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1.0 Introduction 

1.1 This Planning Statement is prepared on behalf of Adra (Tai) Cyfyngedig (“the 

applicant”) to accompany a full planning application submitted to Gwynedd Council 

(“the LPA”) for the development of 18 residential units at Caer Glyn, Caernarfon. The 

application is for the:  

“Erection of 18 residential units, access, car parking, landscaping and associated works” 

1.2 This Statement should be read in conjunction with the following accompanying 

documents: 

• Design and Access Statement prepared by Mango Planning & Development Ltd and 

Ainsley Gommon Architects; 

• Suite of planning application drawing and visuals prepared by Ainsley Gommon 

Architects; 

• Welsh Language Impact Assessment prepared by Mango Planning & Development 

Ltd; 

• Affordable Housing Needs Statement prepared by Adra; 

• Housing Mix Statement prepared by Adra; 

• Drainage and Flood Risk report prepared by Cadarn Consulting Engineers; 

• Drainage and Highways engineering drawings prepared by Cadarn Consulting 

Engineers; 

• Phase 1 Habitat Survey prepared by Applied Ecological Services Ltd; 

• Tree Survey prepared by Egniol; and 

• Hedge Specification prepared by Adra. 

 

1.3 The Statement demonstrates that the proposed development: 

• Will provide new affordable homes in a sustainable location to meet local needs; 

• Will not give rise to material harm to the residential amenity of existing nearby 

properties; 

• Will enable the regeneration of an infill site within the defined development 
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boundary; 

• Will provide improvements to the appearance of the site; and 

• Will create new local employment (during the construction phase). 

 

1.4 Section 2 of this report describes the application site, while Section 3 describes the 

application proposal. Section 4 sets out the planning policy context, against which the 

application falls to be considered. Section 5 considers the planning matters associated 

with the proposal. Finally, Section 6 provides a summary and our conclusions. 
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2.0 The Application Site 

Site Context 

2.1 The application site extends to 0.57 ha and comprises a greenfield site located to the 

south east of Ffordd Bethel (B4366), Caernarfon. The site falls within the Caernarfon 

development boundary, as defined by the Anglesey and Gwynedd Joint Local 

Development Plan (adopted July 2017) proposals map.  

2.2 The adjoining Ffordd Bethel forms the northern boundary of the site, with Ysgol Syr 

Hugh Owen located on the opposite side of this road. Residential properties are located 

to the east, south and west of the site. The rear gardens of the Cae Mur and Cae Berllan 

properties back onto the application site. With the side elevation of the Llwyn Ceirios 

properties abutting the site.  

2.3 In terms of the wider surrounding area, there is vast accessible open space located 

within the Ysgol Syr Hugh, Arfon Leisure Centre and Arfon Tennis Centre grounds to 

the north. Ysgol y Gelli (Primary School) and Ysgol Pendalar (Special Education School) 

are two further schools located to the north of the site.  

2.4 Ffordd Bethel provides the main road from Bethel and the surrounding residential 

properties into the centre of Caernarfon. There are also numerous bus stops located 

along the road that connects the site with Caernarfon, Penygroes, Llanrug and 

Llanberis.  

2.5 The town centre itself is located approximately 800m to the south west of the 

application site and provides all the required local services. The centre includes a bus 

station that provides further connections to Bangor, Porthmadog and Pwllheli.  

2.6 Further commercial services including Morrisons, Asda and Home Bargains are located 

along Ffordd y Gogledd and Bangor Street, 500m downhill to the west of the site.  
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2.7 The greenfield site is currently vacant and is not an accessible public open space. The 

historic use of the site was as allotments but it was not statutorily protected for such 

use. The existing access into the site is via a gate on the western corner. There is 

existing trees/hedgerow located on the boundary with Ffordd Bethel and to the rear 

of the site, adjoining the back gardens of the Cae Mur properties.  

2.8 The extent of the application site is shown on the red line site boundary plan (Dwg Ref: 

C1032/001) submitted with the application. 

Planning History  

2.9 Online records show that an application (LPA Ref: C09A/0279/14/AM) was submitted 

on 26th June 2009 for the: 

“Erection of 23 dwellings, parking spaces and access.” 

