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1.0 Introduction
1.1

This Welsh Language Impact Assessment (WLIA) has been prepared in a support
of a full planning application for the development of 18 dwellings ('the Proposed
Development') on land off Coetmor New Road, Bethesda ('the Application Site').

1.2

Premier Builders Ltd (the Applicant) is submitting in partnership with Grŵp Cynefin.
Grŵp Cynefin will look to take control and management of the site, upon the grant
of planning permission and will seek to operate and oversee the housing
development in perpetuity.

1.3

The planning validation requirements for Gwynedd Council, the local planning
authority (LPA) 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 the planning 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

1.4

As the application is for a “proposed development on an unexpected windfall site
for large-scale housing development”, the planning application is supported by a
WLIA. This Assessment follows the methodology set out within SPG1.

1.5

This assessment should be read in conjunction with the various reports, surveys
and technical information submitted in support of the planning application. The
assessment attempts to demonstrate and convey that consideration has been
given to the Welsh language during the formulation of the development proposal.
This report also seeks to identify measures to mitigate and positively enhance the
impacts of the proposed affordable housing development.

2.0 Application Site and Surroundings
2.1

The Application Site covers an area of approximately 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 and unmanaged overgrown scrub land.

2.2

The site lies within a predominantly 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.

2.3

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

2.4

•

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.

2.5

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

2.6

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

2.7

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.

2.8

The Application Site is within one mile of several primary and secondary schools
in Bethesda including: Ysgol Dyffryn Ogwen, Ysgol Pen y Brfyn; Ysgol Lanllechid
and Ysgol Abercaseg.

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

Despite the varied planning history, the site has been vacant since the Brig Y Nant
care home was burnt down. As the site has not been managed by the landowners,
it has become overgrown and a local eyesore.

3.2

The planning history demonstrates, the site has been earmarked for development
for over 20 years and has been marketed as a suitable development opportunity
on and off for the past few years.

3.3

Premier Builders Ltd, in partnership with Grŵp Cynefin have considered the site
suitable for residential development that will satisfy the need for housing within
Bethesda.

3.4

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

3.5

The Site Plan, floor plans and CGI’s has been provided to show the layout of the
Proposed Development within the Application Site.

3.6

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

3.7

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.

Affordable Housing Provision
3.8

Affordable housing will be provided as part of the scheme, with the precise tenure
details to be confirmed with Gwynedd County Council.

Access and parking
3.9

Vehicular access will utilise the existing access junction off Coetmor New Road.
Improvements will be required to the surfacing, with limited vegetation clearance
and to achieve a safe access into and out of the Application Site. For further details
please refer to the submitted Transport Statement.

3.10

Primary routes through the Application Site comprise a 5.5m wide carriageway
with 2m wide footways either side.

3.11

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.

3.12

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.

Welsh Language
3.13

With respect to the Welsh language, although the Applicant is based in England
this is the second housing development Premier Builders are working in
partnership, with locally based RSL’s to deliver housing in North Wales.

3.14

Grŵp Cynefin, the housing association working in partnership with Premier
Builders Ltd to deliver the scheme, is based in North Wales and the working
language of the company is Welsh. Grŵp Cynefins customers, tenants and
homeowners are those who live in their homes and are from a wide cross section
of the community including families, single people and those requiring extra care.
Grŵp Cynefin encourages its employees to use Welsh throughout their daily lives.
This is reinforced through innovative methods, actions and behaviours within the
neighbourhoods and communities that they build.

3.15

Grŵp Cynefins Welsh Language Scheme demonstrates the company’s
commitment to the Welsh language. The following objectives are outlined within
the document:
- to enable everyone who uses a service or is in discussion with the Association
to do so through the medium of Welsh or English according to the personal choice
of the individual.
- to ensure high quality services through the medium of Welsh
- to promote the use of the Welsh language in the community
- to encourage others to promote and use the Welsh language
- to promote and facilitate the use of the Welsh language in the workplace
The Association acknowledges that members of the public can express their
opinions and needs better in their chosen language. It also acknowledges that
enabling the public to use the Welsh language is a matter of good practice rather
than a concession, and that denying them the right to use their chosen language
could place them in a disadvantaged position. The Association will therefore offer
the public the right to choose which language to use when dealing with it, in
accordance with the principle above.

4.0 Policy Context
4.1

This Section summarises the policies relevant to the likely impact of the
development proposal against the Welsh language. It considers policy documents
at both the 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
Planning (Wales) Act 2015
4.2

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. The Act 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.
Planning Policy Wales (February 2021)

4.3

Planning Policy Wales (PPW) sets out the land use planning policies of the Welsh
Government. PPW seeks to create sustainable communities which enable the
Welsh language to thrive.

4.4

Paragraph 3.25 of the PPW states 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 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 3.28 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. 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.”

4.6

Paragraph 3.29 continues in 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.”
Well-being of Future Generations (Wales) Act 2015

4.7

The Well‐being of Future Generations (Wales) Act 2015 was adopted in 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.

