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1.0 Introduction
1.1

This Planning Statement has been prepared in a support of a full planning
application for the development of 18 dwellings ('the Proposed Development') on
1.1 acres of land off Coetmor New Road, Bethesda ('the Application Site').

1.2

The application is driven by the need for housing within Bethesda and Gwynedd
to help meet future housing needs within the County, to support economic growth
and diversify the housing stock.

1.3

This Planning Statement provides a background to the Proposed Development,
covering the Application Site and its surroundings, the policy context and the
technical assessments which have considered the potential effects of the
Proposed Development upon the Application Site and its surroundings.

1.4

The Planning Statement has been prepared to assist Gwynedd Council (the Local
Planning Authority) in its determination of the application and should be read in
conjunction with the suite of supporting material.

1.5

The structure of the Planning Statement is as follows:
-

1.6

Introduction
Application Site and Surroundings
Proposed Development
Pre- Application Consultation and Community Engagement
Planning Policy Context
Compliance with Planning Policy
Case for Development
Technical Considerations
Conclusions

A number of technical reports have been prepared to support this application and
should be read in conjunction with the Planning Statement:
-

Botanical Survey Report
Design and Access Statement
Flood Risk Assessment and Drainage Strategy
Ground Investigation Report
Preliminary Ecological Appraisal and Reptile Survey
Transport Statement
Tree Survey and Arboricultural Impact Assessment
Welsh Language Impact Assessment

2.0

Application Site and Surroundings

2.1

The Application Site covers an area of approximately 1.1 acre and is located off
Coetmor New Road in Bethesda. The Site is vacant and comprises the remains of
the former Brig Y Nant Residential Home, which has developed into a patchwork
of scrub and grassland.

2.2

The site has a varied planning history available online:
•

C10A/0161/13/AM – Outline planning for a residential development of 6
detached dwellings – Approved (06/11/2014)

•

C07A/0198/13/AM – Outline planning for the erection of four dwellings –
Approved (04/10/2007)

•

3/13/154E – Change of use to nursing home/ residential home – Approved
(05/08/1986)

•

3/13/154A - Erection of dwelling – Approved (06/07/1979

2.3

The site lies within a residential area and is abounded to the north and west by
predominantly two storey housing, despite the varied land levels. The site is bound
by open scrub/ grass land to the east and Coetmor New Road to the south.

2.4

The site is well located within the context of the town, close to all facilities that
residents require:

2.5

2.6

•

Londis supermarket is located 0.2 miles to the south east.

•

Bethesda Post Office is located 0.2 miles to the south east.

•

Hen Orsaf Medical Centre is located 0.3 miles to the south.

•

Ysgol Dyffryn Ogwen is located 0.2 miles to the north east.

•

Bethesda Library is located 0.3 miles to the south east.

•

The Bull Inn public house is located 0.4 miles to the south east.

The following transport nodes are also located in close proximity:
•

Direct bus routes into Bangor and Caernarfon operate from Rhes Ogwen
Terrace, 0.6 miles to the south east.

•

Bangor railway station is located 4 miles to the north. This station is on the
North Wales Coast Line between Crewe and Holyhead.

•

The A5 is located 100 metres to the south, which links to the North Wales
expressway, A55 and A487- the main arterial routes across north wales.

Vehicular and pedestrian access is taken directly from Coetmor New Road to the
west, from an unadopted private road, included within the Application boundary.

2.7

The Application Site lies within Flood Zone A and is not subject to any ecological
or environmental designations.

2.8

The site is not located within a conservation area and does not contain any listed
buildings. There are also no conservation areas or heritage assets within any
sufficient distance as to experience any impact as a result of the proposed
development.

2.9

The site lies within the development boundary of Bethesda, as outlined by the
Anglesey and Gwynedd Joint Local Development Plan (JLDP). Bethesda is
defined as a ‘Local Service Centre’ for Gwynedd within the JLDP.

3.0

Proposed Development

3.1

The application seeks full planning permission for 18 dwellings on land off Coetmor
New Road, Bethesda.

3.2

The Site Plan and Floor Plans have been provided to show the layout of the
Proposed Development within the Application Site.

3.3

The Site Elevations Plans and Sections have also been provided in support of the
Application and illustrate the proposed scale and massing.

3.4

The layout, scale, design and massing has been developed in response to the
surrounding context. A thorough assessment of the site and its benefits has
allowed a design which will maximize the sites opportunities and characteristics.
This is presented in the Design and Access Statement accompanying this
application.

Housing Numbers and Density
3.5

The Site Plan details how 18 dwellings would be delivered on the Application Site.
The Site Plan has been developed in accordance with Policy PCYFF 3 and the
aspiration of the Council to provide a suitable mix of dwellings that contribute to
creating an attractive and sustainable place to live.

3.6

The scale and massing of the development will respect the prevailing scale of the
surrounding built form. The proposed building heights will be 2 storey, in keeping
with surrounding context. The buildings have been designed to embed within the
surrounding landscape, not detracting or impacting upon the amenity of adjacent
residents.

3.7

It is considered the supporting package of drawings demonstrates a high-quality
design and one which accords with the prevailing development plan policies
PCYFF 3 & TAI 6, which requires a development to deliver high quality design and
is of a scale that is consistent with the character of the settlement.

Access and parking
3.8

Vehicular access to the proposed development will be achieved via a shared
surface access off Coetmor New Road, with a more traditional highway layout
provided within the site comprising a 5.5m wide carriageway and 2m wide
footways on both sides of the road, suitable for adoption. For further details please
refer to the submitted Transport Statement.

