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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 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 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 0.15ha and comprises a brownfield site located on a 

corner plot, 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 these 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 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.  

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 
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(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, the cleared site is significantly 

terraced and it is no longer 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 the site has to consider this characteristic as a 

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

a building. 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: 

C1054EUS-AGA-A1-XX-DR-A-0001-RevA) submitted with the application. 

Existing character and built form 

2.11 Many of the Tai Station terraces that surround this site have a traditional railway 

terrace style to house workers employed on the railway and would have been built in 

the height of the industrial boom in north Wales as goods passed through Bangor. 

Mostly built in the latter part of the 19th Century or early part of the 20th Century, the 

architectural style of the surrounding houses is very typical of development of its age 

and location with red brick facades, broken at first level with pebble dash below 
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pitched roofs of Welsh slate. Many of the houses and local buildings use bays to break 

up their elevations which add variety and to bring more light into main reception 

rooms. The terraces to the west and surrounding the site also make good use of gable 

end of the rows to give more presence to the street scape and define corners.  

2.12 Built form in the area typically follows the steep contours of this part of Bangor and 

the site is located on a steep sloping hill overlooking Bangor, where terraces run both 

with and against the natural contours. In the latter case they step the façade to build 

up scale along the hillside and provide level access to the street.  

2.13 The scale of buildings in the area varies between two and three storeys. In some cases, 

gables are used above windows to add variety to the long facades of the terraces. The 

main street frontage of the cleared development site faces Euston Road which is 

steeply sloping down in a south-east direction towards Bangor and this aspect was a 

particular driving force behind much of the concept and developed design.  
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3.0 The proposal 

Overview  

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 a local eyesore. As demonstrated within the 

planning history as set out within the planning statement, 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 be provide an 

opportunity for development to satisfy the need for affordable housing within Bangor, 

They have decided to progress with a 100% 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.  

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

C1054EUS-AGA-A1-XX-DR-A-0008-RevE) and visuals, 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.  The reuse of previously developed (or 

brownfield) land is encouraged wherever possible in preference to greenfield sites.  

Many previously developed sites in built-up areas are considered suitable for 

development because their re-use will promote sustainability objectives. This includes 

sites in and around existing settlements where there is vacant or under-used land. 

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 



 

 7 

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, 

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. 
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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”). 

4.13 The application site is located 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.” 

4.14 Bangor itself is also identified as a sub-regional 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;  
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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);  

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 
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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.”  

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 an opening at the south-western corner of the site. The 

application proposal includes a modified existing dropped kerb vehicular crossover of 

the footway that will allow safe access into the site from this location.   

5.2 The site will be accessed directly from Euston Road, which is an asphalt road that varies 

in width between 7.0m and 7.5m. A footway is on the eastern side of this road, and a 

verge, containing street lighting columns, is on the western side. The road is subject to 

a 30mph speed limit and is steeply sloping from north to south.  

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

Euston Road is street lit and benefits from a footway on the Railway Institute side of 

the carriageway.  The internal layout of the site has been designed to ensure high 

standards for pedestrian access and permeability with footways provided around the 

building and two pedestrian entry points into the building, this allows safe pedestrian 

access into each apartment.   

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

sustainable location of the site. The parking courtyard is accessed via an undercroft, 

clearance to the building will be a minimum of 2.4m.  

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

There are bus stops within walking distance of the site along Ffordd Penchwintan and 

Caernarfon Road. Bangor railway station is located directly to the east of the 

application site.  

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. 

This includes the installation of two internal 13 person lifts to allow easy access into 
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every apartment.  

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. 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 25 apartments built to Welsh Design Quality 

Requirements and Lifetime Homes Standards for future adaptability. 

6.4 Following the Contextual Analysis and the existing site topography mentioned above, 

it is worth noting how influential the existing site conditions have influenced the 

concept design and development of the proposed scheme. There is only one logical 

point of access for vehicles (as was the case with the former Railway Institute) which is 

being maintained from Euston Road and will form access to the car park. As such off-

street parking numbers are constrained but have been maximised as much as possible 

given the changes in levels across the site.  

6.5 When considering orientation, aspect and security, the main site frontage along Euston 

Road facing southwest was considered the principal elevation given its length and 

potential impact on the existing streetscape and local character. The stepped nature 

of the new building form was chosen to follow the steeply falling street frontage to 

create a positive, out-looking development, that will provide passive surveillance on 

the streets around and sits comfortably within the spirit of the scale and massing of 

the previously approved student accommodation that supported by LPA officers and 

approved by the Planning Inspector. Positions of main entrances have been carefully 

placed to provide level access for residents with careful consideration for disabled 

drivers with four mobility parking spaces placed under cover.  
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Layout 

6.6 At the car park level, the main site access is formed off Euston Road where the original 

carpark access used to serve the former Railway Institute and 13 parking spaces are 

provided, with 4 spaces being DDA compliant disabled spaces and 4 spaces with 

electric vehicle charging points, (two fast charging spaces and two slower charging 

points on a lower voltage). From the carpark and pedestrian entrance to the rear at 

this level, stairs and lift connecting all floors are conveniently located for the residents. 

