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1 INTRODUCTION  
 
1.1 Caulmert Ltd has been appointed by Anglesey Circuit Ltd (“the applicant”) to prepare this 

Supporting Planning Statement.  
 

1.2 The Statement relates to an application for planning permission for amendments to the 

track layout, extensions to the existing paddock area, the removal of existing temporary 

buildings and the erection of an ancillary shop/race school/office building and adjacent fuel 

pumps, café/restaurant/terrace, DM office/bike race teams building, scrutineering bays, 

shower block building and fast food building, alterations and extensions to the existing pit 

garages and control tower, change of use of existing circuit office to hotel (Class C1), 

localised re-contouring works, change of use from grazing land and the erection of circuit 

offices, a medical centre and clawdd, together with associated access and car parking works 

at Anglesey Circuit, Ty Croes, Anglesey (hereafter “the proposed development”) 

1.3 The Statement should be considered alongside the submitted Landscape and Visual Impact 

Assessment, Ecology Report and Economic Impact Assessment Report.  

1.4 The application site falls within the administrative are of the Isle of Anglesey County Council. 
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2 DESCRIPTION OF THE APPLICATION SITE 
 

2.1 Anglesey Circuit has operated in its present form for approximately 15 years following its re-

configuration. 

2.2 The Circuit is situated on the southwest coast of Anglesey, approximately 14km south west 

of Llangefni and 15km south east of Holyhead. The settlement of Aberffraw is located 

approximately 2km to the east of the site.  

2.3 Vehicular access to the Circuit is gained via a private road which runs in a south westerly 

direction from the A4080. The junction of the private road with the A4080 has been 

improved in recent years with appropriate radii and sight lines. 

2.4 The Circuit is characterised by open grassland with rolling contours formed around the 

tarmac track itself.  

2.5 The rolling contours contain the existing built development which comprises several service 

buildings (mainly conversions from former MOD structures), pit lane garages and control 

tower, hard surfaced paddock and parking areas, temporary buildings and low tyre walls.  

2.6 The Circuit is located in a predominantly rural area, although residential properties and 

other substantial buildings associated with the former use of the site by the Ministry of 

Defence remain.  

2.7 The rocky western coastline of Anglesey forms the western and southern site boundary to 

the Circuit and includes the small adjacent bay of Porth Cwyfan.  

2.8 Within Porth Cwyfan the Grade II* listed 12th century St. Cwyfans Church is located on a 

small island (Cribinau) and accessible at low tide, via a causeway. 

2.9 The land surrounding the Circuit comprises predominantly open pastureland with small 

farms and outbuildings scattered amongst large open fields.  

2.10 Farmland located between Aberffraw and the site is of a more enclosed character 

comprising small fields bordered by cloddiau hedge banks with established native scrub 

vegetation in wetter low lying areas. 

2.11 The Circuit and adjoining land is included within the designated Anglesey Area of 

Outstanding Natural Beauty (AONB). 

2.12 The land between the western and southern boundaries of the Circuit and the coast is 

designated as the Ty Croes Site of Special Scientific Interest (SSSI) on account of the coastal 

heathland community which it supports; the SSSI is also important as a habitat for chough 

and the marsh fritillary butterfly. 
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2.13 The Anglesey Coastal Path and the local Llywelyn Trail from Aberffraw pass, in part, 

immediately to the east of the Circuit within a lane enclosed by hedge banks, screening 

bunds and vegetation. 
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3 THE PROPOSED DEVELOPMENT  
 
3.1 Anglesey Circuit has been successful in hosting motor car and motorcycle racing events, 

vehicle testing by race teams and major manufacturers, track days and corporate events and 
television programmes, such as Top Gear.  
 

3.2 However, the requirements and expectations of track users (and spectators) has changed 
over time and the availability of both a high quality track and associated facilities is now 
considered to be a pre-requisite.  

 
3.3 The proposed development responds to this customer demand and will enable Anglesey 

Circuit to compete and compare favourably with other motor racing circuits in the UK and 
internationally.  

 
3.4 This, in turn, will help to ensure that existing users are retained and that new high profile 

users are attracted, who may not have been able to consider Anglesey Circuit previously, 
due to the lack of suitable and appropriate facilities.  

 
3.5 The proposed development comprises the following principal elements: 

 Localised amendments to the track configuration, pit exit lane and entrance to “Parc 
Ferme”, in order to improve safety and access to and from the pit lane and paddock; 

 Extension to the paddock area in order to better accommodate support vehicles, 
without encroachment onto fire safety lanes; 

 Erection of a single storey mono-pitched roofed shop/race school/office building 
and adjacent fuel pumps,; 

 Erection of two storey flat roofed café/restaurant and terrace; 

 Erection of single storey mono-pitched roofed scrutineering bays; 

 Erection of single storey shower block building with mono-pitched roof; 

 Erection of single storey fast food building with mono-pitched roof; 

 Erection of single storey extension to the existing pit lane garages to accommodate 
four additional garages, with terrace above; 

 First floor extension above part of pit lane garages to accommodate a conference 
room; 

 Change of use of existing circuit office building to Class C1 hotel (Any external 
alterations that may be required would be subject of a subsequent planning 
application. Views of the existing car park which will serve the proposed hotel will be 
screened by a proposed landscaped bund); 

 Localised ground lowering to accommodate extension to paddock area, with arisings 
used to extend width of existing bunding;  

 Change of use of grazing land adjacent to Circuit entrance and the erection of a 
single storey Circuit Office and single storey Medical Centre, together with 
associated access and hardstanding/parking, in order to improve security and 
control and to provide for enhanced medical treatment and evacuation; and, 

 Establishment of clawdd to the north and north west of the proposed Circuit Office 
and Medical Centre. 

