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1.0

INTRODUCTION

1.1

The Application

1.1.1

Caulmert Ltd has been appointed by MacLennan Construction Ltd (“the applicant”) to submit
an application for full planning permission to Gwynedd Council for the Erection of 12 No.
Dwellings with Associated Parking, Access and Infrastructure.

1.1.2

This planning application is accompanied by and should be read in conjunction with the
following documentation:
•

Completed Planning Application Forms and Certificates (TBC)

•

Planning Application Fee;

•

Supporting Planning Statement – Caulmert Ltd

•

Design and Access Statement – Caulmert Ltd

•

Pre-Application Consultation Report – Caulmert Ltd (TBC)

•

Welsh Language Statement – Caulmert Ltd

•

Housing Mix Statement – Caulmert Ltd

•

Affordable Housing Statement - Adra (Tai) Cyfyngedig

•

Drainage Strategy – Caulmert Ltd

•

Preliminary Ecological Appraisal Report – Etive Ecology Ltd

•

Arboricultural Statement – Cheshire Woodlands Ltd

•

Preliminary Site Investigation Report – Caulmert Ltd

•

Plans:
−

Location Plan - 1893 A-01-01 – WM Design & Architecture Ltd

−

Existing Site Plan – 1893 A-01-02 – WM Design & Architecture Ltd

−

Proposed Site Plan - 1893 A-01-03 – WM Design & Architecture Ltd

−

Proposed Site Sections - 1893 A-01-04 – WM Design & Architecture Ltd

−

Proposed Plots 1 - 3 Floor Plans - 1893 A-03-01 – WM Design & Architecture Ltd

−

Proposed Plots 1 - 3 Elevations - 1893 A-03-02 – WM Design & Architecture Ltd

−

Proposed Plots 4 - 6 Floor Plans - 1893 A-03-03 – WM Design & Architecture Ltd

−

Proposed Plots 4 - 6 Elevations - 1893 A-03-04 – WM Design & Architecture Ltd

−

Proposed Plots 7 - 10 Floor Plans and Elevations - 1893 A-03-05 – WM Design &
Architecture Ltd

−

Proposed Plots 11 - 12 Floor Plans and Elevations - 1893 A-03-06 – WM Design &
Architecture Ltd
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Proposed Drainage Layout - 4761-CAU-XX-XX-DR-C-1600_P02_S0 – Caulmert Ltd

1.2

The Applicant

1.2.1

The applicant is MacLennan Construction Ltd. This is a collaborative scheme where the
applicant is working with Adra (Tai) Cyfyngedig to provide affordable homes.

1.2.2

Adra (Tai) Cyfyngedig is a Housing Association set up in 2010 following a ‘yes’ vote from
Gwynedd Council tenants. They provide quality, affordable homes and services to tenants and
strive to protect and develop the culture and heritage of the communities.

1.2.2

As a registered social landlord their primary purpose is to provide affordable rented homes to
those in housing need. They are an independent not-for-profit organisation registered and
regulated by the Welsh Government. Being not-for-profit means any surplus income is put
back into the business so that they are able to continue providing homes and services and
achieve their objectives.
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2.0

THE APPLICATION SITE

2.1

Location

2.1.1

The application site (referred to hereinafter as ‘the site’) is generally rectangular in shape and
measures 0.4ha. The site is adjacent to Cae Gors, Tregarth, Bethesda. The site comprises of
agricultural land with post and wire fencing and hedgerows along the boundaries.

2.1.3

The location of the site is shown on Figure 1 below and on Site Location Plan ref A-01-01.
Figure 1 – Site Location (Google Maps)

2.1.4

The site is well related to the existing urban area in terms of its proximity to community
facilities and accessibility to surrounding bus links and road network.

2.2

Site Access

2.2.1

It is proposed to access the site directly off Tal Gae with the construction of a new access.
Further information on the proposed access is available on the Proposed Site Layout plan ref
A-01-03.

2.3

Topography

2.3.1

A Topographic Survey for the site was carried out and accompanies the application (Dwg. No.
1893 A-01-02). The site slopes upwards from north to south by approximately 10m, away from
Ffordd Tanrhiw.

2.4

Vegetation

2.4.1

The site comprises of grassland with scattered and dense scrub and scattered trees and is
bounded by post and wire fencing in part with sections of hedgerow in places.
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2.5

Flood Risk

2.5.1

The site is located in Development Advice Map (DAM) zone A with none of the maps on the
Natural Resources Wales (NRW) online flood risk maps show any risk of flooding.