2.10 This application was withdrawn on 12th November 2009. Following this, a further 

outline application (LPA Ref: C09A/0564/14/AM) was submitted on 8th November 2009 

for the: 

“Erection of 23 dwellings, parking spaces and creation of an access off the county road 

A4244 (amended application to that withdrawn under Ref C09A/0279/14/AM).” 

2.11 Due to the lack of response from the applicant, the application was archived without a 

decision by the LPA. The background documents do show that the Council’s Highways 

officer was supportive of a site access from the western corner, as per the location of 

the existing gate.  

2.12 More recently, Adra submitted a pre-application advice request to the LPA. Gwynedd 

Council issued the advice (LPA Ref: Y20/0149) to Adra on 20th March 2020. This advice 

concluded that the principle of developing this site for affordable housing units would 

be acceptable.  
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2.13 The advice referred to the requirement of the statutory PAC1 process and to comply 

with the SUDS procedure.  It also set out the requirement to consider the potential 

impact on the Welsh Language, open space provision, education and utilities 

infrastructure.  

2.14 Each matter raised above will be referred to in the following chapters and/or 

supporting documentation. This application submission has been prepared in light of 

the favourable pre-application advice issued by the LPA.  

  

                                                
1 Pre-Application Consultation 
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3.0 The Proposal 

3.1 The site has been vacant since the allotment use ceased many years ago. It has also 

been used sparingly for sheep grazing to stop the site becoming too overgrown. The 

site is not accessible to the public, the gate on the western corner is permanently 

closed.   

3.2 The site has been earmarked for redevelopment for a number of years and has been 

on the market as a potential residential development opportunity. Following positive 

discussions with the LPA and to satisfy the need for affordable housing within 

Caernarfon, the applicant has decided to progress with a 100% affordable housing 

scheme on site.  

3.3 The proposal is for the: 

“Erection of 18 residential units, access, car parking, landscaping and associated 

works”. 

3.4 The proposed site layout shows that a total of 44 car parking spaces will be provided 

to serve the proposed development, the spaces on the western corner are provided to 

mitigate the loss of the existing on road parking spaces that are located on Ffordd 

Bethel. The development is highly accessible by foot and via public transport links to 

the town centre, the services located along Ffordd y Gogledd and local schools.  

3.5 The site also includes 810 sq m of accessible public open space, this is additional open 

space for the community as the current site in inaccessible.  Additionally, there is nearly 

5 hectares of informal and formal open space surrounding Arfon Leisure Centre that is 

only 70m from the site boundary.   

Affordable Housing Need and Mix 

3.6 Adra has identified the site as an ideal and sustainable development opportunity to 
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provide much-needed new affordable homes for the local area.  The proposed scheme 

aims to provide good quality homes in the heart of Caernarfon. The scheme will offer 

mixed affordable tenures of social and intermediate rent which will allow affordable 

access to housing for local residents.  

3.7 The initial housing mix is based on the local need demand figures of the surrounding 

area. Please note that Adra is committed to ensuring that 100% of the units are 

affordable, however, are flexible on tenure of the affordable units. The current 

proposal is for the following mixture of units: 

• 2 x 2 Bed (4 Person) – Social Rent; 

• 4 x 3 Bed (5 Person) – Social Rent; 

• 2 x 4 Bed (7 Person) – Social Rent; 

• 4 x 2 Bed (4 Person) – Intermediate Rent; and 

• 6 x 3 Bed (5 Person) – Intermediate Rent.  

3.8 To qualify for these social rented units, applicants will need to be registered with the 

Gwynedd Common Housing Register while the candidates for Intermediate Rent will 

need to register their interest with Tai Teg.  

3.9 Social housing is allocated based on need, Gwynedd use a system which gives points 

to reflect an applicant’s circumstances and needs. A new system has recently been 

implemented by Gwynedd that’s far easier for people to understand and ultimately 

ensures that local people who have the greatest housing need get the homes they 

require.  