As the proposed development proceeds, it is intended that existing temporary buildings will 
be progressively removed. 
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3.6 The proposed development will involve localised ground lowering in order to accommodate 
the extension to paddock area. The majority of the affected area comprises amenity 
grassland which was disturbed previously when the Circuit was reconfigured.  
 

3.7 The arisings which result resulting from the localised ground lowering will be used to extend 
the width of existing bunding within the Circuit and no material will be removed from the 
site. 

 
3.8 The proposed development will result in the loss of approximately 0.4ha of grazing land, 

adjacent to the Circuit entrance, in order to accommodate the proposed Circuit Office and 
Medical Centre. The majority of agricultural land in this locality falls within agricultural land 
classification Grade 3b. 

 
3.9 The agricultural land that would be lost presently forms part of a large farm and its loss to 

the agricultural unit could be compensated by additional grazing land elsewhere, if required. 
 
3.10 The Circuit currently operates at all times in accordance with the Anglesey Circuit, Ty Croes, 

Anglesey Appendix 1: Noise Control and Management System (2016), submitted under 
planning application 10C33V/VAR on 29th July 2016. 
 

3.11 The purpose of the Noise Control and Management System, which was developed in close 
co-operation with the County Council is to ensure that noise generated at the site does not 
cause an unacceptable degree of disturbance to nearby residential properties and to the 
amenity of the AONB. 

 
3.12 Following the completion of the development now proposed, the Circuit will continue to 

operate in accordance with the currently approved Noise Control and Management System. 
 
3.13 Vehicular access to the Circuit will continue to be gained via the private access road which 

runs in a south westerly direction from the A4080. The junction of the private road with the 
A4080 has been improved in recent years with appropriate radii and sight lines. 

 
3.14 Whilst the proposed development is likely to result in an increase in traffic movements to 

and from the Circuit, both the existing primary highway network in the area and the existing 
junction of the private access with the A4080 are considered to be capable of safely 
accommodating the volume of additional traffic movements anticipated. 

 
3.15 Surface water run-off at the Circuit is presently drained by soakaways and by high capacity 

storm drains, which outfall to the sea to the south of the site. Surface water run-off from the 
proposed development will continue to be drained by either soakaways, if appropriate, or 
the existing drainage system. 

 
3.16 Foul drainage from the site is presently treated at existing septic tanks. Dependent upon 

available capacity and the nature of the on-site sewerage network, foul drainage from the 
proposed development may be treated at a new package treatment plant tank to be located 
within the application site. 

 
3.17 The proposed development will enable Anglesey Circuit to compete and compare favourably 

with other motor racing circuits in the UK and internationally. This will help to ensure that 
existing users are retained and that new high profile users are attracted, who may not have 
previously been able to consider Anglesey Circuit, due to the lack of the suitable facilities. 
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3.18 This, in turn, is likely to result in additional expenditure both at the Circuit and elsewhere on 

Anglesey, leading to the creation of new employment opportunities and furthering economic 
development. 
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4 THE DEVELOPMENT PLAN AND OTHER MATERIAL CONSIDERATIONS 
 
 Joint Local Development Plan (Anglesey and Gwynedd) 
4.1 The statutory Development Plan for the area within which the application site is located is 

The Anglesey and Gwynedd Joint Local Development Plan (JLDP), which was adopted on 31 
July 2017, with a plan period of 15 years (2011 – 2026). 
 

4.2 A number of key issues to be tackled by the JLDP have been identified, including the need 
“to respond to business development needs and employment needs of existing / new 
employers”. This is reflected in the vision for the Plan area which seeks to create an 
environment: 

 Where its residents and businesses are able to grasp new transformational economic 
opportunities in order to thrive and prosper; and. 

 which has a varied, well connected, sustainable and broad economic base that 
makes the best use of local strengths and opportunities, and where the benefits 
deriving from the varied economic base are kept local.  

 
4.3 The above-mentioned vision is reflected in the Strategic Objective of the JLDP which seek to: 

 Diversify the Plan area’s rural economy, building on opportunities, offering local 
employment opportunities with good quality jobs that are suitable for the local 
community and respects environmental interests (SO12);  

 Manage the area as an alternative and sustainable destination for tourists by 
providing facilities of a high standard that meet modern day needs and offer benefits 
throughout the year (SO14); and, 

 Protect, enhance and manage the natural and heritage assets of the Plan area, 
including its natural resources, wildlife habitats, and its landscape character and 
historic environment (SO17). 
 

4.4 The JLDP confirms that Strategic Objective SO12 is reflected in Policy CYF6, that Strategic 
Objective SO14 is reflected, inter alia, in Policies PS 14, TWR1 and TWR 2 and that Strategic 
Objective SO17 is reflected, inter alia, in Policies PS 19, AMG 1, AMG 3 and PS20. 
 

