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1.0 Introduction 

1.1 This Design and Access Statement (DAS) is prepared by Mango Planning & 

Development Limited and Ainsley Gommon Architects on behalf of Adra (Tai) 

Cyfyngedig.  This DAS is to accompany a full planning application submitted to 

Gwynedd Council (“the LPA”) for the development of 18 affordable housing units at 

Caer Glyn, Caernarfon.  The application is for the:  

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

works”. 

1.2 It is a statutory requirement for a DAS to accompany major planning applications in 

Wales.  This DAS has been prepared in accordance with the relevant guidance 

contained in Technical Guidance Note 12 (‘Design’) (Appendix A1 – ‘Guidance on the 

design and access statement’ 2009) and guidance provided by the document ‘Design 

and Access Statements in Wales’ published by the Design Commission for Wales 2011.  

1.3 DAS’ are required to show how the five objectives of good design have been applied to 

a particular proposal and where they have not, to explain why.  This Statement seeks 

to address the design requirements of TAN 12 and Policy PCYFF 3 (Design and Place 

Shaping) of the Anglesey and Gwynedd Joint Local Development Plan 2011 to 2026 

(adopted 31st July 2017) (“the LDP”). Together with the guidance contained in adopted 

Supplementary Planning Guidance, insofar as they relate to the development proposal.    

1.4 Section 2 of this Statement provides the site context, while Section 3 describes the key 

elements of the application proposal. Section 4 reviews the planning policy context and 

Section 5 assesses the access arrangements. Section 6 assesses the character of the 

site and the design of the scheme, while Section 7 reviews community safety.  Section 

8 considers the environmental sustainability credentials of the scheme and Section 9 

reviews movement to, from and within the development.  Our conclusions are 

presented in Section 10. 
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2.0 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 LPD proposals map.  

2.2 The adjoining Ffordd Bethel forms the north western 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. The side elevations of the Llwyn 

Ceirios properties abut the northern boundary.   

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

within the Ysgol Syr Hugh Owen, 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 

areas into Caernarfon town centre. 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 Ffordd Bangor, 500m downhill to the west of the site.  

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 are 

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.  
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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. 

Existing character and built form 

2.9 There is a mix of land uses, architectural styles and pallets of materials within the area 

immediately surrounding the site.  These include: 

• Red brick and render bungalows and houses with slate roofs located along 

Llwyn Ceirios; 

• Plain render houses with flat roof canopies situated further north, facing onto 

Ffordd Bethel; 

• Mix of red and grey brick with vertical emphasis provided on the properties to 

the south, within Cae Berllan; and 

• The main finish of the Ysgol Syr Hugh Owen building across the road is rough 

cast with vertical brick emphasis on the entrance and end of the building. It 

also has a slate roof and white UPVC windows.  

2.10 There is no one dominant style in the local area that would influence the design of the 

current proposal.  
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3.0 The proposal 

Overview  

3.1 Following positive discussions with the LPA and to satisfy the need for affordable 

housing within Caernarfon, it has been decided to progress with a 100% affordable 

housing scheme on site. The proposal is for the: 

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

works”. 

3.2 The proposed site layout illustrates that a total of 44 car parking spaces will be provided 

to serve the proposed development, the spaces at the south western corner are also 

provided to mitigate the loss of on road parking located on Ffordd Bethel. The 

development is highly accessible by foot to the town centre, the services located along 

Ffordd y Gogledd and via public transport links. 

3.3 The site also includes 810 sq m of accessible public open space, this will be additional 

open space for the community as the site is currently 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.   

3.4 Adra has identified the site as a sustainable development opportunity to provide much-

needed new affordable homes for the local area.   

3.5 The 18 residential units will be provided to meet the identified local needs. The 

affordable units will be offered by Adra on social-rented and intermediate rented basis, 

where rent levels have regard to the Welsh Government’s guideline rents and 

benchmark rents. 

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

C1032/003/RevE), and further details are provided within the following sections. 
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4.0 Planning policy 

4.1 This section summarises the relevant design and access planning policies that influence 

the consideration of the proposal.  The full summary of relevant planning policies is at 

Section 4 of the accompanying Planning Statement.  

