no change

Using a combination of the criteria described above, a rating of the magnitude of
the change can be given as follows -

Range
of
change
a. Major
Changes effect
§ A large
number of
receptors
§ A wide area
§ The duration
of the view is
§ prolonged,
uninterrupted,
unavoidable

b. Moderate

Change experienced
Adverse
1. Proposals introduce dominant, discordant elements altering
the composition and balance of the view.
2. Loss of a highly valued or protected view.
3. Development interrupts or detracts from the focus of a
recognised important view or vista.
4. Proposals introduce features not present in skyline views of the
area.
Beneficial
5. Development introducing positive elements that enhance
legibility and composition of degraded views.
6. Proposal removing existing visual detractors and introducing
development that respects the scale, form and layout of
existing visual components.
Adverse
1. Development is clearly visible, but not prominent in views.
2. Proposals may introduce some uncharacteristic elements that
are incongruous in limited localised views.
3. Development may form skyline features amongst existing
developments and / or vegetation where such skyline views are
not typical.
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c. Low
Changes effect
§ A
low
number
of
viewers
§ And / or only
over
a
localised
area
§ and / or the
duration
of
the view may
be fleeting or
interrupted.
d. Negligible
e. None
5.18

Beneficial
4. Proposals enhance the visual setting and complement the
composition of the view and the scale and form of
development within it.
Adverse
1. Development would result in the temporary or partial loss of a
low number of localised features.
2. Mitigation is possible and can maintain or restore losses.
3. The proposals introduce temporary uncharacteristic features
into the landscape.
Beneficial
4. The proposals retain existing key features and respect the
pattern of the landscape.
5. Proposals allow for local enhancements through removal of
detracting features or implementation of a localised landscape
scheme.

The development would introduce barely discernible elements
into the landscape.
The site is not visible so there is no change

By combining the results of sensitivity and magnitude conclusions on the significance
of visual impact can be defined and an explanation of the actual significance of
these impacts is as follows -

Impact

Criteria

Major adverse

The proposals would cause total permanent loss or major
alteration to key elements and features of the landscape, to
include the introduction of elements totally uncharacteristic of
the surrounding landscape. The proposals would be visually
intrusive and would disrupt fine and valued views both into and
across the area.

Moderate

The proposals would cause substantial permanent loss or

adverse

alteration to one or more key elements of the landscape, to
include the introduction of elements that are prominent but may
not be substantially uncharacteristic with the surrounding
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landscape. The Development would be visually intrusive and
would adversely effect upon the landscape.
Low adverse

The proposals would cause minor permanent and/or temporary
loss or alteration to one or more key elements or features of the
landscape, to include the introduction of elements that may not
be uncharacteristic of the surrounding landscape. The proposals
would cause limited visual intrusion.

Neutral

The proposals would more or less fit in with the scale, landform
and pattern of the landscape, maintaining the balance in the
existing view

Minor beneficial

The proposals would slightly enhance the existing view, being in
scale with the landscape and strengthening existing patterns.

Moderate

The proposals would enhance the existing view, improving the

beneficial

quality of the landscape through the removal of damage
caused by existing detractors.

5.19

There follows a detailed description of the view from and likely impact on each of the
viewpoint locations.

5.20

I have noted the relative height (AOD) of the selected viewpoints to show the
relationship between the viewer and the site. Localised topography is very important
as noted above.

5.21

Given the nature of the local topography and the resulting shape of the ZVI, I
consider that it is only necessary to use four assessment points. The first takes a view
along the coast from the Ceredigion Coastal Path, at a medium distance, a view
from the same path as it passes the site and a view from a PROW located uphill and
682 m distant. I have also used the open gateway on the A487 (where the PROW
meets it) as the fourth longer distance point. It is important to accept that whilst there
may be views from other locations, I consider these to give a good representation of
the type of view and allows me to properly consider the quantum of the effect.
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View Ref
Location
OS Datum
Description of
view