3.9

One public footpath runs adjacent to the Application Site, from Coetmor Road to
the north, through the Application Site to Coetmor New Road, utilising the existing
shared access road. This will be retained, with no impact on its routing or
alignment due to the proposed development.

3.10

36 car parking spaces will be provided. This is in compliance with the Councils
Parking Standards, as per the requirements of the JLDP Policy TRA 2.

Trees
3.11

A Tree Survey and Arboricultural Impact Assessment (Ref. EE.891/RTA.26.001)
has been carried out by Enfys Ecology. The Arboricultural Impact Assessment
considers the implications that the proposed development will have on the existing
trees and hedgerows within the site and also provides potential solutions to any
implications on trees where possible.

4.0

Pre-Application Consultation and Community
Engagement

4.1

This planning application is partly based on pre-application advice received and
engagement to be undertaken with the local community, prior to the submission of
the Application.

Pre-Application Advice
4.2

A request for pre-application advice relating to the development of 18 dwellings on
the Application Site was made to the Council in March 2021.

4.3

The initial written response was provided by Idwal Williams on 28 April 2021. The
written response considered the principle of residential development on the
Application Site and how the Proposed Development can address the relevant
planning policy, design and technical requirements as part of the proposed
planning application.

4.4

The pre-application response states that application site lies within the Gwynedd
Unitary Development Plan (GUDP) boundary of Bethesda and from that point of
view, developing the land for residential development is acceptable in principle.

4.5

The pre-application response raised initial concerns with the proposed access
arrangements, footway connections and potential for displaced parking on the
adjacent Coetmor Road.

4.6

However additional information was provided to the Highway Officer under
separate cover with the applicant confirming that they are willing to
upgrade/improve the existing footway through the site. In addition, the proposed
site layout was amended to remove all tandem parking from the access / pinch
point and in the immediate vicinity of the turning head to positively address the
Highway Officer’s outstanding concerns. The Highway Officer confirmed that “the
amendments and willingness to upgrade the footpath link positively address my
outstanding concerns, and the proposal as shown is acceptable to the
Transportation Service”, as shown in the correspondence presented in Appendix
B of the Transport Statement.

4.7

The Proposed Development has taken into account this pre-application response
when developing the site plan and access design that accompanies and supports
this application.

Community Consultation
4.8

Community consultation will be undertaken as part of the PAC (Pre-application
consultation) event, to allow for comments upon the draft proposals from those
within an influencing distance of the Application Site.

4.9

Leaflets outlining the proposals will be delivered to properties within close
proximity to the Application Site. A copy of the proposals will also be sent to local
councillors and members of the Planning Committee.

4.10

Full details of the community consultation will be detailed in the PAC Report.

5.0

Planning Policy Context
Introduction

5.1

Section 38 (6) of the Planning and Compulsory Purchase Act 2004 and paragraph
2.1.2 of Planning Policy Wales emphasise that planning applications should be
determined in accordance with the Development Plan, unless other material
consideration indicate otherwise. Planning considerations include National
Planning Policy and the Local Development Plan.

Adopted Development Plan
5.2

The Development Plan for Gwynedd Council consists of the following
documentation:
-

Anglesey and Gwynedd Joint Local Development Plan 2011- 2026
(JLDP)

5.3

The JLDP covers the period 2011 - 2026 and was adopted by the Council in
January 2017. The Local Plan sets out the vision and spatial strategy for the region
during the plan period.

5.4

Table 1 identifies the key policies from the Local Plan that the development will be
assessed against.
Table 1- Relevant Local Plan Policies

Policy

Description

Policy PS1

Welsh Language and Culture

Policy PS2

Infrastructure and Developer Contributions

Policy ISA1

Infrastructure Provision

Policy ISA5

Provision of Open Spaces in New Housing Developments.

Policy TRA2

Parking Standards

Policy TRA4

Managing Transport Impacts

Policy PS4

Sustainable Transport, Development and Accessibility

Policy PS5

Sustainable Development

Policy PCYFF1

Development Boundaries

Policy PCYFF2

Development Criteria

Policy PCYFF3

Design and place shaping

Policy

Description

Policy PCYFF4

Design and Landscaping

Policy PS17

Settlement Strategy

Policy TAI2

Housing in Local Service Centres

Policy TAI8

Appropriate Housing Mix

Policy TAI15

Threshold of Affordable Housing and their Distribution

Policy AMG5

Local Biodiversity Conservation

Material Considerations
National Planning Policy
5.5

Planning Policy Wales (Edition 11, February 2021) provides the overarching policy
context and guidance for planning within Wales. The primary objective of PPW is
to ensure that the planning system contributes towards the delivery of sustainable
development and improves the social, economic, environmental and cultural wellbeing of Wales, as required by the Planning (Wales) Act 2015, the Well-being of
Future Generations (Wales) Act 2015 and other key legislation and resultant duties
such as the Socio-economic Duty.

5.6

Paragraph 2.21 advises that planning authorities should ensure that social,
economic, environmental and cultural benefits are considered in the decisionmaking process and assessed in accordance with the five ways of working to
ensure a balanced assessment is carried out to implement the Well-being of
Future Generations Act and the Sustainable Development Principle. There may
be occasions when one benefit of a development proposal or site allocation
outweighs others, and in such cases robust evidence should be presented to
support these decisions, whilst seeking to maximise contributions against all the
well-being goals.

