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1.0 Introduction 

1.1 This Welsh Language Impact Assessment (“WLIA”) is prepared by Mango Planning & 

Development Limited on behalf of Adra (Tai) Cyfyngedig 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 The LPA local validation requirements states that a Community and Linguistic 

Statement or Community and Linguistic Impact Assessment in accordance with the 

adopted Gwynedd Supplementary Planning Guidance: Planning and the Welsh 

Language (November 2009) must be part of application submission. Since issuing these 

validation requirements, during July 2019 the LPA issued updated guidance on the 

topic of ‘Maintaining and creating distinctive and sustainable communities’. This SPG1 

now forms the basis of such language impact assessments.  

1.3 Therefore, this assessment follows the methodology set out within the SPG. As the 

application is for a “proposed development on an unexpected windfall site for large-

scale housing development”2, the application is required to be supported by a WLIA 

report.  

1.4 This assessment should be read in conjunction with the other technical documentation 

submitted in support of the planning application. The assessment is prepared to 

demonstrate and communicate that consideration has been given to the Welsh 

language during the formulation of the development proposal. If necessary, this report 

also seeks to identify measures to mitigate and positively enhance the impacts of the 

proposed affordable housing development.   

 
1 Supplementary Planning Guidance 
2 Policy PS 1 (Welsh Language and Culture) of the local development plan – large scale housing development is defined as 10 or 
more housing units within Bangor 
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1.5 This report has been completed by a “competent person”, as defined with the specific 

requirements of the LPA’s WLIA methodology.  

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

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

Section 5 provides the WLIA methodology. Section 6 sets out the relevant baseline 

information, while Section 7 reviews the Welsh language trends and key issues.  

Section 8 includes the Welsh Language Impact Assessment and Section 9 provides 

potential enhancement measures.  Our conclusions are presented in Section 10. 
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2.0 Site context  

2.1 The application site extends to 0.15 ha 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. The site is within the Hendre 

ward. 

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 back 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.  

2.6 In terms of education provision, Our Lady’s RC Primary School, Ysgol Cae Top and the 



 

 4 

new build Ysgol y Garnedd are the closest primary school schools to the application 

site. As part of the reorganisation of schools in the Bangor area in 2020, Ysgol 

Glanadda and Ysgol Babanaod Coed Mawr were closed. This has seen the 

construction of the new 420 pupil Ysgol y Garnedd and the refurbishment of Ysgol y 

Faenol in Penrhosgarnedd, which will increase the primary school’s capacity from 186 

to 315 pupils. 

2.7 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.  

2.8 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.  

2.9 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 but 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.   

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

on the boundary with the Royal Mail depot.  

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

C1045EUS-AGA-A1-XX-DR-A-0001-RevA) submitted with the application. 
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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, 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 suitable for a 

residential 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: 

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. 

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

provide much-needed new affordable homes for the local area.   
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3.7 The 25 affordable residential units will be provided to meet the identified local needs.  

All of the affordable units will be offered by Adra on social-rented or intermediate 

rented basis, where rent levels have regard to the Welsh Government’s guideline 

rents and benchmark rents.  

3.8 Regarding the Welsh language, it is the working language of the company. Adra’s 

main service users are those who live in their homes, tenants and residents are a 

cross section of families, single people and older people. Adra encourage them to use 

Welsh in their daily lives – at home, at work and in their communities. This is 

reinforced through innovative methods, events and activities within the communities 

that they build.  

3.9 Adra’s Welsh Language Charter demonstrates their clear commitment to the 

language, some of these include: 

• They will always promote and encourage customers, staff and partners to use 

the Welsh language as they recognise that the Welsh language is essential to 

the life and culture of many of the communities in which they operate and an 

essential element of their work; 

• They will work with partners to help the Welsh Government meet its ambitious 

target of securing one million Welsh speakers by 2050; and 

• They will use their role as a housing provider in non-Welsh speaking areas to 

promote the language in the best way they can.  

 

 

 



 

 7 

4.0 Policy context  

4.1 This Section summarises the policies relevant to the likely impact of the development 

proposal against community life and the Welsh language. It considers policy 

documents at both national and local level. A full account of the planning policy 

context of the site is provided within the Planning Statement submitted in support of 

this application.   

National policy  

Well-being of Future Generations (Wales) Act 2015  

4.2 The Well‐being of Future Generations (Wales) Act 2015 came into force on the 1st of 

April 2016. It requires public bodies such as Gwynedd Council to consider not only 

the present needs of local communities but also how their decisions affect people in 

the future. The Act contains seven well‐being goals, including, a “Wales of vibrant 

culture and thriving Welsh language”. 

Planning (Wales) Act 2015  

4.3 The Planning (Wales) Act introduced legislative provision for the Welsh language in 

the planning system. The Act requires the Welsh language to be considered as part of 

the sustainability appraisal of all documents within the LPA development plan. It also 

explains that impacts on the Welsh language should be a consideration in the 

determination of planning applications, as long as they are relevant to the 

application. Accordingly, the Gwynedd Council development plan complies with the 

provisions of the Well-being of Future Generations (Wales) Act 2015. 

Planning Policy Wales (11th Edition, February 2021) 

4.4 Paragraph 3.25 of PPW explains that: 



 

 8 

“The Welsh language is part of the social and cultural fabric and its future well-being 

will depend upon a wide range of factors, particularly education, demographic change, 

community activities and a sound economic base to maintain thriving sustainable 

communities and places. The land use planning system should take account of the 

conditions which are essential to the Welsh language and in so doing contribute to its 

use and the thriving Welsh Language well-being goal.” 

4.5 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. 

4.6 The Welsh language within the development management process is explained at 

Paragraph 3.28: 

. “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. 

Policies and decisions must not introduce any element of discrimination between 

individuals on the basis of their linguistic ability, and should not seek to control 

housing occupancy on linguistic grounds.” 

4.7 Turning to the requirements of the WLIA themselves, Paragraph 3.29 states that: 

“If required, 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. Any such areas should be 

defined clearly in the development plan.” 

Technical Advice Note 20 (TAN 20) – Planning and the Welsh Language (October 

2017) 
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4.8 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.” 

4.9 Paragraph 3.4.1 and 3.4.2 identify the circumstances that mitigation measures should 

be applied to reduce or eliminate potential adverse impacts of development on the 

Welsh language. 

Future Wales: The National Plan 2040  

4.10 The Future Wales – the National Plan 2040 is the national development framework, 

setting the direction for development in Wales to 2040. One of aims of the spatial 

plan is to: 

“have a million Welsh speakers in Wales by 2050 – an increase of almost 80% on current 

levels. The language will be an embedded consideration in the spatial strategy of all 

development plans. Where Welsh is the everyday language of the community, 

development will be managed to ensure there are jobs and homes to enable the 

language to remain central to those communities’ identities. Elsewhere development 

will be a positive force towards encouraging the creation of education and social 

infrastructure to enable the language to develop as a natural, thriving part of 

communities.” 

4.11 Policy 1 (Where Wales will grow) drives the delivery of the Future Wales outcomes 

and ensures Future Wales’ policies and the planning system in general are committed 

to their achievement. Key issues such as the Welsh language, are core elements of 

Policy 1 and are common threads underpinning all Future Wales policies.  
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Cymraeg 2050: Welsh Language Strategy 

4.12 The Welsh Government’s Cymraeg 2050 strategy is not solely a planning policy 

document. The strategy builds on the aspirations of the Well-being of Future 

Generations Act (Wales) 2015 and sets out the commitment to work towards one 

million people speaking Welsh by 2050. It is a guidance document for disciplines 

within Wales, including land use planning.  

4.13 The strategy explains that: 

“the land use planning system should contribute to the vitality of the Welsh language 

by creating suitable conditions for thriving, sustainable communities, supported by an 

awareness of the relevant principles of language planning.” 

4.14 With further explanation stating that: 

“Decisions regarding the type, scale and exact location of developments within a 

specific community has the potential to have an effect on language use, and as a result 

on the sustainability and vitality of the language. This calls for strengthening the 

relationship between language planning and land use planning.” 

Local Policy 

Anglesey and Gwynedd Joint Local Development Plan 2011 to 2026 

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

of the Council’s development strategy for the Bangor area for the period up to 2026. 

4.16 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: 
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“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.” 

4.17 Further to this, the policy states that the Councils will also promote the language by: 

“1. Requiring a Welsh Language Statement, which will protect, promote and enhance 

the Welsh language, where the proposed development falls within one of the 

following categories: 

a. Retail, industrial or commercial development employing more than 50 employees 

and/or with an area of 1,000 sq. m. or more; or  

b. Residential development which will individually or cumulatively provide more than 

the indicative housing provision set out for the settlement in Policies TAI 1 – TAI 6; or  

c. Residential development of 5 or more housing units on allocated or windfall sites 

within development boundaries that doesn’t address evidence of need and demand 

for housing recorded in a Housing Market Assessments and other relevant local 

sources of evidence.  

2. 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;  

3. Refusing proposals which would cause significant harm to the character and 

language balance of a community that cannot be avoided or suitably mitigated by 

appropriate planning mechanisms;  
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4. Requiring a bilingual Signage Scheme to deal with all operational signage in the 

public domain that are proposed in a planning application by public bodies and by 

commercial and business companies;  

5. Expect that Welsh names are used for new developments, house and street 

names.” 

Supplementary Planning Guidance (“SPG”) - Maintaining and Creating Distinctive 

Sustainable Communities” (adopted July 2019)  

4.18 This SPG explains the requirements for applicants to satisfy Policy PS1 and provides 

guidance on how the planning authority will make decisions regarding the effect of 

proposed developments on the Welsh language. 

4.19 The guidance sets out a four step process and a flow diagram to follow while 

evaluating the potential impact of a development on the Welsh language. The 

guidance also provides the specific methodology of preparing a WLIA, this will be 

explained in full within the next section. 

Welsh Language Promotion Plan for Gwynedd 2018 to 2023 

4.20 The Gwynedd Council Plan 2018-23 sets as one of its well- being objectives the aims to 

ensure that all residents can live in a community where the Welsh language is a natural 

part of life. This Strategy builds on the work carried out on the previous Gwynedd 

Welsh Language Strategy 2014-18. It notes the opportunities available to promote and 

increase use of the Welsh language as a natural part of everyday life in the county. The 

Strategy will also offer ideas on how Gwynedd can contribute towards the Welsh 

Government Cymraeg 2050 strategy, which sets the target of getting a million Welsh 

speakers in Wales by 2050.  

4.21 To increase the use of the language within the authority, the Council want to see the 

following happening: 
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• Families that see the benefit of using the language as a language of the home; 

• Schools and educational institutions that give encouragement and support to 

developing confident Welsh-speakers; 

• Young people that see a value to the language as a skill for life and as a means 

of entertainment and socialising, and who use it in every aspect of their lives; 

• Public bodies that offer Welsh language services regularly and to a high 

standard; 

• Private and business sector that gives the Welsh language value and status and 

that understands its value as a skill and a business asset; 

• The Welsh language is used naturally when developing and using technology; 

• Community groups given support to maintain the language as the natural 

means of communication and to ensure that people of all linguistic and social 

backgrounds are included in community activities; 

• The Welsh language given prominence in economic, housing and planning 

schemes locally in order to ensure that any schemes and developments 

contribute in a positive way towards the efforts to safeguard the Welsh 

language in our communities; and 

• Residents that are confident in using the Welsh language and show good will 

and a positive attitude towards it. 

4.22 These aims also identify areas in where new residential development can influence the 

use of the language and in some instances, protect the language. This includes, on site 

signage, appropriate Welsh names for new developments, Welsh language marketing 

and ensuring sufficient efforts are made to consult local residents about the scheme 

using both Welsh and English written material.  
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Gwynedd and Anglesey Wellbeing Plan (2018) 

4.23 The plan focuses attention on the seven well-being goals and the five ways of working 

have been designed to support public bodies to meet the existing needs of their 

communities and ensure that the decisions of today do not harm future generations.  