National policy  

4.2 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 (“TANs”).  Technical guidance on design is provided in TAN 12 (2016), whilst 

guidance on transport is provided in TAN 18 (2007).  

4.3 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.   

4.4 Development within settlement boundaries is encouraged wherever possible in 

preference to outside settlement limits.   

4.5 Paragraph 2.27 states that the planning system should create sustainable 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. 

4.6 Paragraph 3.3 states that good design is fundamental to creating sustainable places 

where people want to live, work and socialise. Design is not just about the architecture 

of a building but the relationship between all elements of the natural and built 

environment and between people and places. To achieve sustainable development, 

design must go beyond aesthetics and include the social, economic, environmental, 
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cultural aspects of the development, including how space is used, how buildings and 

the public realm support this use, as well as its construction, operation, management, 

and its relationship with the surroundings area. 

4.7 Good design is categorised into 5 key aspects.  These include access and inclusivity; 

environmental sustainability; character; community safety and movement. 

4.8 Paragraph 3.17 states that a Design and Access Statement communicates what 

development is proposed, demonstrates the design process that has been undertaken 

and explains how the objectives of good design and placemaking have been considered 

from the outset of the development process. 

4.9 Chapter 4 of PPW provides specific guidance in relation to housing.  A key objective of 

the Welsh Government is to ensure that new housing and residential environments are 

well designed, energy efficient, good quality housing that will contribute to the 

creation of sustainable places. 

4.10 TAN 12 sets out the five objectives of good design.  These are defined as access; 

character; community safety; environmental sustainability and movement.  The 

concepts and principles in relation to these are explained within this DAS.  TAN 12 notes 

that early and continued design considerations in advance of submitting a planning 

application are essential to achieving good design.   

4.11 TAN 18 provides guidance on transport and identifies that the Welsh Government’s 

principal objective for new development is to ensure that they are 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.  

Local policy 

4.12 The current development plan comprises the Anglesey and Gwynedd Joint Local 

Development Plan 2011 to 2026 (adopted 31st July 2017) (“the LDP”). 
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4.13 The application site is located 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.” 

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

(Settlement Strategy). 

4.15 In terms of design, 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. Proposals will only be permitted when they conform with the following 

criteria (where relevant): 

1) It complements and enhances the character and appearance of the site, building or 

area in terms of siting, appearance, scale, height, massing and elevation treatment; 

2) It respects the context of the site and its place within the local landscape, including 

its impact on important principal gateways into Gwynedd or into Anglesey, its 

effects on townscape and the local historic and cultural heritage and it takes 

account of the site topography and prominent skylines or ridges;  

3) It utilises materials appropriate to its surroundings and incorporates hard and soft 

landscaping and screening where appropriate, in line with Policy PCYFF 4;  

4) It achieves and creates attractive, safe places and public spaces, taking account of 

'Secured by Design' principles (including where appropriate natural surveillance, 

visibility, well lit environments and areas of public movement);  
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5) It plays a full role in achieving and enhancing a safe and integrated transport and 

communications network promoting the interests of pedestrians, cyclists and public 

transport and ensures linkages with the existing surrounding community;  

6) Its drainage systems are designed to limit surface water run-off and flood risk and 

prevent pollution; 

7) The layout and design of the development achieves inclusive design by ensuring 

barrier free environments, allowing access by all and making full provision for 

people with disabilities; 

8) Where practical, include infrastructure for modern telecommunications and 

information; 

9) Encourage active frontages at ground level where development is non-residential; 

and 

10) It helps create healthy and active environments, and considers the health and well-

being of future users.  

4.16 Policy PCYFF 4 (Design and Landscaping) requires proposals to consider the potential 

landscape impact of the scheme and demonstrate how landscaping is incorporated 

into the final proposal.  

4.17 Policy PS 4 (Sustainable Transport, Development and Accessibility) requires 

development to be located so as to minimise the need to travel: 

“The Council 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.”  
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Conclusions on planning policy  

4.18 When assessed against the aims and objectives of national and local policy in respect 

of new residential development, the application proposal is considered to be fully 

compliant.  The proposal is also fully compliant with national and local policy in respect 

of design and access.  The following sections consider the proposal in further detail 

against the five objectives of good design identified in TAN 12.  
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5.0 Access  

5.1 Existing access to the site is via a small gated entrance point at the south western 

corner of the site. The application proposal includes a new junction that will allow safe 

access into the site from this location.   