5.7

Paragraph 2.22 goes on to advise that the key factors in an assessment relate to
social considerations, economic considerations, cultural considerations and
environmental considerations.

5.8

Section 3 relates to design and Placemaking In Action. It considers that Good
Design Making Better Places. Paragraph 3.3 advises that good design is
fundamental to creating sustainable places where people want to live, work and
socialise. Design is not just about the architecture of a building but the relationship
between all elements of the natural and built environment and between people
and places. To achieve sustainable development, design must go beyond
aesthetics and include the social, economic, environmental, cultural aspects of the
development, including how space is used, how buildings and the public realm
support this use, as well as its construction, operation, management, and its
relationship with the surroundings area.

5.9

Paragraph 3.55 states that previously developed (also referred to as brownfield)
land (see definition overleaf) should, wherever possible, be used in preference to
greenfield sites where it is suitable for development. In settlements, such land
should generally be considered suitable for appropriate development where its reuse will promote sustainability principles and any constraints can be overcome.

5.10

Paragraph 4.2.2 advises that the planning system must:
•

identify a supply of land to support the delivery of the housing requirement
to meet the differing needs of communities across all tenures;

•

enable provision of a range of well-designed, energy efficient, good quality
market and affordable housing that will contribute to the creation of
sustainable places; and

•

focus on the delivery of the identified housing requirement and the related
land supply.

5.11

Paragraph 4.2.1 advises that new housing development in both urban and rural
areas should incorporate a mix of market and affordable house types, tenures and
sizes to cater for the range of identified housing needs and contribute to the
development of sustainable and cohesive communities.

5.12

With regards to density paragraph 4.2.22 states that planning authorities will need
to ensure that in development plans and through the development management
process they make the most efficient use of land and buildings in their areas.
Higher densities must be encouraged on sites in town centres and other sites
which have good walking, cycling and public transport links.
Technical Advice Notes
TAN 5 – Nature Conservation and Planning

5.13

Technical Advice Note 5 ‘Nature Conservation and Planning’ provides advice
about how the land use planning system should contribute to protecting and
enhancing biodiversity and geological conservation.

5.14

Paragraph 16.1 states that biodiversity conservation and enhancement is an
integral part of planning for sustainable development. The planning system has an
important part to play in nature conservation. The use and development of land
can pose threats to the conservation of natural features and wildlife. Past changes
have contributed to the loss of integrity of habitat networks through land-take,
fragmentation, severance, disturbance, hydrological changes and other adverse
impacts. But development can also present significant opportunities to enhance
wildlife habitats and the enjoyment and understanding of the natural heritage.
TAN 12 – Design

5.15

The guidance in TAN 12 has been considered in formulating the proposal and in
reporting on the Design and Access issues. The Welsh Government is strongly
committed to achieving the delivery of good design in the built and natural
environment which is fit for purpose and delivers environmental sustainability,
economic development and social inclusion.

5.16

Paragraph 5.5.1 of TAN 12 states that the distinctive settlement patterns which
characterise much of Wales have evolved in part in response to the country’s
diverse landscape and topography. The way in which development relates to its
urban or rural landscape or seascape context is critical to its success. Because of
this, an understanding of landscape quality, including its historic character, is
fundamental to the design process.
TAN 18 – Transport

5.17

TAN 18 has been considered as part of the design of the Proposed Development.
The aim of TAN 18 is to ensure that new development is located where there is,
or will be, good access by public transport, walking and cycling thereby minimising
the need for travel and fostering social inclusion.

5.18

TAN 18 provides guidance on providing good accessibility with objectives such as:
-

ensuring new development is located where there is, or will be,
good access by public transport, walking and cycling thereby
minimising the need for travel and fostering social inclusion.

-

ensuring that new development and major alterations to existing
developments include appropriate provision for pedestrians
(including those with special access and mobility requirements),
cycling, public transport, and traffic management and
parking/servicing.

TAN 20 – Planning and the Welsh Language
5.19

TAN 20 provides guidance on how the planning system considers the implications
of the Welsh language when preparing LDPs and making decisions. The LPA
should consider the needs and welfare of the Welsh language, and in so doing,
contribute to its well-being.

6.0

Compliance with Planning Policy
Principle of Development

6.1

Policy PCYFF1 (Development Boundaries) identifies Development Boundaries for
the Sub-regional Centre, Urban Service Centres, Local Service Centres, Service
Villages and Local / Rural / Coastal Villages. Proposals within Development
Boundaries will be approved in accordance with the other polices and proposals of
this Plan, national planning policies and other material planning considerations.

6.2

The Application Site is within the Bethesda settlement boundary, a Local Service
Centre as defined in the JLDP.

6.3

The Proposed Development is of a scale appropriate to the surrounding development
context and will not have a detrimental impact on the function and role of local
services.

6.4

This Planning Statement and the supporting documentation demonstrate that the
Proposed Development is in compliance with both national and local planning policy
and other material considerations.

6.5

Policy PCYFF2 (Development Criteria) states that a proposal should demonstrate
that it is in compliance with the relevant policies in the Plan and National planning
policy and guidance. Proposals should make the most efficient use of land, including
achieving densities at a minimum of 30 housing units per hectare for residential
development. Proposals should also provide appropriate amenity space to serve
existing and future occupants and include provision for storing, recycling and waste
management.

6.6

The Policy advises that planning permission will be refused where the Proposed
Development would have an unacceptable adverse impact on: the health, safety or
amenity of occupiers of local residences, other land and property uses or
characteristics of the locality due to increased activity, disturbance, vibration, noise,
dust, fumes, litter, drainage, light pollution, or other forms of pollution or nuisance.

