
 

PLANNING 
STATEMENT 

Text  

Former Railway Institute, 
Euston Road, Bangor 



 

 

 

 

 
 

 

 

      

 

Proposed Residential Development  
Former Railway Institute, Euston Road, Bangor 

 
 
 

Planning Statement 
On behalf of Adra (Tai) Cyfyngedig 

 
   

 
 
 

 Ref:             RW/210026/R0001v2 
          Date:                             June 2021 

Report for PAC 
 
 

 
 
 
 
 
 
 
 
Mango Planning & Development Limited 
Rhif Dau, Parc Waterton, Pen-y-Bont ar Ogwr, CF31 3PH 
Email: contact@mangoplanning.com 
www.mangoplanning.com 



 

Contents 

1.0 INTRODUCTION 1 

2.0 THE APPLICATION SITE 3 

3.0 THE PROPOSAL 7 

4.0 POLICY 10 

5.0 PLANNING ASSESSMENT 19 

6.0 CONCLUSIONS 29 

 

 
 

 
  

 

 

 

 

 

 

 

 

 

 

 

 



 

 1 

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 25 apartments at the former Railway Institute, 

Euston Road, Bangor. The application is for the:  

“Erection of 25 apartments, 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; 

• Foul and Surface Water Drainage Technical Note prepared by Egniol; 

• Transport Statement prepared by Egniol; 

• Preliminary Ecological Appraisal prepared by Enfys Ecology; 

• Arboricultural Impact Assessment prepared by Enfys Ecology; and 

• Acoustic Planning Report prepared by Sandy Brown Ltd. 

 

1.3 The Statement demonstrates that the proposed development: 

• Will provide new affordable units 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 a brownfield site within the defined development 

boundary; 
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• 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 0.15 ha and comprises a brownfield site located on a 

corner plot, located to the east and south of Euston Road, Bangor. The site falls within 

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

Local Development Plan (adopted July 2017) proposals map.  

2.2 The adjoining Euston Road forms the northern and western boundaries of the site, with 

the Royal Mail depot located adjacent to the southern and eastern boundaries. 

Residential properties are located to the north of the site, along Euston Road. The side 

and rear elevations of two properties abut the site, further terraced housing is located 

across Euston Road, these are facing the site.   

2.3 In terms of the wider surrounding area, the area is a juncture between the commercial 

and employment uses found within Bangor city centre and the residential properties 

to the west. Bangor railway station is the dominating feature of the locality, with 

complementary uses surrounding the station itself. The station provides valuable 

connections to Anglesey and all of the north Wales coast.  

2.4 Ffordd Penchwintan is the main access route to Euston Road, it is also the main 

connection route from Penrhosgarnedd and Eithinog to the city centre. There are 

numerous bus stops located along the road that connects the site with all wards within 

Bangor and surrounding towns such as Caernarfon, Menai Bridge and Llandudno.  

2.5 The city centre is located approximately 600m to the east of the application site and 

provides all the required local and regional services. Further commercial services are 

along Caernarfon Road to the south west of the application site. The commercial 

provisions include B&M Stores, Matalan, Fitness First Gym, Home Bargains and further 

along Caernarfon Road there is a Tesco supermarket and B&Q.  
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2.6 In terms of education provision, Our Lady’s RC Primary School, Ysgol Cae Top and the 

newly built Ysgol y Garnedd are the closest primary school schools to the application 

site. The two Bangor secondary schools, Ysgol Tryfan (Welsh Medium) and Ysgol Friars 

(Secondary School) are both located to the west of the site. One Coleg Menai campus 

and the Bangor University buildings are located only 200m to the north of the 

application site.  

2.7 The brownfield site has been vacant since the demolition of the Railway Institute 

building in 2016. Since then, the site has not been maintained and it has become 

overgrown and a blight on the surrounding environment. The existing access into the 

site is through the south-western corner from the steep incline of Euston Road.  

2.8 Following the demolition of the Railway Institute in 2016, the cleared site is significantly 

terraced and it is just possible to make out the footprint of the former building as it 

stepped up the site. The site is irregular in shape and boundary edges to the north and 

east are heavily cut in and steeply banked, this reflects the boundary condition of the 

former use. Any new proposal on this site has to consider this characteristic as a major 

constraint in developing a cost effective and sustainable approach to designing a 

building on this challenging site. Two semi-detached houses to the north-east are close 

by on raised land with a steep bank falling down to the rear of the development site 

and largely overgrown.   