3.10 For an applicant to be considered for social housing they must be registered with the 

Gwynedd Common Housing Register. This is done through an application to the 

Gwynedd Housing Options Team.  
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3.11 The need figures for social rent properties are set out in the submitted Affordable 

Housing Needs Statement.  

3.12 At present Adra owns and manages 1093 of social rented units in Caernarfon. These 

are located all over Caernarfon with the vast majority being houses. From the 694 

houses Adra own, 114 are 2 bedroom, 546 are 3 bedroom and 34 are four bedrooms. 

This proposed mix at Caer Glyn provides opportunities for all families and individuals 

to find a suitable home.  

3.13 Providing a mixture of 2, 3 and 4-bedroom properties will offer an opportunity for 

various families that are currently in unsuitable dwellings to gain a new home with a 

private garden situated within an amiable location. This would facilitate various 

families to establish a home in the area by improving the living conditions for all 

members. 

3.14 Following recent changes to the benefits system, several Adra tenants have suffered 

due to the bedroom tax because of under occupancy and wish to move to a smaller 

home. Two-bedroom properties would assist Adra to better manage its current stock 

and enable those applicants who wish to move to a smaller home, thus releasing a 

larger property to other applicants. This would also help families on the housing 

register who require 3 or 4- bedroom homes. 

3.15 The purpose of Intermediate Rent is to offer an alternative to people who may have 

difficulties on the open market, however, due to circumstances are not considered a 

priority for social housing. A register of all the people who have applied for and meet 

the qualifying criteria for affordable units can be obtained through Tai Teg. The 

applicant figures for intermediate rent properties are set out in the submitted 

Affordable Housing Needs Statement.  

3.16 Adra will be the Registered Social Landlord (“RSL”) for this proposed development.  

3.17 The proposed development is illustrated on the Proposed Site Plan (Dwg. Ref: 

C1032/003/RevE), and further details are provided within the Design and Access 
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Statement, submitted in support of the application. 
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4.0 Policy and other material considerations 

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 (“PCPA 2004”) 

requires that when making a determination on a planning application a local planning 

authority must make that determination in accordance with the development plan, 

unless material considerations indicate otherwise. 

4.2 In this case, the Development Plan comprises the Anglesey and Gwynedd Joint Local 

Development Plan 2011 to 2026 (adopted 31st July 2017) (“the LDP”). We first turn to 

consider the development plan before reviewing other material considerations. 

Anglesey and Gwynedd Joint Local Development Plan 2011 to 2026 

4.3 The plan was adopted in 2017 and therefore represents the most recent expression of 

the Council’s strategy for the Caernarfon area for the period up to 2026. 

4.4 The application site has no specific land allocation and is not within a constraint area. 

It is however within the Caernarfon development boundary as defined on the adopted 

proposals map and by Policy PCYFF 1 (Development boundaries). This policy states 

that: 

“Proposals within Development Boundaries will be approved in accordance with the 

other polices and proposals of this Plan, national planning policies and other material 

planning considerations.” 

4.5 Caernarfon itself is also identified as an Urban Service Centre as per Policy PS 17 

(Settlement Strategy). The policy states that 53% of the Plan’s growth will be located 

within such centres and: 

“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 
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of affordable provision). In addition windfall sites within the development boundary can 

be permitted.” (Our emphasis) 

4.6 Policy Tai 1 (Housing in sub-regional centre and urban service centres) enhances on 

this and once again states that suitable windfall sites will be supported within 

development boundaries. The policy sets out an indicative provision of 190 dwellings2 

to be provided in Caernarfon through windfall sites.  

4.7 Turning to the housing mix of developments, Policy Tai 8 (Appropriate Housing Mix) 

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 Maximising the delivery of 

affordable housing (including for local need) across the Plan area in accordance with 

Strategic Policy PS 18.” 

4.8 Developments should also ensure the correct mix of housing types of and tenures are 

provided to meet the needs of current and future communities.  

4.9 Strategic Policy PS 18 (Affordable Housing) aims to provide a minimum target of 1,572 

new affordable homes across the plan period. Policy Tai 15 (Affordable housing and 

distribution) states that residential development of 2 or more housing units in 

Caernarfon are required to ensure that 30% of residential development is affordable 

housing.  