6.7

This planning policy analysis demonstrates how the Proposed Development complies
with the relevant Local Plan policies and should be considered sustainable
development.

6.8

The Application Site is just under 0.5 hectares. The Proposed Development seeks to
provide 18 dwellings on the Application Site. The Proposed Development therefore
achieves in excess of the required housing density.

6.9

No issues have been raised during the supporting technical assessments in respect
of impacts on highways, drainage, contamination and foul sewage infrastructure. The
Principal Contractor will also work to a Construction Environmental Management
Plan, during construction to ensure there are no adverse effects on adjacent residents
from construction noise, dust, fumes, litter and other forms of pollution.

6.10

Policy PS16 (Housing Provision) states that based on the level of anticipated housing
need, balanced against deliverability, environmental and landscape constraints,
economic and demographic prospects, and potential demographic profile, the
Councils will make provision for a requirement for 7,184 housing units between 2011
and 2026. This requirement will be met by identifying opportunities for around 7,902
housing units to enable a 10% slippage allowance.

6.11

A constant minimum 5-year supply of housing land will be maintained by allocating
land and facilitating development on windfall sites and by using existing buildings.

6.12

The Isle of Anglesey County Council and Gwynedd Council Joint Housing Land
Availability Study 2019 states that the Council has a supply of 5.3 years of deliverable
housing sites. However, the Gwynedd Local Housing Market Assessment (LHMA)
(2018) has identified a need for 707 additional affordable homes annually over the
plan period (2018 – 2023). The LHMA identities that the overall split of tenure types
can be looked at on a site-by-site basis and will depend upon the demand on the
waiting lists at that time. Developers and RSL’s are encouraged to discuss the tenure
mix of new schemes with the Housing Strategy team at an early stage of the
development process to ensure that the right type and mix of housing is provided on
site.

6.13

The Applicant has sought the advice of the Strategic Housing Unit, at Gwynedd
Council and they have confirmed that there is a requirement for dwellings within
Bethesda and the mix of units proposed is aligned with their current demand for this
region.

6.14

The Proposed Development will therefore help to meet a shortfall in Gwynedd for
affordable dwellings, in a location that has been assessed as suitable and with
sufficient demand, for a scheme of this type, size and tenure.

6.15

Policy PS17 (Settlement Strategy) states that housing development is distributed in
accordance with the following settlement strategy based on a settlements level of
service provision, function and size (population) and subject to its environmental,
social and infrastructure capacity to accommodate development:
Category
Type of Development
Local Service Centres – 22% of the Plan’s Growth located within:
(iii) Local 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.

6.16

The Application Site is not allocated for residential development but is within the
Bethesda development boundary, where windfall sites for residential development
can be permitted. Bethesda is in a sustainable location and often considered a
commuter town upon the A5 road, with easy access to many towns and cities across
the North Wales, due to its proximity to the main arterial transport routes through
North Wales.

6.17

The Proposed Development is of a scale appropriate to the surrounding development
context and will not have a detrimental impact on the function and role of local
services.

6.18

Potential cumulative impacts will be considered by the Council as part of the
determination process. It is for the Council to determine how much development is
appropriate in Bethesda when considered against Planning Policy in respect of
sustainable development.

6.19

The assessment work undertaken details that the proposals are of limited impact to
local services and infrastructure and that on balance the proposals represent
sustainable development.

6.20

Policy TAI2 (Housing in Local Service Centres) states that in Local Service Centres,
housing to meet the Plan’s strategy will be delivered through housing allocations and
suitable windfall sites within the development boundary.

6.21

The JLDP recognises the role of Local Service Centres, identifying that they often
have a good degree of accessibility by public transport to the higher order Centres.
Over the Plan period housing growth be directed to land within or on the fringe of
these Local Service Centres. The Centres will provide for a combination of market
and affordable housing, including local need.

6.22

The Application Site is within the development boundary of Bethesda, which is
identified as a Local Service Centre within the JLDP. The Application Site is
brownfield land, within a wholly residential setting and has had planning permission
approved for residential development on the site in 2014. The Proposed Development
will also provide a mix of open market and affordable dwellings. The exact mix of
tenures will be agreed as part of the S106 negotiation.

6.23

The Proposed Development is therefore in compliance with Policy TAI2 and
represents a suitable, sustainable and deliverable development opportunity.

6.24

Policy TAI8 (Appropriate Housing Mix) states that the Council will work with partners
to promote sustainable mixed communities by ensuring that all new residential
development contributes to improving the balance of housing and meets the identified
needs of the whole community.

6.25

Proposals should contribute to creating sustainable mixed communities by
maximising the delivery of affordable housing, ensuring the correct mix of housing
unit types and tenures to meet the needs of the Plan areas current and future
communities and ensuring high standards of design that create sustainable and
inclusive communities in line with Policy PCYFF 3.

6.26

The Proposed Development would contribute towards the local requirement for
affordable housing provision, by providing at least 2 dwellings as affordable to fulfil
the local housing need. The houses will be managed by Grŵp Cynefin who are a
Registered Social Landlord (Housing Association) who provide homes across dix
North Wales and North Powys local authority areas. The number, mix and tenure
have been discussed with the Strategic Housing Unit and will be agreed as part of
the S106 negotiation.