The communal bin store and secure bike store are contained within the building with 

separate access.  

6.7 Two vertical circulation cores providing level access directly from Euston Road serve 

the two connected blocks of the building, one is accessed from the lowest floor level 

at the southern half of the building, the other circulation core serving the apartments 

to the north is accessed from higher level floor.  

6.8 The internal access arrangements are the same for both halves where a 13-person 

passenger lift provides level access to all floors. Each naturally lit stair lobby is designed 

to minimize horizontal travel distance and each core will functions as vented fire 

escape stairs. Fully glazed doors off this vertical circulation core provide borrowed light 

to the apartment lobby areas serving individual access to the apartments. These core 

areas and lobby spaces will provide convenient access to service risers. Each entrance 

lobby and service core will be provided with secure entrance doors with fob control 

and individual post boxes securely located inside.  

6.9 A variety of DQR compliant apartments have been provided to respond to the site’s 

orientation and elevated position in Euston Road. The layout also responds and 

considers the planning principles of the previous planning approvals which sought to 

minimise overlooking with neighbouring properties to the north-east and north-west 

by orientating habitable rooms and their windows to face away from neighbouring 

properties to maintain privacy and amenity. Apartment living spaces are designed to 

face the most sunny aspects possible with carefully placed sheltered balconies 

provided to give valuable outdoor space to residents. All apartments will be protected 
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by a fully sprinkled fire suppression system and will benefit from supplementary on-

site electricity generated via an array of PV panels set neatly into the slate roof. New 

apartments will provide generous space standards and modern amenities with ample 

storage for all the residents. Flexible and adaptable apartment layouts will embrace 

Lifetime homes principles with the new home designed to achieve full Secure by Design 

accreditation.  

6.10 Further details are provided on the Proposed Site Plan (Dwg.Ref: C1054EUS-AGA-A1-

XX-DR-A-0008-RevE) and visuals. 

Scale 

6.11 The scale of the building varies and has been designed to step down the hill with 

elevational breaks and staggers in roofscape with the built form responding to local 

context in terms of scale and massing. Considering the previously approved student 

accommodation, roof breaks and gables have been introduced with eaves kept as low 

as possible to closely relate to the neighbouring properties. Many of the houses and 

terraces in the local area are roofed in steeply pitched Welsh slate. Therefore, roof 

pitches in natural slate will seek to mirror the roof finishes of properties nearby and 

enhance the urban grain.  

6.12 Also, by introducing gables and protruding bays into the new built form, the proposed 

development aims to reduce visual and physical impact on the streetscene and 

neighbouring properties. By using a variety of facing materials including brick with a 

change to cladding at upper level this will help breaking up and lessening the overall 

mass of development while adding interest and reinforcing sense of place.  

Appearance 

6.13 The careful choice of materials on the development proposal seeks to reduce the visual 

impact of the building. As mentioned above, elevational treatments will use a pallet of 

materials to reduce massing and scale with steps and stagers employed to break up 

the façade of the new apartment building. The primary wall finish will be facing bricks 
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chosen carefully to acknowledge local context with smooth detail bricks to key 

windows and elevation features, tying the new apartment building into its local 

residential context.  

6.14 Secondary wall elements will employ both vertical standing seam metal panels and 

robust cementitious boards used strategically placed to reduce visual impact of the 

development and to tie the new apartment building into its context. Other than the 

traditional terraced houses within the area, the commercial and industrial units are of 

mixed architectural style. Particularly of note is the large Royal Mail sorting office 

adjacent to the South which is clad with standing seam metal cladding at first floor. By 

acknowledging this more industrial pallet of materials in the local area, the scheme has 

some architectural merit as the use of more contemporary elements is not out of place 

close to the middle of Bangor.  

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

drawings (Dwg. Ref: C1054EUS-AGA-A1-XX-DR-A-0018) prepared by Ainsley Gommon 

architects.  

Landscape 

6.16 Enfys Consultants have undertaken a recent survey in relation to the impact of this 

development in relation to the landscape and ecology of the area. They have concluded 

that the loss of poor-quality trees along on the south-eastern boundary as outlined in 

their report will be easily mitigated through additional tree planting in the northern 

part of the site. The landscaped embankment and green boundary strip are planned to 

‘revert back to nature’, providing a green edge providing shelter and largely 

inaccessible to residents where nature can thrive and will contribute to the local flora 

and fauna of Bangor while providing valuable green space with high ecological value 

after improvement measures are undertaken.  

