
Anglesey & Gwynedd Joint Local Joint Development Plan 2011-2026 

 

Item Policy TA1 15 Housing and Local Service Centres -= Page 158 & 159 

 

Re - Cemaes - T35 Site Name:- to rear of Holyhead Road. 

(N.B. the site is incorrectly named since the land concerned with the proposed Y35 Development comprises Field 

#’s 7700, 6592, & 6700 which can only be accessed via Ffordd y Felin which borders Field # 7700. 

 

T35 involved in the later stages of its development an arbitrary extension of the Cemaes Village Boundary 

without notice, not prior consultation.  The Llanbadrig Community Council were not advised, nor consulted about 

the Boundary Extension. 

 

the original T35 proposal in Policy TA1 15 Housing and Local Service Centres -= Page 158 & 159 involved 60 

houses which did not have Planning Consent at that stage.  The 60 houses in this specification were in Field #’s 

6592, & 6700,  and were in addition to the 2014 Grwp Cynefin/DU Construction/ACC Housing Department 

proposal for 12 off Affordable Houses in Field # 7700. 

 

This made a grand total of 72 houses with a valuation of an estimated £250,000 each:-      

 = £15,000,000 plus 30% Overage Charge over 30 years in Field #’s 6592, & 6700, 

plus 

12 off Affordable Houses in Field # 7700 with a valuation of an estimated £150,000 each 

= £1.250.000 plus 20% Overage Charge over 30 years. 

 

For the newly proposed 15 Affordable Houses plus the Sewage Pumping Station the construction cost increase 

proportionately. viz:- 

 

15 off Affordable Houses in Field # 7700 with a valuation of an estimated £150,000 each 

= £2.500.000 plus 20% Overage Charge over 20 years - and additional £450,000. 

 

I cannot see a Sewage Pumping Station plus power supplies costing less than an additional £250,000. 

 

The additional contractual land sale terms and conditions regarding the overage charge make the Affordable 

House for too expensive and the 60 private houses uncompetitive. 

 

It is believed the developer is under the impression that he can sell the Affordable Houses to Grwp Cynefin and 

that they will accept the additional overage charges as part of the Welsh Assembly Government subsidy of 58% 



of the development value.  Grwp Cynefin have to fund the balance of the capital sum required to buy the land and 

Affordable Houses from the Contractor by raising Mortgages. 

 

The proposed Sewage Pumping Station  

Re - Planning Application Ref:- 20C313A date17/08/16 

Welsh Water through their Engineer, Mr Dewi Griffiths, have confirmed that he existing Cemaes Sewage 

Treatment System and Sewage Processing Plant at Wylfa Head is already overloaded.   In heavy rainfall the 

sewers lose their manhole covers, or leak sewage on to the Little Beach Road. 

 

The new Intermediate Holding Tank and Pumping Station behind “Glandon” on the Little Beach Road is already 

operating a full capacity & in an overload condition. 

      
Welsh Water have confirmed that they have  had to deal with the overload and the failure to pump the sewage to 

the Treatment Plant near Wylfa by regular visits by “Sludge Gulper Lorries” pump out the Intermediate Holding 

Tank behind “Glandon” house.  Observations show that this operation has to be carried out regularly and 

frequently. 

 

Welsh Water have confirmed that the developer proposing to build houses that would further overload the 

existing Sewage Plant System will have to find the financial capital resources to modify and improve the main 

Sewage Plant at Wylfa otherwise no further housing sewage arising can be accommodated.  Welsh Water have 

n=either the financial resources not the intention to carry out the extensive Sewage Processing Plant 

Modifications at this stage, so no further housing developments in Cemaes Bay can be contemplated. 

 

(Please refer to Mr DDewi Griffiths Welsh Water, Tel:- 0800 085 3968) 

------------------------------------------------------------------------------------------------------------------------ 

 

Re - Planning Application Ref:- 20C313A date17 August 2016  

This notice about the DU Construction Ltd Planning Application arrived by post this morning.  It is dated 

17 August 2016 but it was actually received by ACC Planning Department on 1 August 2016.  The notice 

was also added to the ACC web listings of Planning Applications today 16 August 2016. 

