
Design, Access and Planning Statement 

 

PLAS PENRHOS, FFORDD PENRHOS, 

PENRHOSGARNEDD 

DESIGN, ACCESS AND PLANNING STATEMENT 

ADRA (TAI) CYFYNGIEDIG 

MAY 2021 

2019.135_03 

 

DRAFT FOR PRE-APPLICATION 

CONSULTATION 

Conwy I 20 Connaught House, Riverside Business Park, Benarth Road, Conwy LL32 8UB 

 

Chester I 1 Aldford House, Bell Meadow Business Park, Pulford, Chester CH4 9EP 



Design, Access and Planning Statement 

 

Page i of ii 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 

 

 

 

 
 
 

 
 

Status of report: Draft issued for PAC V1.0 May 2021 

Author: Sioned Edwards MRTPI 

Checker: Rhys Davies MRTPI 

Reviewer: Sarinah Farooq MPlan 

Approved by: Sioned Edwards MRTPI 

Document control: CAD.02 

 
© The contents of this document must not be copied or reproduced in whole or in part without the written 
consent of Cadnant Planning Ltd.  All plans are reproduced from the Ordinance Survey Map with the 
permission of the Controller HMSO, Crown Copyright Reserved, Licence No. 100020449 
 

 
Cadnant Planning are accredited by and work to ISO 9001:2015 standard  
(The British Assessment Bureau)  

  



Design, Access and Planning Statement 
 

Page ii of ii 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 

 

Contents 
1. Introduction .......................................................................................................... 1 
2. The site and context ............................................................................................ 2 
3. The proposed development ................................................................................. 4 
4. Policy context....................................................................................................... 7 

5. Main considerations ........................................................................................... 16 
6. Other design considerations .............................................................................. 35 
7. Accessibility ....................................................................................................... 36 
8. Conclusion ......................................................................................................... 41 



Design, Access and Planning Statement 
 

Page 1 of 40 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 

1. Introduction 

 This Design, Access and Planning Statement accompanies an application by registered 

social landlord, Adra (Tai) Cyfyngiedig, for full planning permission for demolition of 

existing office block and erection of 39 over 55’s senior living residential apartments 

together with associated works at Plas Penrhos, Ffordd Penrhos, Penrhosgarnedd. 

 Following the enactment of the Planning (Wales) Act 2015 (the Act) the requirement for 

pre-application consultation on major development schemes was implemented. This 

includes the provision of buildings over a 1,000sqm. The proposed development 

exceeds the 1,000sqm threshold.  

 The requirement to carry out pre-application consultation falls under Section 17 of the 

Act and the Town and Country Planning (Development Management Procedure) 

(Wales) Order 2012 (DMPWO) as amended by the 2016 Order. Guidance on carrying 

out the pre-application consultation requirements within the Act has been provided by 

the Welsh Government set out in Article 1 of the Town and Country Planning DMPWO 

(Amendment) 2016 ‘Guidance on Pre-application Consultation’. 

 This Design, Access and Planning Statement is issued as part of a suite of documents 

for Pre-Application Consultation prior to the submission of a formal planning 

application.  

 As required by the Town and Country Planning (Development Management Procedure) 

(Wales) Order (Amendment) 2016 the statement aims to address the following matters; 

• Explain the design principles and concepts that have been applied to the 

development;  

• Demonstrate the steps taken to appraise the context of the development and how 

the design of the development takes that context into account;  

• Explain the policy or approach adopted as to access, and how policies relating to 

access in the development plan have been taken into account; and  

• Explain how any specific issues which might affect access to the development have 

been addressed.  

 The adopted development plan consists of the Anglesey and Gwynedd (JLDP), which 

was adopted in July 2017.    
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2. The site and context 

 The application site consists of a parcel of land which accommodates an existing office 

building, which was previously used by Countryside Council for Wales. The building 

has been vacant for some years. The site is located in a well-established residential 

area within the development boundary of Bangor as identified within the adopted Joint 

Local Development Plan (JLDP).  

 Residential development surrounds the site, including on the opposite side of Ffordd 

Penrhos, which lies immediately to the north. Residential development to the west 

consists of a fairly recent development at Llys Adda, residential dwellings at Bron y Dre 

and Blaen y Wawr lie to the east.  Residential development to the north on the opposite 

side of Ffordd Penrhos consist of single dwellings.  

 The application site is identified in the aerial image provided in Figure 2.1.  

Figure 2.1 Aerial image of the application site identifying the site in the context of its 

immediate surroundings 

 

 In terms of its topography, the application site slopes from north to south, with a fall 

from Ffordd Penrhos to the north to the existing car parking at the south of the site.  

 The existing office building is located centrally with the site with car parking available 

between the building and Ffordd Penrhos and a further extensive area of car parking 
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towards the bottom of the site. There are a substantial number of trees on site as can 

be seen from the aerial image in Figure 2.1. The site is subject to a Tree Preservation 

Order (TPO) A85 Plas Penrhos.   



Design, Access and Planning Statement 
 

Page 4 of 40 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 

3. The proposed development 

Use, amount and scale 

 The proposed development relates to demolition of the existing office building and the 

erection of a scheme of 39 over 55’s senior living residential apartments, comprising of 

18 one-bed units and 21 two-bed units. All units are proposed as affordable units. 

 The proposed building would be laid over three-storeys with a section of lower ground 

floor provided along the southern elevation.  

 The lower ground floor would provide communal areas, office and store facility. External 

access would be available from the south, east and west. The ground, first and second 

floor would provide 13 apartments on each floor, six of which would be one-bed units 

and seven as two-bed units. Circulation space would be provided centrally within the 

building. Each floor would be accessible via stairs and internal lifts.  

 Due to the sloping nature of the site, the proposed building has been designed so that 

it sits within the site with the elevation facing Ffordd Penrhos comprising of part two 

and part three storeys in height. When viewed from the top car park area, the elevation 

facing Ffordd Penrhos would only be two storeys in height above the level of the car 

park.   

Appearance 

 The new building makes use of the same limited palette with areas of facing brick and 

through coloured render to the walls, beneath a flat blue roof system. Large openings 

include double glazed units and anthracite timber effect infill panels to soften the 

appearance. Juliette balconies are also used to break up each of the elevations. 

Layout and access 

 Vehicular access to the site would be from Ffordd Penrhos via Llys Adda, which 

currently serves the site.  No amendments to the existing access are proposed as part 

of this application.  This vehicular access would serve areas of car parking area located 

within the western and southern part of the site. A total of 33 car parking spaces are 

proposed including four disabled car parking spaces. Six of the car parking spaces 

would be served by electric vehicle charging points.   
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 The proposed building would be positioned in a central location within the site, 

overlaying the footprint of the existing building, therefore reflecting the current built-

form and ensuring that any significant trees or boundary features are retained and 

taking account of root protection areas.   

Landscaping 

 The proposed apartment block would be located centrally within the site, with vehicular 

access and parking provision being laid out and undeveloped areas of the site will be 

soft landscaped with as many of the existing trees being retained as possible, along 

with additional tree planting to mitigate for the loss of some trees which are required to 

accommodate the development.  

 An entrance feature comprising of a central polished stainless steel sphere water 

fountain set within blue slate chippings and seating is proposed in front of the main 

entrance into the building.  

 External communal areas are proposed around the building along with some private 

outdoor spaces to the north, east and west of the building.  
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4. Policy context 

 National and local planning policy guidance considered relevant to the principle of this 

development is set out in this section.  

National planning policy and guidance 

 The proposal relates to a residential development and relevant national planning policy 

is set out in: 

• Planning Policy Wales (PPW) Edition 11, (2021);  

• Future Wales: The National Plan 2040 (FWTNP); 

• Building Better Places: The Planning System Delivery Resilient and Brighter Futures 

(July 2020); 

• Technical Advice Note (TAN) 2 ‘Planning and affordable housing’ (2017);  

• Technical Advice Note (TAN) 5 ‘Planning and Nature Conservation’ (2009);  

• Technical Advice Note (TAN) 12 ‘Design’ (2016);  

• Technical Advice Note (TAN) 18 ‘Transport’ (2007); and 

• Technical Advice Note (TAN) 20 ‘Planning and the Welsh Language’ (2017). 

 Relevant national planning policies are listed in table 4.1.  

Table 4.1 Summary of national planning policy and guidance 

Policy Summary  

Planning Policy 

Wales (Edition 11), 

2021 

The primary objective of PPW is to ensure that the planning system contributes 

towards the delivery of sustainable development and improves the social, 

economic, environmental and cultural well-being of Wales, as required by the 

Planning (Wales) Act 2015, the Well-being of Future Generations (Wales) Act 

2015 and other key legislation and resultant duties such as the Socio-economic 

Duty. A well-functioning planning system is fundamental for sustainable 

development and achieving sustainable places.  