4.10 Strategic Policy PS1 (Welsh language and culture) sets out that the LPA will promote 

and support the use of Welsh language in the plan area. Point 2 of the policy states 

                                                
2 This figure includes units that could be provided on windfall sites and commitments (land bank) (housing), but excludes completed 
housing units up to April 2015 
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that this will be achieved by: 

“Requiring a Welsh Language Impact Assessment, which will set out how the proposed 

development will protect, promote and enhance the Welsh Language, where the 

proposed development is on an unexpected windfall site for a large scale housing 

development or large scale employment development that would lead to a significant 

workforce flow.” 

4.11 The requirements are explained further within the relevant SPG3, this is referred to 

further on in this section. 

4.12 Policy ISA 4 (Safeguarding existing open space) seeks to protect existing open space 

that has recreational, amenity or wildlife value. Policy ISA 5 (Provision of open spaces 

in new housing developments) states 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 accordance with the Fields in Trust 

benchmark standards of 2.4 hectares per 1000 population.” 

4.13 Turning to Highways, Policy PS 4 (Sustainable transport, development and accessibility) 

requires development to be located so as to minimise the need to travel. The policy 

explains that: 

“The Councils will support improvements that maximise accessibility for all modes of 

transport, but particularly by foot, cycle and public transport. This will be achieved by 

securing convenient access via footways, cycle infrastructure and public transport 

where appropriate, thereby encouraging the use of these modes of travel for local 

journeys and reducing the need to travel by private car.” 

4.14 Alongside this, Policy TRA 2 (Parking Standards) requires parking provision within 

                                                
3 Supplementary Planning Guidance – Maintaining and Creating Distinctive and Sustainable Communities (July 2019) 
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development proposals to comply with the parking standards.  

4.15 In terms of design, Policy PCYFF 3 (Design and Place Shaping) requires all proposals 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.” 

4.16 In respect of nature conservation, Policy PS 19 (Conserving and where appropriate 

enhancing the natural environment) explains that development that has significant 

adverse impact on the natural environment or countryside will be refused unless the 

benefits of the proposal outweighs the value of the site.  

4.17 Policy PS 2 (Infrastructure and developer contributions) states that planning 

obligations may be sought in respect of, inter alia, affordable housing; physical 

infrastructure works; open space; educational facilities and public transport facilities 

and services. 

Other material considerations 

Supplementary Planning Guidance (SPG) 

4.18 SPG: “Housing Mix” (adopted October 2018) recognises the importance of creating 

sustainable, inclusive, distinctive and mixed and balanced communities throughout the 

authority area. Alongside this, it is clear that there is a high level of housing need and 

the LPA is committed to helping local people who cannot afford to buy or rent houses 

on the open market. The SPG recommends a four stage process and methods used to 

determine the appropriate housing mix within a development. Stage 4 of the process 

requires the applicant to submit a housing mix statement that conforms with the SPG 

as part of planning application submission.  

4.19 SPG: “Open spaces in new housing developments” (adopted March 2019) provides the 

mechanism to facilitate the provision of an appropriate level of open space in respect 
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of new housing developments of 10 or more residential units. The guidance set out the 

standards, how to assess existing open space provision and the process of establishing 

the open space requirements of proposed new development. This SPG and Policy ISA 

5 will only be relaxed where it can be demonstrated that there is adequate suitable 

open space provision and outdoor playing spaces in accordance with the Fields in Trust 

(FiT) benchmark standards.  

4.20 SPG “Affordable Housing” (adopted April 2019) reconfirms the affordable housing 

requirements within Policy TAI 15. Alongside this, the SPG recognises that the provision 

of affordable housing has to meet the local need.  

4.21 SPG “Maintaining and Creating Distinctive Sustainable Communities” (adopted July 

2019) explains the requirements for applicants to satisfy Policy PS1. The guidance sets 

out a four step process, flow diagram and step by step guidance in evaluating the 

potential impact of a development on the Welsh language. The guidance also provides 

the specific methodology of preparing a Welsh language impact assessment.  