4.8

The Act contains seven well‐being goals, including, a “Wales of vibrant culture and
thriving Welsh language”.
Technical Advice Note 20 (TAN 20) – Planning and the Welsh Language (October,
2017)

4.9

TAN 20: Planning and the Welsh Language (20217) provides guidance on how
the Welsh language may be given appropriate consideration in the planning
system.

4.10

With regards to unallocated development sites paragraph 3.2.2 states 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.”

4.11

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

4.12

The Future Wales – the National Plan 2040 is the development framework for
Wales, setting the pathway 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.”

4.13

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.
Cymraeg 2050: Welsh Language Strategy

4.14

The Welsh Government’s Cymraeg 2050 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 various disciplines within Wales, including land use planning.

4.15

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… 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 – 2026
4.16

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.

4.17

Strategic Policy PS1 (Welsh language and culture) sets out that the LPA will
promote and support the use of Welsh language in the plan area. Point 2 of the
policy states that this will be achieved by: “Requiring a Welsh Language Impact
Assessment, which will set out how the proposed development will protect,
promote and enhance the Welsh Language, where the proposed development is
on an unexpected windfall site for a large-scale housing development or largescale employment development that would lead to a significant workforce flow.”

4.18

The Policy states that the Councils will 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;
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 (July, 2019)
4.19

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.

4.20

The guidance sets out a 4-step process to follow when 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 – 2023

4.21

In order to increase the use of the language within the (Gwynedd) authority, the
Council want to see the following:
•

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.

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 the adopted
SPG in relation to ‘Maintaining and Creating Distinctive and Sustainable
Communities’.

5.2

Figure 1 below (Diagram 3 – Flow Chart) is taken from the SPG (Maintaining and
Creating Distinctive and Sustainable Communities). It provides an 8-stage process
that informs the required steps to take before a planning application is submitted
and assessed – prior to decision making.

Figure 1 WLIA Flow Chart

5.3

Stages 1 – 5 are to be undertaken by the Applicant prior to the submission of the
planning application. Stages 6-8 are the LPA requirements during the pre and post
planning application process.

5.4

Stages 1 to 5 are considered in further depth below:

Stage 1 – Screening the development
5.5

The SPG 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

The Proposed Development of 18 dwellings is considered major development,
pre-application consultation (PAC) is therefore required 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.

5.7

The extent of engagement undertaken prior to the submission of this planning
application is considered to be proportionate for the proposal.

5.8

The application is accompanied by an Affordable Housing Needs Statement and
Housing Mix Statement. These statements confirm that the proposed mix of units
meet the identified need for housing in Bethesda and the surrounding areas.

5.9

Based upon the details outlined above, the Proposed Development has been
screened in accordance with guidance set out in the adopted SPG.

Stage 2 – Prepare a Statement, an Assessment, or supporting
evidence when required
5.10

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 Maintaining and Creating Distinctive and Sustainable
Communities’ SPG. Sections 6 to 9 of this report details the Assessment
undertaken.

5.11

Appendix 8 of the SPG encourages good practice relating to balancing the effects
of the development with the use of a risk matrix.

5.12

The SPG stipulates that “in order to assess the proposed development against the
Sustainability Assessment Objective relevant to the Welsh language, the relevant
parts of the Welsh Language Impact Assessment matrix (shown in table 8.3 below)
should be completed. You will need to consider the inter-relationship between the
factors, e.g. the Welsh language population and the housing market and the area’s
economy. The template must be used in your report on the Assessment. If a
positive or negative impact is identified, it will be necessary to consider if any
positive effect can be improved, or how you will control negative effects. Those
activities must be recorded in Stage C below. The SPG provides a sample risk/
benefit to identify the risk and likelihood of the effects. The risk matrix within the
SPG, is provided below for reference:

Figure 2 WLIA Risk Matrix

Stage 3 – Identifying measures to avoid/ mitigate/ maximise, when
required
5.13

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 Bethesda 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
5.14

Following the consideration of effects at Sections 6 to 9. If enhancements
measures are deemed a requirement to mitigate against any perceived negative
impacts, a strategy will be presented in Section 9.

Stage 5 – Submit the Planning Application
5.15

The application is to be submitted following completion of the PAC process. The
application will consider all the comments made by the local community and
statutory consultees and where appropriate consider, address or encompass them
within the submitted planning application.

6.0 Relevant Baseline Information
Identifying the context
6.1

The Maintaining and Creating Distinctive and Sustainable Communities’ SPG
states that 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

The site is not allocated for development, it is an unexpected windfall site. The
definition of a large (major) development in this context is a development that
would involve constructing 10 or more dwellings.

6.3

The Application Site covers an area of approximately 1 acre and is located off
Coetmor New Road in Bethesda. The site lies on the north west periphery of
Bethesda, although it is within walking distance to the town centre, retail shops,
bus stops, schools and other services.

