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1.0 Introduction and Scope 

 

1.1 In November 2019 Sian Griffiths – Landscape Architect was commissioned by Mrs. I. Watkin-Jones (The 

Applicant) to undertake a Landscape & Visual Impact Assessment (LVIA) to support a planning application for the 

demolition and replacement of a stable block, proposed outdoor manège and indoor riding school.  Sian Griffiths 

is a Chartered member of the Landscape Institute, holding a degree and post graduate diploma in Landscape 

Architecture.   

 

1.2 The site is located within fields next to the applicant’s property Swn y Môr, Griffiths Crossing, Caernarfon, 

Gwynedd LL55 1TS; grid reference SH 50211 65895 (See Figure 1 - Location Plan, within the Appendix).   

 

1.3 The site currently houses an existing stable block and outdoor manège, together with fields grazed by horses. 

 
1.4 Pre-application advice provided by Cyngor Gwynedd Council has recommended that an LVIA is required to 

assess the likely impact of the proposed development on the Ynys Môn / Anglesey Area of Outstanding Natural 

Beauty (AONB), which lies immediately northwest of the site across the Menai Strait.    

 
1.5 Concerns have been raised by Isle of Anglesey County Council planning department regarding the visual impact 

from the AONB.  Isle of Anglesey County Council noted the following: 

“The proposal would not have direct effects on the Ynys Môn AONB; however there are potential effects on the 

expansive views (AONB special quality) from the Ynys Môn Coast. 

The proposed building and manège is set perpendicular to the slope indicating a degree of cut and fill.  This could 

generate a change in local topography enhancing the sites prominence. 

The outdoor riding school will not be lit; however there is potential for some light spill from the building through the 

roof lights, and wooden cladding (depending on the detailing). Roofing material is proposed to be grey – which is 

more prominent than darken colours. 

We recommend that a full application (should one be submitted) consider visual effects from public viewpoints on 

the Ynys Môn AONB.  The current plans and drawing indicate that there would be some adverse effects on 

coastal views”. 

 

1.6 The focus of this landscape and visual impact assessment (LVIA) is to ascertain the effects of the proposals upon 

the adjacent AONB, from publicly accessible areas; as well as the effects upon areas with a 1km radius of the 

site.  This LVIA considers the potential effects upon the landscape character and any changes which may occur 

as a result of the proposed works and any potential visual impact upon the surrounding receptors, for example 

walkers on local footpaths, residents in local properties and users of the local road network. 

 

1.7 Chapter two briefly describes the relevant landscape related planning policies, which is followed by the 

assessment methodology and significance criteria used for undertaking the landscape and visual impact 

assessment.  Baseline conditions are subsequently recorded in chapter four, followed by the potential impacts in 
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chapter five and the assessment of the landscape and visual effects in chapter six, whereby key adverse or 

beneficial effects will be recorded with mitigation measures in place. 

 

1.8 The assessment was undertaken in November 2019.  All figures referred to in this report can be found within a 

separate appendix document. 

 

Development Proposals: 

 

1.9 The proposals are highlighted within Maredudd ab Iestyn’s Architectural drawings, images of which are highlighted 

below.  The existing site entrance is be relocated further north by circa 6m and the existing timber stable block is 

to be demolished.  The southern-most field boundary is to be repositioned further south, with a new, more central 

field gate, to allow for the earthworks to accommodate the indoor riding school.  The indoor riding school is 

proposed in the south eastern corner of the site and will be 60m in length by 30m wide, with a finished ridge height 

of 8.2m.  A larger 60m by 60m outside manège is proposed to the west of this, which is proposed to be fenced 

with timber post and rail fencing and surfaced with a sand / fibre mix, similar to the existing outdoor manège 

surfacing. 

 

1.10 A new stable block will be constructed at 90 degrees to the old, running in a north south direction, located north of 

the proposed indoor riding school in the north eastern corner of the site.  The rear of the stable block is proposed 

to face west, against the prevailing weather.   The stable block will be 36.5m in length by 12.2m wide and stand at 

a height of 5.9m.  

 

 Proposed Site – with soft landscape mitigation proposals 
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Proposed Stable Block 

 

 

Proposed Riding School 

 

1.11 The existing outdoor manège will remain where it is, to the west of the proposed stable block.   

 

1.12 Visually both structures will be agricultural in character and scale.  The facades are proposed to be concrete to a 

height of circa 1.5m, with timber cladding above running vertically to the eaves.  The rooves are proposed to be of 

slate blue fibre cement corrugated roofing sheets, with clear sheets to allow for natural roof lighting.  Both buildings 

will be lit internally. 
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1.13 An element of cut and fill will be required to accommodate the development.  The cross sections that follow 

highlight the predicted finished levels.  Gradients of no greater than a 1:3 slope are proposed.  The slopes will be 

seeded and once established, will aid with fitting the development within the gently sloping field environment.  This 

in turn will soften long distance views towards the site, rather than proposing a more engineered approach.  

 

 

 Proposed Site Sections 

 

 Mitigation Proposals 

 

1.14 The LVIA considers the development with mitigation in place.  The proposed mitigation will help reduce any 

potentially adverse effects, which may have been more significant, had they not been in place.  The landscape 

mitigation proposals will help towards landscape and visual enhancement, allowing the proposals to fit more 

sympathetically within its surrounding environment. 

 

1.15 Landscape and visual mitigation includes:  

 

 Location of proposed indoor riding school – from the original pre-application location, the indoor riding 

school has been pulled north east, as close as is practically possible to the existing hedgerow boundary.  

This helps lessen the visual impact, by pulling the structure away from the central, more elevated area of 

the field.   

 Parking for vehicles – this has been sighted in between the proposed stable block and the established 

hedgerow east of the site.  This location helps to lessen any visual glare from vehicles, when viewed 
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from the north west (AONB).  The property of Swn y Mor, north of the site, will also aid with screening 

views towards the parking area proposed. 

 Existing hedgerow to east – it is important that the height of the hedge is kept for screening purposes, 

particularly when viewing the site from the north and north east. 

 Roof colour – the fibre cement roofing sheets are proposed to be a darker colour than the lighter natural 

grey originally proposed.  Slate blue has been chosen to replace the natural grey, being similar in colour 

to the roof mass of the adjacent Plas Menai and other agricultural style sheds.  This darker, more 

indigenous colour is beneficial from a visual perspective, particularly when viewing the site from an 

elevated or distant vantage point. 

 Timber cladding of facades – the stable block and indoor riding school are proposed to be a “Hit & Miss” 

style facade, rather than slatted, to avoid light spill from the buildings. 

 Soft landscape proposals – native tree and shrub planting is proposed off-site along the western 

boundary next to the existing outdoor manège and within the private garden of Swn y Môr.  This will help 

diminish and filter views from the AONB to the northwest.  Internal native tree planting is also proposed 

on the north facing embankment of the proposed outdoor manège, to filter more distant views into site 

from the AONB. 
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2.0 Statutory and Policy Framework 

 

2.1 The site is located within the jurisdiction of Gwynedd County Council and as such is subject to the adopted 

Anglesey and Gwynedd Joint Local Development Plan (JLDP), adopted in July 2017 and covers a 15 year period. 

 

2.2 No landscape designations fall within the site boundary and there are no Tree Preservation Orders within the site 

boundary.  No sites of nature conservation fall within the site boundary, although the nearby Menai Strait is a 

designated SAC (Menai Strait and Conwy Bay SAC) and lies 260m away.  Several wildlife sites also lie nearby, 

with the nearest being circa 430m away in a south easterly direction.  

 

2.3 Within the JLDP planning designations for a waste site and employment site C20 fall directly south west of the 

site, within the Griffiths Crossing trading Estate, some 350m distant.  There is also a protected new route corridor 

to the south east, for the Caernarfon and Bontnewydd bypass, which is currently under construction. 

 

2.4 The JLDP constraints map highlights a flood zone along the shore line of the Menai Strait, falling outside and 

northwest of the site and Anglesey AONB also lies north west of the site, separated by the Menai Strait, some 

0.95km away. Planning Policy Wales notes the “primary objective for designating AONBs is to conserve and 

enhance the natural beauty of the landscape. It is crucial that any development schemes that affect the AONB or 

its setting favours the safeguarding of an area’s natural beauty.”   