 

PPW defines “sustainable development” as “the process of improving the 

economic, social, environmental and cultural well-being of Wales by taking 

action, in accordance with the sustainable development principle, aimed at 

achieving the well-being goals. 

Acting in accordance with the sustainable development principle means that a 

body must act in a manner which seeks to ensure that the needs of the present 

are met without compromising the ability of future generations to meet their own 

needs.” 
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PPW sets out that sustainable places are the goal of the land use system in 

Wales, which should create places which are attractive, sociable, accessible, 

active, secure, welcoming, healthy and friendly.  

 

Development proposals should create the conditions to bring people together, 

making them want to live, work and play in areas with a sense of place and well-

being, creating prosperity for all. 

PPW provides that the most appropriate way to implement sustainable 

development is to adopt a placemaking approach to plan making, policy and 

decision making.  

 

“Placemaking” is a holistic approach to the planning and design of development 

and spaces, focused on positive outcomes. It draws upon an area’s potential to 

create high quality development and public spaces that promote people’s 

prosperity, health, happiness, and well being in the widest sense. Placemaking 

considers the context, function and relationships between a development site 

and its wider surroundings. This will be true for major developments creating new 

places as well as small developments created within a wider place. 

 

Where there is a need for sites, but it has been clearly demonstrated that there 

is no previously developed land or underutilised sites (within the authority or 

neighbouring authorities), consideration should then be given to suitable and 

sustainable greenfield sites within or on the edge of settlements. 

 

The Active and Social theme of planning policy covers transport, housing, retail 

and commercial development, community facilities and recreational spaces. 

 

This theme supports and enables the provision of a range of well-designed and 

located homes which are well connected to existing retail and commercial 

centres situated at the heart of our communities and job opportunities. It 

emphasises that when planning and managing future development planning 

authorities need to ensure that residents of existing and new communities have 

access to jobs and an appropriate range of community facilities including 

recreation, leisure, health and education. It promotes retail and commercial 

centres as hubs, for a range of activities, recognising their social, cultural and 

economic importance. It acknowledges the significance of community facilities 

and recreational spaces for our health, well-being and quality of life and 

specifically protects and promotes these uses in line with the overarching 

national sustainable placemaking outcomes. 

 

It aims to ensure new development is located and designed in a way which 

minimises the need to travel, reduces dependency on the private car and enables 

sustainable access to employment, local services and community facilities. 

 

New housing development in both urban and rural areas should incorporate a 

mix of market and affordable house types, tenures and sizes to cater for the 

range of identified housing needs and contribute to the development of 

sustainable and cohesive communities 

 

The planning system must:  

• identify a supply of land to support the delivery of the housing requirement to 

meet the differing needs of communities across all tenures; 
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•  enable provision of a range of well-designed, energy efficient, good quality 

market and affordable housing that will contribute to the creation of sustainable 

places; and  

• focus on the delivery of the identified housing requirement and the related land 

supply. 

 

The supply of land to meet the housing requirement proposed in a development 

plan must be deliverable. To achieve this, development plans must include a 

supply of land which delivers the identified housing requirement figure and makes 

a locally appropriate additional flexibility allowance for sites not coming forward 

during the plan period. The ability to deliver requirements must be demonstrated 

through a housing trajectory. The trajectory should be prepared as part of the 

development plan process and form part of the plan. The trajectory will illustrate 

the expected rate of housing delivery for both market and affordable housing for 

the plan period. 

 

Planning authorities must use their housing trajectory as the basis for monitoring 

the delivery of their housing requirement. Accurate information on housing 

delivery assessed against the trajectory is necessary to form part of the evidence 

base for development plan Annual Monitoring Reports (AMRs) and for 

subsequent plan review. Underdelivery against the trajectory can itself be a 

reason to review a development plan. The monitoring of housing delivery for 

AMRs must be undertaken by planning authorities in accordance with the 

guidance set out in the Development Plans Manual. 

 

Planning authorities should also identify where interventions may be required to 

deliver the housing supply, including for specific sites. There must be sufficient 

sites suitable for the full range of housing types to address the identified needs 

of communities, including the needs of older people and people with disabilities. 

 

Planning authorities, landowners and house builders must work together 

constructively to identify deliverable housing land in sustainable locations for 

development. When identifying sites to be allocated for housing in development 

plans, planning authorities must follow the search sequence set out in 

paragraphs 3.37-3.38, starting with the re-use of previously developed and/ or 

underutilised land within settlements, then land on the edge of settlements and 

then greenfield land within or on the edge of settlements. This process should be 

undertaken for housing market areas and will require collaboration between 

planning authorities where these areas cover more than one authority. The aim 

should be to make the best possible use of previously developed land in 

preference to greenfield sites across the market area as a whole. 

 

A community’s need for affordable housing is a material planning consideration 

which must be taken into account in formulating development plan policies and 

determining relevant planning applications. 

Future Wales The 

National Plan 2040 

Future Wales identifies a range of important Regional Growth Areas which, 

through specific policies in Strategic and Local Development Plans, should retain 

and enhance the commercial and public service base that make them focal points 

in their areas. Caernarfon and Bangor are identified as a Regional Growth Area.  

The Welsh Government supports sustainable growth and regeneration in 

regionally important towns along the northern Coast. Holyhead, Caernarfon, 
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Guidance Summary 

TAN 2 Planning 

and Affordable 

Housing  

Technical Advice Note 2 ‘Planning and Affordable Housing’ provides guidance on 

the role of the planning system in delivering affordable housing.  

TAN 5 Nature 

Conservation and 

Planning 

Technical Advice Note 5 ‘Nature Conservation and Planning’ provides advice 

about how the land use planning system should contribute to protecting and 

enhancing biodiversity and geological conservation. 

 

Paragraph 1.6.1 states that;  

“Biodiversity conservation and enhancement is an integral part of planning for 

sustainable development.  The planning system has an important part to play in 

nature conservation.  The use and development of land can pose threats to the 

conservation of natural features and wildlife.  Past changes have contributed to 

the loss of integrity of habitat networks through land-take, fragmentation, 

severance, disturbance, hydrological changes and other adverse impacts.  But 

development can also present significant opportunities to enhance wildlife 

habitats and the enjoyment and understanding of the natural heritage.’ 

TAN 12 Design  The guidance in TAN 12 has been considered in formulating the proposal and in 

reporting on the Design and Access issues. The Welsh Government is strongly 

committed to achieving the delivery of good design in the built and natural 

environment which is fit for purpose and delivers environmental sustainability, 

economic development and social inclusion, at every scale throughout Wales. 

Paragraph 5.5.1 of TAN 12 identifies that an understanding of landscape and 

townscape quality, including its historic character, is fundamental to the design 

process.  

 

Bangor, Llandudno, Colwyn Bay, Rhyl and Prestatyn will be a focus for managed 

growth and they have an important sub-regional role complementing the National 

Growth Area of Wrexham and Deeside. Strategic and Local Development Plans 

should recognise the roles of these places as a focus for housing, employment, 

tourism, public transport and key services within their wider areas and support 

their continued function as focal points for sub-regional growth. 

Building Better 

Places: The 

Planning System 

Delivering 

Resilient and 

Brighter Futures 

(July 2020) 

This document emphasises the importance for the consideration of health and 

well-being throughout the planning system of Wales.  

 

The document sets out ways for which future development and the planning 

system must move forward following the significant impact that Covid-19 has had 

on communities. It emphasises the importance of creating homes that are life-

long, adaptable, secure and affordable. 

 

The document states that we need to “…ensure we are building homes and 

neighbourhoods that are great places to live, with easy access to services and 

appropriate infrastructure and greenspace”. 

 

The guidance also notes that Covid-19 has demonstrated that planning decisions 

can be undertaken quickly and effectively and continues to encourage this. 
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The relationship between all elements of the natural and built environment. To 

create sustainable development, design must go beyond aesthetics and include 

the social, environmental and economic aspects of the development, including its 

construction, operation and management, and its relationship to its surroundings. 

Good design is also inclusive design. The principles of inclusive design are that 

it places people at the heart of the design process, acknowledges diversity and 

difference, offers choice where a single design solution cannot accommodate all 

users, provides for flexibility in use, and, provides buildings and environments 

that are convenient and enjoyable to use for everyone. 

 

Paragraph 5.5.1 of TAN 12 states;  

“The distinctive settlement patterns which characterise much of Wales have 

evolved in part in response to the country’s diverse landscape and topography. 

The way in which development relates to its urban or rural landscape or seascape 

context is critical to its success. Because of this, an understanding of landscape 

quality, including its historic character, is fundamental to the design process.” 

 

Paragraph 5.8.1 states;  

“The special qualities of the rural landscape and coastline of Wales should be 

recognised. The qualities should be enhanced through conservation of the 

character of the countryside and by achieving quality in new development.” 