6.4

The latest 2019 data (from citypopulation.de) describes Bethesda as being
1.125km2 with a population of 3,960 within the urban area. This equates to a
population density of 3,520/km2. The population has risen by 0.50% from 2011 to
2019.

6.5

The 2011 census describes the LL57 3LU postcode as having a total of 128
dwellings. The house types are divided as such:
-

Detached – 31

-

Semi- detached – 52

-

Terraced – 44

-

Flat (Converted) - 1

6.6

The housing statistics above demonstrate that the proposed development of 18
dwellings, arranged as a mixture of detached, semi-detached and terraced
dwellings, is appropriate in the setting and represents only a marginal addition to
the current level of housing and population within the local neighbourhood.

6.7

The submitted Affordable Housing Needs Statement demonstrates that there is a
high number of applicants for affordable housing in Bethesda. The data is
described in full within the report but the Ogwen and Gerlan wards have sufficient
applicants 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.

6.8

This illustrates that the development proposal will provide appropriate affordable
housing opportunities for existing Bethesda 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 Bethesda population.

Population: 2001 and 2011
6.9

Table 1 shows the total population of the wards of Ogwen, Gerlan and Gwynedd
as a whole for the years 2001 and 2011. The changes are shown as numbers and
in percentages.
Area
Ogwen
Gerlan
Gwynedd

2011
2,269
2,246
112,800

2011
2,355
2,380
117,789

Change Number
+86
+134
+4,989

% Change
+3.8%
+1.5%
+4.4%

Table 1 Numbers, change in number and percentage change in population

6.10

As seen from the table above, the total population of Ogwen and Gerlan increased
significantly over the 10-year period, which is in line with the pattern of increase to
the population of Gwynedd over the same period.

Welsh Speakers: 2001 – 2020
6.11

The Census of Population is the key source used to measure the number of Welsh
speakers in Wales. However, as the Annual Population Survey (APS) provides
quarterly results, it is useful to use the APS to look at trends in the Welsh language
between censuses, see Figure 3 for reference.

Figure 3 Population Survey Data

6.12

The Welsh Language data from the Annual Population Survey: July 2019 to June
2020 concludes the following:
“For the year ending 30 June 2020, the Annual Population Survey reported that
28.5% of people aged three and over were able to speak Welsh. This figure
equates to 861,700 people.
This is 1.1 percentage point lower than the previous year (year ending 30 June
2019), equating to 29,400 fewer people.

The chart shows how these figures have been gradually increasing each year
since March 2010 (25.2%, 731,000), after they had been gradually declining from
2001 to 2007. However, the number of people reporting to be able to speak Welsh
has declined each quarter from December 2018 to March 2020, before increasing
slightly in the most recent quarter. This increase should be treated with caution
due to the change of survey mode since mid-March because of the coronavirus
pandemic. See ‘Changes to the survey’ below.
The highest numbers of Welsh speakers continue to be found in Carmarthenshire
(90,600), but for the first time since the survey began, Cardiff (89,700) has
overtaken Gwynedd (with 89,200) to have the second highest number of Welsh
speakers in Wales.
The lowest numbers of Welsh speakers are in Merthyr Tydfil (11,800) and Blaenau
Gwent (11,600).
The highest percentages of Welsh speakers can be found in Gwynedd (75%) and
the Isle of Anglesey (66%).
The lowest percentages of Welsh speakers are in Bridgend (17%) and Torfaen
(17%).
16.2% (489,300) of people aged three and over reported that they spoke Welsh
daily, 4.8% (146,400) weekly and 6.0% (182,200) less often. 1.4% (43,800)
reported that they never spoke Welsh despite being able to speak it, with the
remaining 71.5% not able to speak Welsh.
32.7% (990,300) reported that they could understand spoken Welsh, 25.5%
(777,400) could read and 23.3% (705,500) could write Welsh.”
6.13

On a regional scale ‘Gwynedd’ performs far better than all local authorities in
Wales with respect to the key assessment portfolio for Welsh speaking:
1.
How often do you speak Welsh by local authority (2018) – Gwynedd:
65% daily; 6% weekly; and 6% Less often.
2.
Speaking Welsh daily in 2007 and 2018 by local authority – Gwynedd:
63% in 2007; and 65% in 2018.

Welsh speakers (age 3 and over): 2001 and 2011
6.14

Table 2 shows the number of Welsh speakers and percentage of the total
population (aged 3 and over) of Ogwen, Gerlan, Gwynedd and Wales in 2001 and
2011.
Area

2001

Number
Ogwen
1,731
Gerlan
1,601
Gwynedd 77,846

2011
%
79.4
71.3
69

Number
1,831
1,670
77,000

Change between 2001
and 2011
%
Number
% point
81.2 +100
+1.8%
70.1 +69
-1.2%
65.4 -846
-3.6%

Wales

582,368

20.7

562,016

19

-20,352

-1.7%

Table 2 Welsh Speakers by Percentage

6.15

The number and the percentage of the population who speak Welsh is highest in
the Ogwen ward. However, Gerlan ward also has a high percentage of Welsh
speakers in comparison to the wider area of Gwynedd and across Wales. The
Welsh language is strong in Bethesda, higher than Gwynedd as a whole and
above the 70% threshold (the level where the language is foreseen to be viable).