4.5 Strategic Economy and Regeneration Policy PS13 deals with the provision of opportunities 
for a flourishing economy and states, inter alia, that: 

“Whilst seeking to protect and enhance the natural and built environment, the 
Councils will facilitate economic growth in accordance with the spatial strategy of 
the Plan by:  
4. Supporting economic prosperity and sustainability of rural communities by 

facilitating appropriately scaled growth of rural enterprises, extension of 
existing businesses and diversification by supporting the re-use of existing 
buildings, the development ‘live work’ units, working from home, and by 
encouraging the provision of sites and premises in appropriate accessible 
locations consistent with the Plan’s Spatial Strategy and in line with Strategic 
Policies PS5 and PS6.” 

 
4.6 Economy and Regeneration Policy CYF6 deals with the reuse and conversion of rural 

buildings, use of residential properties or new build units for business/ industrial use and 
states, inter alia, that 
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“Proposals to convert rural buildings for business use or modification of residential 
units to allow working from home or new business or industrial units will be granted 
provided they conform to the following criteria:  
1.  The scale and nature of the development is acceptable given its location and size 

of the building in question;  
2.  That the development would not lead to a use that conflicts with nearby uses or 

has an impact on the viability of similar uses nearby……”. 
 

4.7 Strategic Policy PS14 addresses The Visitor Economy and states that: 

 “Whilst ensuring compatibility with the local economy and communities and ensuring 

the protection of the natural, built and historic environment the Councils will support 

the development of a year-round local tourism industry by:  

1. Focusing larger scale, active and sustainable tourism, cultural, the arts and leisure 

development in the sub-regional centre, urban service centres, and, where 

appropriate, local service centres;  

2. Protecting and enhancing existing serviced accommodation and supporting the 

provision of new high quality serviced accommodation in the sub-regional, urban and 

local service centres and villages;  

3. Managing and enhancing the provision of high quality un-serviced tourism 

accommodation in the form of self-catering cottages and apartments, camping, 

alternative luxury camping, static or touring caravan or chalet parks;  

4. Supporting appropriately scaled new tourist provision and initiatives in sustainable 

locations in the countryside through the reuse of existing buildings, where 

appropriate, or as part of farm diversification, particularly where these would also 

benefit local communities and support the local economy and where they are in 

accordance with sustainable development objectives;  

5. Preventing development that would have an unacceptable adverse impact on 

tourist facilities, including accommodation and areas of visitor interest or their 

setting, and maximise opportunities to restore previous landscape damage.” 

4.8 Policy TWR1 deals with Visitor Attractions and Facilities and states that: 
 “Proposals to develop new visitor attractions and facilities or to improve and extend 

the standard of existing facilities will be encouraged to locate to sites within the 

development boundary. Where there are no suitable opportunities within the 

development boundary, only proposals that involve the following will be granted:  

1. The re-use of an existing building(s) or a suitable previously used site; or  

2. The re-use of an existing building(s) or a site closely related to other existing 

buildings that forms part of an existing tourist facility; or  

3. An activity restricted to a specific location due to its appropriate use of a historical 

or natural resource or its proximity to the attraction which it relates.  

All proposals will be required to comply with all the following criteria:  
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i. The scale, type and character of the proposed development is appropriate for 
its urban/rural setting;  

ii. The proposed development is of high quality in terms of design, layout and 
appearance;  

iii. The proposed development will support and extend the range of facilities 
within the Plan area; 

iv. The proposal is supported by evidence to demonstrate that there would be 
local employment opportunities.  
 

Where appropriate, the development can be accessed by various modes of transport, 
especially sustainable modes of transport, such as walking, cycling and public 
transport.”  

 
4.9 The Explanation to Policy TWR1 advises that: 

“This policy aims to encourage the development of high quality sustainable tourism 

attractions and facilities in the right place” and that “the policy also recognises that 

in exceptional circumstances some attractions and facilities require an open 

countryside, non-urban location which could be acceptable where they result in an all 

year round tourism facility and rural employment gain. This type of development 

would be, for example, those connected with features of the natural or historic 

environment or outdoor activity such as, visitor or interpretation centres or 

development associated with outdoor activities. However, development should not 

be at the expense of the local environment or community interests. Outside of the 

development boundaries proposals should first look at re-using or extending existing 

buildings in order to protect the countryside from inappropriate development. 

However, new build attractions could be permitted in certain areas of the 

countryside if it can be demonstrated there are no sequentially preferable sites and 

buildings. All proposals outside existing settlements will need to establish why a rural 

location is necessary.”  

4.10 Policy TWR2 relates to Holiday Accommodation and states that: 
 “Proposals for:  

1. The development of new permanent serviced or self-serviced holiday 
accommodation, or  
 

2.  The conversion of existing buildings into such accommodation, or  

3.  Extending existing holiday accommodation establishments, will be permitted, 

provided they are of a high quality in terms of design, layout and appearance 

and that all the following criteria can be met:  

i.  In the case of new build accommodation, that the development is located within 
a development boundary, or makes use of a suitable previously developed site; 

ii. That the proposed development is appropriate in scale considering the site, 
location and/or settlement in question; 

 iii.  That the proposal will not result in a loss of permanent housing stock;  
iv.  That the development is not sited within a primarily residential area or does not 

significantly harm the residential character of an area;  
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v. That the development does not lead to an over-concentration of such 
accommodation within the area.” 