6.17 An holistic landscape strategy will be employed to enhance placemaking and to provide 

improved habitat opportunities for local flora and fauna. Additional tree planting will 

also be provided along the main frontage to Euston Road, with terraced gardens adding 
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vital green space to the street scene. This frontage will also form part of the SuDS 

design strategy employed by Egniol, part of which will be a rain garden to offset and 

capture precipitation and to reduce surface water runoff.  

6.18 The use of terraced landscaped gardens fronting onto Euston Road helps the level 

changes to be negotiated while adding interest to the front gardens. The boundary of 

the site will largely be planted to increase the ecological value and soften the 

developments impact on the periphery, the hedge proposed around the car park area 

will be a mixed native species hedge that will provide year round habitat and visual 

amenity, the boundaries fronting onto Euston Road will be formed of a single species 

deciduous hedge such as beech that will reflect seasonal changes and provide 

ornamental structure to the boundary, this hedge will be supplemented by an estate 

type railing to provide a secure edge to the road.  

6.19 Two discreet kerb-side bin collection areas will be provided, tucked against retaining 

walls, and screened off by the surrounding planting for residents to take their binned 

waste out of the secure bin store on bin collection day to reduce visual impact, littering 

and to contain excessive noise and inconvenience impacting upon residents living in 

Euston Road and its environs.  
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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 Apartments overlook the rear yard and parking spaces following ‘Secure by Design’ 

Gold requirements.. The orientation of the apartments 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 install four electric vehicle 

charging points for residents within the car park.  

8.2 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.  

8.3 Materials and labour will be sourced locally where appropriate.  

8.4 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. Existing access to the site is via an opening at the south-western 

corner of the site. The application proposal includes a modified existing dropped kerb 

vehicular crossover of the footway that will allow safe access into the site from this 

location.   

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 surrounding the 

building and there will be two separate pedestrian access points into the site. There 

are also specific cycle parking areas designed into the development. 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 

brownfield 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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	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 ...
	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 cha...

	2.0 Site context
	2.1 The application site extends to 0.15ha and comprises a brownfield site located on a corner plot, 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 Loca...
	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...
	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,...
	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 ...
	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 comme...
	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 Ysgo...
	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 ...
	2.8 Following the demolition of the Railway Institute, the cleared site is significantly terraced and it is no longer possible to make out the footprint of the former building as it stepped up the site. The site is irregular in shape and boundary edge...
	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: C1054EUS-AGA-A1-XX-DR-A-0001-RevA) submitted with the application.
	Existing character and built form
	2.11 Many of the Tai Station terraces that surround this site have a traditional railway terrace style to house workers employed on the railway and would have been built in the height of the industrial boom in north Wales as goods passed through Bango...
	2.12 Built form in the area typically follows the steep contours of this part of Bangor and the site is located on a steep sloping hill overlooking Bangor, where terraces run both with and against the natural contours. In the latter case they step the...
	2.13 The scale of buildings in the area varies between two and three storeys. In some cases, gables are used above windows to add variety to the long facades of the terraces. The main street frontage of the cleared development site faces Euston Road w...

	3.0 The proposal
	Overview
	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 a local eyesore. As demonstrated within the planni...
	3.2 Taking account of this background, Adra decided that the site would be provide an opportunity for development to satisfy the need for affordable housing within Bangor, They have decided to progress with a 100% 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 cit...
	3.5 The proposed development is illustrated on the Proposed Site Plan (Dwg. Ref: C1054EUS-AGA-A1-XX-DR-A-0008-RevE) and visuals, and further details are provided within the following sections.

	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...
	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 ...
	4.4 Development within settlement boundaries is encouraged wherever possible in preference to outside settlement limits.  The reuse of previously developed (or brownfield) land is encouraged wherever possible in preference to greenfield sites.  Many p...
	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 togethe...
	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...
	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 t...
	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 ...
	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 not...
	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 m...
	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”).
	4.13 The application site is located 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.”
	4.14 Bangor itself is also identified as a sub-regional 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 th...
	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 acc...
	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);
	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 tran...
	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 poli...