 

2.5 The JLDP’s Policy AMG1: AREA OF OUTSTANDING NATURAL BEAUTY MANAGEMENT PLANS notes that 

“proposals within or affecting the setting and/ or significant views into and out of the Areas of Outstanding Natural 

Beauty must, where appropriate, have regard to the relevant Area of Outstanding Natural Beauty Management 

Plan.”  This policy aims to ensure that the Management Plan aims are fully taken into account when considering 

development proposals. CCC 3.1 within the Management Plan Review (2015 – 2020) document states “All 

development proposals within and up to 2Km adjacent to the AONB will be rigorously assessed to minimise 

inappropriate development which might damage the special qualities and features of the AONB or the integrity of 

European designated sites”.  CCC 3.2 states “All new developments and re-developments within and up to 2Km 

adjacent to the AONB will be expected to adopt the highest standard of design, materials and landscaping in 

order to enhance the special qualities and features of the AONB. Proposals of an appropriate scale and nature, 

embodying the principles of sustainable development, will be supported”. 

 

2.6 Several listed buildings are located nearby, as highlighted in Figure 2 within the Appendix.  The medieval Grade II 

listed Church of Saint Mary lies the closest to site, being only 140m away in a northerly direction and the A487 

milestone is also listed, lying some 490m south south-west from site.  The Scheduled Ancient Monument of 

Cearlan Tibot, a prehistoric defence enclosure, lies to the south east, some 1170m distant.  On Anglesey, several 

listed buildings are sited at Llanidan, north west of the site, with St. Nidan’s Church (Old Church) being 

designated Grade II*.  The old parish church is also listed as a Scheduled Ancient Monument.  Planning Policy 
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Wales ensures the preservation of both listed buildings and Scheduled Ancient Monuments or proposals affecting 

their setting.   

 

2.7 Policy PS20 of the JLP: PRESERVING AND WHERE APPROPRIATE ENHANCING HERITAGE ASSETS notes 

that the Local Planning Authority will preserve and where appropriate, enhance its unique heritage assets. The 

site will have no direct effect on the surrounding listed buildings, Scheduled Ancient Monuments or their setting. 

 

2.8 The registered Historic Park and Garden of Llanidan lies across the Menai Strait in a north westerly direction, the 

boundary of which runs down to the water’s edge.  A significant view is highlighted as part of its listing and 

visually links St. Nidan’s Church (Old Church) to the Church of Saint Mary on the opposite side of the Menai 

Strait.  This significant view is highlighted within Figure 2 in the Appendix.  As noted in 2.6 above, several Grade 

II* listed buildings are present and features such as the walls of a walled garden, terraces of a formal park, 

landscaped park and pleasure grounds are also present. 

 

2.9 Planning Policy Wales, Register of Landscape Parks and Gardens of Special Historic Interest in Wales and the 

Register of Landscapes of Historic Interest in Wales published by CADW all guide the national development 

management policy for Registered Historic Landscapes, Parks and Gardens.   The landscapes, parks and 

gardens on the Register have no statutory protection, but they must be taken into account when developments 

proposals are made that either affect them directly or that affect their setting.  CADW are currently assessing the 

boundaries of all registered historic parks and gardens in Wales ahead of the introduction of a statutory register.  

 

2.10 The register of Landscapes of Outstanding Historic Interest in Wales, a non-statutory register, does not identify 

any landscapes within the immediate area of the site, however the Registered Historic Landscape of Dinorwig lies 

to the north east, some 1.7km distant.  As such, the site proposals have no direct or indirect affect upon this 

historic landscape. 

 

2.11 Policy AT1: CONSERVATION AREAS, WORLD HERITAGE SITES AND REGISTERED HISTORIC 

LANDSCAPES, PARKS AND GARDENS notes that “proposals within or affecting the setting and/ or significant 

views into and out of Conservation Areas, World Heritage Sites and Registered Historic Landscapes, Parks and 

Gardens shown on the Constraints Map must, where appropriate, have regard to:  

1. Adopted Conservation Area Character Appraisals, Conservation Area Plans and Delivery Strategies.  

2. World Heritage Site Management Plans.  

3. The Register of Landscape, Parks and Gardens of Special Historic Interest in Wales.” 

 

2.12 The significant view noted in 2.8 above is not directly affected by the scheme proposals, although the proposals 

will be partially visible in the background of this view.  Photo 8 from Anglesey Coast path is the closest 

representative view. 
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3.0 Assessment Methodology and Significance Criteria 

 

3.1 The assessment methodology was undertaken in accordance with the Guidelines for Landscape and Visual 

Impact Assessment (GLVIA), third edition, published by the Institute of Environmental Management and 

Assessment and The Landscape Institute in 2013.   

 

3.2 The aim of the assessment is to identify and predict the key landscape and visual effects that the scheme may, or 

may not have on the surrounding landscape and visual receptors in the area.  An assessment of the existing 

baseline conditions will provide a yardstick against which potential landscape and visual impacts can be 

assessed.  It is generally accepted that the two criteria that combine to determine the significance of the impact 

are the scale or magnitude of change (of the proposal) and the sensitivity of the location or the receptor.  

 

 Baseline Assessment 

3.3 The following specific desk-based tasks have been undertaken:  

 Assessment of the local planning authority’s JLDP 

 Desktop background research  

 Review of NRW’s Landmap designations within the 1km study area 

 Identification of the visual envelope for the development sites 

 Identification (followed by field assessment) of potential receptors within publically accessible areas 

within the visual envelope 

 

3.4   The baseline assessment has involved these key stages:  

 Defining the scope of the site assessment: establishing the study area as a 1km site centred radius but 

also assessing from the adjacent AONB  

 Site survey and appraisal - establishing a range of possible landscape effects and key landscape 

elements, supported by a photographic record 

 Site appraisal of potential impacts upon visual amenity and photographic record 

 Description of the proposal (including mitigation) 

 Establishment of the baseline conditions and the landscape’s potential sensitivity to change 

 Identify receptors and the interaction between the proposal and the receptors 

 Evaluation of the potential effects anticipated to result from the introduction of the development into the 

baseline context 

 Assessment of the anticipated effects based on magnitude of change and sensitivity of the receptor 

 Description of the anticipated effects and the degree of significance. 

 

3.5  The site survey includes a photographic record of key viewpoints both into and out of site, as highlighted in 

Figure 2 & 3 within the Appendix. Viewpoints were selected as typical viewpoints that record the receptor’s 

typical view towards the proposed development site and surrounding area. 
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3.6 The following camera setup was used on site to carry out the photography: 

 Digital SLR Camera with full frame sensor:  Canon EOS 700D 

 Focal length set to 31.5mm, allowing for the 1.6x focal length multiplier, which gives a 50mm field of 

view, similar to that of the human eye 

  

3.7 At each receptor survey point, the following was carried out: 

 Determine the best position for camera location in relation to the receptor  

 Determine the approximate angle of view.  Viewing targets were typically aligned to the centre of 

proposed new scheme. 

 Setup camera height to 1.5m above ground. 

 

3.8 The significance criteria used in this landscape and visual assessment is explained in the following text.  The 

landscape and visual assessment was undertaken in tandem as it was considered that for this type of 

development, the landscape and visual effects are very closely related to each other.  

   

 Landscape Assessment 

  

 Landscape Quality 

3.9 Landscape quality can be assessed by considering a combination of planning policies, landscape designations 

and other subjective judgements that consider how attractive or distinct a landscape is.  Landscape quality was 

assessed with reference to the GLVIA and using professional judgement, as shown below:- 

Table 3.1 Assessment of Landscape Quality 

Category Criteria Typical Example 

Exceptional  Strong landscape structure, 
characteristic patterns, balanced 
combination of landform and landcover; 

 Appropriate management for land use 
and landcover; 

 Distinct features worthy of 
conservation; 

 Sense of place; 

 Distinctive landscape / no detracting 
features 

Includes the most aesthetically attractive 
landscapes.  Areas of particular natural beauty 
perceived as special in an international or national 
context which have been internationally or nationally 
designated, such as National Parks, AONB, World 
Heritage Sites, SAC’s etc. 