 
4.11 Policy PS19 relates to the conservation and, where appropriate, enhancement of the natural  

environment and confirms that:  

 “The Councils will manage development so as to conserve and where appropriate 

enhance the Plan area’s distinctive natural environment, countryside and coastline, 

and proposals that have a significant adverse effect on them will be refused unless 

the need for and benefits of the development in that location clearly outweighs the 

value of the site or area and national policy protection for that site and area in 

question. When determining a planning application, consideration will need to be 

given to the following:-  

1. Safeguard the Plan area’s habitats and species, geology, history, the coastline and 

landscapes;  

2. Protect or where appropriate enhance sites of international, national, regional and 

local importance and, where appropriate, their settings in line with National Policy;  

3. Have appropriate regard to the relative significance of international, national or 

local designations in considering the weight to be attached to acknowledged 

interests, ensuring that any international or national responsibilities and obligations 

are fully met in accordance with National Policy;  

4. Protect or enhance biodiversity within the Plan area and enhance and/or restore 

networks of natural habitats in accordance with the Local Biodiversity Action Plans 

and Policy AMG 5;  

5. Protect or enhance biodiversity through networks of green/ blue infrastructure;  

6. Safeguard internationally, nationally and locally protected species;  

7. Protect, retain or enhance the local character and distinctiveness of the individual 

Landscape Character Areas (in line with Policy AMG 2) and Seascape Character Areas 

(in line with Policy AMG 4);  

8. Protect, retain or enhance trees, hedgerows or woodland of visual, ecological, 

historic cultural or amenity value”. 

4.12 The application site is situated within a designated Area of Outstanding Natural Beauty 

(AONB) and Policy AMG1 confirms 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”.  

4.13 Policy AMG3 relates to the protection and enhancement of features and qualities that are 

distinctive to the local landscape character and states that: 
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 “Proposals that would have significant adverse impact upon landscape character as 

defined by the Landscape Character Areas included within the current Landscape 

Strategy for the relevant authority, must demonstrate through a landscape 

assessment how landscape character has influenced the design, scale, nature and 

site selection of the development.  

A proposal will be granted provided it doesn’t have significant adverse impact upon 

features and qualities which are unique to the local landscape in terms of visual, 

historic, geological, ecological or cultural aspects. Measures should be taken to 

ensure that the development does not:  

1. Cause significant adverse impact to the character of the built or natural landscape;  

2. Fail to harmonise with, or enhance the landform and landscape;  

3. Lose or fails to incorporate traditional features, patterns, structures and layout of   

settlements and landscape of both the built and natural environment.  

Particular emphasis will be given to the landscapes identified by the Landscape 

Character Areas as being of high and outstanding quality because of a certain 

landscape quality or a combination of qualities. Additional consideration will also be 

given to development that directly affect the landscape character and setting of the 

AONBs or the National Park.” 

4.14 Policy PS20 addresses the preservation and, where appropriate, enhancement of heritage 
assets and confirms that: 

“In seeking to support the wider economic and social needs of the Plan area, the 
Local Planning Authorities will preserve and where appropriate, enhance its 
unique heritage assets.  

 
Proposals that will preserve and where appropriate enhance the following heritage 

assets, their setting and significant views into and out of the building/area 
will be granted:  

 
1.        Scheduled Ancient Monuments and other areas of archaeological 

importance (in line with Policy AT 4).  
 
2. Listed Buildings and their curtilages.  
 
3. Conservation Areas (in line with Policy AT 1). 

  
4. Beaumaris Castle and Caernarfon Castle and Town Walls World Heritage 

Sites (in line with Policy AT 1).  
 
5. Candidate World Heritage Sites. 
 
6. Registered Historic Landscapes, Parks and Gardens (in line with Policy AT 1).  

 
7.        Buildings of architectural/ historic/ cultural merit that are not 

designated or protected (in line with Policy AT 3). “ 
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4.15 Strategic Policy PS5 addresses Sustainable Development and confirms that “Development 

will be supported where it is demonstrated that they are consistent with the principles of 
sustainable development”. All proposals are required, inter alia, to: 

 
2.  Give priority to effective use of land and infrastructure, prioritizing 

wherever possible the reuse of previously developed land and buildings 
within the development boundaries of Sub Regional Centre, Urban and 
Local Service Centres, Villages or in the most appropriate places outside 
them in accordance with Strategic Policy PS 17, PS 13 and PS 14;  

 
6. Protect and improve the quality of the natural environment, its landscapes 

and biodiversity assets, including understanding and appreciating them for 
the social and economic contribution they make in accordance with 
Strategic Policy PS 19;  

 
10.  Promote a varied and responsive local economy that encourages 

investment and that will support Centres, Villages and rural areas in 
accordance with Strategic Policy PS 13.” 

 

 
Other Material Considerations 

a) Planning Policy Wales 
4.16 Planning Policy Wales (Edition 9) (“PPW”) was updated most recently in November 2016 and 

sets out the land use planning policies of the Wales Government. 
 
4.17 PPW confirms that there should be a presumption in favour of sustainable development 

promoting sustainable development, in taking decisions on individual planning applications, 

in order to ensure that social, economic and environmental issues are balanced and 
integrated. 

 

4.18 With regard to economic development, PPW advises that it is essential that the planning 
system considers, and makes provision for, the needs of the entire economy and not just 
those uses defined under parts B1-B8 of the Town and Country Planning Use Classes 
Order, and that the planning system should support economic and employment growth 
alongside social and environmental considerations within the context of sustainable 
development. 

 

4.19 In seeking to promote the diversification of the rural economy, PPW confirms that the 
expansion of existing businesses located in the open countryside should be supported 
provided there are no unacceptable impacts on local amenity. 