2.6

The Surrounding Area

2.6.1

The site lies on the edge of the built-up area and the land falls within the settlement boundary
of Tregarth. The site is bound by residential development to the north with fields to the south,
west and east.

2.7

Landscape Designations

2.7.1

The site falls within the Registered Historic Landscape of Ogwen Valley.

2.8

Environmental Designations

2.8.1

There is one statutory designated site for nature conservation located within 1km of the site;
Caeau Tyddyn Dicwm SSSI; located 450m to the north of the site and designated for its
grassland and woodland habitats, as well as the presence of the greater butterfly orchid. The
site is not directly connected to the application site.

2.8.2

There are a total of 15 Local Wildlife Sites (LWS) located within 1km of the application site,
including the Tregarth Candidate LWS, which covers the entirety of the application site itself
and extends 500m to the west, comprising broadleaved woodland, coniferous woodland and
semi-improved neutral grassland.

2.9

Heritage Designations

2.9.1

There are no designated heritage assets on the application site or surrounding it.

2.10

Planning History

2.10.1 There is no relevant planning history.
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3.0

THE PROPOSED DEVELOPMENT

3.0.1

This application seeks full planning permission for the erection of 12 no. dwellings with
associated parking, access and infrastructure.

3.0.2

The proposed development includes widening of the adjacent carriageway up to an adoptable
5.5m standard together with the formation of a footway to connect onto the existing footway
on Ffordd Tanrhiw. These improvements will enable the proposed development to be
accessed to and from an adoptable standard carriageway and allow residents and visitors to
walk to and from the proposed development in safety.

3.0.3

The proposed development also includes a water course diversion; further detail on the
proposed diversion is shown on the supporting Drainage Layout Plan ref 4761-CAU-XX-XX-DRC-1600_P02_S0. The water-course will be designed such that it provides a suitably wide
channel to allow the water flow to naturalise and create variations in form and features. Large
natural stone and boulders that are recovered from the site during construction will be placed
on the edges of the channel to create ‘natural’ features. Further information on the
development of the new water course is included within the supporting Preliminary Ecological
Appraisal Report.

3.0.4

Specific ecology corridors are included as part of the proposed development; these corridors
are located at the rear of plots no. 4 to 12 and to the north of the proposed new stream. The
corridors will be created to ensure that habitat is provided for a wide range of flora and fauna
including Otters. These corridors ensure that there is a net gain in biodiversity within the site
boundary.

3.0.5

Each dwelling will have off-road parking provision for two vehicles. To the rear each dwelling
will have a patio, a laid to lawn garden, a shed and an area for bins and recycling. Further
information is available on Proposed Site Layout Plan ref A-01-03.

3.0.6

The proposed dwellings will be constructed from either traditional brick and block or timber
frame. Elevational treatment is proposed to include facing brick, render and cladding; all of
which will be confirmed via the imposition of a ‘materials condition’. Windows and door will
be uPVC and it is proposed that the roof covering will be slate or roof tiles, again this will be
confirmed via the imposition of a ‘materials condition’.

3.0.7

The proposed site layout plan submitted with the application (Dwg. No. A-01-03)
demonstrates the proposed dwellings can be adequately provided within the site, whilst
respecting required standards including residential amenity, together with the required
infrastructure and landscaping.

3.0.8

A number of boundary treatments are proposed including; 1.8m fence comprising of 0.3m
gravel board and 1.5m fence panel to the rear of the dwellings, 1.5m fence comprising of 0.3m
gravel board, 1.2m fence panel and 0.3m trellis top between each property garden. A 1.2m
agricultural post and wire stock proof fence is proposed between the back of plots 4 – 12 and
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the ecology corridor. Further information of boundary treatment is available on the Proposed
Site Layout Plan ref A-01-03.
3.0.9

According to the Anglesey and Gwynedd Joint Local Development Plan, implemented in July
2017, any development of 2 or more properties in Tregarth must contain at least 20% of
affordable units (POLICY TAI 15: Threshold and Distribution). The current proposal for this
development are far beyond this requirement, with the proposal providing 100% affordable
units on the site. The present proposal is for the following mixture of units:
Affordable Units

5
7

2 Bedrooms 4 Person
3 Bedrooms 5 Person

House
House

3.0.10 It is proposed that the site will have a mix of property tenure broken up as follows;
•
•
•
•

4 x 2B4P House Social Rent
4 x 3B5P House Social Rent
1 x 2B4P House Intermediate Rent
3 x 3B5P House Intermediate Rent
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4.0

PLANNING BACKGROUND

4.0.1

The majority of the application site lies within the Tregarth settlement boundary as defined
by the Anglesey and Gwynedd Joint Local Development Plan (2011-2026). The gardens of Plots
7 to 12 lie outwith but directly adjacent to the settlement boundary. This LDP was formally
adopted on 31st July 2017.