4.24 Protecting and promoting the Welsh language forms part of the wellbeing plan. The 

plan recognises the importance of the Welsh language in terms of the social make-up 

and cultural identity of the area. We must ensure that residents can and choose to live 

their lives through the medium of Welsh and that they can access community services 

and activities in Welsh. This is therefore a priority for future joint working.  

4.25 The objectives look to increase the use of the Welsh language and promote the use of 

Welsh as the preferred language of communication between public bodies across 

Gwynedd. The Welsh language is at the central core of the plan. 
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5.0 Methodology  

5.1 The methodology for considering the effect of the proposed development on the 

Welsh language and culture is based on the guidance provided in Gwynedd Council’s 

adopted SPG in relation to ‘Maintaining and Creating Distinctive and Sustainable 

Communities’.  

5.2 Figure 1 below is taken from the SPG3, it provides an eight stage flow chart that 

informs the processes required before planning application submission, during 

assessment of planning application and decision making.  

Figure 1 – Taken from SPG - Flow chart: formulating a development, its assessment and 

decision making 

5.3 Stages 1 to 5 of the flow chart are to be undertaken by the applicant before 

application submission. Stages 6 and 7 are the LPA requirements during the planning 

application assessment process and Stage 8 is a post planning requirement for the 

LPA and the applicant.  

5.4 Stages 1 to 5 are considered in the following sections of the WLIA, with specific 

 
3 Diagram 3 of Maintaining and Creating Distinctive and Sustainable Communities SPG 
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explanation of each stage below. 

Stage 1: Screening the development  

5.5 Diagram 4 of the SPG provides specific guidance on the screening process of the 

proposed development. The guidance reiterates the importance of engaging with the 

LPA’s planning service and key stakeholders from early on during the pre-application 

stage. This process should be proportionate to the scale and type of the proposed 

development. 

5.6 In this instance, the proposal relates to the erection of 25 dwellings with 100% of 

these being affordable. The proposal is on a site that has an implementable planning 

consent for 48 student living units.  

5.7 As the application relates to a major development, PAC4 is to be undertaken prior to 

the submission of a planning application. Comments received during the PAC and the 

applicants’ response to those comments will be set out in the PAC report that is to be 

submitted as part of the planning application.  

5.8 The extent of engagement undertaken prior to the submission of this planning 

application is considered to be proportionate for the proposal.  

5.9 The application is accompanied by an Affordable Housing Needs Statement and 

Housing Mix Statement. These statements prepared by Adra confirms that the 

proposed mix of units meet the identified need for housing in Bangor and the 

surrounding areas.  

5.10 On the basis of details set out above, the proposed development has been screened 

in accordance with guidance set out in the adopted SPG.  

Stage 2: Prepare a Statement, an Assessment report, or supporting evidence when 

 
4 Pre application consultation 
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required 

5.11 In accordance with the planning policy requirements, it has been determined that a 

WLIA is required. The WLIA is prepared in accordance with the guidance set out at 

Appendix 8 of the LPA’s SPG. Sections 6 to 9 of this documents forms the WLIA.  

5.12 Appendix 8 of the SPG encourages good practice relating to balancing the effects of 

the development and the use of a risk matrix. The SPG provides a sample 

risk/benefits matrix (figure 8.1 of the SPG) which can be used to identify the risk and 

the likelihood of the effects.  

5.13 The example risk matrix as it currently is, only allows negative effects to be identified 

from a proposed development and does not allow for the identification of neutral or 

beneficial effects. In light of this, for the purpose of this WLIA, we have used a 

different risk/benefits matrix. This matrix has previously been accepted by the LPA as 

an appropriate assessment method.  

5.14 The matrix is an amendment of an earlier version of figure 8.1 of the SPG which was 

contained in the Post-Consultation version of the document. It is unclear why the 

sample Risk/Benefits Matrix contained in the adopted SPG has been amended to such 

a degree where no beneficial effects are identified. This WLIA is based on the 

risk/benefits matrix set out in figure 2 on the next page.  
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Figure 2: Risk/benefits matrix – basis of the WLIA 

 

Stage 3: Identifying measures to avoid/mitigate/maximise, when required 

5.15 Sections 6 to 9 of this WLIA demonstrate the consideration that has been given to the 

potential effect of the development on the local community in Bangor and the Welsh 

language. Section 9 presents measures to mitigate adverse effect and enhance 

beneficial effects (where these are considered necessary) based on the consideration 

of effects.  

Stage 4: Prepare a Strategy including an Action Plan  

5.16 Following the consideration of effects at Sections 6 to 9. If mitigation and/or 

enhancement measures are considered necessary, a strategy is presented. If 

relevant, this is presented in Section 9 of this document.  

Stage 5: Submit the planning application  

5.17 The application is to be submitted following completion of the PAC process. The 

application submission will consider all comments during the PAC process and they 
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will be incorporated into the proposal where necessary. Application submission will 

be in full accordance with the adopted SPG. 
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6.0 Relevant Baseline Information 

Identifying the area of influence 

6.1 The SPG requires the: 

“Definition of the area that the large development on an unexpected windfall site 

could influence directly or indirectly. The extent of the area will depend on its type of 

development, its scale and location.” 

6.2 As the site is not allocated for development, it is an unexpected windfall site. The 

definition of a large development in this context is a development that would involve 

having 10 or more housing units in Bangor5.  

6.3 The site, which extends to 0.15 ha, lies at the western limits of the Hendre ward6 , 

within the sub-regional centre area of Bangor. Other neighbouring wards that form 

part of the city include Deiniol, Marchog, Hirael, Garth, Menai and Glyder. The site 

lies centrally within Bangor and within walking distance to the city centre, retail 

shops, bus stops, schools and other services.  

6.4 The latest 2019 data7 describes Bangor as being 4.010km2, with an estimated 

population of 18,322 within the built up area. This equates to a population density of 

4,569/km2 . The population has risen by 0.22% from 2011 to 2019.  

6.5 The latest 2019 data8 describes the Hendre ward as 1km2 , with an estimated 

population of 1,484. This equates to a population of density of 1,488/km2 . The 

population has decreased slightly (-0.10%) from 2011 to 2019.  

6.6 By looking at a more localised data source9 , the 2011 census describes the LL57 2YP 

 
5 As defined by Table 8.1 of the adopted SPG  
6 https://www.gwynedd.llyw.cymru/map/ 
7https://www.citypopulation.de/en/uk/wales/gwynedd/W38000009__bangor/ 
8 https://citypopulation.de/en/uk/wales/wards/gwynedd/W05000073__hendre/ 
9 https://www.streetcheck.co.uk/postcode/ll572yp 
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postcode as having a total of 125 dwellings. These are split as follows: 

• Detached – 2.4%; 

• Semi-detached – 21.6%; 

• Terraced – 74.4%; and 

• Apartments – 1.6%. 

6.7 By looking at these different levels of statistics, it demonstrates that the proposed 

development of 25 apartments at the site is only a marginal addition to the current 

level of housing and population within the local neighbourhood, Hendre ward and 

Bangor as a whole. 

6.8 Another consideration in this case is the existing planning consent (APP Ref: 

APP/Q6810/A/17/3175831) for 48 living units for students on site. The LPA officers 

and planning Inspectorate have previously accepted that: 

“the nature of Bangor, in terms of the size of the population, linguistic pattern, the 

variety of services and facilities available there mean that the development should not 

have a detrimental impact on the Welsh language.” 

6.9 Further to the above, the submitted Affordable Housing Needs statement 

demonstrates that there is a high number of applicants for affordable units in Bangor. 

The data is described in full within the report but the Hendre ward itself has 274 

applicants10 on the waiting list for units within the ward. These people are expected 

to be living in the community at present but cannot meet their need for a house.  

6.10 This illustrates that the development proposal will provide appropriate affordable 

 
10 information provided by the Housing Options Team, October 2020  
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housing opportunities for existing Bangor residents, it will not lead to an influx of 

residents outside of the local area. Therefore, the potential uplift in the local 

population and households will be minimal in this case and the area of influence will 

be the immediate Bangor population.  

Existing Local Population Profile  

6.11 The methodology set out in the SPG requires the consideration of the local 

demographic of the area of where the site is located. The proposed development is 

located within the Hendre ward, the baseline data for Bangor and the county of 

Gwynedd is included for comparison purposes.  

Population: 2001 and 2011 

 

 

Table 1: Change in population for 2001 and 201111 

6.12 The table above demonstrates that the total population of Hendre has increased over 

the 10 year period by 5.13%. This is consistent with the population patterns of 

Gwynedd as whole. 

6.13 The population of Bangor also increased between 2001 (15,280) and 2011 (17,988)12. 

The figures demonstrates that the Menai (Bangor)/Garth wards have experienced a 

significant increase of 44.9% in its population aged 3 and over during the 10-year 

period. The largest increase in population was experienced amongst the 16-19 age 

group (an increase of 764) and the 20-24 age group (an increase of 855). This 

increase in population amongst those age groups is mainly attributed to Bangor’s 

 
11 Based on census data from 2001 and 2011 
12 https://www.citypopulation.de/en/uk/wales/gwynedd/W38000009__bangor/ 

 
Area 

 
2001 

 
2011 

Change 
(Figure) 

Change 
(%) 

Hendre 1,423 1,496 73 5.13 

Gwynedd 116,843 121,874 5031 4.31 
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status as a university city and the student population within the ward.  

 Welsh Speakers (3+): 2001 and 2011 

 

 

 

 Table 2 – Percentage and change of Welsh speakers between 2001 and 2011  

6.14 Bangor as a whole experienced a decline of 9.3% point of Welsh speakers between 

2001 and 2011 and the proportion of the population of Bangor who spoke Welsh in 

2011 at 36.4% was significantly lower than that for Gwynedd at 65.4%, and also the 

Hendre Ward (45.3%).  

6.15 It is considered that the likely cause of this reduction is the result of demographic 

changes in the population which entails a reduction in the number of children, 

increase in the number of older people, migration of people and the difference in the 

skills of its population within the 10 years. 

6.16 The general pattern of a reduction in number and proportion of Welsh speakers 

reflects the general trend for Gwynedd although the reduction was much lower for 

Gwynedd as a whole. It is likely that the reduction in the number and proportion of 

Welsh speakers in the ward of Hendre is mainly attributed to Bangor’s status as a 

university city and the student population that move into the ward, a high proportion 

of which are non-Welsh speakers. 

Welsh speakers by age: 2001 and 2011 

6.17 The next two tables show the percentage of Welsh speakers for different age groups 

Area 2001 (%) 2011 (%) Change 
(%) 

Hendre 52.2 45.3 -6.9 

Bangor 45.7 36.4 -9.3 

Gwynedd 69.0 65.4 -3.6 

Wales 20.8 19 -1.8 
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for Hendre and the Gwynedd authority. The figures are based on the 2001 and 2011 

census data. As the data source for Bangor is different, this is presented separately at 

Figure 3.   