2.9 There are existing trees located along the periphery of the site, with a cluster located 

on the boundary with the Royal Mail depot.  

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

C1045EUS-AGA-A1-XX-DR-A-0001-RevA) submitted with the application. 

Planning History  

2.11 Online records show that an application (LPA Ref: C15/0533/11/LL) was submitted on 

29th May 2015 for the: 
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“proposed demolition of existing building and erection of 3 storey building to create a 

total of 27 student apartments, relocation of pavement, creation of layby and parking 

for 7 vehicles.” 

2.12 Despite the planning officers recommending approval, the application was refused at 

planning committee. The refusal notice was issued on 21st October 2015 and the 

reason for refusal was: 

“It is considered that the proposal is tantamount to the overdevelopment of the site 

which consequently would be likely to have a detrimental effects on the local residents 

and area.” 

2.13 The applicant decided to appeal the refusal, the appeal was allowed by an independent 

Planning Inspector (APP Ref: APP/Q6810/A/16/3143218) on 24th May 2016. 

2.14 During the appeal process, the applicant submitted a subsequent prior notification of 

demolition to the LPA. This was allowed by the LPA and the decision (LPA Ref:  

C15/1151/11/HD) was issued  on 10th December 2015.  

2.15 Following this, the applicant submitted a Section 73 application to amend the internal 

layout of the second floor of the proposal. The LPA approved the application (LPA Ref: 

C16/0781/11/LL) on 27th September 2016.  

2.16 The applicant decided to submit a further application on 13th December 2016 for the: 

“Erection of a new building to provide 48 living units for students.” 

2.17 Once again, the LPA officers recommended that the application was approved but it 

was refused at planning committee. The refusal notice (LPA Ref: C16/1656/11/LL) was 

issued on 6th April 2017 and once again the reason for refusal was overdevelopment of 

the site. 

2.18 The applicant decided to appeal the decision. Again, the appeal was allowed by an 
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independent Planning Inspector (APP Ref: APP/Q6810/A/17/3175831 on 8th 

September 2017. The decision concluded that: 

“The proposed development would not harm the living conditions of neighbouring 

occupiers. I have taken all the matters raised into consideration but not found any 

compelling reasons to dismiss the proposal.” 

2.19 Therefore, there is an existing planning consent on site for 48 living units for students. 

The planning consent does not expire until 8th September 2022 and can be 

implemented, subject to the discharge of appropriate conditions, any time before that 

date. 

2.20 The consent establishes the principle of a three storey building on site for living 

purposes. 
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3.0 The Proposal 

3.1 Despite the extensive planning history, the site has been vacant since the Railway 

Institute was demolished in 2016. As the site has not been managed by the landowners, 

it has become overgrown and an eyesore to the local environment. As demonstrated 

within the planning history above, the site has been earmarked for redevelopment for 

a number of years, it has been on the market as a potential residential or student 

accommodation development opportunity.  

3.2 Taking account of this background, Adra decided that the site would provide an 

opportunity for a mixed tenure development to satisfy the need for affordable housing 

within Bangor.  They have decided to progress with a 68% affordable housing scheme 

on site.   

3.3 The proposal is for the: 

“Erection of 25 apartments, access, car parking, landscaping and associated works”. 

3.4 The proposed site layout shows that a total of 13 car parking spaces will be provided 

to serve the proposed development, these will be accessed through an opening under 

the proposed building. The development is highly accessible by foot to the city centre 

and the services located along Caernarfon Road. The close proximity to a number of 

bus stops and the Bangor railway station provides sustainable transport mode choices 

to locations further afield.  

Affordable Housing Need and Mix 

3.5 Adra has identified the site as an ideal and sustainable development opportunity to 

provide much-needed new affordable units for the local area.  The proposed scheme 

aims to provide good quality apartments in the heart of Bangor. The scheme will offer 

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

access to housing for local residents.  
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3.6 The proposed scheme aims to provide Gwynedd with good quality apartments within 

Bangor.  The scheme will offer mixed tenures which includes modern properties and 

will support the continuous modern regeneration of Bangor and the vicinity. The 

current proposal is for the following mixture of units: 

• 15 x 1 Bed (2 Person); and 

• 10 x 2 Bed (3 Person).  