 

Paragraph 5.8.2 states;  

“Policies and guidance should take account of the need to steer activity to avoid 

negative impact on distinctive rural landscapes and the best agricultural land and 

to conserve and enhance diversity of species and habitats. Managing change by 

means of a landscaping strategy based on a thorough landscape assessment is 

one means of safeguarding a rural sense of place. This should analyse key issues 

and put forward guidelines for design themes, palettes of materials, and briefs for 

specific sites.” 

TAN 18 Transport TAN 18 has also been taken into consideration. The main aim of TAN 18 is 

ensuring that new development is located where there is, or will be, good access 

by public transport, walking and cycling thereby minimising the need for travel 

and fostering social inclusion. 

 

Paragraph 2.4 of TAN identifies that the inter-relationship between land use 

planning and transport is complex and varied. The development of land is 

dependant, in part, upon transport infrastructure and services to function 

efficiently. By influencing the location, scale, density and mix of land uses and 

new development, land use planning can help reduce the need to travel and 

length of journeys, whilst making it easier for people to walk, cycle or use public 

transport. 

TAN 18 also considers people with disabilities. TAN 18 identifies that it is 

important to consider their needs in terms of parking, ensuring that adequate 

numbers of suitably designed parking spaces are provided in appropriate 

locations. 

 

TAN 18 expands on the importance of accessibility in future developments. TAN 

18 provides guidance on providing good accessibility with objectives such as; 

‘ensuring new development is located where there is, or will be, good access by 

public transport, walking and cycling thereby minimising the need for travel and 

fostering social inclusion;’ and; 



Design, Access and Planning Statement 
 

Page 11 of 40 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 

“ensuring that new development and major alterations to existing developments 

include appropriate provision for pedestrians (including those with special access 

and mobility requirements), cycling, public transport, and traffic management and 

parking/servicing;” 

 

TAN 18 focuses on ensuring future developments consider the importance of the 

relationship between land use and transport. TAN 18 places an emphasis on 

reducing the need to travel and the need to provide sustainable modes of 

transport such as cycling, walking and public transport.    

 

TAN 18 also considers people with disabilities.  TAN 18 identifies that it is 

important to consider their needs in terms of parking, in particular ensuring that 

adequate numbers of suitably designed parking spaces are provided in 

appropriate locations. 

TAN 20 TAN 20 provides guidance on how the planning system considers the implications 

of the Welsh language when preparing LDPs and making decisions. The LPA 

should consider the needs and welfare of the Welsh language, and in so doing, 

contribute to its well-being. Changes introduced in the current version of TAN 20 

are as a result of bringing into force provisions contained in the Planning (Wales) 

Act 2015. 

The main changes relate to the following matters: 

• The link between planning for the Welsh language through land-use 

planning and community planning; 

• Providing clarification that decision makers may take the language into 

account where it is material to the application; 

• Allow language impact assessments in certain specified circumstances. 

Local planning policy and guidance 

 The development plan consists of the Anglesey and Gwynedd Joint Local Development 

Plan (JLDP).  The JLDP establishes a policy framework and makes provision for the 

development needs of the counties of Anglesey and Gwynedd for the period from 2011 

to 2026. 

 Relevant planning policies within the JLDP are listed in table 4.2. 

Table 4.2 Local planning policy 

Policy Summary 

Policy PS1: 

Welsh language 

and culture 

Advises that the Councils will promote and support the use of the Welsh 

language in the Plan area.  

Policy PS5: 

sustainable 

development 

Development will be supported where it is demonstrated that it is 

consistent with the principles of sustainable development.  

Strategic Policy 

PS 2: 

Infrastructure and 

The Councils will expect new development to ensure sufficient provision 

of essential infrastructure (either on-site or to service the site) is either 
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developer 

contributions 

already available or provided in a timely manner to make the proposal 

acceptable, by means of a planning condition or obligation. 

 

Where the essential, enabling and necessary infrastructure is required 

as a consequence of a scheme and cannot be provided on site, financial 

contributions will be requested, within limits allowed by legislation, to get 

essential investment off site.  If the effect of the development is 

cumulative, the financial contributions may be accumulated, within 

legislative constraints, in order to alleviate the cumulative effect. 

Policy ISA 1: 

Infrastructure 

provision 

Proposals will only be granted where adequate infrastructure capacity 

exists or where it is delivered in a timely manner.  Where proposals 

generate a directly related need for new or improved infrastructure and 

this is not provided by a service or infrastructure company, this must be 

funded by the proposal.  A financial contribution may be sought to secure 

improvements in infrastructure, facilities, services and related works, 

where they are necessary to make proposals acceptable. 

Policy ISA 5: 

Provisions of 

open spaces in 

new housing 

developments 

New housing proposals for 10 or more dwellings, in areas where existing 

open space cannot meet the needs of the proposed housing 

development, will be expected to provide suitable provision of open 

spaces in accordance with the Fields in Trust benchmark standards of 

2.4 hectares per 1000 population.   

 

In exceptional circumstances, where it is not possible to provide outdoor 

playing spaces as an integral part of a new housing development, the 

developer will be required to: 

1. provide suitable off site provision which is close to and accessible to 

the development in terms of walking and cycling, or, where this is not 

feasible/practical; or 

2. Contribute financially towards new facilities including equipment, 

improving existing facilities on readily accessible sites or improving 

accessibility to existing open spaces. 

Developer contributions will be subject to a legal agreement in line with 

Policy ISA 1. 

Policy PCYFF 1: 

Development 

boundaries 

The Plan identifies Development Boundaries for the Sub-regional Centre, 

Urban Service Centres, Local Service Centres, Service Villages and 

Local / Rural Coastal Villages.  Proposals within Development 

Boundaries will be approved in accordance with the other policies and 

proposals of this Plan, national planning policies and other material 

planning considerations. 

 

Outside development boundaries development will be resisted unless it 

is in accordance with specific policies in this Plan or national planning 

policies or that the proposal demonstrates that its location in the 

countryside is essential. 

Policy PCYFF 2: 

Development 

Criteria 

A proposal should demonstrate its compliance with: 

1. Relevant policies in the Plan; 

2. National planning policy and guidance. 

 

Proposals should make the most efficient use of land, including achieving 

densities of a minimum of 30 housing units per hectare for residential 

development (unless there are local circumstances or site constraints 

that dictate a lower density); must provide appropriate amenity space to 
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serve existing and future occupants; should have regard to the 

generation, treatment and disposal of waste; includes, where applicable, 

provision for the appropriate management and eradication of invasive 

species. 

 

Additionally, planning permission will be refused where the proposed 

development would have an unacceptable adverse impact on the health, 

safety or amenity of occupiers of local residences, other land and 

property uses or characteristics of the locality due to increased activity, 

disturbance, vibration, noise, dust, fumes, litter, drainage, light pollution, 

or other forms of pollution or nuisance; and land allocated for other 

development/uses. 

Policy PCYFF 3: 

Design and Place 

Shaping 

All proposals will be expected to demonstrate high quality design which 

fully takes into account the natural, historic and built environmental 

context and contributes to the creation of attractive, sustainable places.  

Innovative and energy efficient design will be particularly encouraged.  

Proposals, including extensions and alterations to existing buildings and 

structures will only be permitted provided they conform to all of the listed 

criteria. 

Policy PCYFF 4: 

Design and 

Landscaping 

All proposals should integrate into their surroundings.  Proposals that fail 

to show (in a manner appropriate to the nature, scale and location of the 

proposed development) how landscaping has been considered from the 

outset as part of the design proposal will be refused. 

Policy PCYFF 6: 

Water 

Conservation 

Proposals should incorporate water conservation measures where 

practicable, including Sustainable Urban Drainage Systems (SUDS). All 

proposals should implement flood minimisation or mitigation measures 

where possible, to reduce surface water run-off and minimise its 

contribution to flood risk elsewhere. 

 

Proposals greater than 1,000 m² or 10 dwellings should be accompanied 

by a Water Conservation Statement. 

Strategic Policy 

PS 17: Settlement 

Strategy 

Housing development is distributed in accordance with the settlement 

strategy based on a settlement’s level of service provision, function and 

size (population) and subject to its environmental, social and 

infrastructure capacity to accommodate development. 

 

53% of the Plan’s Growth located within Urban Service Centres. 

 

A higher proportion of new development required will take place within 

the Sub-regional centre and Urban Service Centres. This will be through 

commitments and new allocations including allocating housing sites 

(open market housing with a proportion of affordable provision). In 

addition windfall sites within the development boundary can be permitted. 

Policy TAI 1 

Housing in sub-

regional centre 

and urban service 

centre 

In the Sub-Regional Centre of Bangor and the Urban Service Centres, 

housing to meet the Plan’s strategy will be delivered through housing 

allocations identified and suitable windfall sites within the development 

boundary based upon the indicative provision in the policy tables 332 

units over the plan period. 