High  Strong landscape structure, 
characteristic patterns and balanced 
combination of landform and landcover; 

 Appropriate management for land use 
and landcover but potentially scope to 
improve; 

 Distinct features worthy of  
conservation; 

 Sense of place; 

 Occasional detracting features 

Areas include historic and designated landscape.  
Diverse, semi-natural or farmed landscape with 
natural features.  Normally abundant woodland 
cover together with a high distribution of trees, 
hedgerows and shrubs, streams, brooks may be 
present.  National and regional designations may 
apply, including Conservation Areas, some historical 
or cultural sites, parts of a national park or the great 
majority of an AONB or AGLV. 

Good  Recognisable landscape structure, Countryside with some variety in farmland cover.  
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3.10 Landscapes may have a particular quality or value for various reasons.  There may be historical or cultural 

associations attached to the landscape or it may be particularly valued by society at a local level.  The GLVIA also 

considers landscape value as a measure to be assessed in association with landscape character. 

 

 Landscape Sensitivity 

3.11 Landscape sensitivity defined in the GLVIA is “The degree to which a particular landscape type or area can 

accommodate change arising from a particular development, without detrimental effects on its character”, this will 

vary with: 

 

 Existing land use 

 The pattern and scale of the landscape 

 Visual enclosure/openness of views and distribution of visual receptors 

 The scope for mitigation, which would be in character with the existing landscape 

 The value placed on the landscape  

 

3.12 In general terms, a landscape of very high sensitivity will have a low ability to accommodate change.  The criteria 

used for judging landscape sensitivity was assessed with reference to the GLVIA and using professional 

judgement, using the following criteria:  

 

Table 3.2  Determination of Landscape Sensitivity 

Sensitivity Criteria 

characteristic patterns and  combinations 
of landform and landcover are still evident; 

 Scope to improve management for land 
use and landcover; 

 Some features worthy of conservation; 

 Sense of place; 

 Some detracting features 

Settlements and villages with pockets of open space 
and public recreation areas.  There is a reasonable 
distribution of semi-natural vegetation, trees and 
shrub cover.  National and regional recognition, 
such as localised areas within a National Park, 
AONB or AGLV. Local landscape designations such 
as all or the great majority of an Area of Local 
Landscape Importance. 

Ordinary   Distinguishable landscape structure, 
characteristic patterns of landform and 
land cover, often masked by land use; 

 Scope to improve management of 
vegetation; 

 Some features worthy of conservation; 

 Some detracting features 

Typical open agricultural land where attractive 
features are offset by detractors.  Some strategic 
planning is evident but development is primarily 
functional including housing estates, business parks 
or urban fringe land uses.  Not particularly 
aesthetically attractive, but with more value than a 
poor quality landscape.  Land may be within a 
Green Belt or have a local landscape designation. 

Poor  Weak landscape structure, 
characteristic patterns of landform and 
land cover are often masked by land use; 

 Mixed land use evident; 

 Lack of management and intervention 
has resulted in degradation; 

 Frequent detracting features 

Includes detractors such as power lines, industrial 
derelict or inappropriate built forms with no aesthetic 
value or evidence of strategic planning.  There is 
lack of mature vegetation cover and no landscape 
designations apply.  Intensively farmed landscape, 
which has lost most of its features. 
 



13 
 

Very High A very highly-valued landscape of exceptional scenic quality, unable to tolerate change. Change of 
the landscape type would inevitably result in significant adverse or beneficial effects on landscape 
character/features/elements 
 

High A high-valued landscape of high scenic quality susceptible to change.  Change of the landscape type 
would probably result in some significant adverse or beneficial effects on landscape 
character/features/elements 
 

Medium A medium-valued landscape of medium scenic quality, reasonably tolerant of change.  Change of 
the landscape type could be accommodated with some adverse or beneficial  effects on landscape 
character/features/elements 
 

Low A low-valued landscape of low scenic quality, which is tolerant of change.  Change of the landscape 
type could be accommodated with little or no adverse or beneficial  effects, or would result in 
beneficial effects on landscape character/features/elements 
 

 

 Magnitude of Change 

3.13 The GLVIA notes that “each effect on landscape receptors needs to be assessed in terms of its size or scale, the 

geographical extent of the area influenced, and its duration and reversibility”. 

 

3.14 The size or scale of change in the landscape as a result of each effect is assessed and described. The 

geographical extent of the effect is considered in relation to the immediate setting, landscape character and on a 

larger scale. The duration of an effect is judged as short, medium and long-term, while the reversibility of the 

landscape effects refers to the ability of the proposed development to be reversed.  

 

3.15 The magnitude / degree of change resulting from the construction and/or the operation of a particular 

development is described as high, medium, low or negligible, as follows: 

 

Table 3.3  Magnitude of change 

Change Criteria 

High very noticeable indirect change in landscape characteristics over an extensive area, or direct change 
to landscape components/character over a less extensive area. 

Medium noticeable indirect change in landscape characteristics over less extensive area, or direct change to 
landscape components/character over a localised area; 

Low perceptible indirect change in landscape characteristics over a localised area, or direct change to 
landscape components/character over a very localised area; and 

Negligible virtually imperceptible or no indirect change in landscape characteristics over a very localised area, 
or virtually imperceptible, or no, direct change to landscape components/character. 

 

3.16 The visibility of the proposed development in the landscape will vary with changeable weather conditions. 

Assessments have been carried out, as is best practice, by assuming the 'worst case' scenario, i.e. on clear, 

bright, winters day.   
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 Assessment of Effects 

3.17 This combines the sensitivity of the landscape and the magnitude of change.  It also considers direct effects upon 

landscape elements, features and characteristics.  The capacity of a landscape to accommodate change can be 

either adverse or beneficial, with the exception of neutral. Generally, the lower the sensitivity of a landscape, the 

greater it’s capacity for change.  Changes to the landscape affected by the proposed development can be 

categorised as follows:-   

 

 

Table 3.4 Significance criteria for assessing the capacity of the landscape to accommodate change 

 

Level of Change   

Degree of Change 

Neutral No change to key landscape characteristics, features or elements that contribute to the landscape character of 
the area  

Negligible adverse  

(or beneficial) 

Very minor (virtually imperceptible) deterioration / improvement in the existing landscape, to one or more key 
landscape characteristics, features or elements that contribute to the landscape character of the area  

Slight adverse  

(or beneficial) 

Minor (perceptible) deterioration / improvement in the existing landscape, to one or more key landscape 
characteristics, features or elements that contribute to the landscape character of the area  

Moderate adverse 

(or beneficial) 

Noticeable or reversible deterioration / improvement in the existing landscape, to key landscape characteristics, 
features or elements that contribute to the landscape character of the area  

Substantial adverse  

(or beneficial) 

Very noticeable (major) or irreversible deterioration / improvement in the existing landscape, to key landscape 
characteristics, features or elements that contribute to the landscape character of the area  

 

3.18 The effects are considered with mitigation measures in place, which have been established through the design 

development of the site, resulting in a statement of the predicted effects. 

 

 Visual Assessment 

 

3.19 The visual assessment was undertaken in accordance with guidance set out in the GLVIA, which states that “ An 

assessment of visual effects deals with the effects of change and development on views available to people and 

their visual amenity.”  The guidance goes on to say that the concern “is with assessing how the surroundings of 

individuals or groups of people may be specifically affected by changes in the context and character of views as a 

result of the change or loss of existing elements of the landscape and/or introduction of new elements.” 

 

3.20 Visual effects are identified for different visual receptors (people).   Visual receptors include people in their 

homes, at work, undertaking recreational activities or when travelling through the area i.e. using roads, railways, 

footpaths etc., where they would be likely to experience a change in existing view as a result of the construction 

and operation of the proposed development. 

 

3.21 The visual effects may include a change to an existing static view, sequential views, or wider visual amenity as a 

result of development or the loss of particular landscape elements or features already present in the view. 
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3.22 Cumulative visual effects may result when receptors gain views of similar types of development, which combine 

to have a cumulative visual effect.  

 
3.23 Criteria applied for the assessment of visual impact is considered as follows:- 

 

 Distance – The greater the distance, the less detail is observable and the more difficult it is to distinguish the 

site from its background, diminishing potential impact.  

 Elevation – When a viewpoint is lower than the site feature, it is more likely to be viewed against the sky, 

increasing its impact.  When the viewpoint is higher than the site, it is viewed against a backdrop, 

diminishing the impact. 

 Size – The greater the proportion of the view occupied by the features and activities, the greater the impact.  