Distance to
site
Sensitivity of
viewers
Analysis of
visual effects

Magnitude
rating
Significance
of the effects
Mitigation

Secondary
benefits

View Ref
Location
OS Datum

01
On the Ceredigion Coastal Path adjacent to the ‘new’ site.
SN 435 612. Located at 54m, just below the lower part of the new
site.
Looking uphill through the proposed entrance to the new site. There
is a gap in the vegetation allowing views into the site. The primary
view in this area would generally be along the coast or out to sea.
The existing buildings generally sit downhill with just the roofs visible
from this location.
5m.
High. Users of PROW, in SLA, whose focus is on the landscape and
the views along the coast.
1. Proportion of view occupied by the proposed development –
medium as although the site may be close, the primary view is
away from the site.
2. Activity – high
3. The angle of view – high. The scheme will be uphill and above the
viewer
4. The type of view – medium / high. The topography and existing
vegetation will filter views from most locations that are close up to
the site itself.
Low adverse. The scheme would result in the reconfiguration of an
existing view i.e. the quantum of units in the view would be the
same.
Neutral. The proposals would more or less fit in with the scale,
landform and pattern of the landscape, maintaining the balance in
the existing view.
Improved management of existing vegetation and walling coupled
with new planting will help to screen the new units and provide
shelter for residents.
The removal of the existing buildings from the area closest to the
coast and its return to meadow / pasture is seen as a benefit. The
coastal path could be re-aligned as a permissive path to stay along
the coast and remove this closer interaction with the proposed
units.
02
On the Ceredigion Coastal Path.
SN 437 614. Approximately 50m AOD, the same as the bottom of
the proposed site and approximately 20m above the existing
buildings (units to be vacated).
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Description of
view
Distance to
site
Sensitivity of
viewers
Analysis of
visual effects

Magnitude
rating

Significance
of the effects
Mitigation

Secondary
benefits

View Ref
Location
OS Datum
Description of
view

Distance to
site
Sensitivity of
viewers
Analysis of
visual effects

Looking south-west along the coast with the existing buildings in a
horizontal line, low down in the view. White colour makes units very
visible. Path has to travel inland to traverse valley.
331m to the new site and 258 to existing to be reinstated.
High. Users of PROW, in SLA, whose focus is on the landscape and
the views along the coast.
1. Proportion of view occupied by the proposed development –
medium. The site is clearly visible.
2. Activity – low
3. The angle of view – medium
4. The type of view – high
Low beneficial in that the scheme will retain existing key features
and respect the pattern of the landscape. Proposals allow for local
enhancements through removal of detracting features i.e. the
existing low design quality buildings.
Minor beneficial. The proposals would slightly enhance the existing
view, being in scale with the landscape and strengthening existing
patterns.
Improved management of existing vegetation and walling coupled
with new planting will help to screen the new units and provide
shelter for residents.
The removal of the existing buildings from the area closest to the
coast and its return to meadow / pasture is seen as a benefit. The
coastal path could be re-aligned as a permissive path to stay along
the coast and remove this closer interaction with the proposed
units.
03
PROW in field located to the south-east of the site.
SN 441 607. Approximately 107m AOD. The very top of the proposed
site is 75m AOD, some 32m lower.
Looking downhill towards the sea. Intervening vegetation filters
some of the view from this location. The upper parts of the site are
clearly visible, but for a relatively short duration as one walks further
downhill or is behind existing hedges.
675m
High. Users of the PROW whose attention is focused on the view.
1. Proportion of view occupied by the proposed development –
medium
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Magnitude
rating
Significance
of the effects

Mitigation

Secondary
benefits

View Ref
Location
OS Datum
Description of
view
Distance to
site
Sensitivity of
viewers
Analysis of
visual effects

Magnitude
rating
Significance
of the effects
Mitigation

Secondary
benefits

2. Activity – medium
3. The angle of view – high
4. The type of view – medium
Low adverse. The proposals would be visible in a short portion of a
view where there were no similar elements previously.
Low adverse. The proposals would cause minor permanent and/or
temporary loss or alteration to one or more key elements or features
of the landscape, to include the introduction of elements that may
not be uncharacteristic of the surrounding landscape. The
proposals would cause limited visual intrusion.
Improved management of existing vegetation and walling coupled
with new planting will help to screen the new units from this view
and will provide shelter for residents.
Longer term addition of tree planting will be of benefit to the area
and will help to assimilate the scheme in the view. Use of recessive
colours and high quality building design is important.
04
In the gateway at the A487where the PROW starts.
SN446 603. Approximately 131m AOD. The very top of the proposed
site is 75m AOD, some 56m lower.
Looking across open fields towards the sea. Intervening vegetation
filters most of the view towards the site from this location. The site sits
considerably lower in the landscape so is not readily visible.
1.3 kilometres.
High. Users of a PROW whose attention is focused on the
landscape.
1. Proportion of view occupied by the proposed development –
none
2. Activity – none
3. The angle of view – none
4. The type of view – none
None. The site is not visible so there is no change.
Neutral.
Improved management of existing vegetation and walling coupled
with new planting will help to screen the new units and provide
shelter for residents.
The removal of the existing buildings from the area closest to the
coast and its return to meadow / pasture is seen as a benefit. The
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coastal path could be re-aligned as a permissive path to stay along
the coast and remove this closer interaction with the proposed
units.
5.22

As described elsewhere, this is an undulating landscape with a complex series of
ridges and valleys. This has an effect on the type and extent of the views of the site.
For example, it is not possible to see the site from the south-west along the coast as
the site is hidden by existing landform. Likewise, once one passes the ridge between
Cwm Cillforch and Cwn Gilach, the site is not visible to the North-east.