6.27

Policy TAI15 (Threshold of Affordable Housing and their Distribution) states that the
Councils will seek to secure an appropriate level of affordable housing across the
Plan area by working in partnership with Registered Providers, developers and local
communities to meet the minimum target.

6.28

All developments will be required to achieve an appropriate mix in terms of tenure,
types and sizes of local need affordable housing.

6.29

The Proposed Development seeks to provide at least 10% of the housing as
affordable, this is in compliance with the policy requirement.

6.30

The mix and tenure of units has been designed to maximise the site opportunities –
this final layout and provision has also been discussed and agreed with the Local
Housing Unit and RSL who will be taking over the management of the estate.

Design and Landscaping
6.31

Policy PCYFF3 (Design and Place Shaping) states that all proposals will be expected
to demonstrate high quality design which fully takes into account the natural, historic
and built environmental context and contributes to the creation of attractive,
sustainable places.

6.32

The submitted package of drawings demonstrate the strong emphasis on a design
which is in keeping with the local form, scale and layout of the immediate surrounding
development, complementing yet no detracting from the overall character and
aesthetic of the locality.

6.33

For further detail on the proposed design and how the surrounding context has helped
develop the proposals please refer to the submitted Design and Access Statement.

6.34

Policy PCYFF4 (Design and Landscaping) states that all proposals should integrate
into their surroundings. Proposals that fail to show (in a manner appropriate to the
nature, scale and location of the proposed development) how landscaping has been
considered from the outset as part of the design proposal will be refused.

6.35

The Site Plan and supporting rhetoric within the Design and Access Statement details
the outline landscaping and open space strategy, however this information will be
confirmed at the planning condition stage.

6.36

Policy PS5 (Sustainable Development) states that development will be supported
where it is demonstrated that they are consistent with the principles of sustainable
development.

6.37

Paragraph 8 of the NPPF states that achieving sustainable development means that
the planning system has three overarching objectives, which are interdependent and
need to be pursued in mutually supportive ways (so that opportunities can be taken
to secure net gains across each of the different objectives): Economic; Social; and
Environmental.

6.38

Section 7 (Case for Development) of this Planning Statement demonstrates that the
Proposed Development comprises sustainable development, across all three
dimensions.

6.39

Policy ISA5 (Provision of Open Spaces in New Housing Developments) states that
new housing proposals for 10 or more dwellings, in areas where existing open space
cannot meet the needs of the proposed housing development will be expected to
provide suitable provision of open spaces in accordance with the Fields in Trust
(FIT)benchmark standards of 2.24 hectares per 100 population.

6.40

No public open space provision is provided as part of the Proposed Development,
although suitably sized gardens and private amenity areas are provided for each
dwelling.

6.41

Guidance on acceptable walking distance and time is published by FIT in its
document Beyond the Six Acre Standard (2015). The FIT guidance, alongside the
Gwynedd Council Supplementary Planning Guidance – Open Spaces in New
Residential Developments (March 2019) provides the following accessibility
standards:

6.42

•

Local Area for Playing (LAP)– 100 metres walking distance.

•

Locally Equipped Areas for Playing (LEAP) – 400 metres walking distance.

•

1.2km from a sports pitch – 1.2km

The access to the Application Site is directly adjacent to an Amenity Space (LAP)
which adjoins an Equipped Play Area (LEAP) off Bangor Road (A5). There is also a
formal recreation space/ sports pitch (Bethesda Rugby Fields) within 650m (7-minute
walking distance) to the south and Education Land, associated with Ysgol Dyffrn
Ogwen is only 100m to the north. The quantum of accessible open space provision
within close proximity to the Application is therefore high and no additional provision
should therefore be required on site.

Biodiversity
6.43

Policy AMG5 (Local Biodiversity Conservation) states that proposals must protect
and, where appropriate, enhance biodiversity that has been identified as being
important to the local area by avoiding significant harmful impacts through the
sensitive location of new development; and consider opportunities to create, improve
and manage wildlife habitats and natural landscape.

6.44

A ‘Preliminary Ecological Appraisal’ (PEA) has been submitted in support of the
Application. This demonstrates that no protected species were recorded during the
survey but there is the potential for hedgehogs and nesting birds to be present at the
appropriate time of year. Some precautionary measures have therefore been
recommended.

6.45

The botanical survey report concluded that, although a high number of species was
recorded on the site, this is not so much a sign of species-richness as a consequence
of the presence of disturbed ground and the colonisation of different niches by
different species. Therefore, the vegetation is of limited value for conservation.

6.46

Under Chapter 6 of Planning Policy Wales 11, planning authorities must seek to
maintain and enhance biodiversity in the exercise of their functions. To satisfy this
condition, it has been recommended within the PEA that new accommodation for bats
is included as an integral part of some of the buildings, and that species of benefit to
wildlife are included in any landscaping scheme. This will be included and detailed at
the planning condition stage.

6.47

Policy LP33 (Trees) states that the Council will not grant planning permission for
developments which directly or indirectly threaten trees or woodland of significant
amenity.

6.48

A Tree Survey and Arboricultural Impact Assessment has been submitted in support
of the Application. This demonstrates that 9 individual trees and 4 groups of trees
must be removed to facilitate the development proposals. The majority of these are
all of low arboricultural value and three are of moderate value. They are all located
either directly within the footprint of the new development or too close to be retained
in a healthy and stable condition. One tree on third party land has collapsed across
the site boundary and will need to be removed. Please see the submitted
Arboricultural Impact Assessment for further details.