Colour and form can increase or diminish impact, by drawing the eye or by providing camouflage. 

 Context – The degree to which the development is in character with the context, whether urban or rural; 

features in the view such as landform or vegetation which frame, mask, filter, highlight, etc., the view of the 

site. 

 Weather Conditions – Clarity of the air and the angle and direction of the sun at different times of year 

affect visibility.  Upland areas are more prone to misty, cloudy and rainy conditions, reducing visibility.  Haze 

is frequently present, especially in views towards the coast even in fine weather conditions. 

 Activity – Movement of vehicles and light reflection changing with movement, draw the eye, increasing 

impact.  Static, neutral-coloured, sympathetic form diminishes adverse impact. 

 Change – The degree of change in the view and the rapidity of the process of change affect the degree of 

impact. 

 
3.24 Views from nearby key receptors were visited and photographs taken. Views from those potential viewpoints 

with limited visibility of the proposed development are also assessed, but no photographs taken. 

 

3.25 The visual assessment involves an initial desk-based review of OS mapping, to establish the wider context / 

visual envelope and is followed by site survey.  The evaluation involves:  

  Analysis of the sensitivity of the viewpoint receptors to the anticipated change in their view;  

  Identification of the anticipated magnitude of change in existing views at these locations. 

 

 Receptor Sensitivity 

3.26 The sensitivity of the visual receptor was considered as part of the assessment process.   For example, the 

inhabitants of a residential dwelling are generally considered more sensitive to change than occupiers of a factory 

unit. The susceptibility of visual receptors to change in views and visual amenity depends on the activity or 

occupation of people. The value of the changed view to the receptor also contributes to an understanding of 

sensitivity to change. Therefore, orientation, nature of use, scenic quality and receptors’ expectations of the 

changed view in respect of existing context are all considered as a part of this evaluation. The sensitivity of a 
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receptor therefore depends upon the nature of the receptor and the value to that receptor of the view being 

changed. 

 

3.27 The assessment of sensitivity has been adapted from guidance within the GLVIA and previous professional 

experience and is set out in the table below:- 

 

Table 3.5 Receptor Sensitivity 

Sensitivity Criteria of Receptor Sensitivity 

High  Residential properties with open uninterrupted views from windows, garden or curtilage. 

 Users of public rights of way with open, uninterrupted views in sensitive or unspoilt areas. 

 Passive recreation users of recognised viewpoints or beauty spots. 

 Essential setting of Scheduled Ancient Monuments, Listed Buildings or other nationally affected 
designated sites. 

Medium  Residential properties with oblique or interrupted views from windows, garden or cartilage. 

 Cyclists, bridle path or other non motorised users of public rights of way with open uninterrupted 
views or public footpaths with interrupted views. 

 Users of outdoor recreational facilities or community facilities with open, uninterrupted views and 
where the view is important to or an element of the recreational activity. 

 Users of local road network with open uninterrupted views. 

Low  Users of main roads or passengers in public transport in main routes or users of local road network 
with interrupted views. 

 Users of outdoor recreational facilities with limited views. 

 People in their place of work (not home workers) e.g. industrial / farm buildings where the changes 
form part of a view 

Negligible  Receptor so distant is unaware of change to view. 

N/A  No View 

  

 

 Magnitude of Change 

3.28 The magnitude of change considers the extent of the proposed development visible, the extent of the existing 

view that would be occupied by the proposed development, the influence of the proposed development within the 

view and the viewing distance from the receptor to the proposed development.  The duration of the visual effect 

and its potential to be reversed is also considered. 

 

3.29 Magnitude of change was assessed using both site and desk based analysis and observations made in the field.  

Magnitude of change is measured on the following scale, which has been adapted from GLVIA methodology: 

 
Table 3.6 Magnitude of Change 

High magnitude where the proposed development would cause a very noticeable change in the existing view;  
i.e. a major change or obstruction of a view that may be directly visible, appearing as a dominant 
or prominent feature and/or appearing in the foreground 

Medium magnitude where the proposed development would cause a noticeable change in the existing view;  
i.e. a moderate change or partial view of a new element within the view that may be readily 
noticed, seen in front of the receptor directly or obliquely visible including glimpsed, partly 
screened or intermittent views, appearing as a noticeable feature in the middle ground 

Low magnitude where the proposed development would cause a perceptible change in the existing view;  
i.e. a low level of change, affecting a small part of the view that may be obliquely viewed or 
partly screened and or appearing in the background landscape – this may include views that 
change rapidly from fast-moving vehicles 

Negligible where the proposed development would cause a largely imperceptible change in the existing 
view.  
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i.e. a small or intermittent change to the view that may be obliquely viewed and mostly screened 
and/or appearing in the distant background or viewed at high speed over short periods and 
capable of being missed by the casual observer. 

 

  Assessment of Effects 

3.30 The main criteria used to evaluate the visual impact is centered on the extent to which the proposed development 

would modify established views.  The assessment of effects is based on consideration of both receptor sensitivity 

and magnitude of change, combined with professional judgment.  

 

3.31 Visual effects is categorised as highlighted in table 3.7 which follows and has been adapted from the GLVIA 

methodology: 

 

Table 3.7  Significance Criteria for Visual Effects 

Level of Change Degree of Change 

Substantial beneficial  

 

The scheme would cause a very noticable / significant improvement in existing views. 
The proposals would significantly improve a view from a highly sensitive receptor.   

Moderate beneficial  

 

The scheme would cause a noticeable improvement in existing views. 
The proposals would cause some improvement to a view from a sensitive receptor, or less 
improvement to a view from a more sensitive receptor.   

Slight beneficial  

 

The scheme would cause a perceptible / minor improvement in existing views. The proposals 
would cause limited improvement to a view from a receptor of medium sensitivity, but would still be 
a noticeable element within the view, or greater improvement to a view from a receptor of low 
sensitivity. 
 

Negligible beneficial 

 

The scheme would cause an insignificant improvement in the existing view. 
 

Neutral 

 

No change in the view 
 

Negligible adverse 

 

The scheme would cause an insignificant deterioration in the existing view. 
 

Slight adverse  The scheme would cause a perceptible / minor deterioration in existing views. The proposals 
would cause limited damage to a view from a receptor of medium sensitivity, but would still be a 
noticeable and discernible element within the view, or greater damage to a view from a receptor of 
low sensitivity. 
 

Moderate adverse  The scheme would cause a noticeable deterioration in existing views. 
The proposals would cause some damage to a view from a sensitive receptor, or more significant 
damage to a view from a more sensitive receptor, and would be an obvious element in the view. 
 

Substantial adverse  The scheme would cause a very noticable / significant deterioration in existing views. 
The proposals would cause major irreversible damage to a view from a highly sensitive or 
moderate receptor. 
 

 
 
3.32 An assessment has been carried out of the visual effects upon receptors.  The visual prominence of the 

development will vary according to weather conditions and this has been taken into account as part of the 

assessment. 

 

  



18 
 

 Landscape and Visual Assessment 

3.33 Landscape and visual effects were then assessed collectively.  The level of effect is determined by the 

combination of landscape and receptor sensitivity and magnitude of change, with emphasis upon professional 

judgement, as opposed to a purely matrix approach (as 3.8 below).  This is in line with the overarching approach 

to LVIA that is advocated in GLVIA.  

 

Table 3.8  Evaluation of Landscape and Visual Effects 

Magnitude of Change Landscape and Receptor Sensitivity 

High                                                Medium                                          Low 

High Substantial Substantial/ Moderate Moderate 

Medium Substantial/ Moderate Moderate Slight/Moderate 

Low Moderate Slight/Moderate Slight /Negligible 

Negligible Slight Slight /Negligible Negligible 

 

3.34 Using professional judgement and the significance criteria in 3.4 and 3.7, the resultant findings are summarised in 

Table 3.9 below, with the comments noted highlighting aspects of the significance criteria that could apply to the 

site proposals: 

 

Table 3.9  Significance Criteria for Landscape and Visual Effects 

Score Comment 

Substantial beneficial  
effect 

The proposed scheme would: 

 have the potential to fit very well within the landscape 

 provide added amenity value and enhance the landscape character 

 improve the quality of the landscape through the removal of damage caused by existing land 
uses. 

 provide major benefit to the existing views of receptors 

Moderate beneficial  
effect 
 
 

The proposals provide an opportunity to enhance the landscape because:  

 they fit very well with the scale, landform and pattern of the landscape  

 they will enable a sense of place and scale to be restored through well-designed planting and 
mitigation measures, that is, characteristic features are enhanced through the use of local 
materials and species used to fit the proposal into the landscape  

 they enable some sense of quality to be restored or enhanced through beneficial landscaping 
and sensitive design within the landscape  

 they further government objectives to regenerate degraded countryside. 