 

The arrival of this Planning Application creates serious disruption and confusion since the subject matter is 

directly concerned with the actual physical implementation of T35 in Field # 7700.  The query arises which 

administrative procedure has precedence.  Does the JLDP 2016-26 Inspectors Assessment of Submissions in 

the October meetings have priority. 

Or - can this Planning Application # 20C313A go to the ACC Planning Committee and receive a Planning 

Consent in the presence of a active JLDP Assessment.  This priority needs urgent clarification for the benefit of 

all parties. 

 

It is my belief the DU Construction Ltd are concerned that we have a good case to stop T35 and consequently 

they wish to subvert the JLDP process instead of using it to promote their project. 



 

It should be noted that  Planning Application Ref:- 20C313A date17 August 2016 is the 20th such Planning 

Application to have been submitted on Field # 7700.  The latest previous Planning Application which was 

Refused was:- 

 

Previous Letter and Report of  Objection  

Re-Planning Application on Field # 7700 - Dated 7 November 1990 

This objection referred to Planning Application # 1 / 20 / C / 104:- 

 

Re - Application for Proposed Residential Development of Land # 1 / 20 / C / 104:- 

on O.S. 7700 adjacent to Myn y Cae, Ffordd y Felin Cemaes, (LL67 0LA). 

 

The Planning Application was Refused. 

 

Full details of the Objection submitted my Mr Thomas Conway, Mrs Barbara Conway, and others supporting 

neighbours were submitted in a formal complaint submitted to the ACC Chief Executive, Mr Richard Parry Jones,  

in a formal Complaint in a letter and Report dated 16 December 2014.  It was entitled:-  

Complaint 

Re :- Anglesey County Council Housing Department, (hereinafter - ACC HD), 

the Anglesey Rural Housing Enabler &  Grwp Cynefin Housing Association 

Re:- Action Prejudicial to the Planning Application Process 

 

A complete copy of the cover letter quoted above dated 16 December 2014 and a bound copy of the report were 

submitted to the JLDP via Mr Bob Thomas for review by the Welsh Assembly Inspectors by the due closing date.  

Receipt was confirmed.   

 

I would like to receive confirmation the both Inspectors have read this critical report. 

-----------------------------------------------------------------------------------------------------------------------  

The Consultative process used by Grwp Cynefin, Mrs Mary Sillitoe, ACC Rural Housing Enabler, ACC 

Housing Department have been disturbing, divisive, directed to achieve a predetermined objective, and 

excluded consideration of any viable, and suggested, alternative development sites to T35. 

  

My previous statements on this item remains true and accurate. 

 

The whole of the T35 proposals and the associated additional private development in Field #’s 6592, & 6700, are 

grossly unsound.   



 

They include the totally discredited Conservative Government Policy of negative “Social Engineering” in which 

both builders and Local Authorities are encouraged to mix Social and Private Housing.  The evidence associated 

with this policy shows that it is negative, it actually promotes anti social attitudes because people do not like it.  

 

In the most recent local previous experiment with this policy in the Maes Capel Estate, Cemaes, 8 Affordable 

Houses were juxtaposed with a substantial private housing development on the Holyhead Road, Cemaes Bay, 

and directly opposite a row of existing long established private houses.  The first thing to happen was that at least 

4 out of the 8 existing private houses on the Holyhead Road were put on the market and 3 changed hands.  The 

remaining house remains unsold and unsaleable because it is blighted by the minuscule Affordable Houses.  

 

In addition the 8 Affordable Houses would not sell at £114,000 each.  THe builder is reported to have had to buy 

out the “Affordable House Conditions” and they were eventially sold at £127,000 each (Hearsay uinformation 

which needs verification but beklieved to be substantially true). 

 

 

This comment indicates the degree of serious unsoundness that exists in the existing presented JLDP, and the 

inadequate considerations given to the provision and location of Affordable Housing in Anglesey.  

 

There are serious consequences associated with locating Affordable Housing are not conssitent with the 

adjacent properties.  This conclusion implies that Housing developments should be placed “Like with 

Like”. In other words housing estates should be compatible with their neighbours. i.e. Houses should be 

“Zoned”. 