Age Group Hendre Gwynedd 

  2001 (%) 2011 (%) 2001 (%) 2011 (%) 

3 to 15 62.9 78.8 88.6 89.1 

16 to 24 35.1 24.9 66.7 58.6 

25 to 34 51 37.6 71.2 68.9 

35 to 49 47.7               47.9 67 66.7 

50 to 64 59.7 38.5 59.74 57.9 

65 and over                  66 64.1 63.5 58 

All ages (3+) 52.2 45.3 69 65.4 

Table 3 - Total percentage of Welsh speakers from different age groups  

 

 

 

 

 

Table 4 – Percentage change of Welsh speakers from different age groups 

6.18 The highest proportion of Welsh speakers in 2001 and 2011 is seen within 3 to 15 

year olds. This demonstrates the important role of Welsh medium education in 

maintaining a high proportion of Welsh speakers and this is evident in the Hendre 

ward and Gwynedd amongst these younger years. Between 2001 and 2011, there’s a 

Percentage change in Welsh Speakers 
from 2001 to 2011 

Age Group Hendre Gwynedd 

3 to 15 15.9 0.5 

16 to 24 -10.2 -8.1 

25 to 34 -13.4 -2.3 

35 to 49 0.2 -0.3 

50 to 64 -21.2 -1.8 

65 and over -1.9 -5.5 

All ages (3+) -6.9 -3.6 
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15.9% increase in the percentage of 3 to 15 years old Welsh speakers. This illustrates 

that the numbers of children seeking Welsh medium education has increased within 

Hendre ward over the ten year period.  

6.19 The importance of Welsh medium education is also reinforced because there is a 

continuous reduction in the percentage of Welsh speakers in the area from the age 

of 16 to 34, when statutory education ends. 

6.20 The 2011 Hendre figure of 24.9% 16 to 24 year olds being Welsh speakers is very low 

in comparison to the other age ranges. As Bangor is a university city, thousands of 

students of this age arrive from across the World to study. Even though there are no 

purpose built student accommodation buildings within the Hendre ward, the student 

population do live in numerous rental properties located along Caernarfon Road. The 

majority of the student houses are occupied by non-Welsh speaking individuals, this 

has a big impact upon the percentage of Welsh speakers of this age within the ward.  

6.21 Looking at a more localised reason, individuals within this age group also move away 

from the Bangor area to pursue post secondary education opportunities which also 

leads to a reduced number of Welsh speakers that have been through Welsh medium 

education.  

6.22 The 2011 Gwynedd figure of 58.6% 16 to 24 being Welsh speakers is also likely to be 

diluted by the university population in Bangor where thousands of students of this 

age arrive from across the World to study, therefore this reduces the average figures 

across the authority.  

6.23 This reduction in percentage Welsh speakers is also seen in the 25 to 34 age group 

across Hendre and Gwynedd as a whole. It demonstrates that there is still out 

migration of Welsh speakers from the community, this may be for a number of 

reasons such as lack of housing stock, affordability of housing, new employment 

opportunities, moving out of the family home or starting a family of their own. 

Secondly, it also demonstrates that students that have moved to Bangor to study 

seek to stay within locality after finishing their degree programme.  
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6.24 Looking at the Hendre ward, the number of 35 to 49 year old Welsh speakers 

increased by 0.2% to 2011. This does indicate that by this age, Welsh speaking 

individuals or families can afford to buy a home in the area and move back to the 

area they were raised, this also boosts the percentage of Welsh speakers. As well as 

this,  the increase in accessibility to Welsh language learning resources for adult could 

influence the percentage of speakers.  

6.25 The percentage of over 50 year olds speaking Welsh reduced significantly (21.2%) 

within Hendre over the 10 year period. The reason for this is not clear but it does 

indicate that there is increased out-migration of Welsh speakers within this age 

group. The reason for this may be individuals/families moving out of the city to 

surrounding towns/village after their children have grown up or as part of retirement 

plans. Another potential reason is the in migration of specialist healthcare 

professional to work at Ysbyty Gwynedd. For particular specialisms, the hospital has 

to look outside of the immediate region for the required employee. In turn, this may 

lead to an influx on non-Welsh speakers into the city. 

6.26 This change to the 50 to 64 year old Welsh speakers is not seen as drastically within 

the whole of Gwynedd.  

6.27 The number of 65+ Welsh speakers within Hendre has remained relatively consistent 

within ward. This indicates Welsh speaking families and/or individuals are not moving 

out of their homes  by this age and remain with the locality. On the whole, there is a 

significant percentage of Welsh speakers at early age (3 to 15) and again within the 

65+ age bracket. The percentage use of the language does dip in between both these 

age groups (16 to 64). 
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Figure 3: Graph showing number and % of the population of Bangor (aged 3 and over) who 

could speak Welsh in 201113 

6.28 The dashed grey line identifies the average percentage of the population who could 

speak Welsh in Bangor, and the red dots identify the proportion of each age group 

who could speak Welsh. The proportion of Welsh speakers amongst the 16 to 24 age 

group is the lowest of all the age groups and it can be seen that a significant 

proportion of that age group do not speak Welsh. This is linked to the high student 

numbers in Bangor University, which are unable to speak Welsh, as well as potentially 

non Welsh speakers who may work in Ysbyty Gwynedd. 

Local Infrastructure 

6.29 This section considers the local infrastructure profile within Bangor.  

6.30 Bangor is identified as a sub-regional centre within the adopted LDP. The vision of the 

LDP sets out that: 

 
13 Source: http://statiaith.com/cymraeg/demograffig/cyfrifiad/2011/LC2106/siart_LC2106Cymuned.html 
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“A higher proportion of new development required will take place within the Sub-

regional centre and Urban Service Centres. This will be through commitments and new 

allocations including allocating housing sites (open market housing with a proportion 

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

can be permitted.” 

6.31 The strategy recognises the major role of the sub-regional centre. They offer good 

range of employment, facilities and services that serve their own population as well 

as their wider catchment areas. Bangor is also recognised in the new National Plan 

2040 as a regional important city, 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. 

6.32 Bangor itself provides a strong role as home to a variety of residential developments, 

business and industrial developments, and heritage, cultural, leisure and commercial 

opportunities. At the moment there are a number of vacant units within the city 

centre, the covid pandemic has heightened the concerns about the lack of 

investment within the centre. Having people living in and around the centre, using 

the services is a vital aspect of strengthening the High Street.  

6.33 The city benefits from being sustainability connected to the surrounding towns and 

villages, it forms a service centre for these settlements. The site itself is in a prime 

location for further connections to towns along the north Wales coast and the English 

cities in the north west. Given the high percentage of Welsh speakers within the 

surrounding town and villages such as Caernarfon, Bethesda, Y Felinheli, Llanrug and 

Llanberis, a very high majority of facilities and services are provided bilingually within 

the city.   

6.34 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. As part of the reorganisation of schools in the Bangor area in 2020, Ysgol 

Glanadda and Ysgol Babanaod Coed Mawr were closed. This has seen the 

construction of the new 420 pupil Ysgol y Garnedd and the refurbishment of Ysgol y 

Faenol in Penrhosgarnedd, which will increase the primary school’s capacity from 186 
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to 315 pupils. 

6.35 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.  

6.36 There are also leisure facilities located at Canolfan Brailsford, 300m to the north of 

the application site. The main employment hubs within Bangor is the city centre 

itself, Ysbyty Gwynedd, Llandygai Industrial Estate at the south eastern edge of the 

city and Parc Menai at the western edge.  
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7.0 Welsh Language Trends and Key Issues 

Welsh Language Trends 

7.1 The presented data illustrates that Bangor is not one of the major strong holds of the 

Welsh language in Gwynedd. As Bangor is a university city, the influx of individuals 

from outside of Wales into the city during term time does dilute the percentages of 

Welsh speakers within the city. The percentage of Welsh speakers within Bangor has 

decreased between the 2001 and 2011 census, this is in accordance with the 

Gwynedd and national trends.   

7.2 Since the most recent census data, there has been one major residential 

development within Bangor, the Goetre Uchel development located in 

Penrhosgarnedd. The potential Welsh language impact of this developments has 

previously been assessed and accepted by the LPA. The development has provided 

additional affordable and market housing stock for the locality. The vast majority of 

the occupants of these residential units (including the market housing element) are 

young individuals/families from the local area, this demonstrates the demand of such 

housing for this age group. 

7.3 Another development of note that is currently under construction is the former social 

club at Deiniol Road, Bangor. The 38 apartment development will provide a mix of 

social rented and open market rent apartments, with 68% of the units being 

affordable. The potential Welsh language impact of this developments has previously 

been assessed and accepted by the LPA and will provide additional affordable and 

market apartments for the locality.  

7.4 The census data from 2001 and 2011 demonstrates a trend that the percentage of 

Welsh speakers in the 16 to 34 age bracket in the Hendre ward is getting lower. With 

a further reduction of 13.4% of 25 to 34 year old Welsh speakers in the Hendre Ward 

between 2001 and 2011.  

7.5 One of the reasons for this is out migration. Out migration for this age group can 
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happen for a variety of reasons including pursuing higher education opportunities 

outside of Gwynedd, lack of housing stock within the city when seeking independent 

living accommodation or the affordability of housing.  

7.6 The residential development at Goetre Uchaf provided opportunities for young 

families to stay in the locality and to start reversing this out migration of the 16 to 34 

year old age group. However, the Affordable Housing Statement that forms part of 

this application submission demonstrates that there is still a high level of need for 

such affordable housing within Bangor.  

7.7 Current forecasts predict that the need for affordable and market housing in Bangor 

will only strengthen in the upcoming years. This is already seen on the ground, where 

house prices have increased by nearly 11.2%14 in Bangor over the last 12 months. 

There is particular demand for properties for young individuals and families within 

the city.  

7.8 With this hike in house prices, the affordability of housing for the local community is 

becoming problematic. Hence the requirement for affordable housing that 

specifically responds to the housing need. If this trend continues and affordable 

housing is not provided for the Bangor population, local Welsh speakers will need to 

seek housing options elsewhere outside of the city.  

7.9 Further to the above, there is currently an implementable planning consent for 48 

student living units on site. The LPA have previously considered and accepted the 

potential Welsh language impact of the proposal, providing student accommodation 

at this location would further dilute the Welsh language within the Hendre ward. The 

proposal seeks to provide suitable and affordable accommodation for local 

individuals and families, it will enable more Welsh speakers to stay within the area 

and in turn it will boost the use of the language.  

7.10 There is pressure on the housing market within Hendre ward and Bangor as a whole 

from the provision of self-contained flats or Houses in Multiple Occupation (HMO), 

 
14 https://www.zoopla.co.uk/house-prices/gwynedd/bangor/ 
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this is mainly due to the type of accommodation being ideal as student 

accommodation. HMOs in Bangor have traditionally been more concentrated in the 

Deiniol, Hirael and Menai wards but it is also being seen within Hendre. In order to 

create more balanced communities within Bangor, and to achieve the objectives 

within the LDP, the provision of apartments for local people will ensure they can stay 

in the locality and ensure the use of the Welsh language within the community.  

7.11 It should be specifically considered that several wards within the city are popular with 

students, who occupy a mixture of purpose-built accommodation (private sector and 

the University), HMOs, and traditional housing. It is reasonable to assume that a 

number of non-Welsh speaking households are students who stay in the city for 

about 3 years before being replaced by other students. This factor may distort the 

proportion of Welsh speakers within the Hendre ward.  

7.12 As a general note, second homes are not a significant problem in Bangor. Even if it 

was a problem, all of the proposed units are for affordable rental purposes. Providing 

affordable housing in Bangor to meet an identified need would also lead to less out-

migration to the more Welsh-speaking communities within the rest of Gwynedd.   

Key Issues 

7.13 The information and data highlights the following key issues: 

• The percentage of Welsh speakers in Bangor itself decreased between 2001 

and 2011, in accordance with the Gwynedd and national trends;  

• Trends show that between 2001 and 2011, there was a reduction in the 

percentage of 16 to 34 year old Welsh speakers in Bangor;  

• The student population impacts on the percentage of Welsh speakers within 

the city; 

• The vast majority of commercial, business and services uses in Bangor can 
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provide their service through the Welsh language; and 

• All schools within Bangor offer an aspect of Welsh medium education.  
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8.0 Welsh Language Impact Assessment 

8.1 This section of the statement considers the proposal against national and local 

policies and against the assessment identified set out within Section 4 of this 

document. This is based on the matrix included within Appendix 8 of the Anglesey 

and Gwynedd adopted SPG ‘Maintaining and Creating Distinctive and Sustainable 

Communities’.  