 

4.20 In determining planning applications for economic development, PPW advises that local 
planning authorities should adopt a positive and constructive approach and that, in 
determining applications for economic land uses, authorities should take account of the 
likely economic benefits of the development based on robust evidence. 

 
4.21 PPW acknowledges that Tourism is vital to economic prosperity and job creation in many 

parts of Wales. It is a significant and growing source of employment and investment, based 
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on the country’s cultural and environmental diversity and can be a catalyst for 
environmental protection, regeneration and improvement in both rural and urban areas. 

 

4.22 In rural areas, tourism-related development is identified as an essential element in 
providing for a healthy, diverse, local and national economy and which can also 
contribute to the provision and maintenance of facilities for local communities.  

 
4.23 PPW advises that in determining planning applications for tourism developments, local 

planning authorities need to consider the impact of proposals on the environment and local 
community. 

 
4.24 PPW confirms that the Welsh Government’s objectives for the conservation and 

improvement of the natural heritage include that of promoting and conserving landscape 
and biodiversity, in particular the conservation of native wildlife and habitats. Local planning 
authorities are required to address biodiversity issues, insofar as they relate to land use 
planning, in their development management decisions. 

 
4.25 PPW advises that the primary objective for designating AONBs is the conservation and 

enhancement of their natural beauty. In development management decisions affecting 
AONBs, Local Planning Authorities are required to favour conservation of natural beauty, 
whilst accepting that it will also be appropriate to have regard to the economic and social 
well-being of the areas. 

 
4.26 With regard to SSSIs, PPW emphasises the duty placed on local planning authorities to take 

reasonable steps, consistent with the proper exercise of their functions, to further the 
conservation and enhancement of the features by reason of which a SSSI is of special 
interest. 

 
b) Technical Advice Note 5 on Nature Conservation and Planning (TAN5)  

4.27 TAN5 was published in 2009 and confirms that biodiversity conservation and enhancement 
is an integral part of planning for sustainable development. 

 
4.28 It is acknowledged that the use and development of land can pose threats to the 

conservation of natural features and wildlife but, equally can also present significant 
opportunities to enhance wildlife habitats and the enjoyment and understanding of the 
natural heritage. 

 
4.29 TAN5 confirms that the key principles of the planning system in Wales include the 

requirements to: 

 look for development to provide a net benefit for biodiversity conservation with 
no significant loss of habitats or populations of species, locally or nationally; and 

 help to ensure that development does not damage, or restrict access to, or the 
study of, geological sites.  

 

c) Technical Advice Note 13 on Tourism (TAN13)  
4.30 TAN13 confirms that hotel development can bring benefits for the local community and 

support amenities and facilities for residents and tourists but cautions that such 
development should be compatible with neighbouring uses. 
 



Anglesey Circuit Ltd Proposed Developments at Anglesey Circuit 
November 2018 Supporting Planning Statement 

__________________________________________________________________________________ 

Caulmert Ltd   
3773-CAU-XX-XX-RP-T-9100.A0-C2 14 

4.31 TAN13 acknowledges that there are many redundant or obsolete buildings that can lend 
themselves well to adaptation and modernisation as hotels and acknowledges that 
converting such buildings can bring life back to an otherwise neglected asset, thereby 
helping the local economy 

 

 

d) Isle of Anglesey AONB Management Plan Review 2015 - 2020 
4.32 The Isle of Anglesey Area of Outstanding Natural Beauty (AONB) Management Plan Review 

2015 – 2020 evaluates and determines what the special qualities of the AONB are, then 
determines what actions are required to ensure that these qualities are conserved and 
enhanced for future generations. 
 

4.33 The Review notes that employment within the AONB is mainly based upon tourism and 
agriculture and that Anglesey is a popular area for recreation, with the majority of visitors 
attracted to the Island by the quality and number of sandy beaches and the beauty of the 
coastal landscape.  

 
4.34 The Review also identifies the features and special qualities of the AONB which include: 

 The coastal landscape; 

 Ecologically important coastal habitats; 

 The built environment, including listed buildings; 

 Archaeology and ancient monuments; 

 Soil, air and water quality; and, 

 Public rights of way network. 

4.35 The Review sets out a Vision and Strategy for the AONB and a number of the Objectives and 
Policies are of particular relevance to the proposed development. 
 

4.36 Policy CCC 2.1 seeks to identify, protect and actively conserve the historic, archaeological 
and cultural resource of the AONB; 

 
4.37 Policy CCC 3.2 requires that “all new developments and re-developments within and up to 

2km adjacent to the AONB will be expected to adopt the highest standards 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”. 

 
4.38 Policy CCC 3.3 seeks to “ensure that planning policies reflect the statutory duty of the Council 

to conserve and enhance the special qualities and features of the AONB”. 
 
4.39 Policy NE 1.2 aims to “maintain, restore and enhance priority habitats and biodiversity in the 

AONB”, with “particular attention being paid to sites with International and National 
designations such as SPAs, SACs, NNRs and SSSIs.” 

 
4.40 Policy VE 2.1 seeks to “ensure that the tourism industry makes a vital and sustainable 

contribution to the Anglesey AONB economy“. 
 