6.16

Ogwen ward experienced an increase in the number and proportion of Welsh
speakers between 2001 and 2011. However, there was a decline in Welsh
speakers for the ward of Gerlan, which is consistent with the decline experienced
within the whole of Gwynedd.

6.17

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.

Welsh speakers by age: 2001 and 2011
6.18

Table 3 shows the distribution of Welsh speakers within the age groups identified
previously for each ward/ authority for the years 2001 – 2011.
Age
Group

Ogwen
2001
(Number)
Age 3 to 39
4
Age 5 to 157
9
Age 10 144
to 14
Age 15 26
Age 16 81
to 19
Age 20 107
to 24
Age 25 356
to 39
Age 40 217
to 49
Age 50 204
to 59
Age 60 96
to 64
Age 65 161
to 74

Ogwen
2001
(%)
66.1

Ogwen
2011
(number)
61

Ogwen
2011
(%)
85.9

Change
(number)

Change
(%)

+22

+19.8

89.7

136

95.1

-21

+5.4

92.9

104

98.1

-40

+5.2

89.7
84.4

23
94

92
90.4

-3
+13

+2.3
+6

76.4

131

83.4

+24

+7

75.7

403

71.2

+47

-4.5

73.3

234

75

+17

-1.7

75.8

235

76.1

+31

+0.3

82.1

89

65.4

-7

-16.7

83.9

161

80.9

0

-3

Age 75 143
and
over
All ages 1,731
over 3

83.9

160

83.3

+17

-0.6

79.4

1,831

81.2

+100

+1.8

Table 3 Age profile of Welsh Speakers in Ogwen

6.19

The highest proportion of Welsh speakers in Ogwen in 2011 were amongst the 59, 10-14, 15 and 16-19 year olds, with 95.1%, 98.1 %, 92% and 90.4%
respectively. This demonstrates the important role of Welsh medium education in
maintaining a high proportion of Welsh speakers and this is evident in the Ogwen
ward amongst the younger years.

6.20

However, it should be noted that other than the 3-4 year olds, the age group that
experienced the highest increase in Welsh speakers was the 20-24 year olds,
increasing significantly in both number and proportion over the 10 year period.
This could be due to migration of local people into the area where house prices
are more affordable in comparison to other areas of Gwynedd, as well as the
increase in accessibility to learning resources for adults.

6.21

Additionally, it should be noted that the population over the age of 65 and above,
despite undergoing a decrease in the percentage of Welsh speakers, the
population groups continue to have a high-level of Welsh speakers.
Age
Group

Gerlan
2001
(Number)
Age 3 to 57
4
Age 5 to 159
9
Age 10 170
to 14
Age 15 31
Age 16 93
to 19
Age 20 94
to 24
Age 25 375
to 39
Age 40 208
to 49
Age 50 178
to 59
Age 60 49
to 64

Gerlan
2001
(%)
74

Gerlan
2011
(number)
59

Gerlan
2011
(%)
80.8

Change
(number)

Change
(%)

+2

+6.8

93.5

139

95.2

-20

+1.7

96.6

158

94.6

-12

-2

100
91.2

18
99

85.7
86.1

-13
+6

-14.3
-5.1

70.2

102

76.1

+8

+5.9

67.8

399

71.8

+24

+4

65.4

247

66.2

+39

+0.8

65.9

179

66.1

+1

+0.2

65.3

79

60.8

+30

-4.5

Age 65 111
to 74
Age 75 76
and
over
All ages 1,601
over 3

79.9

101

63.5

-10

-16.4

80.9

90

75

+14

-5.9

71.3

1,670

70.1

+69

-1.2

Table 4 Age profile of Welsh Speakers in Gerlan

6.22

The highest proportion of Welsh speakers in Gerlan in 2011 were amongst the 59, 10-14, and 16-19 age groups, 95.2%, 94.6%, and 86.1% respectively. This
strongly demonstrates the important role of Welsh medium education in
maintaining a high proportion of Welsh speakers and this is strongly evident in the
Gerlan ward. However, the most significant decline in Welsh speakers across
school-age groups for the Gerlan ward is amongst the 15 year olds. That being
said, the proportion of Welsh speakers remains at a high level of 85.7%.

6.23

Indeed, it is noted that the proportion of Welsh speakers across all age groups for
Gerlan is relatively high level; the lowest being that of the 60-64 year olds at 60.8%.