 

It is obvious when surveying the map of Cemaes Bay, and Amlwch, and other locations that the Affordable 

Housing Stock on in Anglesey is “Zoned” into compatible happy discrete areas.  Cemaes Bay = Maes Cynfor, & 

Maes Padrig. 

 

Hence the proposed 15 Affordable Houses proposed under Planning Application Ref:- 20C313A date17/08/16 

  should be located on land formerly owned by Anglesey County Council to the immediate West of the existing 

ACC Council House Estate (Maes Cynfor). 

 

Maes Cynfor was oirginally designated to be extended to the west towards Wylfa.  The land was efectively 

“Brownfield’, not used, not cultivated, rank and otherwise unused.  

The ACC proposed Affordable Housing Development was stopped arbitrarily by Mrs Thatcher by here politically 

biassed decidion to ban “Council House Building” full stop.. 

 

The formerly designated Council House Land was mistakenly sold to no useful purpose and remains 

unused and undeveloped.  This land is directly adjacent to the SP334 “Manora” site and if added to that it 

could amount to some 7 acres.  This land remains entirely suitable for a major Affordable Housing 

Development as a suitable alternative to the proposed T35. 



 

This solution has already been specified in our JLDP Submission to the Inpectors,  and featured in our Report of 

Complaint dated 16 December 2014.  It was entitled:-  

Complaint 

Re :- Anglesey County Council Housing Department, (hereinafter - ACC HD), 

the Anglesey Rural Housing Enabler &  Grwp Cynefin Housing Association 

Re:- Action Prejudicial to the Planning Application Process 

=================================================================== 

Action by:- 

Grwp Cynefin, Mrs Mary Sillitoe, ACC Rural Housing Enabler, & Housing Depertment 

Throughout the preliminary consultative proceedings by the above the above have caused some disquiet and 

concern by their totally blinkered approach to what is, in fact, a simple Housing Estate Siting Problem.  They had 

a fixed unchanging objective and would not consider any viable alternatives. 

 

The reasons for this are probably manifold.  But the crux of the problem is that all the parties combined to one 

end. 

 

In December 2013  

Field # 7700 = 1.36 Acres was placed on the market by Auction by the Jones’ family of Northop, formerly 

residents of the Mill on Ffordd y Felin. The auction was conducted by Jones Peckover of Four Mile Bridge, Menai 

Bridge.  The Field # 7700 land is low grade grazing land.  It was purchased by a Mr Gareth Taylor, Farmer and 

Buildiing/ Haulage Contrator for the amazing sum of £40,000. 

 

I/ We, have been unable to verify whether ACC, or GCC, or ACC/GCC JLDP prompted the Jones family into 

selling the land.  However ACC/GCC did write to Mr Martin Parry of Cefn Helyg Farm to ask him if he was 

interested in selling his land viz:- Field #’s 6592, & 6700, & 6803.  It transpired that the actual owner of the fields 

was Mr Matin Parry’s Brother who subsequently placed all three fields on the auction market  with Jones 

Peckover of Four Mile Bridge, Menai Bridge.(I have a copy of the Councils letter to Mr Parry.). 

 

In the case of Field # 7700  the auction took place with a condition that an Overage Charge of 20 % would apply 

to the Developed Value of any subsequnt development over 30 years. 

 

In the case of Field #’s 6700, 6592 & 6803,   the auction took place with a condition that an Overage Charge of 

30 % would apply to the Developed Value of any subsequnt development over 30 years. 

 

The Overage Charge brings into question the viability of the financial case justifying the development.  The 

additional charge makes the project uncompetitive and causes both rents and/or Purchase Prices excessively 

high and uncompetitive.  The Overage Charge 



also brings into question whether the Welsh Assembly Government will be requestes to fund the Overage Charge 

in addition to the existing quoted 58% subsidy 

 

 

----------------------------------------------------------------------------------------------------------------------------(ENDS).(PRO TEMP 

------------------------------------------------------------------------------------------------------------------------------- 

Dr Thomas Conway and Mrs Barbara Conway 

2062 words. 
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