4.41 Policy VE 4.2 aims to “ensure that the Public Right of Way (PROW) network is maintained at 

a high standard and that appropriate information and clear signage conserves and enhances 
the special qualities and features of the AONB and the integrity of European sites”. 
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4.42 Management Objective 5: Business seeks to “explore the opportunities that businesses can 

provide that actively contribute to a healthy rural economy and provide employment 
opportunities for the people that live on Anglesey”.
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5 REVIEW OF THE PLANNING ISSUES 
 
5.1 Anglesey Circuit is the only racing circuit in North Wales and one of only two in the whole of 

the country.  
 
5.2 The CIrcuit runs a varied programme of activities, offering participation to teams and 

individuals, itself, as well as hosting events organised by car clubs, owners’ associations and 
professional race organisers.  

 
5.3 In addition to the core activities of the circuit, there is an independently owned racing school 

based at the site. The Performance Driving Centre organises experience days as well as 
training. 

 
5.4 Whilst the attractive the rural/coastal location offers extraordinary advantages, in terms of 

the setting and atmosphere, the Circuit is peripheral to the rest of the UK. Nearly all 
customers will have to make a longer journey to Anglesey than they would to competitor 
circuits such as Oulton Park in Cheshire, indeed many of them will have to drive through 
Cheshire to reach North Wales. 

 
5.5 Notwithstanding the Circuit’s attractive location, decisions regarding the siting of events are 

more likely to be driven by core considerations including price, track configuration, paddock, 
garaging and supporting facilities such as accommodation/catering & hospitality 
opportunities rather than the setting. In order to attract these customers, Anglesey Circuit 
must offer better facilities and core offer than its competitors. 

 
5.6 In addition, the Circuit has operated in its present form and with its existing facilities for 

approximately 15 years; over that time the requirements and expectations of track users 
(and spectators) has changed and the availability of both a high quality track and associated 
facilities is now considered to be a pre-requisite.  

 
5.7 The submitted Economic Impact Assessment Report notes that, in the recent past, a number 

of events which would have been extremely beneficial to both the Circuit and Wales as a 
whole have declined to come to Anglesey Circuit, citing the lack of hospitality resources as 
the main reason. It is estimated that these events alone would have generated over 
£600,000 for the local economy, supporting 9.5 full time equivalent jobs.  

 
5.8 Additionally, some of the largest current events that the circuit hosts are considered ‘at risk’ 

due to a lack of investment in appropriate facilities. 
 
5.9 The proposed development responds to this customer demand and will enable Anglesey 

Circuit to compete and compare favourably with other motor racing circuits in the UK and 
internationally.  

 
5.10 This, in turn, will help to ensure that existing users are retained and that new high profile 

users are attracted, who may not have been able to consider Anglesey Circuit previously, 
due to the lack of suitable and appropriate facilities.  
 

5.11 The submitted Economic Impact Assessment Report demonstrates that: 
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 The list of target events developed by the Circuit management team could result in 
up to 40,000 additional visitors per year to Anglesey Circuit; 

 The expenditure (up to £2m per year) generated by these visitors would support up 
to 30 Full Time Equivalent Jobs in the local economy; and, 

 In the construction phase the project will deliver 44 construction jobs  
 

5.12 The proposed development, involving appropriately scaled growth and diversification of an 
existing rural enterprise and the re-use of existing buildings and areas of previously 
developed land, will facilitate, therefore, significant economic growth in the rural economy. 
 

5.13 The proposed hotel at the Circuit is intended, primarily, to serve users of the Circuit who 
require a modern standard of accommodation with ready access to the paddock area, 
garages and other Circuit facilities. Experience has shown that the lack of on-site 
accommodation is deterring potential users and a Circuit location for this use is, therefore, 
essential. 

 
5.14 The hotel accommodation would also be available to other non-Circuit related visitors (for 

example, walkers using the Anglesey Coastal Path).  
 
5.15 In view of the Circuit based requirement of the target visitor market and the absence of 

modern hotel accommodation in the vicinity, the proposed development will not conflict 
with or have a material impact on the viability of similar uses nearby. 

 
5.16 Thus, the proposed development is supportive of Policies PS13 and CYF6 of the JLDP and 

accords with the provisions of PPW relating to economic development and diversification in 
the rural area. 

 
5.17 The proposed development involves the provision of appropriately scaled new 

tourist/leisure provision on an existing tourism/leisure site and the re-use of existing 
buildings to the benefit of the local economy and local communities. 

 
5.18 The enhanced facilities will facilitate the increased use of the Circuit throughout the year, 

thereby promoting year round local tourism/leisure activity.  
 
5.19 Thus, the proposed development is supportive of JLDP Strategic Policy PS14 which confirms 

that the Local Planning Authority will support the development of a year round local tourism 
industry.  

 
5.20 The proposed development is directly related to the continued operation of Anglesey Circuit 

and cannot, therefore, be located within a Development Boundary as defined on the JLDP 
Proposals Map. 