5.23

Views from the sea. Whilst there may be views from the sea, I consider that as the
buildings already exist, both in this existing view, but also in the same view in many
locations along this coastline, then the viewer looking inland from a boat, would not
be aware of the new scheme. It is also probable that the viewer is moving up and
down or side to side in a moving boat. Looking from sea level, the site sits at a
maximum of 75m AOD. The land behind the site rises to 135m at the A487 so whilst the
proposals may be in an elevated position, they would not necessarily be a skyline
feature. The site is also concave in elevation i.e. it wraps around the corner of the
slope. This also helps to reduce its visibility.

5.24

It is my opinion that the scheme would include buildings of a much higher design
quality and would remove an existing detracting feature, I would conclude an
impact that was medium beneficial in significance.

5.25

Views from nearby residential properties. Existing vegetation and topography
combine to mean that the proposed buildings would generally not be visible from
any other residential properties other than those on the existing site. From these
properties (i.e. the ones that would remain), then the removal of the existing buildings
would represent an improvement in the view towards the coast. I would conclude
that, overall, the scheme would have a neutral impact on local residents.
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5.26

Users of Public Rights of Way. It is accepted that users of this path are in the highest
bracket of sensitivity as they are specifically using this with a focus on the landscape.
It is clear that this specific part of the landscape already includes these buildings (as
does many other areas along the same path). The proposed scheme would only be
visible from approximately 200m of the Ceredigion Coastal Path as it crosses the field
opposite to the site (on the ridge between Ceri Brook and Afon Cwinten).

5.27

It may also be visible for the distance of some 500m as the path passes through the
existing village. Bearing in mind that the existing buildings are already visible (as a
detracting element) in this view, and there is considerable scope for improvements
to the design of the units, then I conclude that by moving them away from the path
and improving their design, the significance would be neutral. Indeed, as described
elsewhere in this assessment, there is potential to re-align the path closer to the coast
itself for some 300m and I would describe this as betterment.

5.28

It is important to point out that the quantum of development in the view will stay the
same as it is at present i.e. there will be the same number of units. In reality then, the
only difference is that the new scheme will result in the units being clustered more
closely together around the existing buildings and not be set out in a thinner line
along the coast.

5.29

I conclude an impact of low beneficial in significance on users of the Ceredigion
Coastal path.

5.30

There is one other PROW in the area and this leads from Cross-way to Aber-marlais.
The proposed buildings will be visible from a very short distance along this path, but
for the most part the existing buildings are already visible, then I conclude low
adverse but only for a very short distance and a very short duration. With a scheme
of well designed units, sitting in rows along the contours and using recessive colours
and materials I do not consider this to be an issue.
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5.31

Users of local roads. In general terms users of the road leading to the site are most
likely to be residents. This is a narrow road with hedges on each side. It is generally not
possible to see the site from any point along this lane. The proposals will not involve
any amendments to the lane, so there is no impact.

5.32

In respect of the main A487, this is generally a busy road with a number of fast bends
therefore drivers will generally be focused on the road. In any case, existing
vegetation to the north side of the road would probably block any possible views.

5.33

Overall, in terms of visual impact, I conclude minor beneficial in that the proposals
would slightly enhance the existing view, being in scale with the landscape and
strengthening existing patterns.

6

Landscape character

6.1

The coastline along Cardigan Bay is mostly made up of a mix of rocky wave cut
platforms and pebble/shingle beaches, with enclosure from low cliffs. These are often
interspersed by much more dramatic high rocky cliffs, which form a rugged edge
landscape. They are often topped by unimproved grassland, gorse, bracken and
scrub.

6.2

The cliffs often give way to sandy coves and beaches and there are frequent
streams and rivers meeting at this coast. This particular site sits at the head of one
such stream, Afon Cwinten, which contains a number of smaller waterfalls.