4.0.2

Section 17 of the Planning (Wales) Act 2015 and the Town and Country Planning (Development
Management Procedure) (Wales) Order 2012 (DMPWO) as amended by the 2016 Order
requires applicants to carry out pre-application consultation for major development. This
includes the erection of 10 or more dwellings and therefore, the proposal, falls under this
requirement.

4.0.3

This Supporting Planning Statement has been published for Pre-Application Consultation
purposes in accordance with the relevant regulations.
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5.0

PLANNING POLICY

5.1

National Planning Policy

5.1.1

Planning Policy Wales (Edition 11, February 2021) provides the overarching policy context and
guidance for planning within Wales. It states that the primary objective is to “ensure that the
planning system contributes towards the delivery of sustainable development and improves
the social, economic, environmental and cultural well-being 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. A well-functioning
planning system is fundamental for sustainable development and achieving sustainable
places.”

5.1.2

Chapter 1 ‘Introduction’ sets out seven well-being goals for a sustainable Wales;
•
•
•
•
•
•
•

5.1.3

5.1.4

A globally responsible Wales;
A prosperous Wales;
A resilient Wales;
A healthier Wales;
A more equal Wales;
A Wales of cohesive communities; and
A Wales of vibrant culture and thriving Welsh Language.

The Well-being of Future Generation Act (Wales) places a duty on public bodies to carry out
sustainable development. The Act provides the following definition of sustainable
development in Wales;
•

“Sustainable development” means the process of improving the economic, social,
environmental and cultural well-being of Wales by taking action, in accordance with
the sustainable development principle, aimed at achieving the well-being goals.

•

Acting in accordance with the sustainable development principles means that a body
must act in a manner which seeks to ensure that the needs of the present are met without
compromising the ability of future generations to meet their own needs”.

Chapter 2 ‘People and Places: Achieving Well-being Through Placemaking’, at paragraph 2.13,
‘Key Planning Principles’ states:
“The plan led system underpins the delivery of sustainable places. To ensure all development
plans and decisions taken by the planning system work together to deliver sustainable places.
The 5 key Principles (see Figure 4) represent a guiding vision for all development plans,
including Future Wales.”
“These principles will enable the goals and five ways of working set out in the Well-being of
Future Generations Act to be realised through land use planning.”
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Chapter 2 ‘People and Places: Achieving Well-being Through Placemaking’, at paragraph 2.15
states:
“The national sustainable placemaking outcomes should be used to inform the preparation of
development plans and the assessment of development proposals.”

5.1.6

National Sustainable placemaking outcomes are identified as:
•
•
•
•
•

5.1.7

Creating and Sustaining Communities;
Making best use of resources;
Growing our economy in a sustainable manner;
Maximising Environmental Protection and Limiting Environmental Impact;
Facilitating Accessible and Healthy Environments.

Chapter 3 ‘Strategic and Spatial Choices’, at paragraph 3.3 states:
“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”.

5.1.8

Paragraph 3.4 states;
“Design is an inclusive process, which can raise public aspirations, reinforce civic pride
and create a sense of place and help shape its future.”

5.1.9

Chapter 3 goes on to discuss ‘Placemaking in Rural Areas’ and paragraph 3.39 states:
“In rural areas most new development should be located in settlements which have relatively
good accessibility by non-car modes when compared to the rural area as a whole.”

5.1.10 When considering Strategic Placemaking the chapter discusses the role of development plans
with paragraph 3.41 stating:
“An essential component for a sustainable place is where development is to be located.
Development plans will provide the basis for this by identifying areas and sites for new
development."
5.1.11 Chapter 4 ‘Active and Social Places’ at paragraph 4.11 states that:
“The planning system should enable people to access jobs and services through shorter, more
efficient and sustainable journeys, by walking, cycling and public transport. By influencing the
location, scale, density, mix of uses and design of new development, the planning system can
improve choice in transport and secure accessibility in a way which supports sustainable
development, increases physical activity, improves health and helps to tackle the causes of
climate change and airborne pollution by…..:
Caulmert Ltd
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Enabling More Sustainable Travel Choices;
Network Management; and
Demand Management.”

5.1.12 Paragraph 4.1.4 states that “Land use and transport planning must be integrated. The planning
system must ensure it enables integration:
•
•
•
•

Within and between different types of transport;
Between transport measures and land use planning;
Between transport measures and policies to protect and improve the environment; and
Between transport measures and policies for education, health, social inclusion and
wealth creation.”