Slight beneficial  
effect 

The proposals:  

 fit well with the scale, landform and pattern of the landscape  

 incorporate measures for mitigation to ensure they will blend in well with the surrounding 
landscape.  

 will enable some sense of place and scale to be restored through well-designed planting and 
mitigation measures.  

 maintain or enhance existing landscape character in an area which is not a designated 
landscape, nor vulnerable to change.  

 avoid conflict with government policy towards protection of the countryside. 

Negligible beneficial effect The proposals are well designed to:  

 complement the scale, landform and pattern of the landscape.  

 incorporate measures for mitigation to ensure that the scheme will blend in well with 
surrounding landscape features and landscape elements  

 avoid being visually intrusive nor have an adverse effect on the current level of tranquillity of 
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the landscape, causing an insignificant improvement to an existing view 

 improve the existing landscape with a virtually imperceptible improvement  in the landscape 
character of the area 

 avoid conflict with government policy towards protection of the countryside. 

Neutral The proposals result in: 

 No change to the existing view   

 No change to key landscape characteristics, features or elements that contribute to the 
landscape character of the area 

Negligible adverse effect The proposals are well designed to:  

 complement the scale, landform and pattern of the landscape.  

 incorporate measures for mitigation to ensure that the scheme will blend in well with 
surrounding landscape features and landscape elements  

 avoid being visually intrusive nor have an adverse effect on the current level of tranquillity of 
the landscape, causing an insignificant deterioration to an existing view 

 sit within the existing landscape with a virtually imperceptible degradation in the landscape 
character of the area 

 on the whole avoid conflict with government policy towards protection of the countryside. 

 cause a very minor (virtually imperceptible) deterioration in the existing landscape 

Slight adverse effect The proposals:  

 do not quite fit the landform and scale of the landscape  

 although not very visually intrusive, will impact on certain views into and across the area.  

 cannot be completely mitigated for because of the nature of the proposal itself or the character 
of the landscape in which it sits  

 affect an area of recognised landscape quality.  

 conflict with local authority policies for protecting the local character of the 
 countryside. 

Moderate adverse effect The proposals:  

 are out of scale with the landscape, or at odds with the local pattern and landform.  

 are visually intrusive and will adversely impact on the receptor and landscape  

 are not possible to fully mitigate for, that is, mitigation will not prevent the scheme from scarring 
the landscape in the longer term as some features of interest will be partly destroyed or their 
setting reduced or removed.  

 will have an adverse impact on a landscape of recognised quality or on vulnerable and 
important characteristic features or elements.  

 are in conflict with local and national policies to protect open land and countryside  
 

Substantial adverse effect  
 
 

The proposals would result in exceptionally severe adverse impacts on the landscape and receptor 
because they:  

 are at complete variance with the landform, scale and pattern of the  landscape.  

 are highly visible and extremely intrusive, destroying fine and valued views both into and 
across the area.  

 would irrevocably damage or degrade, badly diminish or even destroy the integrity of 
characteristic features and elements and their setting.  

 would cause a very high quality or highly vulnerable landscape to be irrevocably changed and 
its quality very considerably diminished.  

 could not be mitigated for, that is, there are no measures that would protect or replace the loss 
of a nationally important landscape.  

 cannot be reconciled with government policy for the protection of nationally recognised 
countryside   

 would cause a designated landscape of historic importance to be diminished. 
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4.0  Baseline Conditions  

 

 General Topography 

4.1 The area comprises undulating, improved pasture and planted coverts along the Menai Straits and reaching up 

to the summit of the ridge that runs parallel to it. Much of the area was formerly an ecclesiastical medieval 

township, based around St Mary's church (north of the site) on the side of the Menai Strait.  This has since been 

entirely altered by the Faenol estate, a managed landscape developed for shooting.  

 

4.2 The site occupies a grazed field of improved pasture, which lies to the north of the A487 road to Caernarfon, grid 

reference SH 50211 65895.  The topography of the site is generally characteristic of the area, comprising a 

gently sloping field, falling towards the Menai Strait, largely reflecting the influences of underlying geology.  

 

4.3 The field in which the site sits slopes gently from circa 13 to 8m AOD in a southeast to northwest direction, with 

an approximate gradient of around 1 in 20.  The aspect of the site is low lying and fairly enclosed, due to the 

topography and adjacent hedgerow vegetation which is well established.  The open aspect of the site is in a 

north westerly direction, with far reaching views out across the Menai Strait towards Anglesey AONB.  On 

Anglesey estate parklands of the 18th and 19th centuries border the Strait, including the houses of Llanidan, 

which lies in a north westerly direction from site. 

 

 Landscape Character 

4.4 Using the LANDMAP database, which has been set up by Natural Resource Wales (NRW) as a resource for the 

identification and classification of landscape character areas, the site and surrounding area falls within the visual 

and sensory aspect area of Plas Menai (GWNDDVS017).  The area is evaluated as low, given the mix of 

developments, mainly unsightly and incongruous, which spoil the area.  I has a moderate scenic value due to the 

attractive views across the Menai Strait.   

 

4.5 Immediately north of the site is the visual and sensory Mud / Shingle (GWNDDVS086) aspect area, which covers 

the lowland coastal intertidal areas.   The area is evaluated as moderate, deemed as not being special itself, but 

forming an integral part of the Menai Strait coast. 

 

4.6 On the opposite side of the Menai Strait is the aspect area of Menai Strait South (YNSMNVS044) which is also a 

lowland, coastal, intertidal area, but with an outstanding evaluation, given the quiet, rural distinctiveness of the 

straits. 

 

4.7 Beyond this the Menai Strait Slopes South (YNSMNVS026) form a gently undulating backdrop of lowland valleys 

and mosaic lowland valleys.  This visual and sensory aspect area is classified as high, with attractive parkland 

slopes forming a distinctive backdrop to the Menai Strait, with exceptionally fine views gained out towards 

Snowdonia and the Llyn Peninsular. 
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4.8 The NRW LANDMAP methodology has been used to identify National Landscape Character Areas (NLCA), 

which have then been recognised in the Gwynedd Landscape Strategy along with the Isle of Anglesey 

Landscape Strategy. The site falls within NLCA 3 – Arfon.  Arfon is described as a “lowland area bounded on the 

one side by the Menai Strait and on the other by the Snowdonia foothills and the adjacent glaciated valleys that 

open into it”.  This coastal plateau area includes the estates of Penrhyn Castle, the gentry houses and parklands 

at Faenol and Glynllifon.  The Arfonian plateau is a broad, gently undulating lowland and valley land form, rising 

from the coast to about 200m and flanked by the much higher adjacent uplands of Snowdonia. Arfon has a soft 

open coastline with extensive mud and sand flats. 

 

4.9 The Anglesey AONB falls within NLCA 01 – Anglesey Coast.  The area encompasses all of the coastal areas of 

the Isle of Anglesey.  The north-east to south-west trending geological faults and varying rock types influence 

the shape and geometry of the coast.  The prevailing winds also create a distinctly more exposed south-westerly 

coast.  Though mainly farmed, the area contains numerous coastal heaths, dunes and areas of gorse scrub. 

 

 Settlement Patterns and Land Use 

4.10 Disbursed settlement patterns relate to sites of strategic significance such as river mouths and ports, with the 

World heritage site of Caernarfon Castle lying at the mouth of the River Seiont.  Known locally as ‘Gwerin’, this is 

a landscape associated with slate quarry worker’s housing and smallholdings, typically dominated by slate walls 

and small fields bounded by slate fencing.  This “Gwerin” style landscape dominates, in the form of settlements, 

chapels, farms, small-holdings and quarries.  The traditional farm buildings are substantially constructed out of 

local stone, whilst the more modern sheds and stores are metalled additions of corrugated and box profile 

sheeting, often with concrete enclosures. 