3.7 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.  

3.8 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.  

3.9 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.  

3.10 The need figures for social rent properties are set out in the submitted Affordable 

Housing Needs Statement.  

3.11 At present Adra owns and manages 1,183 social rented units in Bangor. These are 

located around Bangor; however, most are in the Marchog ward which is about a mile 

from the city centre. By providing properties along a convenient and regular public 

transport network, it allows people to connect to and from Euston Road to Bangor city 

centre with ease therefore reducing car dependence.   

3.12 Providing 1 and 2 bedroom apartments will offer an opportunity for residents that are 
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currently in unsuitable dwellings to gain a home with a good quality specification and 

finish in an amiable location. This would facilitate residents to establish a home in the 

area by improving the living conditions for all members.  

3.13 Following recent changes to the benefits system, several tenants have suffered due to 

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

One and 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 proposal would therefore also help families 

on the housing register who require 3 or 4-bedroom homes.  

3.14 Based on the impact of the Bedroom Tax on families who claim housing benefits, 13% 

of occupant in Adra’s stock in the area are under occupying their 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 circumstance 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. No: 

C1045EUS-AGA-A1-XX-DR-A-0008-RevE), and further details are provided within the 

Design and Access 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 Bangor 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 Bangor 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 Bangor itself is also identified as a Sub-regional 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 states once again that suitable windfall sites will be supported within 

development boundaries. The policy sets out an indicative provision of 479 dwellings1 

to be provided in Bangor through windfall sites.  

4.7 The supporting text states that: 

“Bangor benefits from a strong strategic rail and road corridor running through North 

Wales connecting the key hubs as recognised in the Wales Spatial Plan. It is a strategic 

sub-regional retail centre and performs as cross boundary Centre providing for 

opportunities for small, medium and large scale employment opportunities on 

established and new sites; higher and further education and education facilities; and 

leisure and health facilities/ services. It has excellent public transport links with lower 

order settlements within and outside the Plan area.” 

4.8 This is further clarified at Paragraph 6.4.19 of the LDP: 

“Over the Plan period a higher proportion of new development required in the Plan area 

will take place within, and on the edge of Bangor through completions, commitments, 

windfall and new allocations. Development boundaries have been amended to reflect 

the proposed development. The Centre will provide for a combination of market and 

affordable housing.” 

4.9 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 

 
1 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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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.” 

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

provided to meet the needs of current and future communities.  

4.11 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 for 2 or more housing units in Bangor 

are required to ensure that 20% of residential development is affordable housing.  

4.12 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 

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.” 

4.13 The requirements are explained further within the relevant SPG2, this is referred to 

further on in this section. 

4.14 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: 

 
2 Supplementary Planning Guidance – Maintaining and Creating Distinctive and Sustainable Communities (July 2019) 
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“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.” 

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

development proposals should comply with the parking standards.  

4.16 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.” 

4.17 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.  

4.18 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) 

4.19 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 
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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.  

4.20 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 

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.  

4.21 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.  

4.22 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  

4.23 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 
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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.” 

4.24 Policy 21 (Regional growth area – north Wales coastal settlements) recognises Bangor 

as a city where there will be a focus for managed growth: 

“The Welsh Government supports sustainable growth and regeneration in regionally 

important towns along the northern Coast. Holyhead, Caernarfon, 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.” 

4.25 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) 

4.26 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”).  

4.27 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).  

4.28 At the heart of PPW is a presumption in favour of sustainable development.  Paragraph 
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1.18 confirms that Legislation secures a presumption in favour of sustainable 

development in accordance with the development plan unless material considerations 

indicate otherwise.   

4.29 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.” 

4.30 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 

4.31 Chapter 4 of PPW titled “Active and Social Places” provides specific guidance in relation 

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.” 

4.32 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 

4.33 Paragraph 4.2.34 also states that: 
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“The provision of affordable housing exception sites must be considered to help meet 

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

4.34 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. 