6.3

A substantial proportion of the coast is undeveloped, with four sections designated
as Heritage Coast because of their exceptional landscape quality. Furthermore, two
areas of Cardigan Bay are Marine Special Areas of Conservation because of their
importance for biodiversity and a significant part of the coast is designated as a
‘Special Landscape Area’ (SLA).
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6.4

The designation of Ceredigion’s SLAs is based on the methodology using LANDMAP
developed by consultants TACP on behalf of the South East Wales Local Authority
Consortium (June 2007). This methodology forms the basis for Natural Resources
Wales’ Guidance Note No. 1: LANDMAP and Special Landscape Areas (May 2013)
on the designation of SLAs within Wales.

6.5

This site lies centrally between Aberaeron and New Quay in the part of the SLA 4:
Ceredigion Coast – New Quay to Llanrhystud. Importantly, the buildings were already
in existence when the SLA designation was made. They are an established and
existing feature in the landscape.

6.6

In most cases, landscapes of higher quality are more sensitive to change than those
of lower quality, although this also depends on the nature of the change. The
landscape assessment process looks at a number of criteria to determine the
‘quality’ of the area.

Landscape quality criteria
Impact
Criteria
distinctive
Exceptional Highly

High

Medium

Low

landscape
character / structure. Distinctive /
rare / unique features worthy of
conservation. Strong sense of place
No detracting features. Highly
sensitive to inappropriate change
Highly
distinctive
landscape
character / structure. Distinctive /
rare / unique features worthy of
conservation. Strong sense of place
Occasional detracting features.
Sensitive to inappropriate change
Recognised landscape character /
structure. Some features worthy of
conservation. Sense of place. Some
detracting features. Potentially
sensitive to inappropriate change
Distinguishable landscape
character / structure. Some
features worthy of conservation. No

Scale & group affected
International
National

National
Regional
Local
Special Interest

Regional
Local
Special Interest

Local
Special Interest
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Poor

Very Poor

6.1

particular sense of place. Frequent
detracting features. Scope for
positive change
Distinguishable landscape
character / structure. Some
features worthy of conservation. No
particular sense of place. Frequent
detracting features. Scope for
positive change
Degraded / damaged landscape
character / structure. Extensive
detracting features. Significant
scope for positive change

Local
Special Interest

Local
Special Interest

I consider that the wider landscape, within which this scheme may have an impact or
influence, is of high quality, in that it has distinguishable landscape character, but
there are detracting features and scope for positive change.

6.2

Landscape ‘sensitivity’ – is a general indication of the extent to which a landscape
can accommodate change without unacceptable detrimental effects on its
character. This can include existing land use, pattern and scale, scope for mitigation
and the general quality of the landscape.

6.3

In respect of character, sensitivity can then be defined as –

Sensitivity
High

Medium

Low

Landscape
An area possessing a particularly distinctive sense of place, in good
condition, or highly valued for its scenic quality and/or landscape
character, a landscape with low tolerance to change of the type
identified, for example National Parks, AONBs, Heritage Coasts,
setting of Listed buildings and Scheduled Monuments.
An area with a clearly defined sense of place and/or character in
moderate condition; an area valued at a local or regional level, a
landscape which is partially tolerant of change of the type
identified.
An area with a weak sense of place, and/or landscape character
in poor condition, often not valued for its scenic quality, an area
that is tolerant of substantial change of the type identified.
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6.4

In my opinion this area would be classified as ‘high sensitivity’ in that it is an area with
a particularly distinctive sense of place and is highly valued for its scenic quality
and/or landscape character. It must also be pointed out that in this case, it also
includes some detracting features i.e. the existing buildings themselves.

6.5

For any development, landscape impacts are likely to include both positive and
negative effects. Professional judgment has been used to determine the scale of
significance for each impact. The significance of the impacts is then defined as
follows –

Landscape impact significance criteria
Impact
Criteria
Major
adverse
Moderate
adverse

Minor
adverse
Neutral

Minor
beneficial
Moderate
beneficial

The proposals would be at considerable variance with the local
landscape. They would degrade, diminish or destroy a highly valued
landscape or its characteristics, features or elements.
The proposals would noticeably conflict and be at odds with the local
landscape. They would leave an adverse impact on a landscape of
recognised quality or on vulnerable and important characteristics,
features or elements.
The proposals would not quite fit into the scale, landform and pattern
of the landscape. They would affect an area or elements of
character of recognised quality and importance.
The proposals would more or less fit in with the scale, landform and
pattern of the landscape, maintaining the character of the existing
character and quality.
The proposal would slightly enhance the existing quality and
character, being in scale with the landscape and strengthening
existing patterns.
The proposals would enhance the existing landscape character,
improving the quality of the landscape through the removal of
damage caused by existing detractors or by adding new element
sensitive to the prevailing landscape pattern.
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6.6

The scheme would obviously result in a change in character of the field itself.
However, in the wider landscape this field is not extraordinary and any loss must be
balanced against the gain resulting from the demolition of units 14-42.