 

4.11 As well as the large estates and properties such as Pehrhyn Castle and Faenol along the Menai Strait, Arfon 

also houses an element of industrial development, from the historic but unique environments of the great slate 

quarries to the more recent Parciau Solar Farm, which has been active since 2015.   

 

4.12 The site lies as Griffiths Crossing, mid-way between Felinheli to the north east and Caernarfon to the south west.  

Griffiths crossing, formerly a railway station, is now a trading estate, being very industrial in appearance and 

lying only 320m from site in a south westerly direction.  The trading estate is masked by woodland boundaries, 

allowing only glimpses into the site from the mainland, however views into the trading estate open up from 

Anglesey. 

 

4.13 Plas Menai National Outdoor Centre also neighbours the site, lying to the north east, within 50m of the site.  This 

development takes full advantage of the coastal location, offering outdoor activities from windsurfing and sailing 

to mountain biking.  It also houses accommodation facilities for large school groups as well as catering facilities, 

a swimming pool and fitness room. 
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4.14 In terms of land use, pastoral land cover predominates, with a distinct lowland upland contrasts.  Wooded valley 

slopes, following rivers and besides the Menai Strait, give sheltered lowlands and pastures, to the contrasting 

exposed and open, heavily grazed upland fringes.  

 

 Road / Footpath / Bridleway Network 

4.15 The A487 runs within 270m on the site, lying to the south east and running in a north east south west direction.   

Minor roads, rural lanes and footpaths interweave the local landscape to create a network of links to rural 

communities and farmsteads.  Footpath Felinheli 19 runs the closest proximity to site, lying to the east some 

230m away.  The footpath runs parallel with the A487, before meandering north towards the Menai Strait. 

 

4.16 Griffiths Crossing, south east of the site, was formerly a railway line and station. The station closed to 

passengers on 5 July 1937 when the platform and station buildings were demolished.  Now the line carries the 

cycle route of Lon Las Menai, which runs from Cearnarfon to Felinheli. 

 

4.17 On Anglesey the Coastal Path (Llanidan 37/006/1 & 37/007/3) follows the shoreline, often set back by some 

500m or more.  A recreational route drops down to the waters edge and clings to the sea wall.  Figures 2 & 3 

highlight the road and footpath network.  There are no bridle paths within the local vicinity. 

 

 Existing Vegetation  

4.18 Locally there are many landed estates, from the Medieval and post Medieval periods, such as Penrhyn, Faenol 

and Glynllifon, all of which occupy the better land, with designed parklands, mature scattered individual trees 

and boundary woodlands.  This is mirrored on the opposite side of the Straits too, with Plas Llanfair, Plas 

Newydd and Llanidan park and garden. 

 
4.19 Vegetation immediately surrounding the sites comprises pastoral fields grazed by horses, with mature tree / 

scrub hedgerow borders surrounding all but the north western boundary.  Here a formal garden separates the 

site from the shoreline.  Planting is immature and will inevitable take longer to establish as any form of structural 

planting, given the prevailing wind conditions. 

 

4.20 Beyond the site the area is largely defined by mature belts of woodland and copse, with a network of pastoral 

agricultural land divided by hedgerows and hedgerow trees.  Figure 3 highlights the extent of the existing 

vegetation. 

 

 Visual Elements and Existing Views  

 

4.21 Views from the site are very much enclosed by the immediate surrounding vegetation and landform to the north, 

east, south and west; although views are gained in a north westerly direction out towards Anglesey coast and 

Brynsiencyn beyond.  A more distant view is also gained towards the elevated landscape near Llanedwen on 
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Anglesey and a visual envelope extends in a south easterly direction towards the adjacent ridge line above 

Parciau Farm. 

 

4.22 Views are gained above and through foreground vegetation in a northerly direction towards the adjacent roofline 

of the Church of Saint Mary; north east towards Plas Menai’s parking facilities and accommodation; south east 

towards the adjacent property of country Manor B&B and south west towards Griffiths Crossing Trading Estate, 

where industrial style sheds are glimpsed. 
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5.0 Potential Impacts   

 

 Landscape Impact Assessment 

5.1 In accordance with the methodology, the landscape assessment was undertaken in conjunction with the visual 

assessment.  The effects upon the landscape are considered with mitigation in place.  Mitigation proposals are 

listed in 1.14 and are primarily concerned with the siting of the indoor riding school and the material finishes for 

the rooves and facades of the indoor riding school and stable block.  It is proposed that the existing hedgerow 

east of the proposals remains as a high scrub hedgerow and act as landscape mitigation.  Additional soft 

landscape mitigation planting is also proposed to filter views in from the northwest, as highlighted in 1.10.   

 

5.2 These mitigation measures will help lessen any adverse effects the scheme proposals are likely to have, both on 

the landscape and visual receptors.  

  

5.3 When considering the overall landscape quality of the site and surrounding area, the following existing features 

should be taken into account, namely:  

 the existing stable block and associated manège;  

 Griffiths Crossing Trading Estate;  

 Plas Menai facilities; 

 the proximity of the Church of Saint Mary and the Menai Strait; 

 the A487 and associated new link road; 

 other similar buildings within the immediate landscape setting. 

 

5.4 Obviously the landscape quality increases the further north you move towards the Menai Strait and beyond to 

the AONB, but for the purposes of assessing the site and immediate environs, it is considered to be ordinary in 

quality and medium in sensitivity.   

 

5.5 This suggests the site would be reasonably tolerant of change with only a few adverse effects on the 

surrounding landscape character.  Boundary vegetation is to be retained for retention of character, with 

additional soft landscaping helping the proposals to be more sympathetically accommodated within the 

landscape setting. 

 

5.6 When considering the magnitude of change, taking account of the proposals size, scale and area influenced; as 

well as the geographical extent of the area influenced, the overall level of change is considered to be a low / 

medium magnitude of change i.e. a direct change to the landscape character over a very localised area / 

noticeable indirect change in landscape characteristics over a less extensive area. 

 

5.7 The capacity of landscape to accommodate change considers the direct effects upon landscape elements 

features and characteristics.  As the site is considered to be of medium sensitivity, the landscape’s capacity to 
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accommodate change will be reflective of this.  The scheme would cause a minor deterioration in the existing 

landscape, with the loss of a gently sloping, grazed area of field, which contributes to the riverside setting of the 

Menai Strait.  This would result in a slight adverse degree of change.  

 

 Visual Impact Assessment  

5.8 In accordance with the methodology described above, the visual assessment was undertaken in conjunction with 

the landscape assessment. The initial landscape and visual assessment was undertaken on 8th November 2019, 

on a clear, sunny day with good visibility.  Another site visits was undertaken on 11th November 2019 when 

weather conditions were cloudy and overcast but visibility remained clear. 

 

5.9 The main viewpoints to be considered as part of the visual assessment were within 1km of the site, together with 

views from the adjacent AONB.  Distant, elevated vantage points were also considered.  The following receptors 

were assessed:- 

 Nearby properties 

 Places of work / Recreation 

 Minor road network 

 Local footpath network 

 Anglesey AONB 

 Distant vantage points 

 

5.10 On the whole the site is hidden by surrounding landform and vegetation, with the exception of views from the 

AONB, in a north westerly direction from site.  Direct views towards the site are very local, with minimal vantage 

points from further afield.  One nearby property lies to the south of the site and the built form of Plas Menai lies 

adjacent, to the east.  The church of Saint Mary is located north of the site.  Figures 2 and 3 within the Appendix 

highlight these findings. 

 

5.11 The table that follows highlights the visual effect upon all local receptors; including homeowners, footpath users, 

people in their place of work and users of the local road network, together with more distant views from the 

AONB and vantage points.  The visual effects are considered with landscape mitigation in place i.e. retention of 

existing field boundaries and new planting at year 15. Photo location points are highlighted within Figures 2 and 

3 and photographs highlighting these viewpoints can be found within Figure 4, sheets 1 of 11 to 11 of 11. 
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Evaluation of Visual Effects/ Impact Upon Receptors 

 
Visual Receptor -
Photo Reference 1 – 
24 (views into site) 

Property reference 
(1) – (3) 

Location -                      
References on Figures 2 & 3 

Sensitivity  Magnitude of 
Change 

Degree of Change - 
Beneficial / Adverse 

Comments 

Nearby Properties: 
Property – (1) Swn y Môr High High Moderate adverse Direct views gained towards site, particularly from first floor windows 

orientating south east.  N.B. This is the applicant’s property.  The scheme 
would cause a noticeable change to existing views, although currently views 
are obtained of the outdoor manège, stable block and site for the proposed 
indoor riding school.  The riding school will be viewed over the proposed 
foreground stable block. 