4.35 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.  

4.36 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. 
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4.37 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.” 

4.38 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 

4.39 When assessed against the aims and objectives of the development plan and other 

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

4.40 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”), which 

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 Bangor 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 Bangor is identified as a sub-regional 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 

 

5.5 100% of the apartments included within the application proposal are affordable, to be 

provided by Adra who is an established affordable housing provider. The application 

site is a vacant brownfield 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 Bangor.    
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5.7 Adra is committed to providing 25 affordable units in this scheme, that is 100% of the 

development which exceeds the affordable housing policy requirements. The tenures 

will be a split into 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 provided by an RSL. 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 Bangor and the Hendre 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 an intermediate rental property in 

Bangor is presented within the Affordable Housing Needs statement. 

5.14 The delivery of affordable housing is a priority both of the Welsh Government and 

Gwynedd Council. The application proposal to deliver a 100% affordable housing 
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scheme, of which 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 Bangor 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 

allows people to connect to and from Euston Road to Bangor city centre with ease 

therefore reducing car dependence.   

5.18 Providing 1 and 2 bedroom apartments will offer an opportunity for residents that are 

currently in unsuitable dwellings to gain a home with a good quality specification and 

finish in an amiable location. This would facilitate residents 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 apartments 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 mobility issues or physical impairments.  
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5.20 As all the proposed houses meet Welsh Government DQR compliance, this provides 

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 479 housing units on windfall sites within the Bangor development 

boundary. This is an indicative figure for the city. 

5.23 As set out above, this site is an opportunity to provide 25 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 

Bangor 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 

accompanying ‘Welsh Language Impact Assessment’ methodology, as set out in the 

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

Welsh language and the community of the ward of Hendre and Bangor 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 Bangor itself or 

Gwynedd to the application site.  

 
5.27 Alongside this, Adra are proposing an apartment scheme for local people on a site that 

has an implementable planning consent for 48 student living units. A higher proportion 

of local people speak Welsh in comparison to the student population. Taking this into 

account, 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 Bangor, without having to look 

outside of the city 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 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 

5.32 The design of the building also takes full account of the existing planning consent at 

the site for student accommodation.  

Highways and parking 

5.33 The Transport Statement prepared by Egniol Consulting Ltd confirms that the existing 

adjacent highway network and the proposed site access configuration are suitable to 

accommodate the anticipated volumes of traffics the future residential development 

will generate. The volume of vehicles which the site is expected to generate is not 

significant, and thus is unlikely to have any significant impact on the operational 

capability of the existing wider highway network. 

5.34 Future traffic flows generated from the proposal are also unlikely to adversely impact 

accident frequencies.  

5.35 The site is located within acceptable cycling and walking distances of the local 

amenities and services. It also has pedestrian linkages to existing train and bus services 

providing connections to nearby employment opportunities, all of Gwynedd and the 

north Wales coast. 

Trees 

5.36 The submitted Arboricultural Impact Assessment prepared by Enfys Ecology states that 

9 individual trees must be removed to facilitate the development proposals. These are 

all of low arboricultural value and are located either directly within the footprint of the 

new apartment building or too close to be retained in a healthy and stable condition.  
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5.37 Fencing and temporary ground protection will be necessary to safeguard the healthy 

retention of existing trees. As these trees are already positioned atop a steep 

embankment, this will only slightly reduce the useable area for works and storage of 

materials during development.  

5.38 Mitigation for the loss of tree cover and associated habitat may be achieved through 

replacement tree planting. There is sufficient space for establishing 3 trees of a 

medium to large mature size and six trees of small mature size. Supplementary shrub 

and small tree planting of retained groups of trees is also recommended. This will result 

in a net increase in the site’s arboricultural, landscape and biodiversity.  

Ecology 

5.39 In respect of ecology, overall the site is of low diversity and the habitats generally of 

low value. The main ecological concerns are the presence of nesting birds in the trees 

to be removed and the potential presence of reptiles, which will require mitigation. 

Otherwise the presence of common species is likely and should be mitigated for with 

suitable RAMs.  