8.2 A summary of the findings and conclusions are included at the end of this section.   

Policy Background 

8.3 The proposal is for the provision of 25 apartments on an unallocated site within the 

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

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

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

planning considerations.  

8.4 Policy Tai 1 (Housing in sub-regional centre and urban service centres) states that 

suitable windfall sites will be supported within development boundaries. The policy 

sets out an indicate provision of 479 dwellings15 to be provided in Bangor through 

windfall sites. 

8.5 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.  

8.6 The proposal would provide 100% affordable units, this exceeds the requirements of 

 
15 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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Policy TAI 15. The need for these affordable housing units are demonstrated within 

the submitted Affordable Housing Needs statement prepared by Adra. 

8.7 Therefore, it is considered that the proposal complies with local and national 

strategies in terms of delivering housing to meet an identified need within identified 

settlements.  

Welsh Language Impact Assessment 

8.8 The consideration of impact on the Welsh language is set out in table 5 below as 

required by the adopted SPG.  

 

 

 

 

 

 

 

 

 



 

                    
         

1. LANGUAGE AND MOBILITY OF 
POPULATION 

Score Comments 

Explain, with full evidence, whether the 
development is likely to result in a change in 
the composition of the population in the 
area now and in the future, and in particular 
in terms of contributing or affecting the 
linguistic constitution. 

Effect (E) 
Minus 4 to 
+4 

Likelihood 
(T) 
Minus 4 to 
+4 

Composite 
Score 
0 to 16 

 

How is the development going to ensure 
opportunities for people to stay in their 
community? 

0 3 0 

The proposed development would provide 25 
residential units, with 100% these being affordable 
dwellings.  
 
The tenures will be social or intermediate rent, 
dependent on the community needs and the level of 
social housing grant available.  
 
To qualify for 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.  
 
Social Rent  
 
Social housing is allocated based on need, Gwynedd 
use a system which gives points to reflect an 
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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.  
 
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.  
 
The need figures for social rent properties are set out 
in the submitted Affordable Housing Needs 
Statement.  
 
At present Adra owns and manages 1,183 of 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.   
 
From the 1,183 properties that Adra own, 816 are 
houses, 293 are flats/maisonettes and 74 are 
bunaglows. This mix provides opportunities for all 
families and individuals to find a suitable home.  
 
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.  
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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. 
 
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 would also help families on the 
housing register who require 3 or 4-bedroom homes.  
 
Based on the impact of the Bedroom Tax on families 
who claim housing benefits, the figures equate to 
circa 13% of Adra’s stock in the area. 
 
Intermediate Rent 
 
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 
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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.  
 
A register of all the people who have applied for and 
meet the qualifying criteria for affordable units can be 
obtained through Tai Teg.  
 
At present, there are 146 applicants on the Tai Teg 
register who wish to be considered for a rental 
property in Bangor. Tai Teg seek a connection within 
the city or Gwynedd as the basis of the allocation of 
suitable housing.  
 
The figures within the enclosed Affordable Housing 
Needs statement show that a significant number are 
interested in renting intermediate rent units in 

Bangor. Through advertising, promotion and 
marketing of the scheme, it is expected that more 
applicants will come forward. Experience shows that 
these figures will increase as the project approached 
construction phase.   
 
Conclusion 
 
On the basis of the information set out above, the 
proposed development would contribute towards 
meeting an identified need for social or intermediate 
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affordable units in the ward of Hendre and Bangor as 
a whole.  
 
It would also contribute towards meeting the existing 
need of tenants which are being affected by the 
bedroom tax for under-occupying their current 
properties. This would have an in-direct effect of 
potentially releasing 3 and 4-bed units elsewhere for 
families.  
 
  

Is there a likelihood that the development will 
attract additional people to the community? If it 
will, how many are expected? Where will they 
come from? How many and what percentage are 
likely to be Welsh speakers? 

0 0 0 

100% of the proposed units are affordable units and 
would therefore be occupied by local people in need 
of social or intermediate rental properties. These 
people are expected to be living in the community at 
present but cannot meet their need for a house.  
 
Adra aims to develop the site for local people looking 
for affordable housing. Prospective tenants must 
complete official applications through Gwynedd 
Council's Housing Options Team or Tai Teg. The 
application form gives additional consideration and 
weighting to local contacts, namely:  
 

• Already live in the Hendre ward and/or the 
wider Bangor area – and have done for at 
least 5 years; or 
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• Have a local connection with the Hendre 
ward or Bangor. That is, having worked in the 
city before for at least five years or working in 

the area.   

 
Therefore, as shown within the Affordable Housing 
Needs statement, the majority of residents will come 
from the Hendre/Bangor locality.   
 
The percentage of Welsh speakers in Hendre is 45.3% 
and Bangor is 36.4%. The likelihood of residents 
already living within the city is high, therefore as the 
new residents would not be part of the student 
population, there is a relatively high probability that 
they will be Welsh speakers.   
 
As the percentage of Welsh speakers within the rest 
of Gwynedd is in fact higher than Bangor, even if 
residents migrated from these locations to the 
development, there is strong likelihood that they will 
be Welsh speakers.  
 
The proposal will allow Welsh speakers to stay in the 
locality.  
 
In light of this, the proposed development, even as a 
windfall site, is expected to be in line of the housing 
growth expected in Bangor during the preparation of 
the LDP and the Welsh Language Impact Assessment 
of the development plan. The growth that may be 
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expected in the Hendre ward as a result of the 
development is in line with the adopted LDP and 
would not therefore be expected to detrimentally 
affect the Welsh language.   

Is there a likelihood that local people will migrate 
from the community as a result of the 

development? 
0 0 0 

The development would enable local people who are 
in need of social or intermediate rental properties to 
live in a highly accessible and sustainable location, 
meeting an identified need. The proposal is not 
expected to lead to out-migration from the local 
community, it will assist in keeping local people in the 
locality.   

Is the development likely to result in a change in 
the age structure of the community: more or 
fewer children, young people, middle-aged 
people, older people? 

0 1 0 

The housing need figures available from the Council’s 

Housing Options Team does not identify the age of 

applicants, however the units would be 1 and 2 bed 

units which would be expected to be occupied by 

young couples or families. It is considered that the 

proposal would therefore encourage local occupancy 

from the local area by retaining existing local people 

and families.  

The development would be expected to be suitable 

for occupancy by local people from the surrounding 
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area, as they would not comply with the Tai Teg 

requirements if they did not live or have a connection 

with the City or the County.  

 

 

Is there a likelihood that there will be a change in 
the balance between Welsh speakers (including 
learners) and individuals with no ability in 
Welsh? 

0 0 0 

It is acknowledged that the proportion of Welsh 
speakers in the Hendre ward is 45.3%.  
 
In accordance with the Tai Teg and Gwynedd 
Council’s Housing Option requirements on allocating 
social housing to local people, new residents to the 
application site will move from areas with a relatively 
high percentage of Welsh speakers. It will allow 
relocation of individuals/families within Bangor itself. 
The proposal is not expected to lead to a significant 
change in the number of Welsh speakers in the wider 
area because they would already be living within the 
locality.  
 
If there was a resident that would not be a Welsh 
speaker, in any case children would be enrolled into a 
school that has an aspect of Welsh medium 
education. There are also multiple Welsh learning 
resources available within the area for adult residents 
providing opportunities for Welsh learners.  

Is the change likely to be permanent or 
temporary? 

0 4 0 
The proposal relates to 25 residential units and 
therefore any change that would be experienced 
would be permanent.   
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Composite Score  0 8 0 

 
Effect – Neutral effect because the proposal will allow 
affordable housing for people that currently live in 
the ‘area of influence’. It will enable movement within 
Bangor, not in migration from communities that has a 
lower percentage of Welsh speakers. On the other 
hand, these will not be ‘new’ Welsh speakers in 
Bangor as they will already be residing in the city and 
speaking the language. Therefore, the impact would 
be neutral. 
 
Probability - High probability because the social 
housing is allocated in accordance with the Tai Teg 
and Gwynedd’s Housing Options team. 
 
Frequency – The mixed affordable and market 
housing development at Goetre Uchaf has shown that 
houses are being bought by local people. This 100% 
affordable scheme will provide further reassurance 
that Bangor and Gwynedd residents will occupy the 
properties.  
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2. VISUAL ELEMENTS  Score Comments 

Explain, with evidence, how the 
development will affect the Language 

Visibility in the area, in terms of promoting 
the unique culture of the area.   

Effect - E      
Minus 4 to 

+4 

Likelihood - T 
Minus 4 to 

+4 

Composite 
Score 

0 to 16 

 

Will the development increase visibility of 
the language?  
  

0 4 0 

The proposed development would include a 
Welsh name for the development and 
therefore has the potential to contribute 
towards maintaining and increasing the 
visibility of the Welsh language in Bangor. 
 
The name of the development will be in 
keeping with the surroundings.   

Corporate image and branding - signs and 
advertisements on the site that are under 
the control of planning, e.g. advertising 
signs/ marketing of new housing site, signs 

0 4 0 

The applicant, Adra, is a bilingual organisation 
and its Welsh Language Scheme was approved 
by the Welsh Language Commissioner in March 
2019 and updated in October 2019 to reflect 
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and advertisements to customers in public 
places on an employment site  
 

the new company name. It identifies that 
Adra’s fundamental objectives in relation to the 
Welsh language are to:  
 

• enable everyone who uses a service or 
has contact with them to do so through 
the medium of Welsh or English 
according to the personal choice of the 
individual; 

• ensure services of the highest quality 
through the medium of Welsh and 

English;   

• promote the use of the Welsh language 

in the community; and   

• encourage others to promote and use 

the Welsh language.   
 
Housing Associations can contribute towards 
the development of the Welsh language on a 
local or community level and Adra will aim to 
ensure that the Association’s policies and 
initiatives promote and facilitate the use of the 

Welsh language whenever possible.   
 
Adra will ensure that third-party organisations 
with whom Adra has any form of contractual 
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arrangement are aware of Adra’s obligations 
under the Welsh Language (Wales) Measure 
2011, and are made aware of Adra’s Welsh 
Language Policy. Adra aims to ensure that third 
party bodies acting on Adra’s behalf give due 

regards to the needs of Welsh speakers.   
 
The Welsh Language Scheme identifies that in 
terms of its corporate identity, the applicants 
will use the name Adra (Tai) Cyf on all 
occasions. Public image, including address, 
corporate slogan, visual identity and any other 
standard information used on the Association’s 
material and goods (such as promotional 
materials, publications etc.) and in other 
circumstances such as signs, and buildings will 
be bilingual. Adra will use Welsh branding only 

for some enterprises.   
 

• All information signs owned by Adra, 
including internal locations will be fully 

bilingual;   

• The size, standard of clarity and 
prominence of the words on the signs 
will respect the principle of language 
equality; 



 

 48 

• All materials aimed at the public will be 
bilingual with both languages appearing 
in the same document; and 

• All the information to be published on 
Adra’s public website will be bilingual, 
and material will be available to read on 

both languages at the same time.   
 

The following objectives will be implemented 
by Adra in relation to advertising and publicity 

activities:   
 

• Produce all materials in Welsh and 

English;   

• Conduct advertising campaigns in the 

press in Welsh and English;   

• Advertise on posters and information 

boards in Welsh and in English;   

• Conduct public surveys bilingually, 
whether through the post or face- to-
face; 

• Conduct direct marketing campaigns in 
Welsh and in English; and 

• Setup bilingual exhibitions and 

information stalls.   
 