Property -  (2) Country Manor B&B Medium Low Slight adverse No site access – private property.  One first floor gable window looks down 
(north west) towards site.  Views will be obtained towards the new indoor 
riding school from this elevated vantage point. The scheme would cause 
minor deterioration / limited damage from this one vantage point, although 
filtered views from the curtilage of the garden may also be present. 

Property -  (3) (No name) Medium No view gained Neutral No site access – private property. Given this property’s aspect and location 
no views are gained towards site. 

Places of Work / Recreation: 
16 Plas Menai – 

accommodation block 
Low Medium Moderate adverse The proposed stable block will be partially visible, together with a partial view 

of the indoor riding school adjacent to the existing close boarded timber 
fencing and site access.  The scheme will cause an obvious deterioration of 
the existing view from this elevated vantage point. 

17 Plas Menai – car park Low Medium Moderate adverse An open, elevated view towards site.  The existing stable block is partially 
visible over boundary hedgerow trees.  The new stable block will be viewed 
to a greater extent and orientated to show a longer length. The northern half 
of the proposed indoor riding school will also be visible.  The proposals 
would be an obvious element in the view and cause a noticeable 
deterioration in the existing view. 

18 Church of Saint Mary – 
grave yard (elevated) 

Low Medium Moderate adverse Similar to 17 although slightly further afield.  Again the existing stable block 
is visible, meaning greater views will be obtained of the new stable block.  
The proposed indoor riding school will also be visible, leading to a noticeable 
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deterioration in the existing view. 
19 Church of Saint Mary – front 

door 
Low Low Slight adverse Filtered view towards existing stable block roofline.  The new stable block will 

be visible, with the potential for the new indoor riding school to be slightly 
visible beyond. The scheme would cause a very minor deterioration in the 
existing view.   

20 Church of Saint Mary – 
grave yard next to church  

Low Negligible Slight adverse Filtered view towards existing stable block roofline.  The new stable block will 
be visible, together with partial views beyond of the new indoor riding school.  
The scheme would cause a perceptible deterioration in the existing view. 

21 Church of Saint Mary – 
grave yard (elevated) 

Low Medium Moderate adverse Filtered, slightly elevated view towards existing stable block roofline.  The 
new stable block will be visible and the proposed indoor riding school would 
be visible over the foreground hedgerow and exisitng site access.  The 
development would cause a noticeable deterioration in the existing view and 
be an obvious element within the existing view. 

No photo Griffiths Crossing trading 
Estate 

Low / 
Negligible 

Low Neutral Access restricted.  Have assumed little or no view available, given the 
densely vegetated and wooded foreground boundary.   

No photo The Old Barn Low Negligible Negligible adverse No access – private property.  Roofline visible from photo point 9 (views out 
from site).  It is therefore assumed that filtered views may be gained from the 
curtilage of this business premises towards the proposed indoor riding 
school.  Foreground planting around The Old Barn will help significantly 
reduce views in towards site from a northerly direction. 

Minor Road Network: 
22 Minor road to site from A487 Low Low / Negligible Negligible / Slight 

adverse 
Limited views gained towards the site over or through foreground vegetation.  
On the whole the proposed development would cause an insignificant 
deterioration in the existing view, increasing to a minor deterioration with 
proximity to site. 

No Photo A487 Low N/A Neutral No View 
No Photo Caernarfon Road Low N/A Neutral No View, although the elevated section of road south east of the site 

(Caernarfon bypass under construction and soon to be in cutting) can 
currently glimpse the site.  Views are insignificant, given the direction of 
travel. 

Local Footpath Network: 
23 F19 - footpath Medium No View Gained Neutral  No change to the existing view. 
24 Lon Las Menai Medium Low / Negligible Negligible / Slight 

adverse 
Very few views gained towards the site through foreground vegetation.  On 
the whole the proposed development would cause an insignificant 
deterioration in the existing view, while very few views are gained (as photo 
24) which would lead to a minor deterioration. 
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Anglesey AONB 
1 Anglesey Coast Path – 

37/006/1 
Medium Negligible Negligible adverse Very fragmented view gained towards site through foreground trees, with 

Griffiths Crossing trading estate being more apparent. The scheme would 
cause an insignificant deterioration in the existing view. 

2 Anglesey Coast Path – 
37/006/1 

Medium Negligible Negligible adverse Fragmented view gained towards site through foreground trees, with Griffiths 
Crossing trading estate also partially visible. The scheme would cause an 
insignificant deterioration in the existing view. 

3 Anglesey Coast Path – 
37/006/1 

Medium Negligible Negligible adverse Obscured view gained towards site through foreground trees, with Griffiths 
Crossing trading estate also partially visible. The scheme would cause an 
insignificant deterioration in the existing view. 

4 Anglesey Coast Path – 
37/006/1 

Medium Low Slight adverse View opens up towards site over foreground hedgerow. Views are far 
reaching and encompass a much wider expansive view across the Menai 
Strait towards Snowdonia beyond.  Views will be gained of the proposed 
indoor riding school and new manège. The scheme would cause a minor 
deterioration in existing views. 

5 Anglesey Coast Path – 
37/006/1 

Medium Low Slight adverse View gained towards site over foreground scrub. Views are far reaching and 
encompass a much wider expansive view across the Menai Strait towards 
Snowdonia beyond. Although the proposed indoor arena and manège will be 
visible, the scheme would cause a minor deterioration in existing views. 

6 Anglesey Coast Path – 
37/006/1 

Medium Low Slight adverse View gained towards site over foreground scrub. Views are far reaching and 
encompass a much wider expansive view across the Menai Strait towards 
Snowdonia beyond. Although the proposed indoor arena and manège will be 
visible, the scheme would cause a minor deterioration in existing views. 

7 Anglesey Coast Path – 
37/006/1 

Medium Low Slight adverse Fragmented view gained towards site through foreground scrub / trees. 
Views are far reaching and encompass a much wider expansive view across 
the Menai Strait towards Snowdonia beyond. Although the proposed indoor 
arena and manège will be visible, the scheme would cause a minor 
deterioration in existing views. 

8 Recreational Route Medium Negligible Negligible adverse View gained towards site, partially screened by foreground trees around the 
Church of Saint Mary and existing eastern hedgerow boundary to site. 
Although the proposed indoor arena and manège will be partially visible, the 
scheme would cause an insignificant deterioration in the existing view, given 
the massing of the adjacent Plas Menai development. 

9 Recreational Route Medium Negligible Negligible adverse Fragmented view gained towards site, partially screening by foreground 
trees around the Church of Saint Mary and existing eastern hedgerow 
boundary to site.  The proposed indoor arena and manège will be partially 
visible.  The massing of the Plas Menai development is more openly visible. 
The scheme would cause an insignificant deterioration in the existing view. 

10 Recreational Route Medium Negligible Negligible adverse Very fragmented view gained towards site through foreground vegetation.  
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Plas Menai becomes partially hidden. The scheme would cause an 
insignificant deterioration in the existing view, given the foreground 
vegetation both along the recreational route and around the site. 

11 Recreational Route Medium No View Gained Neutral Site is hidden behind foreground trees.  No change in the view. 
12 Recreational Route Medium No View Gained Neutral Site is hidden behind foreground trees. Views open up towards Caernarfon 

and the Doc Fictoria waterfront development. No change in the view. 
13 Recreational Route Medium Negligible Negligible adverse Fragmented view gained towards site over foreground boundary wall. Site is 

partially screening by foreground trees around the Church of Saint Mary.  
Fragmented and distant rooftop views will be gained, however the scheme 
would cause an insignificant deterioration in the existing view. 

14 Recreational Route Medium Negligible Neutral No change in the existing view, given the vantage point through foreground 
woodland.  

15 Recreational Route High Negligible Negligible adverse Open uninterrupted views across the Menai Strait, although most of the site 
is hidden behind foreground trees.  Given the wider expansive view and the 
filtered view towards site, the scheme would cause an insignificant 
deterioration in the existing view. 