5.40 The works are not likely to affect protected sites in the area. The main ecological 

constraint is the possible presence of reptiles within the site, the habitat is suitable but 

not optimal. Nesting birds may use the trees and scrub. Any removal of vegetation 

must take place outside the nesting season, or the area be checked prior to works 

commencing.  

5.41 In line with Planning Policy Wales, following the Environment Wales Act (Section 6) and 

the recent letter provided by the Chief Planner there is a requirement to ensure that a 

net benefit for biodiversity is provided, Section 7 of the Ecology report includes an 

outline of recommendations to achieve this.  

Drainage 

5.42 The submitted technical drainage strategy note prepared by Egniol Consulting Ltd 
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considers the drainage implications of the proposal. In terms of the foul waste strategy, 

it is anticipated that the new foul drainage will extend south-west and connect to the 

existing public combined sewer within Euston Road. This new foul drainage will be able 

to gravitate to the existing pipework. It is expected that the receiving dia300mm sewer 

has capacity for the anticipated foul flows.  

5.43 In terms of surface water strategy, infiltration systems are considered inappropriate 

due to the localised suitability of soakaway utilisation. Utilising soakaways within such 

close proximity to steep embankments and retaining structures poses very high risks 

in terms of both construction and future integrity of the boundary slopes and 

structures.  

5.44 The preferred surface water strategy is therefore a restricted discharge either with or 

without on-site storage to the dia300mm DCWW combined sewer system.  

5.45 As surface water runoff from the site has historically entered the existing DCWW 

combined sewer, it is proposed that any storage and/or restricted discharge to the 

existing sewer are a betterment to the drainage strategy that has been in place for the 

past several decades.  

Residential Amenity 

5.46 The Acoustic Planning Report prepared by Sandy Brown Consultants considers the 

potential noise impact of the proposal. An environmental noise survey has been carried 

out to determine the existing sound levels in the area of the proposed development, 

and setting appropriate plant noise limits in line with the requirements of Cyngor 

Gwynedd. 

5.47 An environmental noise survey has been carried out to determine the existing sound 

levels around the site. Following the Cyngor Gwynedd criteria, it is proposed that the 

development be designed to achieve a rating level (LAeq) equal to the lowest 

background sound levels (LA90) at the nearest noise sensitive premises.  
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5.48 The overall sound insulation requirements range between R’w+Ctr 12 dB and R’w+Ctr 

25 dB depending on the location of the facade. Standard thermal double glazing is 

expected to be suitable to all windows in the proposed development.  

5.49 It is understood that mechanical ventilation via MVHR units is the preferred option for 

background ventilation for all apartments. However, it is assumed that openable 

windows may be used for purge ventilation. A Level 1 Acoustics, Ventilation and 

Overheating assessment has been undertaken, the development falls within negligible 

risk category. This indicates that additional ventilative cooling can be provided via 

openable windows with a limited increase in the internal noise levels.  

5.50 An assessment of noise levels in external amenity spaces has been undertaken, the 

results of which indicate that external noise levels are within the lower and upper 

guidance limits recommended by BS 8233: 2014.  

5.51 When considering the good acoustic design process that has been followed and 

demonstrated within the acoustic statement, it is recommended that consent be 

granted without conditions associated with noise ingress to the proposed apartments, 

as long as the measures outlined within the report are adopted.  

Jobs and investment 

5.52 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.  

5.53 The application proposal will also regenerate a vacant brownfield site and will enable 

significant investment in the local area. 

Planning obligations  

5.54 The proposal is for a 100% affordable housing scheme at the application site, the 
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delivery and operation of which can be secured by way of an appropriately worded 

legal agreement. 
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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 apartments in a sustainable location to 

meet identified local need; 

• Will enable the regeneration of a vacant brownfield site, it will provide signficant 

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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	Planning policy conclusions

	4.39 When assessed against the aims and objectives of the development plan and other material considerations, the application proposal is considered to be fully compliant.
	4.40 We assess the proposal in the following section.

	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”), which requires that when making a determination on a planning application a local planning autho...
	Principle of development
	5.2 The site falls within the Bangor 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 pr...
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	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 apartments in a sustainable location to meet identified local need;
	 Will enable the regeneration of a vacant brownfield site, it will provide signficant 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.