 

 49 

 

Site name or development – will it keep an 
old Welsh name or will any new name be 
derived from historical, geographical or local 
links to the area, if practicable  
 

0 4 0 

The name of the development is proposed to 
be a Welsh name and would have regard to 
historical, geographical and local ties to the 
area.  
 

Composite Score 0 12 0 

Effect – Neutral effects as a relatively high 
proportion of Bangor residents can already 
speak the language, the visual elements are the 
‘norm’ within the surroundings. The visual 
elements do provide an opportunity of the 
student population to see the language and 
potentially encourage further of the use of the 
language.  
 
Probability – In accordance with Adra’s Welsh 
language policies, this is the effect that would 
be expected to occur in almost all similar 
developments by them. 
 
Frequency - This is the effect of at least 8 out of 
10 times for similar developments in the last 20 
years by Adra. 
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3. QUALITY OF LIFE INCLUDING 
COMMUNITY INFRASTRUCTURE 

Score Comments 

Explain, with full evidence, how the 
development affects the community's 

quality of life (public amenities and 
community facilities and services).   

Effect - E      
Minus 4 to 

+4 

Likelihood - T 
Minus 4 to +4 

Composite 
Score 0 to 

16 

 

To what extent does the development affect 
public amenity/ the environment in the 
area? Will the area be more/ less desirable 
to live in?  

0 4 0 

The site is currently not accessible to the 
general public. It is a brownfield site that has 
been unmanaged since the demolition of the 
Railway Institute.  
 
Developing this vacant site will provide passive 
surveillance and ensure that no groups 
congregate at the site during night hours.  
 
Any trees that are proposed to be removed will 
be replaced within the site itself, by specifically 
considering the site boundaries.  
 
This main public amenity features of this area is 
the city centre.  As demonstrated in previous 
sections, the development will provide an 
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opportunity for more local people to remain in 
the locality rather than student 
accommodation. These people will not impact 
the Welsh service provided at services and 
facilities within the city centre as they already 
live within Bangor or Gwynedd, where the use 
of the language on a daily basis is the norm.  
 
The development at this infill brownfield site 
will make the area more desirable to live in. It 
will have a neutral effect on the number of 
Welsh speakers. 

How adequate is the availability of childcare 
and pre-school places in the locality? 
 

0 2 0 

As most nurseries and pre-schools are run 
privately within Bangor, it is not possible to 
attain capacity numbers. However, there are 
nurseries available in the area, including Welsh 
language pre-school places at Ysgol Y Garnedd, 
Ysgol Cae Top and Ysgol y Faenol . 
 
A web search of the Mudiad Meithrin website 
identifies 28 Welsh medium child care groups 
such as Cylch Meithrin, Cylch Ti a Fi, Meithrinfa 
Dydd and Cylch Meithrin Dechrau’n Deg. 
 
Residential development is expected to 
generate an average of 0.03 pupils per unit for 
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nursery and pre-school education. Based on 
this, the proposed development is likely to 
generate 0.75 pupils, rounded up to 1. 
Therefore, it is considered that there is 
sufficient Welsh medium childcare within the 
area to support the proposed development.  
 

How adequate are the number of school 
places in the local area? Would the 
development be likely to call for more 
places or is there enough space in the 
schools? Are there enough resources so that 
schools can continue to fulfil their role in 
producing fluent Welsh speakers?  
 

0 2 0 

The adopted Supplementary Planning Guidance 
(SPG) on Housing Developments and 
Educational Provision confirms that residential 
development is expected to generate an 
average of 0.17 pupils per house for primary 
education. Based on this, the proposal would 
likely generate 4.25, rounded up to 5 requiring 
primary education. 
 
The proposed development of 18 houses is 
expected to generate an average of 0.16 pupils 
per house for secondary education (years 7-11) 
and 0.05 pupils per house for secondary 
education (years 12 & 13). Based on this, the 
proposed development would likely to generate 
4 pupils requiring secondary education (years 
7-11) and 1.25 pupils (round up to 2) requiring 
secondary education (years 12 & 13).  
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As the residents of the proposed development 
are likely to already be living within Bangor, any 
children will already be enrolled in local 
schools. Therefore, the number of required 
primary and secondary school places are 
already accounted for within the Bangor school 
numbers.  
 

How would the development be likely to 
affect the balance between non-Welsh 
speaking pupils and Welsh speaking pupils 
at school? Would more places be needed in 
the immersion unit? Are there enough 
resources to provide facilities and 
opportunities so that children from non-
Welsh speaking homes and those who have 
learned Welsh as a second language can use 
and improve their Welsh and become part 
of the Welsh community?  
 

0 0 0 

The development has the potential to give rise 
to a total of 9 pupils from the proposed 
development; 5 within primary schools, and 4 
within secondary school.  
 
As all of the apartments would be for local 
people in need of affordable housing or local 
people in need of market housing. Children 
would be expected to be already attending a 
local school and therefore this wouldn’t affect 
the balance of Welsh and non-Welsh speakers.  
 

Would the development increase demand 
for local facilities and services?  
 

0 3 0 

Given that the site is within the Bangor 
development boundary, developing the site is 
deemed acceptable. Especially considering that 
Policy Tai 1 (Housing in sub-regional centre and 
urban service centres) states that suitable 
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windfall sites will be supported within 
development boundaries. 
 
Given the location of the units so close to 
Bangor city centre, it is expected that any 
future occupants would utilise local facilities, 
which would benefit the local economy (for 
example, increase spending in local shops and 
eateries) within Bangor. It provides an 
opportunity to allow residents to live within the 
central core of the city, in turn this can provide 
significant benefits to city centre businesses.  
 
The development could slightly increase the 
demand for local facilities and services within 
the area. The spatial strategy for the LDP 
identifies that a sub regional centre (Bangor) 
provide the best range of services, employment 
opportunities and access to public transport.  
 
The proposed development is not expected to 
increase in demand on local facilities and 
services which is beyond their capacity in a city 
the size of Bangor. 
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To what extent does the development have 
a positive or negative impact on existing 
facilities or services?  
 

0 3 0 

As above.  

How will the development maintain or 
create new opportunities to promote the 
Welsh language in local facilities and 
services such as halls, shops, and so on?  
 

0 3 0 

The shops and services in Bangor already 
provide their service bilingually, with the 
majority of staff able to speak Welsh. Alongside 
this, the proposed new residents also already 
live within Bangor and contribute to the use of 
Welsh within shops and while using services.  

Does the development have the potential to 
have a positive or negative impact on the 
activities of different groups that are active 
in the community which were identified in 
the profiling work, e.g. nursery 
organizations, the Urdd, voluntary groups? 
What is the capacity of local providers to 
cope with the change? 
 

0 3 0 

As above.  

How could the Welsh community and its 
institutions integrate the development? 
 

0 4 0 

The proposed new residents will already be 
living within the Bangor area and therefore are 
integrated in the community. 
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Composite Score 0 24 0 

Effect - The proposal would support the growth 
proposed in the LDP within the sub regional 
centre of Bangor without leading to a demand 
which would adversely affect the community 
infrastructure, services and facilities that could 
be offered to the local population. This would 
be a beneficial effect in terms of the quality of 
life. However, the proposal is not expected to 
lead to a change to the projected number of 
Welsh speakers.  
 
Likelihood – This is the effect that is expected 
to occur. 
 
Frequency – The same effects would be 
expected in the majority of similar size 
developments that provide a high percentage 
of affordable housing.  
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4. THE HOUSING MARKET Score Comments 

Explain, with evidence, how the 
development is likely to affect the housing 
market in the area now and in the future, 

and in particular in terms of contributing or 
affecting the linguistic constitution  

Effect - E      
Minus 4 to 

+4 

Likelihood - T 
Minus 4 to +4 

Composite 
Score 0 to 

16 

 

Expected market price for the houses, and 
how this compares with household income 
locally.   

0 0 0 

100% of the units would be affordable units 
offered as social or intermediate rental 
properties. The rent would reflect that which 
would be affordable to a local person. This 
would be managed by Adra as the owners.   

Would the development be likely to have a 
positive or negative impact on the average 
house price in the area affected? 
 

0 0 0 

Not applicable, all rented properties.  
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Affordable housing contribution and how 
this compares with policy requirements 
 

0 3 0 

The proposal would provide 25 affordable 
units, 100% of the development. This exceeds 
the requirements of Policy TAI 15 for 20% 
affordable dwellings.  
 

Expected or proposed rate of development. 
Would it happen slowly? 
 

0 0 0 

The proposal relates to the development of 25 
apartments and therefore the units will be 
developed in one phase.  
 

Housing mix and how it compares with 
policy requirements, County or local 
surveys, or other sources of information 
 

0 4 0 

Details of housing need and the identified 
need for housing has been presented in 
Section 1 of this table and within the Housing 
Mix Statement.  
 

Housing numbers and how this compares 
with the demand for housing and the supply 
of housing given in the Plan, and those 
granted since the adoption of the Plan 
 

0 1 0 

In the 2015-20 period, it is noted in the March 
2020 Annual Monitoring Report (“AMR”) that 
522 affordable units were built in the Plan 
area. This is below the target of 575. The 
affordable housing units built since 2015 are as 
follows: 
 

• 2015/16 -82; 

• 2016/17 – 68; 

• 2017/18 – 61; 

• 2018/19 – 187; and 

• 2019/20 – 124. 



 

 60 

 
The development of a further 25 affordable 
housing units will assist in in the LPA achieving 
their affordable housing trajectory target.   
 
Further to this, the LDP includes an indicative 
provision of 478 residential units to be built in 
Bangor on windfall sites over the plan period. 
There is no specific indicator within the AMR 
that monitors the number of residential units 
that have been built on windfall sites within 
Bangor itself. 
 
Across Gwynedd, the expected housing 
completions on windfall sites up to 30th March 
2020 within the authority was 2727. The actual 
units completed was 2854. This demonstrates 
that the delivery of housing on windfall sites is 
consistent with the expected trajectory. 
 
As the full capacity of the indicative provision 
for residential units on windfall sites has not 
been reached, there is currently capacity for 
windfall sites in the settlement of Bangor and 
this will be part of the future housing 
trajectory figures.  
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Increased potential impact the development 
could have, taking into account any other 
relevant recent developments in the local 
area 
 

0 3 0 

As mentioned in the previous section of the 
WLIA, the recent major residential 
development within Bangor was Goetre Uchaf, 
located in Penrhosgarnedd.  
 
The potential Welsh language impact of this 
developments has previously been assessed 
and accepted by the LPA. The development 
has provided additional affordable and market 
housing stock for the locality. The vast majority 
of the occupants of these residential units 
(including the market housing element) are 
young individuals/families from the local area, 
this demonstrates the demand of such housing 
for this age group. 
 
Another development of note that is currently 
under construction is the former social club at 
Deiniol Road, Bangor. The 38 apartment 
development will provide a mix of social 
rented and open market rent apartments, with 
68% of the units being affordable. The 
potential Welsh language impact of this 
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development has previously been assessed 
and accepted by the LPA and will provide 
additional affordable and market apartments 
for the locality.  
 
The residential development at Goetre Uchaf 
provided opportunities for young families to 
stay in the locality and to start reversing this 
out migration of the 16 to 34 year old age 
group. However, the Affordable Housing 
Statement that forms part of this application 
submission demonstrates that there is still a 
high level of need for such affordable housing 
within Bangor.  
 
Therefore, the proposal provides an 
opportunity to keep Welsh speakers within 
locality.   
 

Would the development increase the 
demand for private rented housing, which 
would mean less stock available to local 
households? 
 