5.1.13 Paragraph 4.1.9 ‘Sustainable Transport’ confirms that “The Welsh Government is committed
to reducing reliance on the private car and supporting a modal shift to walking, cycling and
public transport. It further states at 4.1.10 that “The planning system has a key role to play in
reducing the need to travel, particularly by private car, and supporting sustainable transport,
by facilitating developments which:
•
•
•

Are sited in the right locations, where they can be easily accessed by sustainable modes
of travel and without the need for a car;
Are designed in a way which integrates them with existing land uses and neighbourhoods;
and
Make it possible for all short journeys within and beyond the development to be easily
made by walking and cycling.”

5.1.14 With regards to car parking, paragraph 4.1.49 states;
Car parking provision is a major influence on how people choose to travel and the pattern
of development. Where and how cars are parked can in turn be a major factor in the
quality of a place.
5.1.15 Paragraph 4.1.51 expands upon this and states that:
Planning authorities must require good standards of car parking design, which do not allow
vehicles to dominate the street or inconvenience people walking and cycling. This includes
preventing pavement parking through the design of the street. Car parking should be
overlooked by surrounding properties to provide natural surveillance.
5.1.16 Paragraph 4.2 ‘Housing’, at paragraph 4.2.1 states that:
“Planning authorities must understand all aspects of the housing market in their areas, which
will include the requirement, supply and delivery of housing”.
5.1.17 Paragraph 4.2.25 ‘Affordable Housing’ states that:
Caulmert Ltd
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“A community’s need for affordable housing is a material planning consideration which must
be taken into account in formulating development plan policies and determining relevant
planning applications”.
5.1.18 Chapter 5, paragraph 5.8, ‘Reduce Energy Demand and Use of Energy Efficiency’, at paragraph
5.8.1 states that:
“The Planning system should support new development that has very high energy
performance, supports decarbonisation, tackles the causes of the climate emergency, and
adapts to the current and future effects of climate change through the incorporation of
effective mitigation and adaption measures”.
5.1.19 Chapter 6 ‘Distinctive and Natural Places’, at paragraph 6.6.17, in relation to Sustainable
Drainage systems and Development, states that:
“New developments of more than one dwelling or where the area covered by construction
work equals or exceeds 100 square metres also require approval from the SuDS Approval Body
(SAB) before construction can commence”.
At paragraph 6.6.18, it also states that:
“The provision of SuDS must be considered as an integral part of the design of new
development and considered at the earliest possible stage when formulating proposals for new
development”.
5.1.20 Technical Advice Note (TAN) 2: Planning and Affordable Housing (2006) provides practical
guidance on the role of the planning system in delivering affordable housing.
5.1.21 Section 6 Working together – the roles of local authorities, RSLs and private developers,
discusses and collaborative approach between local planning authorities, RSLs and private
developers. Paragraph 6.4 states:
The key areas where local planning authorities, housing authorities, RSLs and private
developers should work together are:
• establishing housing requirements within the local housing market(s);
• setting targets for the provision of affordable housing through the planning system
(both authority-wide and site specific);
• monitoring changing housing requirements;
• updating planning and housing policies and affordable housing targets;
• identifying potential sites for affordable housing (including windfall sites and rural
exception sites);
• using planning conditions and planning obligations to secure affordable housing;
• establishing an appropriate mix of housing types and tenures which will contribute
to the identified need for affordable housing and to the objective of achieving mixed
and sustainable communities;
Caulmert Ltd
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constructing and managing affordable housing;
controlling occupancy to ensure that the affordable housing provided is occupied by
people falling within particular categories of need.

5.1.22 Technical Advice Note (TAN) 15: Development and Flood Risk (2004) provides guidance
regarding flood risk and proposed development. A general approach of PPW, supported by
the TAN, is to advise caution in respect of new development in areas at high risk of flooding
by setting out a precautionary framework to guide planning decisions.
The overarching aim of the precautionary framework is, in order of preference, to;
•
•

Direct new development away from those areas which are at high risk of flooding.
Where development has to be considered in high risk areas (zone C) only those
developments which can be justified on the basis of the tests outlined in section 6
and section 7 are located within such areas.

5.2

Local Planning Policy

5.2.1

The Statutory Development Plan for area within which the application site is located
comprises of the Joint Local Development Plan Anglesey and Gwynedd (2011 – 2026) which
was adopted 31st July 2017.
Joint Local Development Plan Anglesey and Gwynedd (2011 – 2026)

5.2.2

On the 28th July 2017 Gwynedd Council decided to adopt the Anglesey and Gwynedd Joint
Local Development Plan. The Isle of Anglesey County Council decided to adopt the Plan on 31st
July 2017. Therefore the Anglesey and Gwynedd Joint Local Development Plan (Joint LDP) was
adopted on the 31st July 2017.