 
5.21 Whilst the proposed development is situated in the countryside, it satisfies the four criteria 

set out in Policy TWR1 for development of this nature. In particular: 

 The character of the proposed development is sympathetic to its immediate 

environs, whilst the submitted Landscape and Visual Impact Assessment 

demonstrates that the proposed development would be contained visually by 

existing grassed bunds and that its scale would be appropriate  to its rural setting; 

 The proposed development is of a high quality design, layout and appearance and 

will provide homogeneity of built form throughout the Circuit; 



Anglesey Circuit Ltd Proposed Developments at Anglesey Circuit 
November 2018 Supporting Planning Statement 

__________________________________________________________________________________ 

Caulmert Ltd   
3773-CAU-XX-XX-RP-T-9100.A0-C2 18 

 The proposed development will provide enhanced facilities at the existing Circuit, 

which is the only motor racing circuit in North Wales; 

 The submitted Economic Impact Assessment demonstrates that the proposed 

development would provide a significant boost to the local economy resulting in the 

creation of local employment opportunities 

5.22 Thus, the proposed development accords with the requirements of JLDP Policy TWR1. 
 

5.23 The proposed development includes the conversion of existing buildings into new 
permanent serviced holiday accommodation. In addition, the proposed development 
satisfies the relevant criteria for such development as set out in Policy TWR2. In particular, 
the proposed development: 

 Is of an appropriate scale for its site and location; 

 Will not result in the loss of permanent housing stock; 

 Is not sited within a residential area and will not harm residential character; 

 Will not lead to an over-concentration of hotel accommodation in the area. 

Consequently, the proposed development accords with JLDP Policy TWR2. 

5.24 Strategic Policy PS19 confirms that the Councils will manage development so as to conserve 
and where appropriate enhance the Plan area’s distinctive natural environment, countryside 
and coastline. In determining planning applications, the Policy identifies a series of 
considerations that are to be taken into account. 
 

5.25 The submitted Ecology Report demonstrates that the proposed development will have a 
neutral impact on habitats, a negligible impact on bats (if found to be present) and a 
temporary minor impact on nesting birds and on notable species (brown hare, hedgehog and 
species of invertebrates) during the period of construction works. The submitted Landscape 
and Visual Impact Assessment confirms that the landscape impact of the proposed 
development will be neutral (Consideration 1). 

 
5.26 A Construction Environmental Management Plan will be prepared in order to define a 

scheme of protection measures and a working method for all development within close 
proximity of any designated nature conservation sites. The proposed development will not 
result in any impacts on any of the designated sites located within 2km of the Circuit 
(Consideration 2). 

 
5.27 The submitted Ecology Report demonstrates that the proposed development will not 

adversely affect the nearby Ty Croes SSSI or the Anglesey Terns SPA. In addition, the 
submitted Landscape and Visual Impact Assessment confirms that the proposed 
development will have no landscape impact upon the AONB (Consideration 3) 

 
5.28 The submitted Ecology Report demonstrates that the proposed development will protect 

biodiversity (Consideration 4) 
 
5.29 The retention of existing areas of grassland throughout the Circuit will ensure that 

biodiversity is protected (Consideration 5). 
 
5.30 The submitted Ecology Report demonstrates that the proposed development and associated 

works will safeguard internationally, nationally and locally protected species (Consideration 
6). 
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5.31 The submitted LVIA demonstrates that the proposed development will not affect areas 

beyond the existing Circuit character area (Consideration 7). 
 
5.32 Although the proposed development will involve the loss of a section of clawdd, this loss will 

be mitigated by the construction of replacement clawdd around the proposed medical 
centre and office buildings (Consideration 8). 

 
5.33 Thus, the proposed development and associated works responds positively to the above-

mentioned development considerations and, therefore, accords fully with the provisions of 
Policy PS19. 

 
5.34 The proposed development pays due regard to the setting and/ or significant views into and 

out of the AONB to the relevant Area of Outstanding Natural Beauty Management Plan. The 
submitted Landscape and Visual Impact Assessment and Ecology Report demonstrate that 
the proposed development will have a neutral impact on the AONB. Thus, the proposed 
development accords with the requirements of Policy AMG1. 

 
5.35 The submitted Landscape and Visual Impact Assessment demonstrates that the proposed 

development will not have have significant adverse impact upon features and qualities 
which are unique to the local landscape in terms of visual, historic, geological, ecological or 
cultural aspects. Thus, the proposed development is supported by Policy AMG3 which states 
that “a proposal will be granted provided it doesn’t have significant adverse impact upon 
features and qualities which are unique to the local landscape in terms of visual, historic, 
geological, ecological or cultural aspects”. 

 
5.36 With regard to heritage assets, an Archaeological Assessment of the Circuit and its environs 

was undertaken by Clwyd Powys Archaeological Trust in 2001/2002, in advance of the 
reconfiguration of the Circuit. 

 
5.37 The Assessment identified the Grade II* listed St Cwyfans Church as a Category A site of 

National importance. Within the Circuit boundary, two Category D minor and damaged sites 
were identified, together with three Category C sites of district or local importance; each of 
these sites was recorded at the time of survey. 

 
5.38 Four of the above-mentioned Category C and D sites were destroyed as part of the Circuit 

reconfiguration and one Category D site (a concrete platform within the paddock area) was 
unaffected. 

 
5.39 The proposed development will not be visible from and will not affect the setting of St 

Cwyfan’s Church. The Category remaining Category D (minor and damaged site) will be 
destroyed as part of the proposed extensions to the paddock area. 