Policy TAI 8: 

Appropriate 

housing mix 

The Councils will work with partners to promote sustainable mixed 

communities by ensuring that all new residential development 

contributes to improving the balance of housing and meets the identified 
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needs of the whole community.  Proposals should contribute to creating 

sustainable mixed communities by: 

1. Maximising the delivery of affordable housing (including for local need) 

across the Plan area in accordance with Strategic Policy PS 18; 

2. Contributing to redress an identified imbalance in a local housing 

market; 

3. Ensuring the sustainable use of housing land, ensuring an efficient 

density of development compatible with local amenity in line with Policy 

PCYFF 3; 

4. Ensuring the correct mix of housing units types and tenures to meet 

the needs of the Plan area’s current and future communities; 

5. Making provision, as appropriate, for specific housing needs such as 

student accommodation, homes for the elderly, Gypsy & Travellers, 

supported accommodation, nursing, residential and extra care homes, 

needs of people with disabilities; 

6. Improving the quality and sustainability of the existing housing stock; 

7. Ensuring high standards of design that create sustainable and 

inclusive communities in line with Policy PCYFF 3. 

Strategic Policy 

PS 18: Affordable 

housing 

Development opportunities have been identified to provide a minimum 

target of 1,572 new affordable homes. 

Policy TAI 15: 

Affordable 

housing threshold 

and distribution 

The Councils will seek to secure an appropriate level of affordable 

housing across the Plan area by working in partnership with Registered 

Providers, developers and local communities to meet the minimum target 

presented in Strategic Policy PS 18. 

1. Threshold 

Housing development, both new build and conversions, in settlements 

identified within the settlement hierarchy as shown in Strategic Policy PS 

17 will be expected to make an affordable housing contribution in line 

with the threshold figures. 

Housing developments of 2 or more units will be expected to make an 

affordable housing contribution. 

2. Percentage of affordable housing 

20% affordable housing is required for sites in the sub-reginal centre of 

Bangor. 

 

A proposal including an alternative affordable tenure mix should yield a 

higher percentage of affordable provision subject to consideration of the 

following criteria: 

i. All developments will be required to achieve an appropriate mix in terms 

of tenure, types and sizes of local need affordable housing, determined 

by the local housing market assessment or any alternative Council or 

partner assessment. 

ii. Affordable units should be fully integrated within a development and 

indistinguishable from non-affordable housing. 

iii. Where the viability of individual schemes fall short of the policy 

requirements specified, the onus will be on the applicant / developer / 

landowner to clearly demonstrate on a viability assessment pro-forma the 

circumstances justifying a lower affordable housing contribution or tenure 

mix. 

iv. Where, following the submission of a viability pro-forma, disagreement 

remains between the applicant / developer / landowner and the Local 
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Planning Authority as to the affordable housing provision within a 

scheme, an independent external assessment of the scheme (e.g. by the 

District Valuers Service) will be undertaken at the applicant’s expense.  

The number of affordable housing provided will reflect the conclusion of 

this assessment. 

v. That there are suitable mechanisms in place to manage the occupation 

of the affordable housing unit(s) upon initial occupation, and in perpetuity, 

to those who can prove a need for an affordable dwelling. 

vi. If it can be demonstrated that there are no eligible occupiers for rural 

enterprise dwellings then the housing will be occupied by those eligible 

for consideration for affordable housing. 

vii.  Extensions and adaptations to affordable housing will be permitted 

provided that the alterations or adaptations allow the house to remain as 

an affordable dwelling. 

viii. Dwellings are of a size, scale and design compatible with an 

affordable dwelling. 

ix. Within local, rural and coastal villages the affordable housing provision 

should only be for affordable housing for local need (as defined in the 

Glossary of Terms). 

Where the affordable housing requirement of a particular scheme falls 

below a single dwelling on the site, providing an affordable unit within 

that development will remain the priority. 

 

However, if it is deemed that this is not possible, a pro-rata payment will 

be expected rather than no affordable provision on the site. 

 

Affordable housing for local need in local villages is defined in the 

Glossary of Terms as follows: 

 

People in need of an affordable house who have resided within the 

Village or in the surrounding rural area for a continuous period of 5 years 

or more, either immediately before submitting the application or in the 

past. 

Policy AMG 5:  

local biodiversity 

conservation 

Proposals must protect and, where appropriate, enhance biodiversity 

that has been identified as being important to the local area.  

 Additional guidance is set out within relevant Supplementary Planning Guidance, 

including: 

• Supplementary Planning Guidance (SPG) ‘Housing Mix’ (October 2018); 

• SPG ‘Open Spaces in New Housing Developments’ (March 2019); 

• SPG ‘Affordable Housing’ (April 2019);  

• SPG ‘Planning Obligations’ (September 2019); and  

• SPG ‘Maintaining and Creating Distinctive and Sustainable Communities’ (July 

2019).  
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5. Main considerations 

Principle of development 

 The proposal is for the provision of 39 over 55’s senior living residential apartments 

together with associated works on an unallocated brownfield site within the 

development boundary of Bangor. In accordance with Policy PCYFF 1 ‘Development 

Boundaries’, proposals within development boundaries are approved if they comply 

with other policies and proposals in the Plan, national policies and other relevant 

planning considerations. 

 Policy TAI 1 allows the development of housing on allocations and windfall sites within 

the Sub-regional centre of Bangor and other Urban Service Centres. The policy 

identifies an indicative provision of 479 units on windfall sites within the development 

boundary of Bangor. 

 The figures within the 2020 Housing Survey for Bangor are as follows: 

 The indicative supply of housing for Bangor (including 10% slippage allowance) is 969 

units.  The Plan assumes that 576 of these units would be supplied through windfall 

sites. During the period 2011 to 2020, a total of 643 units were completed in Bangor 

(266 units on designated sites and 377 units on windfall sites). In April, 2020, out of the 

576 units on windfall sites, 377 units have been completed whilst 131 units have the 

benefit of planning permission resulting in a total of 521 units leaving a deficit of 68 

units on windfall sites. 
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 It is noted that two allocated sites (T1 Goetre Uchaf, Redrow and T3 Former Jewsons, 

High Street) unit numbers are higher than originally envisaged in the JDLP meaning an 

additional 58 dwellings have been added to the capacity figures. It is further noted, for 

capacity calculation purposes, that these additional units have been subtracted from 

the windfall allowance thus generating the total capacity available within Bangor of a 

further 10 units.  

 The Council’s Joint Planning Policy Unit (JPPU) has further provided a list of residential 

consents within Bangor from April 2020 to March 2021. From these figures, an 

additional 20 units have the benefit of planning permission. Furthermore, a site for 30 

residential dwellings was allowed planning permission on appeal (ref: 

APP/Q6810/A/20/3264389). 

 Therefore, the housing capacity figures for Bangor above indicates that the indicative 

provision of 969 units in Bangor is met through existing consents 

 Notwithstanding the above, it is considered that the housing supply figure within the 

JLDP is an indicative figure only. A recent appeal decision for a residential development 

in Morfa Nefyn (ref: APP/Q6810/A/21/3266774) was dismissed on 28 April 2021; 

notwithstanding the dismissal, the Inspector’s report confirmed that the Council’s 

housing supply figure for Morfa Nefyn was indicative, and the proposed development 

would contribute towards meeting the need for larger houses within Gwynedd (as 

identified within the Gwynedd Local Housing Market Assessment 2018-23 (GLHMA). 

The report concluded that the provision of housing in excess of the housing supply 

identified for the village of Morfa Nefyn could be supported in principle.   

 In this case, the application site lies within the development boundary of Bangor and 

the site comprises of previously developed land. Whilst according to the above figures, 

the proposed development would exceed the expected number of dwellings to be 

delivered in Bangor as set out in the JLDP, as the scheme is for 100% affordable 

housing units, for which there is a clear need and demand, the proposal addressed the 

needs of the local community. This is provided further within this report.   

 In light of this, the principle of development is acceptable. 

 Policy PCYFF2 states that to make efficient use of land, residential developments 

should achieve a minimum density of 30 units per hectare unless there are local 

circumstances or site considerations that dictate a lower density. In this case, the site 

measures 0.4ha in area and the number of units proposed on this site exceeds more 
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than the 30 units identified within this particular policy and therefore the density of 

development is acceptable.  

Affordable housing 

 As Bangor is located within the Northern Coast & South Arfon area, policy TAI 15 

requires residential developments in Bangor to provide 20% affordable housing. As the 

proposed development would be for 100% affordable housing, the proposal would meet 

and exceed this policy requirement.  