0 0 0 

 
Not applicable, all of the units on site will be 
managed by Adra, an affordable housing 
provider. 
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Composite Score 0 11 0 

Effect - Overall, the proposed development is 
expected to lead to a neutral effect on the 
Welsh language when considering the housing 
market as it would provide 25 affordable 
apartments for local people. As these people 
already contribute to the percentage of Welsh 
speakers in Bangor, it is essentially a 
movement of people within the city. It would 
not increase the percentage of Welsh speakers 
across Bangor. 
 
Likelihood – It is likely that the proposed 
development would have a beneficial effect on 
the housing market in the area of Bangor.  
 
Frequency - This is the effect that would be 
expected to occur in all similar developments 
in Bangor the last 20 years as the proposal 
would provide 100% affordable housing when 

the policy requirement is for only 20%.  

 
 

5. ECONOMIC FACTORS Score Comments 
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Explain, with evidence, how the 
development affects the economics of the 

local area.   

Effect - E      
Minus 4 to 

+4 

Likelihood - T 
Minus 4 to +4 

Composite 
Score 1 to 

16 

 

How does the development contribute to 
existing employment opportunities in the 
area?   

0 2 0 

The proposal is for apartments, and whilst the 
proposal would offer employment 
opportunities during the construction phase, 
this key issue is considered to be more 
relevant to commercial and employment 
developments.  
 
Construction and maintenance skills will be 
required during and after the development. 
The appropriate skills are to be found in the 
local area; and it is expected that a high 
percentage of local companies will be able to 
communicate through the medium of Welsh.  
 
Social clauses will be given to the developer 
through the building contract to maximise 
employment and training opportunities via 
procurement and employing locally. Adra has 
already had great success regarding 
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employment and training opportunities and 
these good practices will continue with this 
development. It is envisaged that many of the 
skills required for the construction and 
maintenance phase of the development will be 
locally sourced.  
 
As well as employing locally it is expected for 
the developer to employ apprentices and 
provide training to several residents, these 
workers will be given the opportunity to gain 
experience and develop skills and employment 
opportunities will arise. Adra has had some 
success in providing several apprenticeship 
opportunities since 2011 when the company 
(previously known as CCG) was established.  
 
It is not considered that this development will 
have an adverse effect on local jobs or 
threaten the jobs of the local Welsh speaking 
population. It is expected that this 
development will safeguard local jobs and 
there will be a demand for local services and 
goods during the construction and 
maintenance phase.  
 
The development may provide social and 
economic opportunities, and it is hoped that 
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local companies can increase their workforces 
during and after the construction phase. A 
range of services from general builders will be 
required during the 'build to maintain' works 
following the completion of the development.  
 
Furthermore, there will be a need to 
procure/purchase materials from local building 
contractors/suppliers, which will also create 
opportunities to bring economic benefits to 
the area. 
 
Adra promotes opportunities locally for 
training and employment and has done very 
successfully through the housing quality 
improvement program and development 
program over the last 8 years in Gwynedd.  
 
Adra is committed to creating training and 
employment targets, as well as ongoing and 
tangible benefits to the community through 
Adra’s Capital Investment Frameworks and 
New Build contracts. Adra continue to adhere 
to the Welsh Government's i2i Can Do Toolkit 
of at least 52 weeks of training for every £ 1m 
spent on the project. These targets are 
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carefully monitored and reported on a monthly 
basis through Adra’s suite of Key Performance 
Indicators and monthly progress meetings with 
service providers.  
  

Does it promote economic diversity in the 
local area, i.e. creating jobs that are not 
available locally? 
 

- - - 

As above. The proposal is an apartments 
development and not specifically for 
employment.  
 

Number of full and/or part-time jobs  
 

- - - 

The proposal relates to a residential 
development and any employment 
opportunities would be through in-direct 
effects. The number of employment 
opportunities during construction is not 
known.  
 

Skills that are necessary for the business or 
organization and how this compares with 
local people's labour skills (within the Travel 
to Work area)  
 

- - - 

As per the previous comments above.  

Salaries that will be offered and how these 
compare with average salaries in the area  
 

- - - 

The proposal is for a residential development, 
therefore this is not applicable.  
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Labour skills of local people (within the 
Travel to Work area) and the likelihood 
according to the above assessment that the 
jobs will be filled from among the local 
population 
 

- - - 

As per the previous comments above. 

Is it likely to have to search outside the local 
area for employees, e.g. for specialist skills  
 

- - - 

The proposal is for a residential development, 
therefore this is not relevant.  

Will a front-line service be provided to the 
public? 
 

0 4 0 

Adra will be the main point of contact for the 
site. All their services are through the Welsh 
language.  

Which language skills are essential and 
desirable for the jobs created by the 
development. These will need to be defined 
as part of the development’s Welsh 
language plan (voluntary or statutory)  
 

- - - 

The proposal is for a residential development, 
therefore this is not relevant. See above 
comments that demonstrates Adra’s 
commitment to the Welsh language.  
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Language skills that will be necessary to 
integrate into the local community, i.e. what 
language would be necessary for different 
types of jobs  
 

- - - 

The proposal is for a residential development, 
therefore this is not relevant. See above 
comments that demonstrates Adra’s 
commitment to the Welsh language. 

Increased potential impact the development 
could have, taking into account any other 
relevant recent developments in the local 
area 
 

- - - 

The proposal is for a residential development, 
therefore this is not relevant. See above 
comments that demonstrates Adra’s 
commitment to the Welsh language. 

Is the development likely to have a positive 
impact on current local businesses, e.g. by 
offering business opportunities to supply 
the requirements of the new business for 
goods?  
 
 

0 3 0 

See comments above that demonstrate Adra’s 
commitment to using local businesses, 
services, goods and workforce. The proposal 
will specifically support the local construction 
sector during the construction phase and the 
maintenance sector thereafter.  

Composite Score 0 9 0 

Effect - The employment opportunities offered 
as part of the development and by Adra 
themselves are beneficial for local people 
including Welsh speakers, however the scale is 
not expected to lead to a change in the 
number of Welsh speakers and therefore a 
neutral effect on the economy is expected.  
 
Likelihood - It is almost certain that the 
proposed development by Adra would have a 
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beneficial effect on employment and 
businesses in Bangor and the surrounding 
area.  
 
Frequency - This is the effect that would be 
expected to occur 5-8 out of 10 times for 
similar developments in the last 20 years.  
 
 

 



 

 

 

 

 

 

 

 
            
 
 
 
 
 
 
 
   

Summary of Findings – Benefits and Risks  

8.9 The proposed development would provide 25 affordable residential units on a site 

within the Bangor development boundary.  

Affordable Housing Need – Housing Market/Mobility of Population 

8.10 There is an identified need for social rented and intermediate rented units in Bangor 

and the Hendre ward, as confirmed through the Tai Teg register and housing need 

figures provided by Gwynedd Council Housing Options Team and shown within the 

submitted Affordable Housing Needs document that forms part of this application. 

The proposed development would therefore contribute towards meeting the 

identified need for 1 and 2 bed apartments within the local area.  

8.11 At present Adra owns and manages 1,183 of 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.  From the 1,183 properties that Adra own, 816 are houses, 

293 are flats/maisonettes and 74 are bungalows. This mix provides opportunities for 

all families and individuals to find a suitable home.  

8.12 By providing properties along a convenient and regular public transport network 

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

therefore reducing car dependence.  

8.13 Providing 1 and 2 bedroom apartments will offer an opportunity for residents that 
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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. 

8.14 The proposal for 25 affordable units would enable local people to meet their 

identified need for housing and stay in the local area. In turn, this maintains the 

percentage of Welsh speakers within Bangor. As the potential residents will be 

moving from one location to another within the city itself, the proposal will have a 

neutral impact on the Welsh language.  

Visual elements of the Welsh Language 

8.15 The proposal is expected to beneficially contribute towards the visual elements of the 

Welsh language in the local area. The scheme would be developed giving full regard 

to Adra’s Welsh Language Scheme which has been approved by the Welsh Language 

Commissioner.  

8.16 As Welsh is already used regularly by Bangor residents and services, the visual 

element will have a neutral impact on the language. 

Employment 

8.17 Whilst the proposal relates to housing, it also provides the opportunity to beneficially 

contribute towards local employment including up-skilling local workforce and the 

requirement for the appointed contractor to offer local apprenticeships which is 

linked to the overall value of the contract.  

Risks 

8.18 The primary risk of the development proposal is ensuring that the housing remains 

affordable for local people. Therefore, to minimise this potential risk, Adra would 

accept a legal agreement that ensures the development is to be 100% affordable 

housing.  
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8.19 Another risk is that there is no local need for affordable housing of this type. This is of 

course not the case, as demonstrated within the Affordable Housing Needs 

statement prepared by Adra. Even if the need was not in Bangor itself, all of the 

surrounding local towns and villages have a high percentage of Welsh speakers. 

Therefore, their migration into the area would not significantly impact, it may in fact 

increase the use of the language within Bangor. 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 74 

9.0 Mitigation and Improvement 

9.1 Consideration of the effects of the proposed development on Welsh language and 

the community presented in Sections 7 and 8 have identified an overall neutral 

effect. No mitigation measures are considered to be necessary to make the proposed 

development acceptable however measures to enhance beneficial effects are set out 

below:  

• Commitment to develop the scheme in accordance with Adra’s Welsh 

Language Scheme (which received approval of Welsh Language 

Commissioner on the 19th March 2019 and revised to reflect the new 

company name in October 2019);   

• Procure the development contract using the Sell2Wales Framework and 

awarded on the basis of a competitive tender under the JCT Design and Build 

Contract (2011);   

• Include clauses in the construction contract to encourage the sourcing and 

procurement of the local workforce in and around Bangor. It is envisaged 

that many of the skills required for the construction and maintenance phase 

of the development will be locally sourced;   

• Include clauses in the construction contract to ensure a certain number of 

apprenticeships are created on site. Furthermore, training opportunities can 

be sought for students following construction courses at Coleg Menai and in 

Technical Departments across North Wales at Grŵp Llandrillo Menai; 

• Commitment to provide a Welsh name for the development;   

• If deemed appropriate by the LPA, Adra will commit to collate and share 

information (in accordance with Data Protection regulations) about the 

future occupiers of the dwellings, and update that information regularly over 
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a period of five years, sharing the information with the Council.  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10.0 Conclusions  

10.1 This assessment 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.   

10.2 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 to 

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

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

10.3 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.   

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

individuals, couples and families to remain within Bangor, without having to look 

outside of the city for housing options. This is on a site that currently has an 

implementable permission for 48 student living units.  

10.5 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.  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	1.3 Therefore, this assessment follows the methodology set out within the SPG. As the application is for a “proposed development on an unexpected windfall site for large-scale housing development” , the application is required to be supported by a WLI...
	1.4 This assessment should be read in conjunction with the other technical documentation submitted in support of the planning application. The assessment is prepared to demonstrate and communicate that consideration has been given to the Welsh languag...
	1.5 This report has been completed by a “competent person”, as defined with the specific requirements of the LPA’s WLIA methodology.
	1.6 Section 2 of this Statement provides the site context, while Section 3 describes the key elements of the application proposal. Section 4 reviews the policy context and Section 5 provides the WLIA methodology. Section 6 sets out the relevant baseli...

	2.0 Site context
	2.1 The application site extends to 0.15 ha 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 Loc...
	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 new build Ysgol y Garnedd are the closest primary school schools to the application site. As part of the reorganisation of schools in the Bangor area in 2020, Ysg...
	2.7 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 applic...
	2.8 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 ...
	2.9 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 e...
	2.10 There are existing trees located along the periphery of the site, with a cluster located on the boundary with the Royal Mail depot.
	2.11 The extent of the application site is shown on the red line site boundary plan (Dwg. C1045EUS-AGA-A1-XX-DR-A-0001-RevA) submitted with the application.