National policy   

Future Wales: The National Plan 2040  

4.22 The Future Wales – the National Plan 2040 is the overarching national development 

framework, setting the direction for development in Wales to 2040. Policy 7 of the 

spatial plan states that: 

“The Welsh Government will increase delivery of affordable homes by ensuring that 

funding for these homes is effectively allocated and utilised. Through their Strategic and 

Local Development Plans planning authorities should develop strong evidence based 

policy frameworks to deliver affordable housing, including setting development plan 

targets based on regional estimates of housing need and local assessments. In response 

to local and regional needs, planning authorities should identify sites for affordable 

housing led developments and explore all opportunities to increase the supply of 

affordable housing.” 
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4.23 Policy 21 (Regional growth area – north Wales coastal settlements) recognises 

Caernarfon as a town where there will be a focus for managed growth. 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.  

Planning Policy Wales (11th Edition, February 2021) 

4.24 The national planning policy for Wales is set out in Planning Policy Wales (“PPW”) 

Edition 11 (February, 2021) with supporting technical information provided in 

Technical Advice Notes (“TAN”). Technical guidance on ‘Planning and Affordable 

Housing’ is provided in TAN 2 (2006) and guidance on design is provided in TAN 12 

(2016). Guidance on ‘Planning and the Welsh Language’ is within TAN 20 (2017).  

4.25 At the heart of PPW is a presumption in favour of sustainable development.  Paragraph 

1.18 confirms that Legislation secures a presumption in favour of sustainable 

development in accordance with the development plan unless material considerations 

indicate otherwise.   

4.26 Paragraph 1.34 defines major residential development as: 

“development of 10 or more residential units or residential development on 0.5 hectares 

or more of land which is not in accordance with one or more provisions of the 

development plan in force.” 

4.27 Paragraph 3.27 specifies that considerations relating to the use of the Welsh language 

may be taken into account by decision makers so far as they are material to 

applications for planning permission. It enhances on this by explaining that language 

impact assessments may be carried out in respect of large developments not allocated 

in a development plan which are proposed in areas of particular sensitivity or 

importance for the language 

4.28 Chapter 4 of PPW titled “Active and Social Places” provides specific guidance in relation 
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to housing.  Paragraph 4.2.25 states that 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. The 

definition of affordable housing is described as follows: 

“Affordable housing includes social rented housing owned by local authorities and RSLs 

and intermediate housing where prices or rents are above those of social rent but below 

market housing prices or rents.” 

4.29 It also explains that LPAs should have an appreciation of the demand for different types 

of affordable housing (i.e. intermediate and social rented) in relation to supply, so that 

they are well informed in negotiating the required appropriate mix of dwellings for new 

developments 

4.30 Paragraph 4.2.34 also states that: 

“The provision of affordable housing exception sites must be considered to help meet 

identified requirements and ensure the viability of the local community.” 

4.31 TAN 2: Planning and Affordable Housing (2006) identifies key areas where local 

planning authorities, housing authorities, RSLs and private developers should work 

together, such as: 

• identifying potential sites for affordable housing (including windfall sites); and 

• establishing an appropriate mix of housing types and tenures which will contribute 

to the identified need for affordable housing and to the objective of achieving 

mixed and sustainable communities. 

4.32 TAN 2 also states that local authorities need to consider the relationship between the 

overall household requirements and the broad balance of housing proposed. In 

particular, whether the size and tenure of affordable housing proposed reflects the 

housing requirements identified.  
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4.33 TAN 12: Design (2016) provides advice on design considerations and, in relation to 

housing design, it states that local planning policies and guidance should aim to: 

• create places with the needs of people in mind, which are distinctive and respect 

local character; 

• promote layouts and design features which encourage community safety and 

accessibility; 

• focus on the quality of the places and living environments for pedestrians rather 

than the movement and parking of vehicles; 

• avoid inflexible planning standards and encourage layouts which 

manage vehicle speeds through the geometry of the road and building; 

• promote environmental sustainability features, such as energy efficiency, 

in new housing and make clear specific commitments to carbon 

reductions and/or sustainable building standards; 

• secure the most efficient use of land including appropriate densities; and 

• consider and balance potential conflicts between these criteria. 