Housing mix 

 Policy TAI 8 of the JLDP is the relevant policy when considering appropriate housing 

mix. It states that:  

“The Councils will work with partners to promote sustainable mixed Communities by 

ensuring that all new residential development contributes to improving the balance of 

housing and meets the identified needs of the whole community. Proposals should 

contribute to creating sustainable mixed communities by: 

1. Maximising the delivery of affordable housing (including for local need) across the 

Plan area in accordance with Strategic Policy PS 18; 

2. Contributing to redress an identified imbalance in a local housing market; 

3. Ensuring the sustainable use of housing land, ensuring an efficient density of 

development compatible with local amenity in line with Policy PCYFF 3; 

4. Ensuring the correct mix of housing unit types and tenures to meet the needs of the 

Plan area’s current and future communities; 

5. Making provision, as appropriate, for specific housing needs such as student 

accommodation, homes for the elderly, Gypsy & Travellers, Supported 

accommodation, nursing, residential and extra care homes, needs of people with 

disabilities; 

6. Improving the quality and suitability of the existing housing stock; 

7. Ensuring high standards of design that create sustainable and inclusive communities 

in line with Policy PCYFF 3.” 
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 Supplementary Planning Guidance (SPG) on Housing Mix was adopted by the Councils 

in October 2018 and advocates a four-stage approach to the assessment of an 

appropriate housing mix within housing developments. These stages are considered in 

turn below: 

Stage 1: 

 Stage 1 points towards an assessment of the evidence for supply and demand and 

need in the local community and with this in mind the explanatory text to JLDP Policy 

TAI 8 notes: “The Councils will consider information from a variety of sources, which 

include Local Housing Market Assessment, Housing Needs Studies, Common Housing 

Register, Tai Teg Register, Elderly Persons’ Accommodation Strategy, the 2011 

Census and the 2011 Household Projections to assess the suitability of the mix of 

housing in terms of both type and tenure proposed on development sites.”  

 In this case the applicant has reviewed the aforementioned sources and a summary of 

the main findings is provided below.  

 A review of the Gwynedd Local Housing Market Assessment 2018-23 (GLHMA) 

identifies that there is an increasing need for smaller housing units to meet an increase 

in smaller households based on Welsh Government household projections (2014) 

between 2014 and 2035. The increase in smaller households is likely to reflect the 

expected rise in the number of older people in Gwynedd and the need for first time 

buyers and starter homes.  

 The GLHMA identifies that Gwynedd’s population increased by 4.3% between 2001 

and 2011. Welsh Government projections show this number will continue to increase. 

There has been an increase in number of people over the age of 80 by 96% in the last 

30 years.  Increase in older age group is expected to continue, as people live longer 

and move into the area. In 20 years, it is expected that there will be an additional 60% 

of over 80’s living in Gwynedd. Therefore, it is expected that there will be an increasing 

need for suitable and accessible housing for older people.  

 The GLHMA expects an increase in housing need for smaller dwellings with one or two 

bedrooms due to increase of smaller households between 2018-35 (caused by ageing 

population and smaller households). 

 Tables 24 and Chart 6 of the GLHMA show that Gwynedd’s older population is 

expected to continue increasing according to Welsh Government population estimates. 
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Improved health and wellbeing is contributing to increasing life expectancy and the 

baby boomer generation reaching this age group are factors contributing to the 

expected increase in this demographic. With an expected increase in the number of 

older persons, it is important to ensure their housing needs are identified and met.  

 When considering the housing market in Bangor, the 2011 Census identified that 17.8% 

of the households in Bangor consisted of flats/maisonettes or apartments. This is in 

comparison with the largest share of the market being terraced properties at 37.8%, 

semi-detached at 29.3% and detached properties at 15%. Only 10.4% of the 

households in Gwynedd were flats/maisonettes or apartments.  

 According to the 2011 Census, the majority of households in Bangor consist of three-

bed units, representing 44.7% of the total households. 21% of households are two-bed 

properties, 16.4% are four-beds, 5.9% are one-beds and 8.5% are five-beds or more. 

This is also reflective of the trend in Gwynedd as a whole.  

 Information received from the Joint Planning Policy Unit (JPPU) on housing 

completions in Bangor is provided in Table 5.1. 

Table 5.1 Housing completions in Bangor between 2011 and 2018 (source: JPPU) 

 House Type Dwelling Type Number of Bedrooms 

 
Detached Terrace 

Semi-

detached 
House Bungalow Flat 1 2 3 4+ 

No. 146 249* 89 305 1 178 94 149 131 110 

% 

 

30.2% 51.5% 18.3% 63% 0.2% 
36.8

% 
19.4 30.8 27.1 22.7 

* This figure also includes a number of flats developed in the settlement. 

 During the Plan period, the majority of housing which has been completed consist of 

houses at 63% with flats representing only 36.8% of the completed units.  

 The Council’s Housing Options Teams provided the following Local Housing Need 

figures in February 2021: 
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Figure 5.1 Waiting List for over 55’s Social Rented Housing in Bangor (Feb 2021) 

Figure 5.2 Waiting List for affordable units in Bangor (Feb 2021) 

 As can be seen from the figures above, the greatest need in Bangor is for one- and 

two-bed units, those being flats and houses, and there is a specific identified need for 

one- and two-bed units for the population of over 55’s.  

 The proposed development seeks to provide 18 one-bed units and 21 two-bed units.  

Whilst this would provide a higher proportion of one and two-bed units than 

recommended in the GLHMA, the scheme provides accommodation to specifically 
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meet the need of over 55’s, many wishing to down-sizing from larger properties, which 

is reflective of the increasing need for smaller households. 

 The majority of the existing housing market in Bangor consists of terraced and semi-

detached properties, with only 17.8% as flats/maisonettes or apartments in 2011. The 

majority of houses are three-beds (44.7%) whilst only 21% are two-beds and 5.9% are 

one-beds, which are the ones in greater need. The housing completions between 2011 

and 2018 demonstrate that the majority of housing completions in Bangor have been 

houses (63%) and only 36.8% have been flats.  

 Providing 39 affordable, senior living residential apartments as part of this proposal, 

consisting of one- and two-bed units, would therefore contribute towards meeting the 

identified need for local people over the age of 55 years-old. The smaller properties, 

would contribute towards balancing the apartment provision in Bangor. The proportion 

of larger houses to smaller dwellings in the immediate vicinity of the site is also evident 

with larger detached or semi-detached dwellings being predominant. The proposal will 

redress this balance and allow those with the need to downsize within Penrhosgarnedd 

to do so and remain in that community.  

 Given the foregoing our conclusion is that the housing mix proposed is appropriate on 

this particular site. 

Stage 2: 

 The Stage 2 assessment as advocated by the Housing Mix SPG refers to other 

considerations, for example size and location of the site. In this case, the site is located 

within the development boundary of Bangor on a previously developed site. The site is 

surrounded by residential development comprising of a mix of larger detached 

properties in larger curtilages along Ffordd Penrhos, a mixture of detached, semi-

detached and terraced properties at Llys Adda and semi-detached dwellings at Bron y 

De and Blaen y Wawr. The site currently accommodates an office block and the 

proposed development would replicate a similar design concept by providing a block of 

residential apartments.  

 Policy PCYFF2 states that to make efficient use of land, residential developments 

should achieve a minimum density of 30 units per hectare unless there are local 

circumstances or site considerations that dictate a lower density. In this case, the site 

measures 0.4ha in area and the number of units proposed exceeds the requirement for 

a minimum density of 30 units per hectare identified within this particular policy.  



Design, Access and Planning Statement 
 

Page 23 of 40 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 

 

Stage 3: 

 Stage 3 of the assessment as set out in the Housing Mix SPG points developers 

towards discussion with the Local Planning Authority and with housing authorities 

before submitting a planning application.  In this case, justification for the proposed 

housing mix was submitted as part of a pre-application enquiry and feedback from the 

Council’s Housing Services confirmed that in accordance with current figures, the 

greatest need for housing in Bangor is for one-, two- and three-bed units. It was 

therefore confirmed that the proposed housing mix providing mainly two- and one- bed 

units was acceptable. The current development would specifically meet the identified 

need for affordable units for over 55 year-olds, as provided within the latest housing 

need figures.  

Stage 4: 

 Finally, the Stage 4 assessment as advocated by the Housing Mix SPG points towards 

submission and assessment of the planning application. The application is currently 

subject to pre-application consultation prior to the formal submission of the planning 

application.  

Summary and conclusion 

 In summary, the housing mix has been derived and also provides the information 

expected in a Housing Statement and a Housing Mix Schedule as set out in the Housing 

Mix SPG (2018).  

 The proposed development has addressed the Plan’s objectives, and Policy TAI 8 in 

particular, stating how the proposed development contributes to maintaining or creating 

mixed and balanced communities, providing much needed one- and two-bed units. 

Evidence of housing demand and need along with an assessment of housing 

completions in Bangor over the Plan to date has been provided.  

 Pre-application discussions have been undertaken with the LPA prior to the submission 

of a planning application, which confirmed that the proposed housing mix was 

acceptable.  
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 In all respects therefore, the proposal complies with JLDP Policy TAI 8 and with the 

Housing Mix SPG as adopted in October 2018. 