6.24

The group that experienced the greatest decline in proportion of Welsh speakers
across all of the age groups was the 65-74 year olds, decreasing by 16.4%.
Age
Group

Gwynedd Gwynedd Gwynedd
2001
2001 (%) 2011
(Number)
(number)
Age 3 to 1997
70.9
1997
4
Age 5 to 14,468
91.8
13,038
15
Age 16 4,492
75.8
4,808
to 19
Age 20 4,605
60.1
4,997
to 24
Age 25 15,247
71.2
13,312
to 39
Age 40 9,407
65.4
10,528
to 49
Age 50 9,500
59.4
9,090
to 59
Age 60 4,029
60.4
4,640
to 64
Age 65 7,334
62.8
7,295
to 74
Age 75 6,767
64.3
7,295
and
over

Gwynedd Change
Change
2011 (%) (number) (%)
73

0

+2.1

92.3

-1,430

+0.5

68.6

+316

-7.2

51.4

+392

-8.7

69.1

-1,935

-2.1

65.5

+1,121

+0.1

59.9

-410

+0.5

54.4

+611

-6

55.6

-39

-7.2

60.7

+528

-3.6

6.25

6.26

All ages 77,846
69
77,000
65.4
-846
-3.6
over 3
In 2011, relatively high proportions of the population in the younger age groups
could speak Welsh throughout Gwynedd, with the highest proportion in the 5-15
age group (92.3%). From this age group onwards, the proportion who can speak
Welsh decreases, reaching a minimum of 51.4% among the 20-24 year olds. The
proportion of the age groups who could speak Welsh continues to increase from
the age group 60-64 to a high of 60.7% amongst the 75 and over age group.
Excluding the age groups 3-4, 5-15, 40-49 and 50-59 year olds, all other age
groups have seen a reduction in the proportion of Welsh speakers.

Local Infrastructure Profile
6.27

Bethesda is identified as a Local Service Centre in the adopted JLDP. The JLDP
recognises the Local Service Centres provide the essential service needs of their
own population and immediate rural catchment areas, as well as some
employment and retail opportunities. They have a good degree of accessibility by
public transport to the higher order Centres.

6.28

Bethesda benefits from being accessible along the A5 which provides easy, quick
access onto the A55. Both roads provide residents with easy access to the City of
Bangor and the services and facilities provided therein. Bangor is a strategic subregional retail centre and performs as cross boundary Centre providing for
opportunities for small, medium and large-scale employment opportunities on
established and new sites; higher and further education and education facilities;
and leisure and health facilities/services. The roads also provide easy connection
to Ysbyty Gwynedd and Llandygai Industrial Estate within a 15-minute drive.

6.29

The Application Site is within walking distance to a range of local services and
facilities, including a library, medical centre, Londis and Bethesda Rugby Club.

7.0 Welsh Language Impact Assessment
7.1

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’.

Policy Background
7.2

The Proposed Development seeks consent for the development of 18 dwellings,
on a parcel of land off Coetmor New Road in the Bethesda development boundary.

7.3

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.

7.4

Policy PS17 (Settlement Strategy) states that 22% of the Plans housing growth
will be located within Local Service Centres. The indicative growth level (including
10% slippage) for Local Service Centres is 1,754 units. The Proposed
Development would help to meet this figure and shortfall.

7.5

The proposal is for at least 10% affordable housing.

7.6

The following figures have been provided by Gwynedd Council in September 2021
demonstrating the housing waiting lists for the area of Bethesda:
Ward
Ogwen

Rachub

Gerlan

Housing Type
2 bedroom dwelling
3 bedroom dwelling
4 bedroom dwelling
2 bedroom dwelling
3 bedroom dwelling
4 bedroom dwelling
2 bedroom dwelling
3 bedroom dwelling
4 bedroom dwelling

Waiting List/ demand
158
106
24
91
65
14
86
58
20

7.7

It can be seen from the table above that there is an identified need for two-, threeand four-bedroom dwellings in Bethesda.

7.8

The Proposed Development would provide the following housing mix:
-

12 x two bedroom, three person dwellings;

-

4 x three bedroom, five person dwellings; and

-

2 x four bedroom, six person dwelling.

7.9

It is considered that the Proposed Development would respond to the housing
need figures for Bethesda and therefore would comply with the JLDP in this
respect.

7.10

A review of the Gwynedd Local Housing Market Assessment 2018-23 (GLHMA)
identifies that Gwynedd’s population increased by 4.3% between 2001 and 2011.
Welsh Government projections show this number will continue to increase.

7.11

The Proposed Development would help meet the housing requirements for all
ages and profiles within the community. 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.

Consideration of the effects on Welsh Language
7.12

The consideration of effect on the Welsh language is set out in table 6.1 as
required by the adopted SPG.
Language
and
mobility of population
How is the development
going
to
ensure
opportunities for people
to
stay
in
their
community?