	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 suitable for a residential 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: 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.
	3.6 Adra has identified the site as an ideal and sustainable development opportunity to provide much-needed new affordable homes for the local area.
	3.7 The 25 affordable residential units will be provided to meet the identified local needs.  All of the affordable units will be offered by Adra on social-rented or intermediate rented basis, where rent levels have regard to the Welsh Government’s gu...
	3.8 Regarding the Welsh language, it is the working language of the company. Adra’s main service users are those who live in their homes, tenants and residents are a cross section of families, single people and older people. Adra encourage them to use...
	3.9 Adra’s Welsh Language Charter demonstrates their clear commitment to the language, some of these include:
	 They will always promote and encourage customers, staff and partners to use the Welsh language as they recognise that the Welsh language is essential to the life and culture of many of the communities in which they operate and an essential element o...
	 They will work with partners to help the Welsh Government meet its ambitious target of securing one million Welsh speakers by 2050; and
	 They will use their role as a housing provider in non-Welsh speaking areas to promote the language in the best way they can.

	4.0 Policy context
	4.1 This Section summarises the policies relevant to the likely impact of the development proposal against community life and the Welsh language. It considers policy documents at both national and local level. A full account of the planning policy con...
	National policy
	Well-being of Future Generations (Wales) Act 2015
	4.2 The Well‐being of Future Generations (Wales) Act 2015 came into force on the 1st of April 2016. It requires public bodies such as Gwynedd Council to consider not only the present needs of local communities but also how their decisions affect peopl...
	Planning (Wales) Act 2015
	4.3 The Planning (Wales) Act introduced legislative provision for the Welsh language in the planning system. The Act requires the Welsh language to be considered as part of the sustainability appraisal of all documents within the LPA development plan....
	Planning Policy Wales (11th Edition, February 2021)
	4.4 Paragraph 3.25 of PPW explains that:
	“The Welsh language is part of the social and cultural fabric and its future well-being will depend upon a wide range of factors, particularly education, demographic change, community activities and a sound economic base to maintain thriving sustainab...
	4.5 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 languag...
	4.6 The Welsh language within the development management process is explained at Paragraph 3.28:
	. “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. Policies and decisions must not introduce any element of discrimination betwe...
	4.7 Turning to the requirements of the WLIA themselves, Paragraph 3.29 states that:
	“If required, 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. Any such areas should be defined cl...
	Technical Advice Note 20 (TAN 20) – Planning and the Welsh Language (October 2017)
	4.8 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 ...
	4.9 Paragraph 3.4.1 and 3.4.2 identify the circumstances that mitigation measures should be applied to reduce or eliminate potential adverse impacts of development on the Welsh language.
	Future Wales: The National Plan 2040
	4.10 The Future Wales – the National Plan 2040 is the national development framework, setting the direction for development in Wales to 2040. One of aims of the spatial plan is to:
	“have a million Welsh speakers in Wales by 2050 – an increase of almost 80% on current levels. The language will be an embedded consideration in the spatial strategy of all development plans. Where Welsh is the everyday language of the community, deve...
	4.11 Policy 1 (Where Wales will grow) drives the delivery of the Future Wales outcomes and ensures Future Wales’ policies and the planning system in general are committed to their achievement. Key issues such as the Welsh language, are core elements o...
	Cymraeg 2050: Welsh Language Strategy
	4.12 The Welsh Government’s Cymraeg 2050 strategy is not solely a planning policy document. The strategy builds on the aspirations of the Well-being of Future Generations Act (Wales) 2015 and sets out the commitment to work towards one million people ...
	4.13 The strategy explains that:
	“the land use planning system should contribute to the vitality of the Welsh language by creating suitable conditions for thriving, sustainable communities, supported by an awareness of the relevant principles of language planning.”
	4.14 With further explanation stating that:
	“Decisions regarding the type, scale and exact location of developments within a specific community has the potential to have an effect on language use, and as a result on the sustainability and vitality of the language. This calls for strengthening t...
	Local Policy
	Anglesey and Gwynedd Joint Local Development Plan 2011 to 2026
	4.15 The plan was adopted in 2017 and therefore represents the most recent expression of the Council’s development strategy for the Bangor area for the period up to 2026.
	4.16 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...
	4.17 Further to this, the policy states that the Councils will also promote the language by:
	“1. Requiring a Welsh Language Statement, which will protect, promote and enhance the Welsh language, where the proposed development falls within one of the following categories:
	a. Retail, industrial or commercial development employing more than 50 employees and/or with an area of 1,000 sq. m. or more; or
	b. Residential development which will individually or cumulatively provide more than the indicative housing provision set out for the settlement in Policies TAI 1 – TAI 6; or
	c. Residential development of 5 or more housing units on allocated or windfall sites within development boundaries that doesn’t address evidence of need and demand for housing recorded in a Housing Market Assessments and other relevant local sources o...
	2. 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 developme...
	3. Refusing proposals which would cause significant harm to the character and language balance of a community that cannot be avoided or suitably mitigated by appropriate planning mechanisms;
	4. Requiring a bilingual Signage Scheme to deal with all operational signage in the public domain that are proposed in a planning application by public bodies and by commercial and business companies;
	5. Expect that Welsh names are used for new developments, house and street names.”
	Supplementary Planning Guidance (“SPG”) - Maintaining and Creating Distinctive Sustainable Communities” (adopted July 2019)
	4.18 This SPG explains the requirements for applicants to satisfy Policy PS1 and provides guidance on how the planning authority will make decisions regarding the effect of proposed developments on the Welsh language.
	4.19 The guidance sets out a four step process and a flow diagram to follow while evaluating the potential impact of a development on the Welsh language. The guidance also provides the specific methodology of preparing a WLIA, this will be explained i...
	Welsh Language Promotion Plan for Gwynedd 2018 to 2023
	4.20 The Gwynedd Council Plan 2018-23 sets as one of its well- being objectives the aims to ensure that all residents can live in a community where the Welsh language is a natural part of life. This Strategy builds on the work carried out on the previ...
	4.21 To increase the use of the language within the authority, the Council want to see the following happening:
	 Families that see the benefit of using the language as a language of the home;
	 Schools and educational institutions that give encouragement and support to developing confident Welsh-speakers;
	 Young people that see a value to the language as a skill for life and as a means of entertainment and socialising, and who use it in every aspect of their lives;
	 Public bodies that offer Welsh language services regularly and to a high standard;
	 Private and business sector that gives the Welsh language value and status and that understands its value as a skill and a business asset;
	 The Welsh language is used naturally when developing and using technology;
	 Community groups given support to maintain the language as the natural means of communication and to ensure that people of all linguistic and social backgrounds are included in community activities;
	 The Welsh language given prominence in economic, housing and planning schemes locally in order to ensure that any schemes and developments contribute in a positive way towards the efforts to safeguard the Welsh language in our communities; and
	 Residents that are confident in using the Welsh language and show good will and a positive attitude towards it.
	4.22 These aims also identify areas in where new residential development can influence the use of the language and in some instances, protect the language. This includes, on site signage, appropriate Welsh names for new developments, Welsh language ma...
	Gwynedd and Anglesey Wellbeing Plan (2018)
	4.23 The plan focuses attention on the seven well-being goals and the five ways of working have been designed to support public bodies to meet the existing needs of their communities and ensure that the decisions of today do not harm future generations.
	4.24 Protecting and promoting the Welsh language forms part of the wellbeing plan. The plan recognises the importance of the Welsh language in terms of the social make-up and cultural identity of the area. We must ensure that residents can and choose ...
	4.25 The objectives look to increase the use of the Welsh language and promote the use of Welsh as the preferred language of communication between public bodies across Gwynedd. The Welsh language is at the central core of the plan.

	5.0 Methodology
	5.1 The methodology for considering the effect of the proposed development on the Welsh language and culture is based on the guidance provided in Gwynedd Council’s adopted SPG in relation to ‘Maintaining and Creating Distinctive and Sustainable Commun...
	5.2 Figure 1 below is taken from the SPG , it provides an eight stage flow chart that informs the processes required before planning application submission, during assessment of planning application and decision making.
	Figure 1 – Taken from SPG - Flow chart: formulating a development, its assessment and decision making
	5.3 Stages 1 to 5 of the flow chart are to be undertaken by the applicant before application submission. Stages 6 and 7 are the LPA requirements during the planning application assessment process and Stage 8 is a post planning requirement for the LPA ...
	5.4 Stages 1 to 5 are considered in the following sections of the WLIA, with specific explanation of each stage below.
	Stage 1: Screening the development
	5.5 Diagram 4 of the SPG provides specific guidance on the screening process of the proposed development. The guidance reiterates the importance of engaging with the LPA’s planning service and key stakeholders from early on during the pre-application ...
	5.6 In this instance, the proposal relates to the erection of 25 dwellings with 100% of these being affordable. The proposal is on a site that has an implementable planning consent for 48 student living units.
	5.7 As the application relates to a major development, PAC  is to be undertaken prior to the submission of a planning application. Comments received during the PAC and the applicants’ response to those comments will be set out in the PAC report that i...
	5.8 The extent of engagement undertaken prior to the submission of this planning application is considered to be proportionate for the proposal.
	5.9 The application is accompanied by an Affordable Housing Needs Statement and Housing Mix Statement. These statements prepared by Adra confirms that the proposed mix of units meet the identified need for housing in Bangor and the surrounding areas.
	5.10 On the basis of details set out above, the proposed development has been screened in accordance with guidance set out in the adopted SPG.
	Stage 2: Prepare a Statement, an Assessment report, or supporting evidence when required
	5.11 In accordance with the planning policy requirements, it has been determined that a WLIA is required. The WLIA is prepared in accordance with the guidance set out at Appendix 8 of the LPA’s SPG. Sections 6 to 9 of this documents forms the WLIA.
	5.12 Appendix 8 of the SPG encourages good practice relating to balancing the effects of the development and the use of a risk matrix. The SPG provides a sample risk/benefits matrix (figure 8.1 of the SPG) which can be used to identify the risk and th...
	5.13 The example risk matrix as it currently is, only allows negative effects to be identified from a proposed development and does not allow for the identification of neutral or beneficial effects. In light of this, for the purpose of this WLIA, we h...
	5.14 The matrix is an amendment of an earlier version of figure 8.1 of the SPG which was contained in the Post-Consultation version of the document. It is unclear why the sample Risk/Benefits Matrix contained in the adopted SPG has been amended to suc...

	Figure 2: Risk/benefits matrix – basis of the WLIA
	Stage 3: Identifying measures to avoid/mitigate/maximise, when required
	5.15 Sections 6 to 9 of this WLIA demonstrate the consideration that has been given to the potential effect of the development on the local community in Bangor and the Welsh language. Section 9 presents measures to mitigate adverse effect and enhance ...
	Stage 4: Prepare a Strategy including an Action Plan
	5.16 Following the consideration of effects at Sections 6 to 9. If mitigation and/or enhancement measures are considered necessary, a strategy is presented. If relevant, this is presented in Section 9 of this document.
	Stage 5: Submit the planning application
	5.17 The application is to be submitted following completion of the PAC process. The application submission will consider all comments during the PAC process and they will be incorporated into the proposal where necessary. Application submission will ...