Residential amenity 

 The application site is located within a predominantly residential area, with the 

exception of the nursery, Ffalabalam to the west along Ffordd Penrhos. Policy PCYFF 

2 of the JLDP requires all development to respect the safety and amenity of occupiers 

of local residences. The application building currently benefits from planning permission 

for use as an office.  

 The nearest properties to the proposed development include Llys Adda to the south-

west, Gogarth and Coed Mawr Farm to the south and properties at Bron y De to the 

east. Residential properties to the north of Ffordd Penrhos are set back within their 

respective plots, and they are separated from the application site by Ffordd Penrhos.  

 Vehicular access to the application site would be as per the existing arrangements with 

access being provided from Llys Adda.  

 There are three dwellings at Bron y De which are located closer to the application site 

than the others, due to them being located at the western end of three rows of dwellings 

running horizontally to the application site. The land level drops significantly from north 

to south and whilst 1 Blaen y Wawr is a two storey dwelling, 2 Blaen y Wawr and 22 

Bron y De are single story with accommodation in the roof spaces.  

 Proposed sections of the site from Bron y De are provided as part of the application, 

an extract of which is provided in Figure 5.3.  

Figure 5.3 Extract of proposed sections from Bron y De 

 

 The overall height of the proposed apartment building would be similar to the southern 

wing of the existing building with the exception that the existing building comprises a 
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pitched roof, whilst the proposed development would provide a flat roof design with 

residential accommodation at a second floor level.  

 The principal elevations of 1 and 2 Blaen y Wawr and 22 Bron y De are to the north 

and south, and 2 Blaen y Wawr is the only dwelling with an active side elevation facing 

the application site. There is a distance of 19.5m between the nearest part of the 

eastern elevation of the proposed building and 2 Blaen y Wawr and 29m to 1 Blaen y 

Wawr.  

 The proposed building would be set back around 29m from the site’s southern boundary 

with car parking provided in this area, which is similar to the existing site arrangement.  

 The existing vegetation and trees along the northern, southern and eastern boundaries 

are proposed to be retained as part of this application, and enhanced through additional 

planting. This would help to screen the development within its siting.  

 In terms of dwellings at Llys Adda, the nearest properties are 1, 2 and 3 Llys Adda. 

Proposed sections to enable the consideration of effects on these properties are 

provided with extracts in figures 5.4 and 5.5.  

Figure 5.4 Extract of proposed sections from Llys Adda (West Elevation) 

Figure 5.5 Extract of proposed sections from Llys Adda (East Elevation) 
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 The proposed building would be adjacent to the properties of 1 and 2 Llys Adda, 

however there would be a minimum distance of 27m between the rear of 1 Llys Adda 

and the proposed building and a minimum of 24m between the rear of 2 Llys Adda. 

There would be a distance of 15m between the rear of 3 Llys Adda and the proposed 

apartment block, however, the building would sit diagonally with this dwelling, and 

would not have any elevations facing out directly towards the dwelling.  

Visual amenity/design  

 Due to the sloping nature of the site, the proposed building has been designed so that 

it sits within the site with the elevation facing Ffordd Penrhos comprising of two storeys 

in height above the level of the top car park.  The northern elevation, through careful 

use of external materials, breaks up the overall massing of the building and provides a 

more interesting façade. The majority of the existing trees within the site along Ffordd 

Penrhos would be retained, which would also only provide glimpsed views towards the 

application site.  

 The street scene along Ffordd Penrhos comprises of mainly two-storey dwellings, 

which are positioned close to the highway at a similar level. Meithrinfa Ffalabalam to 

the west of the access to Llys Adda is a single storey building but with accommodation 

at first floor within the roof space.  

 The application site is at a lower level than Ffordd Penrhos therefore the building would 

sit within the site and the flat roof design of the building maximises the useable space 

within the building without requiring a pitched roof. 

 The site is currently occupied by a two storey office building with a steeply sloping 

pitched roof. The site slopes from front to back with a resulting single storey and roof 

slope visible at the upper level, closest to Penrhos Road. This immediately steps down 

to the two return elevations, then presenting as fully two storey.  

 The new building is three storey, with a flat roof. Following the same ground profile as 

the existing building, only two storeys are visible at the upper level, stepping 

immediately to the returns. 

 The design of the new building responds to the existing, and to adjacent buildings, with 

its overall height set lower than that of the existing. Maintaining the same building line 

as the existing, the new flat roof is set beneath the ridge to the existing pitched roof 

ensuring that the scale of the new building is entirely suitable and in keeping. The roof 
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to the rear section of the existing building has a lower ridge than that to the front section 

and the new roof is at around the same level as this section. 

 The existing stone boundary wall and railings to the elevated Plas Penrhos are to be 

retained meaning that little of the new building will be visible from the road. The new 

building will be lower in relation to Plas Penrhos than the adjacent Hafod Elfyn building 

to the West, in both floor level and overall height. 

 The existing building comprises a slate roof, and predominantly white finished pebble 

dashed render to walls, with a facing brick plinth to the rear gable and returns. Older 

properties in the vicinity of the site have similarly pebble dashed finished walls. Newer 

dwellings on the residential site to the West of the site are built of facing brick. Older 

properties to the East are a mixture of facing brick or render. 

 The new building makes use of the same limited palette with areas of facing brick and 

through coloured render to the walls, beneath a flat roof. Large openings will include 

double glazed units and vertical timber infill to soften the appearance. Juliette balconies 

are also used to break up each of the elevations. 

 Massing is addressed by the carefully considered use of materials, fenestration and 

modelling of the elevations with steps and recesses in the elevations and in creating 

the various entrances. The steps also help achieve maximum separation between the 

new building and existing, adjacent buildings. Aligned to the limited height of the new 

build this will help maintain the amenity of these buildings. 

 There is currently a TPO covering the trees within the application site and all efforts 

have been made to retain as many as practically possible in order to respect the visual 

“green break” that they provide within the urban environment. Pre-application 

discussions previously undertaken in relation to the site advised that all efforts should 

be made to retain as many trees as possible, especially trees T25 and T26.  

 The proposed layout would retain the majority of trees on site, especially along the 

boundaries of the site. However, as a result of the development, trees T17, T25, T26, 

T27,G7, G28 and one tree from the tree group G20 would need to be removed. This is 

discussed further below.   
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Trees 

 The application site and the wider area is subject to Tree Preservation Order TPO A85 

Plas Penrhos. In light of this, the application is accompanied by an Arboricultural 

Survey.  

 Pre-application discussions with the Council noted that trees on the site are part of the 

townscape of Penrhosgarnedd and play an important role in screening and breaking 

up the built-environment when viewed towards the city centre. The loss of trees 

adjoining Ffordd Penrhos (T4 up to T14) together with the trees on the north-eastern 

lower corner of the site (T17 up to G20) was considered to have a significant impact on 

the visual amenities of the local townscape. The Council’s Tree Officer also considers 

trees T25 and T26 to be significant trees within the townscape and are of high amenity 

value. 

 The proposed site layout has sought to address the points raised by the LPA and to 

strike a balance between the retention of existing trees and the provision of space to 

allow for the planting of new trees to provide future amenity, whilst allowing the site to 

be developed in a meaningful way. It is recognised that the trees situated along the 

north boundary of the site are a prominent feature in the landscape and provision is 

made to retain and protect these specimens and to undertake additional planting in this 

area to further enhance this feature. Additional tree planting along with enrichment 

planting of the hedgerow will be provided on the east boundary of the site, this will help 

to strengthen the screening provided by tree groups G16 and G20, which will be further 

supplemented by additional tree planting. New tree planting is also proposed for the 

south boundary and to the west of the proposed building. This will help to compensate 

for the loss of trees T25, T26 and T27 and provide future amenity to the site. 

 Under the proposed layout the development of the site would, in addition to the removal 

of the category U trees G7 and G8, require the removal of one tree from group G20 

and trees T17, T25, T26 & T27, situated within the site. The loss of the T17 and the 

tree from the western side of G20 would have minimal impact on the screening value, 

appearance and amenity provided by the group and would provide space for new 

planting to strengthen the group in the longer term. Trees T25 & T26 are reasonably 

significant within the site but make little visual contribution to the wider locality and they 

are both showing signs of reduced vitality and decline, probably as a result of their 

constrained location.  
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 Whilst it is recognised that there would be some immediate impact within the site there 

is little effect on the wider landscape and amenity from the loss of trees, as the majority 

of specimens are retained and there is a significant level of new planting as part of the 

proposal, which would provide a long-term landscape and mitigate any losses. 

 A single species evergreen hedgerow is proposed along the western boundary of the 

site to provide screening of the proposed parking area within the western part of the 

site, providing a visual buffer between the site and the residential dwellings along this 

boundary.  

 Additional understorey/ groundcover planting will be provided on the eastern, northern 

and southern boundaries of the site; this will help to strengthen the screening provided 

by the existing trees and vegetation planted along these boundaries. This will also help 

to compensate for the loss of trees T25 & T26 and provide future amenity to the site. 