5.2.3

The application site lies within the Tregarth village settlement boundary as defined by the
Joint LDP.

5.2.4

The Settlement Hierarchy identifies Tregarth as a ‘Local Village’, where ‘comparatively less
development is promoted to these Villages in order to protect their character and to support
community need for housing or for local need affordable housing’. The policy explanation for
TAI 4 states that ‘the detailed criteria based policy promotes development of the right scale.
The proposals should reflect the character of the individual settlements and be compatible
with the Plan’s provisions for the Local, Rural and Coastal villages tiers…’.

5.2.5

The Vision and Strategic Objectives within Section 5 contains a number of ‘Themes’ as
Strategic Objectives. Of relevance to the proposal, Theme 4 states;
Theme 4: To give everyone access to a home appropriate to their needs
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SO15 To ensure that a sufficient and appropriate range of housing sites are available in
sustainable locations in accordance with the settlement hierarchy to support economic
growth.
SO16 To provide a mixture of good quality and affordable housing units, of a range of
types and tenures to meet the housing requirements of all sections of the population:
Key outputs:
• there will be a consistent minimum 5 year supply of land for housing;
• housing growth will be distributed across the Plan area in accordance with the spatial
• distribution;
• the supply of affordable housing units will have increased;
• the demand for sites for Gypsies and Travellers will have been addressed.
5.2.6

Section 6.4 Managing Growth and Development – Supply and Quality of Housing, strategic
policy ‘PS 16: Housing Provision’ states;
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.
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.
This level of growth is distributed in accordance with Strategic Policy PS 17 and Policies TAI 1
to TAI 6 and will be monitored on an annual basis via the Joint Housing Land Availability Studies
and the Annual Monitoring Reports.

5.2.7

With regards to housing mix, ‘Policy TAI 8: Appropriate Housing Mix’ states;
Proposals should contribute to creating sustainable mixed communities by:
1. Maximising the delivery of affordable housing (including for local need) across the
Plan area in accordance with Strategic Policy PS 18;
2. Contributing to redress an identified imbalance in a local housing market;
3. Ensuring the sustainable use of housing land, ensuring an efficient density of
development compatible with local amenity in line with Policy PCYFF 3;
4. Ensuring the correct mix of housing unit types and tenures to meet the needs of the
Plan area’s current and future communities;
5. Making provision, as appropriate, for specific housing needs such as student
accommodation, homes for the elderly, Gypsy & Travellers, supported
accommodation, nursing, residential and extra care homes, needs of people with
disabilities;
6. Improving the quality and suitability of the existing housing stock;
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7. Ensuring high standards of design that create sustainable and inclusive communities
in line with Policy PCYFF 3.
5.2.8

With regards to affordable housing, strategic policy ‘PS 18: Affordable Housing’ states that
development opportunities have been identified to provide a minimum target of 1,572 new
affordable homes. This strategic policy is then supported by Policy TAI 15.

5.2.9

Policy ‘TAI 15: Affordable Housing Threshold & Distribution’ states that the Council 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 presented in Strategic Policy PS 18. It goes on to explain the thresholds
determined by the settlement categories. The settlement concerned, Tregarth, is a ‘Local
Village’, and therefore for developments of no. 2 or more dwellings a minimum of 20%
affordable housing contribution is required. However, this scheme proposes 100% affordable
dwellings.

5.2.10 Strategic ‘Policy PS 1: Welsh Language and Culture’ aims to promote the Welsh Language and
states;
The Council will promote and support the use of the Welsh Language in the Plan area.
This will be achieved by:
1.
2.
3.
4.

Using appropriate mechanisms to ensure that suitable measures that mitigate
negative impacts are provided or a contribution is made towards them;
Refusing proposals that due to its size, scale or its location, would cause significant
harm to the character and language balance of a community
Encouraging all signage by public bodies and by commercial and business
companies to be bilingual ;
Encouraging the use of Welsh place names for new developments, house and street
names.