5.2 A road will run through the centre of the site, with a pavement either side, giving 

vehicular and pedestrian access. 

5.3 Pedestrian infrastructure in the immediate vicinity of the site is of a good standard. 

Ffordd Bethel is street lit and benefits from footways on both sides of the carriageway.  

The internal layout of the site has been designed to ensure high standards for 

pedestrian access and permeability with footways provided on each side of road to 

allow safe pedestrian access into each property.  

5.4 Sufficient parking for the development is provided within the site taking account of the 

sustainable location of the site. To allow sufficient visibility splays for the site entrance, 

existing on-road parking spaces opposite Ysgol Syr Hugh Owen are required to be 

removed. These spaces are proposed to be relocated within the site, near the access 

point with appropriate footways from the parking area to Ffordd Bethel.  

5.5 The site is accessible by a variety of modes of transport, including public transport. 

There are bus stops within walking distance of the site along Ffordd Bethel.  

Inclusive access 

5.6 The scheme has been designed throughout for accessibility and inclusivity for all 

including full compliance with the requirements of the Disability Discrimination Act.  

5.7 The residential development will be fully compliant with the requirements of the 

building regulations in respect of access and facilities for disabled people. 
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6.0 Character  

6.1 This section considers the design of the proposal with regard to existing character and 

built form, amount, layout, scale, appearance and landscape. 

6.2 The site is situated in a built-up, primarily residential area where there are a variety of 

building materials and architectural styles with no single style dominating. The 

principle of development at the site is acceptable and will be consistent with the variety 

of existing building characters of the area. The erection of the proposed residential 

units will not lead to the over-development of the site in terms of the density, massing 

and form of the development. 

6.3 The development consists of 18 general needs homes built to Welsh Design Quality 

Requirements and Lifetime Homes Standards for future adaptability. 

Layout 

6.4 The site layout takes into account the character and surrounding setting. Along Ffordd 

Bethel, the neighbouring dwellings sit facing south-east with the gardens to the rear of 

the properties. This has been replicated within the development, creating a similar 

street frontage with a new hedgerow to be planted for privacy.  

6.5 This orientation allows the majority of the houses to have views south and east towards 

the Eryri mountain range and to benefit from passive solar gain into their living rooms. 

Plots 11-17 form an adjoining street, leading residents and the surrounding community 

to the new public open space positioned at the lowest part of the site in the south-east 

corner. These properties provide natural surveillance of the space while the lower area 

lends itself to a low engineered drainage design. Native trees will be planted along the 

front of the houses to mitigate the removal of similar trees along Ffordd Bethel. 

6.6 All properties overlook their private gardens and parking spaces following ‘Secure by 

Design’ Gold requirements and rear gardens are secure with lockable gates. Each 
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house has direct access to a private garden space, which is enclosed by boundary 

treatments that will ensure surrounding properties are not overlooked. The orientation 

of the units will allow for passive surveillance of all areas of the site. 

6.7 A key feature of the site is its close proximity to Ysgol Syr Hugh Owen which sits on the 

opposite side of Ffordd Bethel. A number of existing parking spots are positioned along 

the road.  

6.8 An existing site access exists in the south west corner which is to be utilised as the new 

site access, away from the school entrance further north. By upgrading this to current 

standards with the adequate visibility splays, this means 6 parking spaces will be lost 

along Ffordd Bethel. During previous pre-application discussions, it has been agreed 

with the Highways department that these shall be re-positioned within the site 

boundary. 

6.9 The layout of the site has been designed to achieve maximum permeability. The access 

road creates a movement corridor through the centre of the site enabling a clear route 

through the site. The internal site layout has been designed to ensure a high standard 

of pedestrian provision and inclusive mobility by the provision of a footway on both 

sides of the access road.  

6.10 The design and layout of the proposed new buildings has had regard to the principles 

of good urban design.  The new buildings are positioned a sufficient distance away from 

neighbouring properties to avoid any negative impacts in terms of loss of privacy, 

overlooking and over bearing impact. 