Transport and Parking
6.49

Policy TRA2 (Parking Standards) states that parking provision for all modes of
transport should be in accordance with the Councils Parking Standards.

6.50

The Proposed Development seeks to provide 36 car parking spaces, which is in
compliance with the Councils Parking Standards.

6.51

Policy TRA4 (Managing Transport Impacts) states that where appropriate, proposals
should be planned and designed in a manner that promotes the most sustainable
modes of transport having regard to a hierarchy of users… Proposals that would
cause unacceptable harm to the safe and efficient operation of the highway, public
transport and other movement networks including pedestrian and cycle routes, public
rights of way and bridle routes, will be refused.

6.52

The Transport Statement and Design and Access Statement submitted in support of
the Application demonstrates that the application site and the Proposed Development
itself is accessible by all modes of transport, with all internal roads and pathways
designed to facilitate all end users and encourage the use of sustainable modes of
transport

6.53

The Transport Statement demonstrates that the proposed development has a
satisfactory access design and layout, with an emphasis and approach favouring
sustainable modes of transport.

6.54

Policy PS4 (Sustainable Transport, Development and Accessibility) states that
where appropriate, proposals should be planned and designed in a manner that
promotes the most sustainable modes of transport, having regard to a hierarchy of
users.

6.55

A bus stop is located 0.2 miles (4-minute walk) from the Application Site, on the A5,
outside the Londis with regular services to Bangor, where transport connections can
be sought to a wider area.

6.56

The Transport Statement submitted in support of the Application demonstrates that
the site can be accessed by a variety of sustainable modes of transport.

Infrastructure and Contributions
6.57

Policy PS2 (Infrastructure and Developer Contributions) states that the Councils will
expect new development to ensure sufficient provision of essential infrastructure is
either available or provided in a timely manner to make the proposal acceptable.

6.58

If planning contributions and obligations are required, then they will be agreed with
the Council during the S106 negotiation.

6.59

Policy ISA1 (Infrastructure Provision) states that proposals will only be granted
where adequate infrastructure capacity exists or where it is delivered in a timely
manner. Where proposals generate a directly related need for new or improved
infrastructure and this is not provided by a service or infrastructure company, this
must be funded by the proposal.

6.60

No issues have been raised in respect of impacts on highways, drainage and foul
sewage infrastructure during the supporting technical assessments.

6.61

The assessment work undertaken details that the proposals are of limited impact and
that on balance the proposals represent sustainable development.

6.62

If any existing infrastructure is not sufficient to facilitate the construction of an
additional 18 dwellings, then the Applicant will discuss with the Council the relevant
course of action.

Welsh Language
6.63

Policy PS1 (Welsh Language and Culture) states that the Councils will promote and
support the use of the Welsh Language in the Plan area. This will be achieved by
requiring a Welsh Language Statement and Impact Assessment in support of the
Planning Application. Proposals will be refused where they would cause a significant
harm to the character and language balance of a community.

6.64

A Welsh Language Statement and Impact Assessment has been submitted in support
of this Application. This report demonstrates that the proposed development would
have beneficial effects on the Welsh language and the community within Bethesda
through the provision of affordable and market housing to meet an identified need,
although no identifiable change to the overall number of Welsh speakers is expected.

7.0

Case for Development

7.1

Section 4.2 of Planning Policy Wales (Edition 11) advises that new housing
development should incorporate a mix of market and affordable house types,
tenures and sizes to cater for the range of identified housing needs and contribute
to the development of sustainable and cohesive communities. The planning
system should identify a supply of land to support the delivery of the housing
requirement to meet the differing needs of communities across all tenures.

7.2

A requirement has been set within the JLDP for a minimum of 7,184 dwellings over
the plan period 2011- 2026), equivalent to an average of 479 dwellings per annum.
However, the Gwynedd Local Housing Market Assessment (LHMA) (2018) has
identified a need for 707 additional affordable homes annually between 2018 –
2023 to meet the current and anticipated demand for affordable dwellings.

7.3

The Proposed development of 18 dwellings, with an element of affordable, should
therefore help contribute towards the number of dwellings required across the
housing market area to meet identified need for affordable dwellings.

7.4

The LHMA recommended housing mix for market housing developments will be:
40% for 1-2 bed dwellings; 30% each for 3 or 4+ bedroom dwellings. However, the
recommended mix of social housing is defined within the Housing Mix SPG (2018)
as: 26% for 1-bedroom dwellings; 44% for 2-bedroom dwellings; 23% for 3
bedroom dwellings; and 6% for 4+ bedroom dwellings.

7.5

The Proposed Development seeks to provide 12 (66.6%) 2-bedroom dwellings; 4
(22.2%) 3-bedroom dwellings; and 2 (11.1%) 4-bedroom dwellings. This mix of
dwellings is broadly aligned with the recommended mix of dwellings within the
Housing Mix SPG (2018), although no 1-bedroom dwellings are proposed. The
semi-suburban location and site characteristics do not lend itself to one-bedroom
apartments.

7.6

The proposed mix of residential dwellings has been developed in partnership with
a registered social landlord seeking to take on the management of the estate,
when built. The mix and tenure were created following careful consideration of the
local characteristics of the site, the demand for both market and affordable housing
within Bethesda, local demographics and the desire to optimise the development
potential of this highly accessible and deliverable site.