Consideration of potential effects
The Proposed Development seeks to provide 18
dwellings, providing housing for local people and
helping to meet an identified need for suitable
housing.
The Proposed Development would seek to provide a
mix of two, three and four bedroom dwellings.
Gwynedd Council have confirmed that in September
2021 there was 622 applications for affordable
dwellings in the three Bethesda wards. It is accepted
that there may be duplicates within this figure;
however, it is clear that there is a demand for
affordable units.
Of the 622 application, 335 were for two-bedroom
dwellings, 229 were for three-bedroom dwellings and
58 were for four-bedroom dwellings. Therefore, the
proposed development would provide a housing mix
which would help to meet this identified need.
Providing housing within this location offers the
possibility for tenants to be within walking distance to
several local facilities, amenities and the public
transport network, which is useful for those who are
unable to drive as they would not require a car to go
about their day-to-day life.

Providing a good mix of housing which meet an
identified need would provide opportunities for local
people to remain within their communities in the
Bethesda area.
In 2011, 81.2% of the population of Ogwen ward,
70.1% of Gerlan ward and 65.4% of the population of
Gwynedd were Welsh speakers. Given the above, it
is expected that the majority of future occupants are
highly likely to be local people and therefore there is
the possibility that a high proportion of the future
occupants would be Welsh speakers.

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 Subject to discussions with Gwynedd Council, Grŵp
be Welsh speakers?
Cynefin will seek to prioritise occupancy of homes for
people who have a strong local connection to the
town.
Is there a likelihood that The development would enable local people who are
local people will migrate in need of affordable properties to live in an
from the community as accessible and sustainable location, meeting an
a
result
of
the identified need. The proposal is not expected to lead
development?
to out-migration from the local community.
Is the development The homes provided will be 2, 3 and 4 bed which will
likely to result in a appeal to family living, and there is scope for up and
change in the age down-sizing. We anticipate that the provision of new
structure
of
the housing will reduce out migration from Bethesda,
community: more or particularly of young people seeking a first time
fewer children, young home. We do not envisage a significant change in the
people,
middle-aged age structure of the community as a result of the
people, older people?
proposed development.
Is there a likelihood that Given that the dwellings are expected to be occupied
there will be a change in by local people within Bethesda, or on the local
the balance between housing register (within Gwynedd), the proposal is
Welsh
speakers not expected to lead to a change in the number of
(including learners) and Welsh speakers in the wider area.
individuals
with
no
ability in Welsh?
Is the change likely to We do not envisage any significant change in the
be
permanent
or balance of Welsh speakers – as described above.
temporary?
Any change experienced is likely to be permanent
due to the nature of the development.
Composite Score – Impact of the proposed Development on language and
mobility of population over 20 years

Effect - Neutral effect because the proposal will allow housing for people that
currently live in the ‘area of influence’. It will enable movement within Bethesda,
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
Bethesda as they will already be residing in the town and speaking the
language. Therefore, the impact would be neutral.
Probability - There is a low probability that other housing developments that
would be brought forward would provide the same provision of affordable
housing for local people within the area.
Frequency – As the units would be controlled in the first instance and in
perpetuity by the Registered Social Landlord (RSL) – Grŵp Cynefin the housing
mix and local populace is expected to remain as it currently is.
As no identifiable change to the number of Welsh speakers is expected, an
overall neutral effect when considering the Welsh language and the mobility of
the population will be experienced as a result of the proposed development.
Whether
the The Proposed Development would retain a Welsh
development
will name for the development (the existing site name
increase the visibility of was Brig Y Nant). Therefore, the Proposed
the language
Development has the potential to contribute towards
maintaining and increasing the visibility of the Welsh
Language in the area. Literature produced by Grŵp
Cynefin will be bilingual.
Corporate image and Any advertising/branding signage within the public
branding - signs and domain in relation to this proposed development
advertisements on the would be bi-lingual.
site that are within the
planning remit, e.g.
advertising/marketing
sign for a new housing
site,
signs
and
advertisements
to
customers in public
places on employment
sites.
The name of the site or The name of the development will be a Welsh name
development –will it and will have regard to historical, geographical or
retain an old Welsh local ties to the area.
name or will any new
name be derived from
historic, geographical or
local ties to the area, if
practical.

Composite Score – Impact of the Proposed Development on visual elements
over 20 years
The proposal is expected to contribute towards the visual elements of the Welsh
language within Bethesda.
Probability: This is the effect that would be expected to occur in almost all similar
developments.
Frequency: This is the effect that would be expected to occur in almost all similar
developments by Grŵp Cynefin.
Likelihood: There is a high likelihood that the proposed development would have
a beneficial effect on the visual elements of the Welsh language in Bethesda
(score of 4/almost certain).
Quality
of
Life Consideration of Potential Effects
including Community
Infrastructure
Is there a sufficient As most nurseries and pre-schools are run privately
supply of childcare and it is not possible to attain capacity numbers. However
pre- school places in the there are two Nursery and Preschool in and around
locality?
Bethesda: Cylch Meithrin Deiniolen and Llandrillo
College Nursery.