4.34 TAN 20: Planning and the Welsh Language (2017) provides guidance on how the Welsh 

language may be given appropriate consideration in the planning system. Regarding 

windfall sites, Paragraph 3.2.2 explains that: 

“sites should be assessed against the strategy and policies of an adopted development 

plan, and with regard to relevant national planning policies. When a LPA receives a 

proposal for a large development on a windfall site in an area it has defined as 

linguistically sensitive or significant, an assessment of the likely impact of the 

development on the Welsh language may be undertaken.” 

4.35 Large development is defined as 10 more residential dwellings. Paragraphs 3.3.2 

explains that evidence from the language impact assessment may be material to the 

application and may inform whether measures to mitigate or enhance the impacts of 

the development on the use of the Welsh language should be applied. 

Planning policy conclusions 
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4.36 When assessed against the aims and objectives of the development plan and other 

material considerations, the application proposal is considered to be fully compliant.   

4.37 We assess the proposal in the following section. 
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5.0 Planning Assessment 

5.1 The application proposal must be determined in a manner prescribed under Section 

38(6) of the Planning and Compulsory Purchase Act 2004 (“PCPA 2004”). The Act 

requires that when making a determination on a planning application a local planning 

authority must make that determination in accordance with the development plan, 

unless material considerations indicate otherwise. 

Principle of development 

5.2 The site falls within the Caernarfon development boundary, where under PCYFF 1 

(Development boundaries), development will be permitted at a scale commensurate 

with the role and function of settlements and if in accordance with the other polices 

and proposals of the LDP, national planning policies and material planning 

considerations. 

 

5.3 Caernarfon is identified as an Urban Service Centre, as per Policy PS 17 (Settlement 

Strategy), where new housing is accepted in principle. The policy also specifically states 

that windfall sites within development boundaries, such as this proposal, can be 

permitted. 

 

5.4 The principle of redevelopment of the site for housing is acceptable subject to detailed 

matters, which are considered in turn below. 

 

Affordable housing 

 

5.5 The application proposal is for affordable housing, to be provided by Adra who are an 

established affordable housing provider. It is on a vacant site in a sustainable location 

that is well integrated with existing residential development. 

 

5.6 The accompanying Affordable Housing Needs statement (prepared by Adra) provides 

the latest need figures for affordable housing in Caernarfon.   
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5.7 Adra is committed to providing 18 affordable units in this scheme, that is 100% of the 

development which is a great improvement to the current policy. The tenures will be 

a split of social and intermediate rent dependent on the community needs and the 

level of social housing grant available.  

 

5.8 Social rent is lower-costed rented homes which are provide by a registered social 

landlord. Social housing is allocated based on need, Gwynedd use a system which gives 

points to reflect an applicant’s circumstances and needs. A new system has recently 

been implemented by Gwynedd that’s far easier for people to understand and 

ultimately ensures that local people who have the greatest housing need get the 

homes they require.  

 

5.9 For an applicant to be considered for social housing they must be registered with the 

Gwynedd Common Housing Register. This is done through application to the Gwynedd 

Housing Options Team.  

 

5.10 The full waiting list figures that demonstrate the significant need for social rented 

housing within Caernarfon and the Cadnant ward is presented within the Affordable 

Housing Needs statement. 

 

5.11 The purpose of Intermediate Rent is to offer an alternative to people who may have 

difficulties on the open market, however, due to circumstance are not considered a 

priority for social housing. These homes will be targeted at those who are in 

employment, not dependant on benefits, and earning between £16,00 and £45,000 a 

year. The levels of rent for intermediate rental units is determined by local market rents 

– usually, rated as 80% of the market rent for similar dwellings in that area. 

 

5.12 A register of all the people who have applied for and meet the qualifying criteria for 

affordable units can be obtained through Tai Teg.  

 

5.13 The applicant figures who wish to be considered for a intermediate rental property in 

Caernarfon is presented within the Affordable Housing Needs statement. 