6.11 Further details are provided on the Proposed Site Plan (Dwg.Ref: C1032/003/RevE). 

Scale 

6.12 The scale and form of the proposed development has been carefully considered 

against the background of adjacent properties, mindful of key surrounding areas and 

proximity of neighbouring residences directly opposite boundaries. There is a single 
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storey element provided along the southern boundary and reduction in size of 

residential units near the public open space. 

Appearance 

6.13 The design and appearance of the development has been developed through the 

client’s brief to incorporate high quality durable materials to create a flagship 

sustainable development.  

6.14 The vertical element of dark brick, slate roof and light render materiality of the units 

has been derived from the surrounding context of housing but with a modern feel. 

6.15 Views into the site, within the site and from the site have been carefully considered, 

particularly in terms of creating a sense of continuity and consistency of character and 

enclosure. With regard to appearances within the site, the proposed mix of unit types 

is complementary in terms of design, appearance and pallet of materials.  This will 

ensure consistency and continuity throughout the development.  

6.16 The site will be enclosed on each of its boundaries with appropriate boundary 

treatments. The north western boundary will be mature hedgerow, to ensure that it is 

in keeping with the boundary treatments to the north and south of the site.  

6.17 Full details of the proposed elevations can be found on the submitted application 

drawings (Dwg. Ref: C1032 010 to 012) prepared by Ainsley Gommon architects.  

Landscape 

6.18 Appropriate landscaping will be provided throughout the development with an 

emphasis on hedgerow planting on the north western boundary to reduce the 

potential noise and visual impact from the road.  

6.19 Native trees will be planted throughout the site, specifically between residential units 
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to provide a degree of privacy.  
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7.0 Community safety  

7.1 The proposed development has been designed to create clear definition between 

private and public realm and all site boundaries are secure. Additionally, all parking 

areas are overlooked by habitable residential windows to enable natural surveillance 

of vulnerable areas.  

7.2 All properties overlook their private gardens and parking spaces following ‘Secure by 

Design’ Gold requirements and rear gardens are secure with lockable gates. Each 

house has direct access to a private garden space, which is enclosed by boundary 

treatments that will ensure surrounding properties are not overlooked. The 

orientation of the units will allow for passive surveillance of all areas of the site. 

7.3 The proposed development will not impact upon community safety.  Bringing the site 

to a more active use will enhance security and natural surveillance, to the benefit of 

the surrounding area and neighbouring properties.  
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8.0 Environmental sustainability  

8.1 All residential units will meet SAP A rating as part of the funding requirements. This will 

be achieved by installing an air source heat pump system, photovoltaics panels and 

through a highly insulated building envelope. Adra will also consider the installation of 

Electric vehicle charging points for residents if deemed appropriate. These elements 

will be alongside the standard energy efficiency measures such as double glazing, 

cavity wall and roof insulation.  Building materials will also be highly sustainable. Waste 

will be separated and recycled using the local authority collection scheme.  

8.2 Materials and labour will be sourced locally where appropriate.  

8.3 Finally, the site is within a sustainable location close to existing communities and 

facilities and is within easy walking distance of public transport services. 
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9.0 Movement to, from and within the development  

9.1 The application site is located within a built-up area and has good links with the 

surrounding area. The new vehicular access to the site is via a T junction off Ffordd 

Bethel.  

9.2 The internal layout of the site has been designed to ensure high standards for 

pedestrian access and permeability. A footway will be provided to along both sides of 

the primary access road. This will improve pedestrian and cyclist safety and movement 

to, from and within the site. The site also accommodates sufficient off-road parking. 

9.3 Level access and DDA compliant facilities will be incorporated to enable the 

development to be used by residents and visitors who may be mobility impaired. 
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10.0 Conclusions 

10.1 This Statement has set out the key principles informing the design and access 

considerations of the development proposal. 

10.2 The proposal is considered to be compliant with national and local planning policy, 

which encourages sustainable forms of development and the provision of new 

affordable housing within development limits. The scale and appearance of the 

development is appropriate for the site and in terms of access, the site is accessible by 

a variety of modes of transport. 

10.3 In conclusion, the proposed development will enable the beneficial use of an infill site 

and will not impact negatively upon visual amenity.   It will be accessible to all groups 

regardless of age or mobility.    
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