5.2.11 Strategic Policy ‘PS 4: Sustainable Transport, Development and Accessibility’ states;
Development will be located so as to minimise the need to travel. The Councils will
support transport improvements that maximize accessibility for all modes of transport,
but particularly by foot, cycle and public transport. This will be achieved by securing
convenient access via footways, cycle infrastructure and public transport where
appropriate, thereby encouraging the use of these modes of travel for local journeys and
reducing the need to travel by private car.
5.2.12 Furthermore, policy ‘TRA 4: Managing Transport Impacts’, states;
Where necessary, safe and convenient provision will be sought in conjunction with
proposals for:
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Pedestrians, including people with prams and/or young children;
Disabled people with mobility impairments and particular access needs;
Cyclists;
Powered two-‐wheelers;
Public transport;
Vehicular access and traffic management within the site and its vicinity;
Car parking and servicing;
Coach parking; and
Horse-‐riders.

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.
5.2.13 With regards to sustainable development and sustainable living. Strategic policy ‘PS 5:
Sustainable Development’ states;
Proposals will only be permitted where it is demonstrated that they are consistent with
the principles of sustainable development. All proposals are required to:
1.
2.
3.

4.

5.
6.

7.

8.

Accord with national planning policy and guidance in accordance with Policy
PCYFF1;
Alleviate the causes of climate change and adapting to those impacts that are
unavoidable in accordance with Strategic Policy PS6;
Give priority to effective use of land and infrastructure, prioritizing wherever
possible the reuse of previously developed land and buildings within the
development boundaries of Sub Regional Centre, Urban and Local Service Centres,
Villages or in the most appropriate places outside them in accordance with
Strategic Policy PS15;
Promote greater self-‐containment of Centres and Villages by contributing to
balanced communities that are supported by sufficient services; cultural, arts,
sporting and entertainment activities; a varied range of employment
opportunities; physical and social infrastructure; and a choice of modes of travel;
Protect, support and promote the use of the Welsh language in accordance with
Strategic Policy PS1;
Preserve and enhance the quality of the built and historic environment assets
(including their setting), improving the understanding, appreciation of their social
and economic contribution and sustainable use of them in accordance with
Strategic Policy PS17;
Protect and improve the quality of the natural environment, its landscapes and
biodiversity assets, including understanding, and appreciating them for the social
and economic contribution they make in accordance with Strategic Policy PS16;
Reduce the effect on local resources, avoiding pollution and incorporating
sustainable building principles in order to contribute to energy conservation and
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efficiency; using renewable energy; reducing / recycling waste; using materials
from sustainable sources; and protecting soil quality;
5.2.14 Furthermore, Strategic Policy ‘PS 6: Alleviating and Adapting to the Effects of Climate
Change’ states;
In order to alleviate the effects of climate change proposals will only be permitted where
it is demonstrated that they have fully taken account of and responded to the following:
1.

The energy hierarchy:
i. Reducing energy demand;
ii. Energy efficiency;
iii. Using low and zero carbon energy technologies energy wherever practical
and viable and consistent with the need to engage and involve communities,
protect visual amenities, the natural, built and historic environment and the
landscape.

2.

Reducing greenhouse gas emissions, help to reduce waste and encourage travel
other than by car.

5.2.15 With regards to the ‘Development Criteria’, policy PCYFF 2 states:
A proposal:
1. Must comply with all relevant policies in the Plan;
2. Must comply with national planning policy and guidance.
3. Will be approved within defined development boundaries or the built form of identified
clusters listed in the settlement framework set out in Strategic Policy PS15, subject to
detailed material planning considerations;
4. Should make the most efficient use of land, including achieving densities of a minimum of
30 housing units per hectare for residential development (unless there are local
circumstances that dictate a lower density);
5. Must provide appropriate amenity space to serve existing and future occupants;
6. Should have regard to the generation, treatment and disposal of waste;
7. Includes, where applicable, provision for the appropriate management and eradication of
invasive species;
5.2.16 With regards to Water Conservation, policy PCYFF 6 states;
Proposals should incorporate water conservation measures where practicable, including
Sustainable Urban Drainage Systems (SUDS). All proposals should implement flood
minimisation or mitigation measures where possible, to reduce surface water run-‐off
and minimise its contribution to flood risk elsewhere.
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6.0

PLANNING CONSIDERATIONS

6.1

The Principle of Development

6.1.1

The application site is located within the settlement of Tregarth and is, therefore, considered
to be a windfall site. The most relevant policy for consideration is Policy TAI 4 ‘Housing in
Local, Rural & Coastal Villages’ of the Joint LDP.

6.1.2

Policy TAI 15 requires 20% of the dwellings to be affordable for any proposals of two or more
dwellings in Tregarth. This proposal is a 100% affordable scheme and, therefore, equates to
12 no. dwellings, which would go some way to address the current shortfall of housing land
within Gwynedd and would provide much needed affordable homes.