5.14 The delivery of affordable housing is a priority both of the Welsh Government and 
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Gwynedd Council. The application proposal to deliver a 100% affordable housing 

scheme, of which all units will be social or intermediate rent, is compliant fully with 

planning Policy TAI 15 and will make a valuable contribution to meeting the identified 

need for affordable housing within Caernarfon and this factor should weigh heavily in 

favour of the proposal in planning policy terms. 

 

Housing Mix 

 

5.15 The accompanying Housing Mix statement (prepared by Adra) provides the 

justification of the proposed housing mix.  

5.16 As demonstrated within the supporting information, the proposed mix is in direct 

response to the affordable housing need, it provides opportunities for all families and 

individuals to find a suitable home. 

5.17 By providing properties along a convenient and regular public transport network it will 

allow people to remain connected to Caernarfon and the wider community therefore 

reducing car dependence.  

5.18 Providing a mixture of 2, 3 and 4-bedroom properties will offer an opportunity for 

various families that are currently in unsuitable dwellings to gain a new home with a 

private garden situated within an amiable location. This would facilitate various 

families to establish a home in the area by improving the living conditions for all 

members.  

5.19 The entire development will be built to comply with Welsh Government Development 

Quality Requirement. This will ensure that all the houses are flexible and will respond 

to both the changing needs of the occupants and changing needs of a variety of 

households who will occupy the properties over their lifespan. As part of the 

development quality requirement the houses will also comply with Lifetimes Homes 

Standards which will result in homes that are accessible and convenient for all tenants 

and can be adapted to long term needs. It will ensure dwellings are accessible for the 

young and old, single people, families and those who might be affected by future 
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mobility issues or physical impairments.  

5.20 As all the proposed houses meet Welsh Government DQR compliance this provide 

flexibility to change and adapt the tenures of the properties should the need of the 

community change or more social housing grant become available.  

5.21 The tenure mix of this affordable housing provision ensures compliance with Policy Tai 

8 (Appropriate Housing Mix) of the adopted LDP. 

Residential development on a windfall site within the development 

boundary 

 

5.22 Policy Tai 1 (Housing in sub-regional centre & urban service centres) supports the 

delivery of 190 housing units on windfall site within Caernarfon development 

boundary. This is an indicative figure for the town.  

5.23 As set out above, this site is an opportunity to provide 18 residential units that meet 

the local affordable housing need. The provision of housing on windfall sites is included 

within the overall housing provision figure for the LPA, as per Policy PS 16 (Housing 

Provision). The policy also states that: 

 

“A constant minimum 5 year supply of housing land will be maintained by allocating 

land and facilitating development on windfall sites and by using existing buildings.” (Our 

emphasis) 

5.24 Therefore this proposal for 100% affordable housing on a sustainable site within the 

Caernarfon development boundary will contribute to the LPA’s short term and long 

term housing delivery targets. This includes the Policy PS 18 (Affordable Housing) 

target of providing a minimum of 1,512 new affordable homes over the plan period.  

 

Welsh Language Impact Assessment 

 

5.25 The WLIA has been completed in accordance with the LDP Policy PS1 and the 
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accompanying ‘Welsh Language Impact Assessment’ methodology, as set out in the 

adopted SPG.   

 

5.26 It is concluded that the proposed development would have neutral effects on the 

Welsh language and the community of the ward of Cadnant and Caernarfon through 

the provision of affordable housing to meet an identified need. The effects are neutral 

because the proposed residents are likely to be moving from within Caernarfon itself 

to the application site. This indicates that there would be no net increase to the 

number of Welsh speakers because all residents are likely to already be Welsh 

speakers.   

 

5.27 We are of course hopeful that the proposal will have a positive impact on the language 

but there’s no evidence available to quantify any positive impacts at this current time.   

 

5.28 The proposal will ensure there is sufficient affordable housing stock for young welsh 

speaking individuals and families to remain within Caernarfon, without having to look 

outside of the town for housing options. 

 

5.29 The proposed re-development of the site is considered not to cause significant harm 

to the Welsh language character or balance, but represents an opportunity for an 

appropriate and beneficial scheme, in compliance with Policy PS1 criteria 2 of the 

adopted LDP.   