 Trees T25 and T26 are considered to be reasonably significant within the site but make 

little visual contribution to the wider locality and they are both showing signs of reduced 

vitality and decline, probably as a result of their constrained location. Whilst it is 

recognised that there would be some immediate impact to the local landscape and 

wider amenity from the loss of trees, this is minimised by retaining the most significant 

specimens and by providing a substantial level of new planting as part of the proposal, 

which would provide a long term landscape and mitigate any losses. 

 The proposal would also require some encroachment into the RPAs of retained trees 

T14, T21 and G25, to provide a new hard surface for carparking. To minimise the 

impact to the root systems of the trees it is proposed that a ‘no dig’ system of 

construction.  

 The development provides an opportunity to enhance the existing tree stock through 

additional planting. This approach will retain canopy cover in the local area and 

safeguard the landscape in the longer term and is compatible with the premise of 

sustainability. A detailed landscaping scheme has been prepared and submitted as part 

of this application.  

Biodiversity 

 The application is accompanied by a Preliminary Ecological Appraisal carried out by 

Applied Ecological Services (AES) Ltd.  
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 The existing building and garden area within the site was assessed and found to 

provide moderate potential foraging, commuting and roost features for bats. Bat 

presence surveys are currently being undertaken at the site during the active season 

of bats (May-August), and the findings of these will be submitted with a formal planning 

application.  

 The trees, hedgerow and shrubs on site all hold high suitability and likely probability of 

use in respect of supporting common woodland/garden birds for nesting, particularly 

during the warmer months of May-August. 

 Additionally, a reptile survey has been instructed to be undertaken at the site and 

specific recommendations may be required depending on the results of the survey. The 

initial assessment found the potential to support slow-worm and common lizard on the 

site.  

 The assessment confirms that no direct impacts would occur to any designated sites 

as a result of the proposed development, including to the Eithinog Site of Special 

Scientific Interest (SSSI), which is located 300m away to the north-west. 

Water conservation/drainage 

 Policy PCYFF 6 of the JLDP relates to water conservation and requires proposals to 

incorporate water conservation measures where practicable including sustainable 

urban drainage systems (SUDS). Proposals with a floorspace over 1,000sqm are 

required to be accompanied by a Water Conservation Statement. A Drainage Strategy 

has been submitted as part of the application.   

 The existing site benefits from a positive surface water drainage network which 

accommodates the surface water run-off from the access track, building and parking 

area itself and discharges into Highway drainage network located beneath Bron-Y-De 

located to the West of the site. This highway drains runs in a southerly direction and 

communicated to the existing Dwr Cymru / Welsh Water (DCWW) surface water sewer 

located approximately 20m downstream.  

 There is a land drainage feature located along the along the southern boundary of the 

site, initially as an open watercourse for a very short length before it is culverted 

adjacent to the south-eastern corner of the site. The existing culvert is Ø 450mm and 

runs the entire length of the southern boundary before communication with an existing 

surface water sewer located in the south-western corner. As the natural gradient of the 



Design, Access and Planning Statement 
 

Page 31 of 40 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 

site falls towards this watercourse historical prior to being cultivated the surface water 

run-off from the site would have been accommodated by this length of watercourse.  

 The Dŵr Cymru / Welsh Water (DCWW) apparatus map indicates there is a Ø 225mm 

surface water gravity sewer, located in the south-east corner of the site running in an 

easterly direction, this culverted land drain discussed above communicates to this 

sewer.. 

 There is a watermain located beneath the highway north of the site, and a watermain 

to the west within the footway of Llys Adda.  

 In accordance with the SuDS Manual 2015, surface water should be managed and 

discharged from a new development in line with the following hierarchy: 

• Priority level 1: Re-use of water; 

• Priority level 2: Infiltration into ground; 

• Priority level 3: Discharge to a water body; 

• Priority level 4: Discharge to a surface water run-off drain; 

• Priority level 5: Discharge to a combined surface water run-off and foul drain 

 Surface water is proposed to be discharged of to the nearby watercourse and main 

sewer and the scheme also incorporates sustainable urban drainage methods on site.  

 The foul flows are proposed to be connected to the existing main sewer. 

Welsh language and culture 

 Planning Policy Wales (PPW) acknowledges that the Welsh language is part of the 

social and cultural fabric of Wales and that the Welsh Government is committed to 

ensuring that the Welsh language is supported and encouraged to flourish as a 

language of many communities all over Wales. 

 Policy PS1 is the key policy relating to the Welsh language, but is engrained into all 

policies throughout the plan.  The Welsh language and other policies promote the 

protection and enhancement of the Welsh language.  The policies seek to facilitate the 

type of development that can create the right circumstances to contribute to maintaining 

and creating Welsh-speaking communities. 

 In terms of residential development Criterion 2 of Policy PS1 'The Welsh Language and 

Culture', guides that where proposed development is on an unexpected windfall site for 
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a large-scale housing development, a Welsh Language Impact Assessment (WLIA) 

setting out how the proposed development would protect, promote and enhance the 

Welsh language, should accompany a planning application. 

 In accordance with the above criterion, a WLIA has been undertaken and submitted 

with this application. The assessment concludes that the proposed development would 

have an overall beneficial effect on the Welsh language and community of Bangor and 

surrounding areas.   

Infrastructure provision 

 Policy ISA 1 of the JLDP relates to infrastructure provision and advises that proposals 

will only be granted where adequate infrastructure capacity exists or where it is 

delivered in a timely manner.  Where proposals generate a directly related need for 

new or improved infrastructure and this is not provided by a service or infrastructure 

company, this must be funded by the proposal.  A financial contribution may be sought 

to secure improvements in infrastructure, facilities, services and related works, where 

they are necessary to make proposals acceptable. 

Education 

 SPG ‘Planning Obligations’ (September 2019) is of relevance to the consideration of 

the existing education infrastructure. A new residential development can increase the 

demand for places in local schools. If these schools are operating above their capacity 

prior to or as a result of a new residential development, then more places will have to 

be provided in them in order to meet the requirements of these additional pupils. 

 As the proposed development would be restricted to senior living residential units, 

occupants would be 55 years of age or older; therefore, it is not considered that the 

proposal would generate the requirement for school places.  

Public open space 

 Policy ISA 5 provides guidance in relation to providing open spaces in new housing 

developments. It advises that new housing proposals for 10 or more dwellings, in areas 

where existing open space cannot meet the needs of the proposed housing 

development, will be expected to provide suitable provision of open spaces in 



Design, Access and Planning Statement 
 

Page 33 of 40 

Cadnant Planning 
Planning & Development Consultants I Ymgynghorwyr Cynllunio a Datblygu 

 

accordance with the Fields in Trust benchmark standards of 2.4 hectares per 1000 

population.   

 Comments from the Joint Planning Policy Unit confirm the current provision of public 

open space within the site’s proximity and these are provided in table 5.3.  

Table 5.3 Current POS provision and the target required for the community in relation 

to the site (source: JPPU) 

 Existing provision (ha) Target (ha) +/- 

Estimated population within 1200m* 7177 

1.6ha Outdoor sports 14.79 11.48 +3.31 

1.2ha playing pitches 11.29 8.61 +2.68 

Estimated population within 600m* 2754 

0.8ha children’s playing spaces 7.12 2.20 +4.92 

0.25ha equipped playing spaces 0.90 0.69 +0.21 

*Estimated population is calculated by multiplying the number of dwellings with the average size of 

households in the Dewi ward which is 2.7 (Table PHP01, Census 2011) 

 Table 5.3 confirms that the existing provision of open space satisfies the need of the 

proposed development and therefore there is no requirement for the proposal to include 

a provision for open space.  
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6. Other design considerations 

Materials 

 The existing building comprises a slate roof, and predominantly white finished pebble 

dashed render to walls, with a facing brick plinth to the rear gable and returns. Older 

properties in the vicinity of the site have similarly pebble dashed finished walls. Newer 

dwellings on the residential site to the West of the site are built of facing brick. Older 

properties to the East are a mixture of facing brick or render. 

 The new building makes use of the same limited palette with areas of facing brick and 

through coloured render to the walls, beneath a flat roof. Large openings will include 

double glazed units and vertical timber infill to soften the appearance. Juliette balconies 

are also used to break up each of the elevations. Details of the proposed materials for 

each elevation are provided on the proposed elevation drawings.  

Environmental sustainability 

 The application site is located within the sub-regional centre of Bangor and the site’s 

sustainability and accessibility is assessed in section 7. The design of the proposed 

apartment building incorporates elements such as a roof top lantern which would 

provide natural day lighting into the central circulation area, minimising the need 

additional internal lighting during day times. The building would be designed to be highly 

efficient in terms of insulation and reduction in the loss of energy.  