Is
there
sufficient
capacity in schools in
the locality? Is the
development likely to
require more school
places
or
is
the
provision
already
sufficient? Is
there
sufficient resources to
ensure that the schools
are able to carry on to
accomplish their role of
producing fluent Welsh
speakers?

Residential development is expected to generate an
average of 0.03 pupils per unit for nursery and preschool education. Based on this, the proposed
development is likely to generate 0.54 pupils,
rounded up to 1. Therefore, it is considered that there
is sufficient Welsh medium childcare within the area
to support the proposed development
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 3.06, rounded to 3
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 3 pupils requiring secondary
education (years 7-11) and 1 pupil requiring
secondary education (years 12 & 13).

As the residents of the proposed development are
likely to already be living within Bethesda, 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 Bethesda school numbers.
How
would
the The development has the potential to give rise to 6
development be likely to pupils from the Proposed Development; 3 within
affect
the
balance primary school and 3 within secondary school.
between
non-Welsh
speaking pupils and As all of the homes would be for local people some
Welsh speaking pupils children are likely to be already attending a local
at school? Would more school and therefore this wouldn’t affect the balance
places be needed in the of Welsh and non-Welsh speakers.
immersion unit? Are
there enough resources
to provide facilities and
opportunities so that
children
from
nonWelsh 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?
Would the development Bethesda is identified as a Local Service Centre in
increase the demand for the adopted JLDP. The JLDP recognises that Local
local
facilities
and Service Centres provides essential service needs of
services?
their own population and immediate rural catchment
area, as well as some employment and retail
opportunities. They also have a good degree of
accessibility of public transport to the higher order
Centres (in this case, Bangor).
Given the location of the units, 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
Bethesda and the wider area. It is expected that the
existing facilities as services available within
Bethesda and the surrounding areas would be able
to accommodate the population of the proposed
development.

The extent to which the As above.
development will have a
positive or negative
impact
on
existing
facilities or services?
To what degree will the Given that the development is for 18 residential
development
create dwellings, it is unlikely to create new opportunities to
new opportunities to promote the Welsh language within the area.
promote the Welsh
language
in
local
facilities and services
such as halls, shops
and so on?
Composite Score - Impact on quality of life including community infrastructure
over 20 years
Based on the considerations presented above, the proposed development
would be expected to have a minimal effect on quality of life including community
infrastructure over 20 years.
Probability: This is the effect that would be expected to occur in the majority
similar developments.
Frequency: This is the effect that would be expected 5-7 out of 10 times for
similar developments in the last 20 years.
Likelihood: This is the effect that would be likely to occur.
The proposal would support the growth proposed in the JLDP within Bethesda
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.
New Housing
Consideration of Potential Effects
Expected market price Market housing is unlikely for this development,
for the houses and how although cannot be ruled out. Grŵp Cynefin would
this compares with the seek to ensure that these remain affordable.
income
of
local
households
and
average house prices in
the area

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

Affordable
housing
provision and how that
compares with policy
requirements.
Expected or proposed
rate of development.
Would it happen slowly?
Housing mix and how
that compares with
policy
requirements,
county or local surveys,
or other sources of
information.
Number of houses and
how that compares with
the demand for housing
and the supply of
housing set out in the
Plan
and
granted
consent since the Plan’s
adoption.

As the proposed development would meet an
identified need for housing and that the dwellings
would be controlled initially and in perpetuity as
affordable dwellings, this would contribute towards
the demand for housing in Bethesda in the long-term.
By increasing the supply of affordable housing, this
would reduce the demand on the open market.
However, the cost of housing in Bethesda is more
affordable in comparison with other areas of
Gwynedd. The WLIA of the JLDP (Joint Planning
Policy Unit, 2016) identifies that in 2012,the cost of
housing in Ogwen was 5.9 times the median
household income and 5 times in Gerlan, in
comparison to 6.1 in Gwynedd.
Affordable housing is the principal goal for this
development, be that a shared ownership,
intermediate rent or social rent tenure model. The
proposal will meet, and is very likely to exceed,
planning policy requirements for affordable homes.
The development is unlikely to be phased, and could
start as early as 2023 and completed in early 2025.
Details of housing need and the identified need for
housing has been presented in this document. The
proposed number and type of units will contribute
towards meeting an identified need within Bethesda.

There is an identified need for two, three and four
bedroom dwellings, as confirmed through the
housing need figures provided by Gwynedd Council
Housing Options Team.
Additionally, there is expected to be an increasing
need for a range of housing types, as confirmed by
the GLHMA.
There are no housing allocations in Bethesda and
Annex 5 of the JLDP identifies an indicative provision
of 99 units expected for Bethesda during the Plan
period. Within the period 2011 to 2020, a total of 42
dwellings have been completed in Bethesda on
windfall sites. In April 2020, there were 24 units on
land-bank windfall sites. These figures were provided
by the Joint Planning Policy Unit in July 2020. There
is therefore capacity for 33 units on windfall sites
within Bethesda.