 

Design 

5.30 In dealing with design considerations, Policy PCYFF 3 (Design and Place Shaping) states 

that 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. 

5.31 It is considered that the proposed development is compliant with the requirements of 

Policy PCYFF 3. The design and layout has been considered carefully and complements 

the character of the surrounding area and ensures that there will be no negative 
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impacts on neighbouring properties.  The density is appropriate and the proposals 

seeks to ensure that there is sufficient open space provision included on-site. The scale 

and form of the proposed development has been carefully considered against the 

background of adjacent properties, mindful of key surrounding areas & proximity of 

neighboring residences directly opposite boundaries 

Highways and parking 

5.32 The site access point is supported with technical evidence by Cadarn Consulting 

Engineers and they have been in direct discussions with the highways authority while 

developing the proposed access for the development. The construction work for the 

new access (outside the application red line) is proposed to be subject to a separate 

Section 278 agreement.  

5.33 With regards to parking, 44 dedicated spaces are provided on-site to serve the 

residential development and the Ffordd Bethel on-road spaces that are lost to allow 

sufficient visibility splays for the new access. Given the social rented nature of the 

development, and the excellent public transport links to the wider area, this is 

considered to be an acceptable level of parking provision.  The proposal is compliant 

therefore with Policy TRA 2 in respect of car parking. 

Ecology 

5.34 In respect of ecology, the phase 1 habitat survey found that the proposal would not 

impact on any of the statutory or non-statutory sites of nature conservation interest. 

It also confirmed that there are no UK or local BAP priority habitats or plant species 

within to immediately adjacent to the survey area. There were also no invasive non-

native species or species listed on Schedule 9 of the Wildlife & Countryside Act (1981) 

recorded within the site at the time of the survey.  

5.35 The assessment includes recommendations that could enhance and/or support priority 

species, these recommendations will be considered by Adra.  
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Drainage 

5.36 This drainage strategy report prepared by Cadarn Consulting Engineers provides a 

suitable drainage strategy for the discharge of surface water and foul effluent 

generated at the proposed residential development in Caer Glyn, Caernarfon. 

Attenuation will be provided for all rainfall events up to an extreme event, through the 

use of five sperate soakaway systems located around the site.  

5.37 All foul generated from the development will be discharged by gravity to the foul public 

sewer.  

Amenity 

5.38 The proposed site plan makes a provision for external amenity areas, which in the 

context of the urban location is considered appropriate.  Notwithstanding, the site is 

highly accessible by foot to a number of public open spaces. These include areas of 

amenity around Ysgol Syr Hugh Owen, Arfon Leisure centre and Arfon Tennis Centre 

approximately 70m to the north of the site, Cae Cerrig yr Orsedd approximately 150 m 

to the south west of the site and Cae Glyn approximately 250 m to the south of the 

site. 

Jobs and investment 

5.39 The application proposal will create valuable employment during the construction 

phase of the proposed development. The importance of supporting local jobs and 

suppliers is a common thread of national and local planning policy, this is fully 

supported by the applicant.  

5.40 The application proposal will also regenerate a vacant site and will enable significant 

investment in the local area. 

Planning obligations  
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5.41 The proposal is for a 100% affordable housing scheme at the application site, the 

delivery and operation of which can be secured by way of an appropriately worded 

legal agreement. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 27 

6.0 Conclusions 

6.1 This Statement has demonstrated that the application proposal is compliant fully with 

the aims and objectives of both the development plan and other material 

considerations.  In particular, the development proposal:  

• Will provide new high quality affordable homes in a sustainable location to meet 

identified local need; 

• Will enable the regeneration of a vacant greenfield infill site that is not publicly 

accessible, it will provide improvements to the appearance of the site and local 

area; 

• Will not have any significant impacts on the Welsh language, neighbour amenity or 

the visual amenity of the area; and 

• Will create valuable local employment opportunities during the construction phase.  

 

6.2 The present Gwynedd Council planning policy context, namely the need and lack of 

affordable housing are further compelling material planning considerations that weigh 

in favour of granting planning permission for the proposal.  
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