Distant Vantage Points 
No photo Distant views from north of 

site, west of Llanedwen 
Negligible Negligible Negligible adverse / 

Neutral 
Access limited – private land.  One property visible from site.  An insignificant 
deterioration to the existing view would be gained, or on the whole the 
scheme would cause no change to the view, given the distance of the viewer 
from site. 

No photo Filtered views from ridge 
line, south east of site 

Low Low Slight adverse Access limited – private farmland land and new by-pass scheme under 
construction.  An elevated vantage point looking down over the site 
encompassing a much larger field of view.  The development would affect 
only a small part of that view.  Existing views include the industrial massing 
of Griffiths Crossing trading estate. The scheme would cause a minor 
deterioration in existing views.  
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6.0  Assessment of Landscape and Visual Effects 

 

6.1 This assessment takes into account the collective results of the landscape and receptor sensitivity, together with 

the magnitude of change.  The site, although considered to be ordinary in quality, is of medium sensitivity, sited 

close to the Menai Strait and adjacent to the Grade II Church of Saint Mary and within 1km of Anglesey’s AONB.  

The landscape immediately surrounding the site is agricultural in nature, bounded by mature hedgerows and 

woodland buffers to the east, south and west.  Beyond the site, the landscape slopes up to a ridge line in the south 

east and undulates locally around the site, gently sloping down towards the Menai Strait and AONB beyond. 

 

 6.2 Receptors vary in sensitivity, from adjacent properties being of high sensitivity, to people in their place of work 

being low in sensitivity.  Users of the local footpath network, Anglesey Coast Path and the recreational route along 

the Menai Strait are of medium to high sensitivity. 

 

6.3 The magnitude of change is low / medium from a landscape perspective, but then varies considerably from a 

visual perspective, largely depending upon the receptors sensitivity and location.  Varying degrees of change 

result, ranging from no view or negligible to low and medium.   It is considered that only one high magnitude of 

change will be obtained and that is from Swn y Môr, the applicant’s house, which gains a direct view towards the 

site, resulting in a moderate adverse effect. 

 

6.4 Moderate adverse degrees of change also result from the adjacent elevated areas of the Church of Saint Mary’s 

graveyard and the adjacent Plas Menai car park, also elevated.  On the whole the adverse impact is however 

slight / negligible adverse. 

 

6.5 Seasonal effects have also been considered, with the winter use of the facilities potentially having more of an 

adverse impact than use in the summer months, given the more open views gained through leafless trees as well 

as potential light spill from the stable block and indoor riding school. 

 

6.6 The introduction of the equestrian facilities, particularly the indoor riding school on a green-field site, will no doubt 

result in a change to the landscape character at a local level.  The presence of the adjacent built form of Plas 

Menai, the industrial looking Griffiths Crossing Trading Estate and the Parciau Farm Solar Park development 

already impact upon the local landscape and its receptors.  The large farm sheds south of the site at Parciau 

Farm, together with other nearby agricultural sheds, help the proposed indoor riding school, which is agricultural in 

form, be more acceptable within the local landscape setting.   

 

6.7 Cumulative impacts of an additional agricultural style shed have also been considered and it is felt that similar 

nearby sheds on other farmsteads / smallholdings are sufficiently spaced so as not to have an adverse cumulative 

effect, particularly when viewed from the AONB.   
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6.8 Overall the proposals will have an adverse effect on both the landscape and receptors within.  It is not possible to 

fully mitigate against these adverse effects, given the scale of the indoor riding school and the form of the 

landscape in which it sits.  Open but distant views are gained towards site from the Anglesey AONB, an area of 

recognised landscape quality.  Proposed off-site mitigation planting along the sites north western boundary will 

help integrate the scheme within the landscape setting and filter views towards the lower, existing manège.  More 

elevated tree planting is also proposed on the sloped embankment of the larger outdoor manège, which will also 

help filter long distance views in from the AONB.   

 

6.9 It is therefore considered that the proposals would result in a slight adverse landscape and visual effect.   
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7.0    Conclusions 

 

7.1 The site, although considered to be ordinary in quality, is of medium sensitivity, sited close to the Menai Strait and 

adjacent to the Grade II Church of Saint Mary and within 1km of Anglesey’s AONB.  When assessing the scheme 

proposals and its impact upon the landscape, it is considered that the proposals, with mitigation measures in 

place, will result in a slight adverse effect upon the landscape.  Retention of the existing mature hedgerow east of 

the site, together with the existing woodland blocks which border the site, contribute to mitigating against any 

further adverse effects. 

 

7.2 The visual assessment has considered receptors within a 1km radius of the site, together with viewpoints further 

afield, particularly from publically accessible areas within the AONB.   Nearby properties, places of work and 

recreation, the minor road network and local footpath network have been assessed within a 1km radius.  Distant, 

more elevated vantage points were also considered and included views from the south east and north towards 

Llanedwen. 

 

7.3 The registered Historic Park and Garden of Llanidan, which lies across the Menai Strait in a north westerly 

direction, was also considered.  A significant view is highlighted as part of its listing and visually links St. Nidan’s 

Church (Old Church) to the Church of Saint Mary on the opposite side of the Menai Strait.  The Church of Saint 

Mary lies directly north of the scheme proposals.  The significant view is not directly affected by the scheme 

proposals, although the proposals will be partially visible in the background of this view. 

 

7.4 The seasonal effects of the proposals have been considered as part of the evaluation process.  Internal light spill 

from the stable block and indoor riding school will increase the adverse effects of the proposals, particularly in the 

winter, when views become more open through deciduous vegetation.   

 

7.5 Three nearby properties lie close to the site and all have been assessed from a visual perspective.  Property 1, 

Swn y Môr (the applicant’s property) gains the most adverse impact, being closest in proximity with direct views 

gained in a south easterly direction.  Property 2 (Country Manor B&B) gains only a slight adverse impact, given the 

one gable end first floor window which overlooks the site from the south east.  Property 3 is unaffected by the 

scheme proposals. 

 

7.6 Views from places of work and recreation vary.  Plas Menai and the Church of Saint Mary gain a moderate to 

slight adverse impact, depending on the vantage point and its elevation, with views from the front entrance into the 

Grade II listed church considered to gain a slight adverse impact.  Griffiths Crossing Trading Estate and The Old 

Barn will gain a neutral / negligible adverse impact respectively, given the existing vegetated screen between the 

receptor and the site. 
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7.7 The local road network is unaffected by the proposals, with the exception of users of the minor road to site from 

the A487, which will gain a deterioration in the existing view which increases with proximity to site, from negligible 

to slight adverse.  The local footpath network is unaffected by the proposals, with the exception of Lon Las Menai 

to the south of the site, which gains very filtered views, resulting in a slight adverse effect. 

 

7.8 From Anglesey’s AONB views were assessed from the Anglesey Coast Path and a coastal recreational route.  On 

the whole very fragmented and distant views are gained towards site through foreground trees, with Griffiths 

Crossing trading estate being more apparent within the wider landscape setting, with the backdrop of Snowdonia 

beyond. The scheme would cause an insignificant to minor deterioration in the existing view, leading to a negligible 

/ slight adverse effect. 

 

7.9 Distant vantage points were considered from site.  Access restrictions prevented a thorough assessment from the 

receptor, but it is envisaged that, given the distance from site, a neutral / negligible adverse effect would be gained 

from the north near Llanedwen, to a slight adverse impact from the farmland on the adjacent ridge line to the south 

east. 

 

7.10 Cumulative impacts of an additional agricultural style shed have also been considered and it is felt that similar 

nearby sheds are sufficiently spaced so as not to have an adverse cumulative effect, particularly when viewed 

from the AONB.  Sheds of this style form part of the agricultural landscape character and are an accepted form 

within the landscape setting. 

 

7.11 When assessing both the landscape and visual impact together, it is considered that the scheme will result in a 

slight adverse landscape and visual effect.  The proposals will impact on certain views encompassing the wider 

landscape and cannot be completely mitigated against given the scale of the indoor riding school and the local 

landscape in which it sits.  Open but distant views are gained towards site from the Anglesey AONB, an area of 

recognised landscape quality.  Proposed mitigation planting and the retention of the mature hedgerow to the east, 

will help integrate the scheme within the existing landscape setting.  
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