Therefore, it is considered that there is capacity and
demand for the proposed development within
Bethesda, to meet an identified housing need.
Composite Score – Impact of the Proposed Development on the housing market
over 20 years
Probability: - 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 18 dwellings, with a significant element of affordable for local people.
As these people already contribute to the percentage of Welsh speakers in
Bethesda, it is essentially a movement of people within the town. It would not
increase the percentage of Welsh speakers across Bethesda.
Likelihood - It is likely that the proposed development would have a beneficial
effect on the housing market in the area of Bethesda.
Frequency – It is likely that the proposed development would have a beneficial
effect on the housing market in the area of Bethesda
Employment
Consideration of Potential Effects
How
will
the The proposal is for housing, and whilst the proposal
development contribute would offer employment opportunities during the
to current employment construction phase and some maintenance work
opportunities in the post-completion, this key issue is considered to be
area, e.g. will it foster more relevant to commercial and employment
economic variability in developments, rather than housing developments.
the local area or not?
Number of full and/ or The proposal relates to a residential development
part time jobs
and any employment opportunities would be through
in-direct effects. The number of employment
opportunities during construction is not known.
Skills
which
are n/a – as above
necessary
for
the
business
or
organisation and how
that compares with the
labour skills of local
people (within the travel
to work area).
Salaries that will be n/a – as above
offered and how that
compares with average
wages in the area.

The labour skills of local n/a – as above
people (within the travel
to work area) and how
likely it is according to
the above assessment
the posts will be filled
from among the local
population
Is it likely that you will The proposal is for housing, and therefore this is not
need to search outside a key consideration.
the local area for
employees, e.g. to
obtain specialist skills.
What type of Welsh The proposal is for housing, and therefore this is not
language skills are a key consideration.
essential and desirable
for the jobs that will be
created
by
the
development?
These
will need to be defined
as
part
of
the
development’s Welsh
language
Plan
(voluntary or statutory).
The possible cumulative The proposal is for housing, and therefore this is not
impact
that
the a key consideration.
development
could
have, taking account of
any
other
relevant
recent development in
the local area.
Welsh language skills The proposal is for housing, and therefore this is not
that will be necessary a key consideration.
for the workers and their
dependants to integrate
into
the
local
community.
Composite Score – Impact of the Proposed Development on Employment over
20 years
Whilst the proposal relates to housing, it also provides the opportunity to
beneficially contribute towards local employment for the local construction
industry.
Probability: This is the effect that would be expected to occur in almost all similar
developments.
Frequency: This is the effect that would be expected to occur 5-7 out of 10 times
for similar developments in the last 20 years.

Likelihood: It is almost certain that the proposed development would have a
beneficial effect on employment in Bethesda and the surrounding area.
The employment opportunities offered as part of the development are beneficial
for local people including Welsh speakers, however they are of a scale that are
not expected to lead to a change in the number of Welsh speakers and therefore
a neutral effect on the economy is expected.

Summary of Findings – Benefits and Risks
7.13

The Proposed Development seeks to provide 18 residential dwellings on a site
within the Bethesda development boundary.
Meeting an identified need

7.14

There is an identified need for the house types proposed within housing need
figures provided by Gwynedd Council.

7.15

Grŵp Cynefin owns and manages 39 units in Bethesda. Of the 39 properties that
Grŵp Cynefin manage: 25 are houses and 14 are flats. Grwp Cynefin are currently
in the process of developing 17 new homes, 5 of which are bungalows and 12
houses This mix provides opportunities for all families and individuals to find a
suitable home though the provider.

7.16

Providing properties in a suitable brownfield location, within walking distance of
many local services and facilities will reduce car dependency.

7.17

The proposal for 18 units, of various types, sizes and tenures would enable local
people to stay in the local area. In turn, this maintains the percentage of Welsh
speakers within Bethesda. As the potential residents will be moving from one
location to another within the town itself, the proposal will have a neutral impact
on the Welsh language.
Visual Elements of the Welsh Language

7.18

The proposal is expected to beneficially contribute towards the visual elements of
the Welsh language in the local area.
Employment

7.19

Whilst the proposal relates to housing, it also provides the opportunity to
beneficially contribute towards local employment during construction, supporting
local construction businesses.

8.0 Mitigation and Improvement
8.1

Consideration of the effects of the proposed development on Welsh language and
the community presented in sections 5-6 have identified an overall beneficial
effect. No mitigation measures are considered to be necessary to make the
proposed development acceptable.

9.0 Conclusions
9.1

It is concluded that the proposed development would have beneficial effects on
the Welsh language and the community within Bethesda through the provision of
housing to meet an identified need for a local population, however no significant
change to the overall number of Welsh speakers is expected from this
development.