6.1.3

The site is an appropriate location for new housing development as it lies within the
settlement boundary of Tregarth and there is existing residential development surrounding
the site.

6.1.4

The site is sustainably located with excellent access to public transport providing access to
nearby towns and villages. There are regular buses to Bangor where the nearest railway
station can be found, providing links to several stations along the North Wales Coastline. More
locally, the site also has good links to local shops, services and employment opportunities,
which are within an acceptable walking and cycling distance or a short bus journey away.

6.1.5

Sustainable development is defined in Planning Policy Wales as having three dimensions;
economic, social and environmental. The proposal would clearly have economic benefits,
through the provision of jobs during the construction phase and new housing close to existing
employment opportunities. In social terms, the scheme would provide affordable housing
provision in an area where there is clearly an identified shortfall. In environmental terms, the
scheme would not give rise to any adverse impacts on the natural, built and historic
environment. As such, the development of the site for housing constitutes sustainable
development under PPW.

6.2

Housing Need

6.2.1

This application is supported by an Affordable Housing Statement undertaken by the Adra and
a Housing Mix Statement undertaken by Caulmert Ltd.

6.2.2

The below table below shows, as of October 2020, the demand for both Social Rented and
Intermedia Rented Homes within Tregarth (source: Gywnedd Housing Options Team)

Number of
Bedrooms

Number of
Intermediate
Rented
Applications
0

Type of Unit
BUNGALOW
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FLAT
HOUSE
MAISONETTE
Total number of Bedroom
BUNGALOW
FLAT
HOUSE
MAISONETTE
Total number of Bedroom
BUNGALOW
FLAT
HOUSE
MAISONETTE
Total number of Bedroom
BUNGALOW
HOUSE
Total number of Bedroom
BUNGALOW
HOUSE
Total number of Bedroom
BUNGALOW
HOUSE
Total number of Bedroom
Area Total

0
0
0
0
0
0
2
0
2
0
0
1
0
1
0
1
1
0
0
0
0
0
0
4

24
19
16
29
25
34
68
29
77
9
8
49
6
53
2
10
10
1
1
1
1
1
1
107

6.2.3

The proposal would provide 5 no. 2 bed houses and 7 no. 3 bed houses. The site will therefore
enable the applicant to offer a total number of 12 affordable units, which will would go a
significant way in addressing the current shortfall for affordable housing in the locality. By
providing properties along a convenient and regular public transport network allows people
to connect to and from Bangor and Bethesda with ease therefore reducing car dependence.

6.2.4

Providing 2 and 3 bedroom properties will offer an opportunity to families that are currently
in unsuitable dwellings to gain a home with a private garden situated within an amiable
location. This would facilitate young families to establish a home in the area by improving the
living conditions for all members.

6.2.5

Following recent changes to the benefits system, several tenants have suffered due to the
bedroom tax because of under occupancy and wish to move to a smaller home. Two-bedroom
properties would assist Adra to better manage its current stock and enable those applicants
who wish to move to a smaller home, thus releasing a larger property to other applicants. This
would also help families on the housing register who require 3 or 4-bedroom homes.
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6.2.6

The scheme has the potential to provide 100% affordable homes which is far in excess of the
requirement identified under Policy TAI 15 of the Anglesey and Gwynedd Joint Local
Development Plan.

6.3

Ecology

6.3.1

The application is supported by a Preliminary Ecological Appraisal Report prepared by Etive
Ecology Ltd

6.3.2

A Preliminary Ecological Appraisal comprises of an Extended Phase 1 Habitat survey, a desk
study (including the purchase of records from Cofnod), an otter survey, an assessment of the
likely impacts on the ecological value of the site and recommendations for mitigation
measures to be implemented.

6.3.3

The desktop data search identified one statutory nature conservation site and 15 nonstatutory nature conservation sites <1km of the site. A SSSI is located 450m to the north and
the application site lies within the Tregarth Candidate Wildlife Site. Protected species records
for <1km of the site include common toad, three species of bat, numerous bird species, otter,
two reptile species and numerous NNIS.

6.3.4

The site covers an area of approximately 0.28ha comprised of improved grassland, a small
water-course, riparian woodland/scrub and scattered trees along a roadside hedge/stone
wall. The site is located within a corridor of woodland and grassland between Cae Gors and
Tregarth, with pastoral farmland to the east and various paths and amenity land-use to the
west. The water-course flows northwards for 350m where it outfalls into the Afon Ogwen. The
OS map indicates that there are no ponds located within 250m of the site boundary.