7.7

The Application Site is an unoccupied brownfield site, which provides no public,
environmental or ecological benefit, whereas the Proposed Development will
provide:

•

18 dwellings will be developed, 2 or more of which will be affordable.
Affordable housing helps improve public health by providing stability for
low-income families and individuals; it improves the economy as a 2014
study by the centre for Economic and Business Research showed that for
every pound invested in affordable house building, a further £1.42 is
generated in the wider economy; and generally new housing is more
sustainable with better energy efficiency and water conservation than old
rental properties.

•

The Application Site is vacant and comprised predominantly of scrub and
with overgrown grassland, on an undulating topography. The Proposed
Development will make better use of the land for affordable housing.

•

The Proposed Development will result in a biodiversity net gain across
the site, with such measures as native tree and hedgerow planting,
removal of invasive species and bat boxes.

7.8

The Primary objective of Planning Policy Wales (PPW) (Edition 11) is to ensure
that the planning system contributes towards the delivery of sustainable
development and improves the social, economic, environmental and cultural wellbeing of Wales, as required by the Planning (Wales) Act 2015, the Well-being of
Future Generations (Wales) Act 2015 and other key legislation and resultant duties
such as the Socio-economic Duty.

7.9

With regard to PPW, the Proposed Development comprises sustainable
development, across all four dimensions. The benefits of the proposal, in addition
those raised above, can be summarised as follows:

7.10

Social Role:

7.11

•

Provision of 18 housing units, in a range of size and tenure will address
the needs of the community, as identified in the LHMA.

•

Direct links will be provided and facilitated as part of the Proposed
Development to the adjacent open spaces and footpath network.

•

The site is within 1km of the essential daily services such as convenience
stores, cafés, public houses, a nursey, post office and medical centre,
helping to ensure the future viability of these services.

•

There is an ample public transport offering within Bethesda including
regular bus services to Bangor. From Bangor regular bus services operate
to Caernarfon, Pwllheli, Porthmadog, Conwy and Llandudno. Bangor train
station is on the North Wales Coast Line offers regular direct services to
Holyhead, Conwy, Rhyl, Chester and Crewe, with a direct daily service to
Birmingham and London (via the Avanti West Coast).

Economic Role:

7.12

7.13

•

The future residents of the development could be expected to spend
£554,112 per year in the local area, using data from the Family Expenditure
Survey (2019) (£592 is the average spend per house per week).

•

According to the House Builders Federation Housing Calculator, the
Proposed Development would:
o

Support the employment of 55 people.

o

Increase open space, community sport and leisure spending by
£14,511.60.

o

Generate £14,511.60 towards education spending which could
provide up to 6 classroom spaces.

o

Generate £216,954 in tax revenue.

o

Generate £20,330.28 in Council tax revenue.

Environmental Role:
•

Good design will be fundamental to the development.

•

The development will provide adequate internal and external space for
non-recyclable and recyclable waste.

•

The development will promote resource efficiency through the effective
and appropriate management of construction site waste.

•

Materials with lower environmental impacts over their life cycle will be
used.

•

A landscaping scheme will be implemented to soften and screen the
proposed scheme as well as improving the biodiversity of the site and
increasing resident access to green infrastructure.

•

The discharge of surface water from the proposed development will be no
greater than the run-off from the existing use.

Cultural Role:
•

Homeownership is said to promote self-worth, remove the isolating effects
(for the tenant) of the tenant- private landlord relationship, and encourage
people – because they have a stake in their housing - to be involved in the
community in which they live.

•

An increased provision of affordable housing, with a mix of sizes and
tenures, will provide housing options and reduce the need for residents to
move elsewhere, thereby retaining the sense of community and shared
culture.

8.0

Technical Considerations
Ecology

8.1

A Preliminary Ecological Appraisal and Reptile Surveys were undertaken by
Cambrian Ecology to ascertain the nature of the land and where possible obtain
information on any priority wildlife habitats or species that may be present and if
so determine if they will be affected by the Proposed Development. This Appraisal
has been submitted in support of the Application, with a summary of the findings
provided below.

8.2

The initial survey revealed that the site is a former garden of a property destroyed
by fire and subsequently demolished, which has developed into a patchwork of
scrub and grassland. Following comments from the Gwynedd Council Senior
Biodiversity Officer, a botanical survey was commissioned, along with a suite of
surveys for reptiles.

8.3

The botanical survey report concluded that, although a high number of species
was recorded on the site, this is not so much a sign of species-richness as a
consequence of the presence of disturbed ground and the colonisation of different
niches by different species. Therefore, the vegetation is of limited value for
conservation.

8.4

No protected species were recorded during the survey but there is the potential
for hedgehogs and nesting birds to be present at the appropriate time of year.
Some precautionary measures have therefore been recommended.

8.5

The reptile surveys were all negative.

8.6

One non-native species in the form of Japanese knotweed; (Fallopia japonica) was
recorded during the surveys. This species is classified as an ‘Invasive Non-Native
Species’, (INNS) under the Wildlife & Countryside Act and as a result there are
legal implications with regards to causing or allowing the spread of this plant.

8.7

A biological records search was carried out with the Local Records Centre, (LRC)
to enable the site to be assessed in the context of the wider landscape. This record
search revealed that there are no protected/designated sites within the 1km radius
search boundary that could feasibly be impacted by the proposals.

8.8

There are records of hedgehogs; (Erinaceus europaeus) in the vicinity which will
be required to be taken into account during the construction phase, and a number
of bat species which will need to be given consideration with regards to exterior
lighting.

8.9

Under Chapter 6 of Planning Policy Wales 11, planning authorities must seek to
maintain and enhance biodiversity in the exercise of their functions. To satisfy this
condition, it has been recommended that new accommodation for bats is included
as an integral part of some of the buildings, and that species of benefit to wildlife
are included in any landscaping scheme.