6.7

In my opinion, the scheme would not affect any of the primary characteristics of the
wider landscape area and would not affect the primary reasons why it was
designated in the first instance. In reality, the proposals are actually a reconfiguration
and improvement to an existing feature. The benefit of this scheme is that it is a lower
quality element that is to be upgraded and this should be welcomed.

6.8

My conclusion, in respect of impact on landscape character is that the area within
which this development could have an impact, is already heavily influenced by
existing development. In my opinion, to reconfigure and replace the detracting
element with well designed units would result in an impact of overall minor beneficial
significance in that - the proposals would slightly enhance the existing quality and
character, being in scale with the landscape and strengthening existing patterns.
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7

Conclusions

7.1

The erosion of this coastline is ongoing and difficult to stop. The Cardigan Bay
Management Plan recommends that the Local Authority should adopt a ‘donothing’ policy in terms of addressing the erosion itself, but does acknowledge that
the buildings could be re-located within a scheme that meets the aims and
objectives of the management plan.

7.2

In landscape terms, the primary objectives of that plan are to ‘Minimise disruption to
flora and fauna’ and ‘Maintain character of the frontage’. Relocating the units to a
location away from the frontage, removing an existing detracting element and
allowing regeneration of natural flora and fauna to the vacated area would meet all
these objectives.

7.3

This study has looked at the various ways in which the proposed scheme may impact
upon the landscape. There are two parts to the scheme. Firstly, the new buildings on
the new site and secondly, the removal of the existing units and the reclamation of
the vacated part of the site.

7.4

The significance of the impacts of the scheme can be summarised in the three
categories as used throughout this report.

7.5

Physical impact – in respect of the new building area, there will be a loss of a short
length of existing vegetation to create the entrance to the actual field itself. There
will be no loss of freestanding vegetation and there will be no change to the existing
lanes in the area. In respect of the area to be vacated, there will be no loss of
vegetation as there is none.

7.6

Visual impact - the ZVI is very small and is channeled by existing topography. Existing
hedges add to the screen value in places and these combine to mean the site, whilst
sitting on a hillside, is not visible from any other residential properties.
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7.7

The only views into the site are from the Ceredigion Coastal Path that passes by the
bottom of the proposed site and through the existing holiday village. The existing
buildings are of a generally low design standard but do already exist in the view.
Indeed, this type of facility is commonplace along this coast, so in my opinion, to
simply rearrange them in a different configuration would have no material impact on
ones enjoyment of the walk along this part of the coast.

7.8

Part of the overall scheme is to realign the path nearer to the coast and this must be
seen as a benefit.

7.9

From my assessment work I can conclude that, in terms of visual impact, there is an
impact that is minor beneficial in significance in that the proposals would slightly
enhance the existing view, being in scale with the landscape and strengthening
existing patterns.

7.10

Landscape Character - I conclude that the area within which this development may
have an impact is already heavily influenced by similar existing buildings and mobile
home parks. This site itself has been used as a holiday destination for some 50 years
and is a well established feature in the landscape. It was in place long before the SLA
designation was bestowed on it. In that case, what is in effect an improvement in the
removal of the lower quality units and reconfiguring the in a tighter cluster on the
hillside, would not be detrimental to the landscape.

7.11

Policy DM18 of the SLA states that ‘Proposals for development within the SLA will be
assessed in relation to the scale and nature of development and their ability to be
accommodated

without

significant

damage

to

and

where

possible,

the

enhancement of the valued visual, historic, geological, ecological and cultural
characteristics of the SLA’. In my opinion, the proposed scheme meets all these
criteria.

7.12

I conclude that the development would result in an impact of minor beneficial
significance in that - the proposals would slightly enhance the existing quality and
character, being in scale with the landscape and strengthening existing patterns.
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7.13

Overall I conclude that this development, when measured against the characteristics
of the landscape, would not be inappropriate or out of keeping and would meets
with the aims and objectives set out by the Local Authority.

Charles Potterton BA DipLA CMLI
501/CP/August 2018
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