	5.0 Access
	5.1 Existing access to the site is via an opening at the south-western corner of the site. The application proposal includes a modified existing dropped kerb vehicular crossover of the footway that will allow safe access into the site from this locati...
	5.2 The site will be accessed directly from Euston Road, which is an asphalt road that varies in width between 7.0m and 7.5m. A footway is on the eastern side of this road, and a verge, containing street lighting columns, is on the western side. The r...
	5.3 Pedestrian infrastructure in the immediate vicinity of the site is of a good standard. Euston Road is street lit and benefits from a footway on the Railway Institute side of the carriageway.  The internal layout of the site has been designed to en...
	5.4 Sufficient parking for the development is provided within the site taking account of the sustainable location of the site. The parking courtyard is accessed via an undercroft, clearance to the building will be a minimum of 2.4m.
	5.5 The site is also accessible by a variety of modes of transport, including public transport. There are bus stops within walking distance of the site along Ffordd Penchwintan and Caernarfon Road. Bangor railway station is located directly to the eas...
	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. This includes the installation of two internal 13 person lifts to allow easy ac...
	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.

	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. The principle of development at the site is acceptable and will be consistent with the variety of existing bui...
	6.3 The development consists of 25 apartments built to Welsh Design Quality Requirements and Lifetime Homes Standards for future adaptability.
	6.4 Following the Contextual Analysis and the existing site topography mentioned above, it is worth noting how influential the existing site conditions have influenced the concept design and development of the proposed scheme. There is only one logica...
	6.5 When considering orientation, aspect and security, the main site frontage along Euston Road facing southwest was considered the principal elevation given its length and potential impact on the existing streetscape and local character. The stepped ...
	Layout
	6.6 At the car park level, the main site access is formed off Euston Road where the original carpark access used to serve the former Railway Institute and 13 parking spaces are provided, with 4 spaces being DDA compliant disabled spaces and 4 spaces w...
	6.7 Two vertical circulation cores providing level access directly from Euston Road serve the two connected blocks of the building, one is accessed from the lowest floor level at the southern half of the building, the other circulation core serving th...
	6.8 The internal access arrangements are the same for both halves where a 13-person passenger lift provides level access to all floors. Each naturally lit stair lobby is designed to minimize horizontal travel distance and each core will functions as v...
	6.9 A variety of DQR compliant apartments have been provided to respond to the site’s orientation and elevated position in Euston Road. The layout also responds and considers the planning principles of the previous planning approvals which sought to m...
	6.10 Further details are provided on the Proposed Site Plan (Dwg.Ref: C1054EUS-AGA-A1-XX-DR-A-0008-RevE) and visuals.
	Scale
	6.11 The scale of the building varies and has been designed to step down the hill with elevational breaks and staggers in roofscape with the built form responding to local context in terms of scale and massing. Considering the previously approved stud...
	6.12 Also, by introducing gables and protruding bays into the new built form, the proposed development aims to reduce visual and physical impact on the streetscene and neighbouring properties. By using a variety of facing materials including brick wit...
	Appearance
	6.13 The careful choice of materials on the development proposal seeks to reduce the visual impact of the building. As mentioned above, elevational treatments will use a pallet of materials to reduce massing and scale with steps and stagers employed t...
	6.14 Secondary wall elements will employ both vertical standing seam metal panels and robust cementitious boards used strategically placed to reduce visual impact of the development and to tie the new apartment building into its context. Other than th...
	6.15 Full details of the proposed elevations can be found on the submitted application drawings (Dwg. Ref: C1054EUS-AGA-A1-XX-DR-A-0018) prepared by Ainsley Gommon architects.
	Landscape
	6.16 Enfys Consultants have undertaken a recent survey in relation to the impact of this development in relation to the landscape and ecology of the area. They have concluded that the loss of poor-quality trees along on the south-eastern boundary as o...
	6.17 An holistic landscape strategy will be employed to enhance placemaking and to provide improved habitat opportunities for local flora and fauna. Additional tree planting will also be provided along the main frontage to Euston Road, with terraced g...
	6.18 The use of terraced landscaped gardens fronting onto Euston Road helps the level changes to be negotiated while adding interest to the front gardens. The boundary of the site will largely be planted to increase the ecological value and soften the...
	6.19 Two discreet kerb-side bin collection areas will be provided, tucked against retaining walls, and screened off by the surrounding planting for residents to take their binned waste out of the secure bin store on bin collection day to reduce visual...

	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 surveillan...
	7.2 Apartments overlook the rear yard and parking spaces following ‘Secure by Design’ Gold requirements.. The orientation of the apartments 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.

	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 install fou...
	8.2 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 c...
	8.3 Materials and labour will be sourced locally where appropriate.
	8.4 Finally, the site is within a sustainable location close to existing communities and facilities and is within easy walking distance of public transport services.

	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. Existing access to the site is via an opening at the south-western corner of the site. The application proposal includes a modified existing dropp...
	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 surrounding the building and there will be two separate pedestrian access points into the site. There are...
	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.

	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 developme...
	10.3 In conclusion, the proposed development will enable the beneficial use of an infill brownfield site and will not impact negatively upon visual amenity.   It will be accessible to all groups regardless of age or mobility.