8.10

Key Messages:
1.
Reptile surveys requested by Gwynedd Council were all negative, see
Section 5. 2 (of the PEA).
2.
There will be a requirement for the Japanese knotweed on site to be
eradicated, see Section 9.2. 3 (of the PEA).
3.
There will be a requirement for the potential for bats to be using the
woodland strip to the south and west for roosting, foraging and commuting to
be taken into consideration with regards to lighting, see Section 9.3.1 (of the
PEA).
4.
Precautionary measures will be required due to the potential presence
of hedgehogs and nesting birds, see Sections 9.3.2 and 9.3.3 (of the PEA).
5.
Enhancements are recommended in the form of new accommodation
for bats and the planting of species beneficial to Biodiversity, see Section 10
(of the PEA).

Arboriculture
8.11

A Tree Survey and Arboricultural Impact Assessment was undertaken by Enfys
Ecology. This report found that, based on an objective assessment made in
accordance with BS 5837:2005 Trees in Relation to Construction –
Recommendations, there are 4 Category B, 11 Category C and 1 Category U trees
and groups on or within influencing distance of the site. Two woodland groups
were also recorded. Tree locations, their quality categories, Root Protection Areas
(RPA) and canopy spreads are shown on Drawing 1 - Tree Constraints Plan. 8.2

8.12

No trees within or immediately adjacent to the site were subject to Tree
Preservation Orders or stand within a Conservation Area.

8.13

9 individual trees and 4 groups of trees must be removed to facilitate the
development proposals. The majority of these are all of low arboricultural value
and three are of moderate value. They are all located either directly within the
footprint of the new development or too close to be retained in a healthy and stable
condition. One tree on third party land has collapsed across the site boundary and
will need to be removed.

8.14

Temporary protective barrier fencing will be required to demarcate a Construction
Exclusion Zone (CEZ) and create a buffer zone alongside existing woodlands.
Prior to this it is recommended that trees along this edge are crown pruned to
reduce future encroachment issues. 8.5 Mitigation for the loss of tree cover and
associated habitat may be achieved through replacement tree planting. There will
be suitable space within the front gardens of the new properties for the
establishment of 7 new trees of medium to large mature crown dimensions.
Planting to supplement woodlands is recommended.

Transport
8.15

A Transport Statement has been produced by SCP and submitted in support of
the Application. This demonstrates that vehicular access to the proposed
development will be achieved via a shared surface access off Coetmor New Road,
with a more traditional highway layout provided within the site comprising a 5.5m
wide carriageway and 2m wide footways on both sides of the road, suitable for
adoption. The Highway Officer at GC has confirmed the proposed site access
arrangement is acceptable to serve the proposed 18-dwelling development.
Pedestrian and cycle access will be provided from the same location as the
vehicular access off Coetmor New Road, although an additional pedestrian
connection is provided onto the footpath to the north of the site allowing for a
permeable site. It should also be noted that the applicant is willing to upgrade the
footpath to the north of the site.

8.16

It has been demonstrated that the development benefits from reasonably good
levels of accessibility by sustainable modes. The site has a good range of local
amenities within close proximity and there are multiple bus services within close
proximity providing access to a range of local destinations. These findings
demonstrate that prospective residents will not be wholly reliant on the private car.

8.17

It is estimated that the scheme will generate 9 two-way vehicle movements in both
the AM and PM peak hours. Volumetrically, this equates to around 1 additional
two-way vehicle movement every 6-7 minutes in both the AM and PM peak hours.
Having regard to this, the proposed development is not anticipated to result in a
material intensification of the local highway network and no further detailed
assessment is required. The traffic impact of the scheme is therefore acceptable
in planning terms.

8.18

Having regard to the analysis presented in this Transport Statement, it is
considered that there should be no highway related reason to withhold planning
permission and the scheme is therefore commended to Gwynedd Council for
approval.

Ground Investigation and Land Contamination
8.19

The Ground Engineering Desk Study (Ref. 20090-R-001-V01), produced by Soil
and Structures, demonstrates that the site is considered to be generally wellcharacterised. The extent, nature and thickness of the former quarry infill is
identified as a specific area of uncertainty.

8.20

Intrusive investigation is recommended to help remove uncertainty in the ground
and address specific objectives detailed in the report.

9.0

Conclusions

9.1

This Planning Statement has been prepared in support of full planning application
for 18 dwellings ('the Proposed Development') on land off Coetmor New Road,
Bethesda ('the Application Site').

9.2

The application is supported by a package of drawings which details how the
Proposed Development could be achieved on the Application Site in consideration
of Gwynedd Council's relevant polices alongside national legislation, guidance and
standards.

9.3

Sections 38 (6) of the Planning and Compulsory Purchase Act 2004 states that
decisions on planning applications must be made in accordance with the
development plan unless material considerations indicate otherwise.

9.4

The Proposed Development comprises policy compliant development which is in
conformity with the Development Plan for Gwynedd and this has been
demonstrated through the policy analysis which supports the proposals.

9.5

The Proposed Development will increase the provision of market and/ or
affordable housing within the locality, bringing with it the associated economic,
social and environmental benefits, as highlighted within Section 7. The exact mix
of tenures will be agreed as part of the S106 negotiation.

9.6

In consideration of PPW, the Proposed Development is sustainable development
across all four dimensions and should be approved without delay.