	6.0 Relevant Baseline Information
	Identifying the area of influence
	6.1 The SPG requires the:
	“Definition of the area that the large development on an unexpected windfall site could influence directly or indirectly. The extent of the area will depend on its type of development, its scale and location.”
	6.2 As the site is not allocated for development, it is an unexpected windfall site. The definition of a large development in this context is a development that would involve having 10 or more housing units in Bangor .
	6.3 The site, which extends to 0.15 ha, lies at the western limits of the Hendre ward  , within the sub-regional centre area of Bangor. Other neighbouring wards that form part of the city include Deiniol, Marchog, Hirael, Garth, Menai and Glyder. The ...
	6.4 The latest 2019 data  describes Bangor as being 4.010km2, with an estimated population of 18,322 within the built up area. This equates to a population density of 4,569/km2 . The population has risen by 0.22% from 2011 to 2019.
	6.5 The latest 2019 data  describes the Hendre ward as 1km2 , with an estimated population of 1,484. This equates to a population of density of 1,488/km2 . The population has decreased slightly (-0.10%) from 2011 to 2019.
	6.6 By looking at a more localised data source  , the 2011 census describes the LL57 2YP postcode as having a total of 125 dwellings. These are split as follows:
	 Detached – 2.4%;
	 Semi-detached – 21.6%;
	 Terraced – 74.4%; and
	 Apartments – 1.6%.
	6.7 By looking at these different levels of statistics, it demonstrates that the proposed development of 25 apartments at the site is only a marginal addition to the current level of housing and population within the local neighbourhood, Hendre ward a...
	6.8 Another consideration in this case is the existing planning consent (APP Ref: APP/Q6810/A/17/3175831) for 48 living units for students on site. The LPA officers and planning Inspectorate have previously accepted that:
	“the nature of Bangor, in terms of the size of the population, linguistic pattern, the variety of services and facilities available there mean that the development should not have a detrimental impact on the Welsh language.”
	6.9 Further to the above, the submitted Affordable Housing Needs statement demonstrates that there is a high number of applicants for affordable units in Bangor. The data is described in full within the report but the Hendre ward itself has 274 applic...
	6.10 This illustrates that the development proposal will provide appropriate affordable housing opportunities for existing Bangor residents, it will not lead to an influx of residents outside of the local area. Therefore, the potential uplift in the l...
	Existing Local Population Profile
	6.11 The methodology set out in the SPG requires the consideration of the local demographic of the area of where the site is located. The proposed development is located within the Hendre ward, the baseline data for Bangor and the county of Gwynedd is...
	Population: 2001 and 2011
	Table 1: Change in population for 2001 and 2011
	6.12 The table above demonstrates that the total population of Hendre has increased over the 10 year period by 5.13%. This is consistent with the population patterns of Gwynedd as whole.
	6.13 The population of Bangor also increased between 2001 (15,280) and 2011 (17,988) . The figures demonstrates that the Menai (Bangor)/Garth wards have experienced a significant increase of 44.9% in its population aged 3 and over during the 10-year p...
	Welsh Speakers (3+): 2001 and 2011
	Table 2 – Percentage and change of Welsh speakers between 2001 and 2011
	6.14 Bangor as a whole experienced a decline of 9.3% point of Welsh speakers between 2001 and 2011 and the proportion of the population of Bangor who spoke Welsh in 2011 at 36.4% was significantly lower than that for Gwynedd at 65.4%, and also the Hen...
	6.15 It is considered that the likely cause of this reduction is the result of demographic changes in the population which entails a reduction in the number of children, increase in the number of older people, migration of people and the difference in...
	6.16 The general pattern of a reduction in number and proportion of Welsh speakers reflects the general trend for Gwynedd although the reduction was much lower for Gwynedd as a whole. It is likely that the reduction in the number and proportion of Wel...
	Welsh speakers by age: 2001 and 2011
	6.17 The next two tables show the percentage of Welsh speakers for different age groups for Hendre and the Gwynedd authority. The figures are based on the 2001 and 2011 census data. As the data source for Bangor is different, this is presented separat...
	Table 3 - Total percentage of Welsh speakers from different age groups
	Table 4 – Percentage change of Welsh speakers from different age groups
	6.18 The highest proportion of Welsh speakers in 2001 and 2011 is seen within 3 to 15 year olds. This demonstrates the important role of Welsh medium education in maintaining a high proportion of Welsh speakers and this is evident in the Hendre ward a...
	6.19 The importance of Welsh medium education is also reinforced because there is a continuous reduction in the percentage of Welsh speakers in the area from the age of 16 to 34, when statutory education ends.
	6.20 The 2011 Hendre figure of 24.9% 16 to 24 year olds being Welsh speakers is very low in comparison to the other age ranges. As Bangor is a university city, thousands of students of this age arrive from across the World to study. Even though there ...
	6.21 Looking at a more localised reason, individuals within this age group also move away from the Bangor area to pursue post secondary education opportunities which also leads to a reduced number of Welsh speakers that have been through Welsh medium ...
	6.22 The 2011 Gwynedd figure of 58.6% 16 to 24 being Welsh speakers is also likely to be diluted by the university population in Bangor where thousands of students of this age arrive from across the World to study, therefore this reduces the average f...
	6.23 This reduction in percentage Welsh speakers is also seen in the 25 to 34 age group across Hendre and Gwynedd as a whole. It demonstrates that there is still out migration of Welsh speakers from the community, this may be for a number of reasons s...
	6.24 Looking at the Hendre ward, the number of 35 to 49 year old Welsh speakers increased by 0.2% to 2011. This does indicate that by this age, Welsh speaking individuals or families can afford to buy a home in the area and move back to the area they ...
	6.25 The percentage of over 50 year olds speaking Welsh reduced significantly (21.2%) within Hendre over the 10 year period. The reason for this is not clear but it does indicate that there is increased out-migration of Welsh speakers within this age ...
	6.26 This change to the 50 to 64 year old Welsh speakers is not seen as drastically within the whole of Gwynedd.
	6.27 The number of 65+ Welsh speakers within Hendre has remained relatively consistent within ward. This indicates Welsh speaking families and/or individuals are not moving out of their homes  by this age and remain with the locality. On the whole, th...
	Figure 3: Graph showing number and % of the population of Bangor (aged 3 and over) who could speak Welsh in 2011
	6.28 The dashed grey line identifies the average percentage of the population who could speak Welsh in Bangor, and the red dots identify the proportion of each age group who could speak Welsh. The proportion of Welsh speakers amongst the 16 to 24 age ...
	Local Infrastructure
	6.29 This section considers the local infrastructure profile within Bangor.
	6.30 Bangor is identified as a sub-regional centre within the adopted LDP. The vision of the LDP sets out that:
	“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 o...
	6.31 The strategy recognises the major role of the sub-regional centre. They offer good range of employment, facilities and services that serve their own population as well as their wider catchment areas. Bangor is also recognised in the new National ...
	6.32 Bangor itself provides a strong role as home to a variety of residential developments, business and industrial developments, and heritage, cultural, leisure and commercial opportunities. At the moment there are a number of vacant units within the...
	6.33 The city benefits from being sustainability connected to the surrounding towns and villages, it forms a service centre for these settlements. The site itself is in a prime location for further connections to towns along the north Wales coast and ...
	6.34 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. As part of the reorganisation of schools in the Bangor area in 2020, ...
	6.35 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 appli...
	6.36 There are also leisure facilities located at Canolfan Brailsford, 300m to the north of the application site. The main employment hubs within Bangor is the city centre itself, Ysbyty Gwynedd, Llandygai Industrial Estate at the south eastern edge o...

	7.0 Welsh Language Trends and Key Issues
	Welsh Language Trends
	7.1 The presented data illustrates that Bangor is not one of the major strong holds of the Welsh language in Gwynedd. As Bangor is a university city, the influx of individuals from outside of Wales into the city during term time does dilute the percen...
	7.2 Since the most recent census data, there has been one major residential development within Bangor, the Goetre Uchel development located in Penrhosgarnedd. The potential Welsh language impact of this developments has previously been assessed and ac...
	7.3 Another development of note that is currently under construction is the former social club at Deiniol Road, Bangor. The 38 apartment development will provide a mix of social rented and open market rent apartments, with 68% of the units being affor...
	7.4 The census data from 2001 and 2011 demonstrates a trend that the percentage of Welsh speakers in the 16 to 34 age bracket in the Hendre ward is getting lower. With a further reduction of 13.4% of 25 to 34 year old Welsh speakers in the Hendre Ward...
	7.5 One of the reasons for this is out migration. Out migration for this age group can happen for a variety of reasons including pursuing higher education opportunities outside of Gwynedd, lack of housing stock within the city when seeking independent...
	7.6 The residential development at Goetre Uchaf provided opportunities for young families to stay in the locality and to start reversing this out migration of the 16 to 34 year old age group. However, the Affordable Housing Statement that forms part o...
	7.7 Current forecasts predict that the need for affordable and market housing in Bangor will only strengthen in the upcoming years. This is already seen on the ground, where house prices have increased by nearly 11.2%  in Bangor over the last 12 month...
	7.8 With this hike in house prices, the affordability of housing for the local community is becoming problematic. Hence the requirement for affordable housing that specifically responds to the housing need. If this trend continues and affordable housi...
	7.9 Further to the above, there is currently an implementable planning consent for 48 student living units on site. The LPA have previously considered and accepted the potential Welsh language impact of the proposal, providing student accommodation at...
	7.10 There is pressure on the housing market within Hendre ward and Bangor as a whole from the provision of self-contained flats or Houses in Multiple Occupation (HMO), this is mainly due to the type of accommodation being ideal as student accommodati...
	7.11 It should be specifically considered that several wards within the city are popular with students, who occupy a mixture of purpose-built accommodation (private sector and the University), HMOs, and traditional housing. It is reasonable to assume ...
	7.12 As a general note, second homes are not a significant problem in Bangor. Even if it was a problem, all of the proposed units are for affordable rental purposes. Providing affordable housing in Bangor to meet an identified need would also lead to ...
	Key Issues
	7.13 The information and data highlights the following key issues:
	 The percentage of Welsh speakers in Bangor itself decreased between 2001 and 2011, in accordance with the Gwynedd and national trends;
	 Trends show that between 2001 and 2011, there was a reduction in the percentage of 16 to 34 year old Welsh speakers in Bangor;
	 The student population impacts on the percentage of Welsh speakers within the city;
	 The vast majority of commercial, business and services uses in Bangor can provide their service through the Welsh language; and
	 All schools within Bangor offer an aspect of Welsh medium education.

	8.0 Welsh Language Impact Assessment
	8.1 This section of the statement considers the proposal against national and local policies and against the assessment identified set out within Section 4 of this document. This is based on the matrix included within Appendix 8 of the Anglesey and Gw...
	8.2 A summary of the findings and conclusions are included at the end of this section.
	Policy Background
	8.3 The proposal is for the provision of 25 apartments on an unallocated site within the development boundary of Bangor. In accordance with Policy PCYFF 1 (Development Boundaries), proposals within development boundaries are approved if they comply wi...
	8.4 Policy Tai 1 (Housing in sub-regional centre and urban service centres) states that suitable windfall sites will be supported within development boundaries. The policy sets out an indicate provision of 479 dwellings  to be provided in Bangor throu...
	8.5 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 ...
	8.6 The proposal would provide 100% affordable units, this exceeds the requirements of Policy TAI 15. The need for these affordable housing units are demonstrated within the submitted Affordable Housing Needs statement prepared by Adra.
	8.7 Therefore, it is considered that the proposal complies with local and national strategies in terms of delivering housing to meet an identified need within identified settlements.
	Welsh Language Impact Assessment
	8.8 The consideration of impact on the Welsh language is set out in table 5 below as required by the adopted SPG.
	Summary of Findings – Benefits and Risks
	8.9 The proposed development would provide 25 affordable residential units on a site within the Bangor development boundary.
	Affordable Housing Need – Housing Market/Mobility of Population
	8.10 There is an identified need for social rented and intermediate rented units in Bangor and the Hendre ward, as confirmed through the Tai Teg register and housing need figures provided by Gwynedd Council Housing Options Team and shown within the su...
	8.11 At present Adra owns and manages 1,183 of 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.  From the 1,183 properties that Adra own, 816 are houses, ...
	8.12 By providing properties along a convenient and regular public transport network allows people to connect to and from Euston Road to Bangor city centre with ease therefore reducing car dependence.
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