 
5.40 Consultation have taken place with the Archaeological Curator at Gwynedd Archaeological 

Trust, who has confirmed that “an archaeological assessment is not necessary for these 
proposals….the site is already well understood and recorded and this existing information is 
sufficient to inform our advice. The proposed medical centre and office east of the main gate 
and the motel to be housed in the existing mid-20th century medical centre/office building are 
not of sufficient size or sensitivity to justify assessment. It is considered that any 
archaeological response that may be needed for these areas, or any of the other relatively 
minor changes in and around the Circuit could be adequately dealt with by condition.”    
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5.41 The proposed development complies, therefore, with the provisions of Policy PS20, since the 
setting and significant views in and out of St Cwyfan’s Church will be unaffected by the 
proposals 

 
5.42 The proposed development is consistent with the relevant principles of sustainable 

development, as expressed in Strategic Policy PS5, since it will: 

 Involve the re-use of previously developed land and buildings; 

 Protect the quality of the natural environment, its landscapes and biodiversity 

assets; and, 

 Promote economic development and diversification to the benefit of the rural 

economy; 

Thus, the proposed development benefits from the presumption in favour of sustainable 

development expressed on Planning Policy Wales. 

5.43 The proposed development is supportive of relevant policies and objectives expressed in the 
Isle of Anglesey AONB Management Plan Review 2015 – 2020. In particular, the proposed 
development: 

 Will identify, protect and conserve the historic archaeological  and cultural resource 
of the AONB, with specific reference to St Cwyfan’s Church (Policy CCC 2.1); 

 Will not result in harm to the landscape character and appearance of the AONB and 

will embody the relevant principles of sustainable development (Policy CCC 3.2); 

 Accords with planning policies that seek to conserve and enhance the special 

qualities and features of the AONB (Policy CCC 3.3); 

 Will maintain priority habitats and biodiversity in the AONB (Policy NE 1.2); 

 Will maintain, restore, expand and create wildlife habitats (Policy NE 3.1); 

 Will facilitate the further development of tourism/leisure in the area by improving 

the facilities which serve the Circuit (Policy VE 2.1); 

 Will maintain the existing public right of way network (Policy VE 4.2); and, 

 Will generate benefits to the rural economy and will provide additional employment 

opportunities (Management Objective 5).  

 
5.44 The proposed development and associated works is supportive of the Welsh Government’s 

objectives for the conservation of the natural heritage and for the conservation of 
landscapes, biodiversity, native wildlife and habitat, as expressed in PPW and TAN5. 

 
5.45 In addition, the proposed development will have a neutral impact on the nearby Ty Croes 

SSSI and is, therefore, supportive of the duty, imposed by PPW, to conserve and enhance 
SSSI’s.  

 

5.46 For the reasons outlined above, the proposed development accords with the provisions of 
and takes support from the provisions of the Anglesey and Gwynedd Joint Local 
Development Plan, the Isle of Anglesey AONB Management Plan Review 2015 – 2020 and 
from Planning Policy Wales and associated TAN’s. 
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5.47 The proposed development will not result in material harm to any interests of acknowledged 
importance and there are no material considerations that outweigh the provisions of the 
Development Plan in this instance. 
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6 CONCLUSIONS 

6.1 Since the proposed development is directly related to the day to day operation of the 

existing Anglesey Circuit, it cannot be located within development boundaries and must be 

accommodated at the Circuit itself. 

6.2 Care has been taken in the siting, scale and design of the proposed development to ensure 

that it is well integrated into the landscape with minimal visual and landscape impact upon 

the surrounding area. 

6.3  The proposed development is supportive of the relevant principles of sustainable 

development, expressed within PPW and JLDP Policy PS5, since it involves the re-use of land 

and buildings that are already used in connection with the operation of Anglesey Circuit, 

capitalises on previous investment in infrastructure and facilities at the Circuit and protects 

the landscape and visual qualities of the AONB and the biodiversity of the natural 

environment.  

6.4 In particular, the proposed development will: 

 Ensure that the Circuit is better able to compete with other motor racing circuits, 
both nationally and internationally, through the provision of a range of facilities that 
are now considered to be essential by users; 

 Make a significant contribution to the growth and diversification of the rural 
economy, as a result of increased expenditure by visitors and the creation of 
additional employment opportunities in the locality; 

 Support the visitor economy and the development of all year round tourism and 
leisure; 

 Safeguard the landscape character and natural beauty of this part of the AONB 
through sensitive design, massing and siting; 

 Protect biodiversity and nearby sites of National and International significance for 
nature conservation; 

 Safeguard the historic archaeological  and cultural resource of the AONB, with 
specific reference to St Cwyfan’s Church; and, 

 Protect the local network of Public Rights of Way.  
 

6.5 The proposed development is fully in accordance with the provisions of the up to date and 

recently adopted Joint Local Development Plan for the area, with Planning Policy Wales and 

relevant Technical Advice Notes and with the relevant policies and objectives expressed in 

the Isle of Anglesey AONB Management Plan Review 2015 – 2020. 

6.6 The proposed development will not result in any material harm to interests of acknowledged 

importance and there are no material considerations that outweigh the provisions of the 

Development Plan in this instance. 

6.7 The local planning authority is requested, therefore, to grant planning permission for 

amendments to the track layout, extensions to the existing paddock area, the removal of 

existing temporary buildings and the erection of an ancillary shop/race school/office building 

and adjacent fuel pumps, café/restaurant/terrace, DM office/bike race teams building, 
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scrutineering bays, shower block building and fast food building, alterations and extensions 

to the existing pit garages and control tower, change of use of existing circuit office to hotel 

(Class C1), localised re-contouring works, change of use from grazing land and the erection 

of circuit offices, a medical centre and clawdd, together with associated access and car 

parking works at Anglesey Circuit, Ty Croes, Anglesey . 
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