Community safety 

 The site is currently a vacant office building and could potentially lead to anti-social 

behaviour. The re-development of the site would bring it back into use by providing 39 

senior living residential apartments. The apartment block is proposed to be positioned 

centrally within the site, with all elevations design to be active frontages with access 

into the building available from all elevations, as well as windows overlooking all 

external spaces. Car parking is proposed to be provided to the north and south of the 

building, with disabled car parking spaces to the front of the western elevation.  

 The proposed development is not considered to lead to a detrimental effect on 

community safety.   
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7. Accessibility 

Planning policy 

 The relevant national policies and guidance relating to accessibility are set out within: 

• Planning Policy Wales, Edition 11, (2021); and 

• Technical Advice Note 18 ‘Transport’ (2007). 

 The relevant planning policies within the adopted JLDP are as follows: 

• Strategic policy PS4 ‘sustainable transport, development and accessibility’; 

• Policy TRA 2 ‘Parking Standards’; and 

• Policy TRA 4 ‘Managing Transport Impacts’. 

Movement to, from and within the development 

 The site is currently served by a vehicular access from Ffordd Penrhos which provides 

access to Llys Adda, the application site (which currently benefits from planning 

permission for office use) and Meithrinfa Ffalabalam. Vehicular access is then provided 

from the Llys Adda estate road into the application site. No alterations are proposed to 

the existing access arrangements.  

 As part of this application, a Transport Statement has been provided, which provides a 

comparison of the existing and proposed vehicular movements to and from the site. 

The report concludes that there would be a reduction of vehicle movements in 

comparison to the previous use of the site as offices.  

 The vehicular access would serve areas of car parking area located within the western 

and southern part of the site. A total of 33 car parking spaces are proposed including 

four disabled car parking spaces.  

 Within the site, pedestrian footways will be provide safe access between the car parking 

areas and the apartment building.  

Parking 

 Policy TRA2 of the JLDP states that parking provision for development should accord 

with the guidance provided within the relevant SPG; in this instance, as Gwynedd 

Council do not have an adopted SPG in relation to car parking, CSS Wales Parking 
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Standards 2015 can be used to determine the appropriate parking standards for the 

proposal. These are provided below: 

Figure 7.1 Extract of the relevant parking standards from CSS Wales Parking 

Standards 2015 

 Pre-application discussions were undertaken with the Council’s Highways officer, 

whom confirmed that the development would need to comply with the “not wardened” 

parking standards. 21 of the units proposed would have two bedrooms, however, due 

to the nature of the development, it is not expected that future occupants would have 

any dependants living with them; therefore, it is expected that the two bed units would 

serve couples, which is the same for the 18 one bedroom units proposed. Taking this 

into account, as well as the parking for staff, visitors and family/friends, it is considered 

that the proposal would require approximately 32 parking spaces.  

 It is proposed to provide 33 spaces, including four disabled parking spaces. Therefore, 

it is considered that the proposal would provide adequate parking on site.  

 Nonetheless, current policies promote development which is less reliant on travel by 

car and  better access to public transport. This is discussed further within the report 

below.  

Sustainability and accessibility 

 PPW supports the transport hierarchy, which prioritises sustainable means of transport, 

including walking, cycling and public transport, over travelling by private car. TAN 18 

encourages development to take place in areas which would reduce car dependency 

and increase social inclusion.  

 At a local level, Policy PS 4 advises that development will be located so as to minimise 

the need to travel. 
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 The application site is accessible by all means of transport including by private 

transport, on foot and by use of public transport. 

Pedestrians 

 Walking is recognised as the most important mode of travel at a local level and it offers 

the greatest potential to replace short car trips, particularly under two kilometres. The 

guidance document “Providing for Journeys on Foot” (CHIT) sets out the minimum 

preferred and desirable walking distance for a number of journey types as summarised 

in Table 7.1. 

Table 7.1 CIHT Preferred and desirable walking distances 

 Commuting/school (m) Town centres (m)  Elsewhere (m) 

Desirable 500 200 400 

Acceptable 1000 400 800 

Preferred maximum 2000 800 1200 

 As can be seen from table 7.1, for commuting journeys the guidance recommends that 

a maximum of 2km is appropriate. Manual for Streets states that the “walkable 

neighbourhood” is within a 2km catchment of development. 

 The main concentrations of employment and residential areas for the vast majority of 

the city of Bangor are within a 2km walk from the proposed site. Table 7.2 provides 

details of the major facilities, services and areas of employment and their walking 

distance from the site.  

Facility Distance 

from site 

(m) 

Within walking distance? Commentary 

desirable acceptable preferred 

maximum 

Commuting/school 500m 1000m 2000m  

Bangor Train 

Station 

1800 No No Yes  

Bangor Bus 

Station 

2600 No No No  

Ysbyty 

Gwynedd 

1000 No Yes Yes  

Ysgol y 

Garnedd 

350 Yes Yes Yes Whilst it is not 

expected that 

most residents of 

the development 

Ysgol Tryfan 1000 No Yes Yes 

Ysgol Friars 1400 No No Yes 
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Coleg Menai 

Bangor 

Campus 

1300 No No Yes would visit 

schools/ colleges/ 

universities on a 

daily basis, the 

accessibility of 

these 

demonstrate the 

sustainable 

nature of the site. 

Bangor 

University, 

College Rd  

2600 No No No 

Town centre 200m 400m 800m  

Bangor City 

Centre 

2000 No No No Whilst the city 

centre is beyond 

the preferred 

maximum 

walking distance, 

regular bus 

services run from 

outside the 

application site to 

the city centre 

Elsewhere 400m 800m 1200m  

Menai Retail 

Park 

1300 No No No Menai Retail Park 

is marginally 

further than the 

preferred 

maximum 

walking distance 

St David’s 

Retail Park  

1200 No No Yes  

Asda, Farrar 

Road 

2000 No No No Whilst this is 

beyond the 

preferred 

maximum 

walking distance, 

regular bus 

services run from 

outside the 

application site to 

these facilities. 

Morrisons, 

Holyhead 

Road 

1900 No No No 

Tesco Extra, 

Caernarfon 

Road 

2000 No No No 

Bus and rail 

 The nearest eastbound bus stop to the site is located along Ffordd Penrhos, 

approximately a 65m walk, whilst the nearest westbound bus stop is also along Ffordd 

Penrhos, approximately a 70m walk from the site.  

 The site is served by multiple bus routes via the stops on Ffordd Penrhos which offer 

frequent services running on an hourly basis during peak times during weekdays. Bus 
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services provide access to Bangor, Llangefni and Pen-Y-Garth as well as numerous 

local and regional destinations.  

 The mainline bus route serving Bangor runs along Ffordd Penrhos and enables 

services to run through the local centre where there are interchange opportunities to 

additional destinations. 

 The frequency and comprehensive nature of the bus services along Ffordd Penrhos to 

a wide range of destinations locally, as well as providing links to destinations further 

afield confirm that the site is highly accessible by bus.  

 Bangor railway station is approximately 1.8km to the east of the site along Ffordd 

Penrhos. The station provides an opportunity for residents and visitors to travel to the 

development by rail. 

 There is a basic hourly service eastbound towards Wrexham General and Shrewsbury 

via Llandudno Junction, Colwyn Bay, Rhyl, Prestatyn, Flint and Chester, with alternate 

services extended to Birmingham International and Cardiff Central during the daytime, 

as well as westbound across Anglesey to Holyhead. 
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8. Conclusion 

 This full application relates to the demolition of an existing office building and the 

erection of 39 affordable, senior living residential apartments for the over 55’s, with 

associated works at Plas Penrhos, Penrhosgarnedd.  

 The application site lies within the development boundary of Bangor and the site 

comprises of previously developed land. As the scheme is for 100% affordable housing 

units, for which there is a clear need and demand, the proposal addresses the needs 

of the local community and is therefore acceptable in principle.  

 The proposed development seeks to provide 21 two-bed units and 18 one-bed units.  

Whilst this would provide a higher proportion of one and two-bed units than 

recommended in the GLHMA, the scheme provides accommodation to specifically 

meet the need of over 55 year-olds, including those wishing to down-size from larger 

properties, which is reflective of the increasing need for smaller households.  

 Care has been taken to ensure the proposed apartment building does not have an 

unacceptable effect on residential amenity of surrounding neighbours including Adda 

to the south-west, Gogarth and Coed Mawr Farm to the south and properties at Bron y 

De to the east. 

 Trees on the site are protected by a TPO and trees which are worthy of retention have 

been retained as part of the scheme. Additional planting is proposed to mitigate for the 

loss of some existing trees and to enhance the overall site layout.  

 The existing building offers roosting potential for bats and emergence surveys are being 

undertaken, as well as reptile surveys.  

 The application is accompanied by a Welsh Language Impact Assessment which 

identifies an overall beneficial effect on the Welsh language. 

 No amendments are proposed to the existing vehicular access arrangements from 

Ffordd Penrhos or from the estate road which serves Llys Adda, Meithrinfa Ffalabalam 

and the application site.  
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