6.3.5

The development footprint is dominated by improved grassland of negligible ecological value,
but also comprises the water-course and wet woodland of more significant local value. The
site has the potential to support roosting bats in mature trees, foraging/commuting bats,
nesting birds, otter and notable species such as hedgehog. The otter survey confirmed
presence of otter both up and downstream of the site, indicating it is used as a commuting
route for this species although no otter holt or den could be found within the survey area.

6.3.6

The development would result in the permanent loss of ~2000m2 of improved grassland and
350m2 of the wet woodland habitat. These habitats would be replaced by 350m2 of new
species-rich grassland (via purpose built ecology corridors), and the long-term management
of all habitats retained on site for their biodiversity value.

6.3.7

The scheme has been carefully designed with consideration of the ecological sensitivities of
the site, aiming to avoid impacts where possible and to minimise and mitigate where impacts
are unavoidable. The semi-mature trees along the eastern boundary will be retained within
the proposed layout. The water-course will be diverted to improved flood risk management
and to create space for the scheme, undertaken under an Otter Method Statement. The
water-course diversion should result in no loss of value or functionality to otter. The retained
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woodland habitat will be managed for its biodiversity value, including nesting birds and
foraging/commuting bats.
6.3.8

Recommendations are included in the Preliminary Ecological Appraisal Report to maximise
the biodiversity value of the retained and newly-created habitats, and to further enhance the
value of the site with bat and bird boxes. Various RAMs are also recommended, to be
implemented during the construction phase to avoid and minimise the risk of impacts on all
protected and notable species, including otter. It has also been recommended that a Habitat
Management Plan is prepared for the site, to be implemented long-term post-construction. It
proposed that all these recommendations are included as planning conditions.

6.3.9

In conclusion, the application site comprises primarily low value habitat, but with a riparian
corridor running through its northern end of local value and supporting commuting otters.
Recommendations are given to avoid, manage and mitigate the impacts that are likely to arise.
As a result, the proposed scheme is anticipated to result in no significant biodiversity net loss.

6.4

Drainage

6.4.1

The application is supported by a Drainage Strategy and Drainage Layout Plan prepared by
Caulmert Ltd. In accordance with the SuDS Approving Body Guidelines the six standards have
been considered and appropriately addressed within the initial draft surface water drainage
strategy.

6.4.2

Soakaway testing following the general guidance of BRE Digest 365: Soakaway Design was
attempted, however, an infiltration rate could not be determined as negligible infiltration was
observed over the monitoring period. Based on this it is considered that soakaways should
not be relied upon as the primary means of managing surface water since a) infiltration rates
were poor, and b) ground water levels were variable and high in places.

6.4.3

Whilst infiltration discharge may not be feasible for the complete management of the runoff
from the development, the provision of unlined attenuation structures within the drainage
system will enable initial/low intensity rainfall to infiltrate slowly through the base. This will
help to manage the initial “first flush” runoff and reduce the volume of runoff leaving the site.
An un-named ordinary watercourse crosses the northern third of the development area. The
watercourse is recorded on the Natural Resource Wales Long Term Flood Risk Maps and is a
tributary to Afon Ogwen. The development proposals include for diverting the watercourse
closer to the northern boundary of the site and will include provision to discharge surface
water runoff from the site to it. The proposed choice of surface water runoff destination will
therefore be to discharge into the watercourse.

6.4.4

6.4.5

Discharge to surface water sewers/highway drains or combined sewers has not been
considered.

6.4.6

Discharge to the watercourse at Greenfield runoff rates is the proposed method of managing
the flow off the site. In order to manage the discharge from the site, attenuation structures
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are proposed throughout the drainage network with an emphasis on managing water close to
its source. These will include:
•
•
•
•

Porous pavements (parking)
Porous Pavements (private zones)
Rain Gardens
Cellular Attenuation.

6.4.7

Roof areas will drain via water butts into rain gardens. Flow will discharge onto the surface of
the rain gardens to allow infiltration through the engineered surface soils. Excess flow will
drain to sub surface filter material and will be discharge to the wider site drainage system.
Above ground attenuation will be provided within the raingardens however overflow/weir
surface gullies will also be provided to convey excess runoff to filter media below and the
wider site drainage network using carrier drains.

6.4.8

Car parking areas throughout the development will be constructed using porous pavement
methods providing initial attenuation at source, and trickle infiltration. The porous paved
areas and raingardens will be linked with runoff from the plot rainwater drainage systems and
the external public paved areas directed through the structures. Discharge from the rain
garden/porous pavement structures will be controlled into the carrier drainage system close
to source. Where private roads/zones are proposed, these will also be constructed using
porous pavement methods which will provide additional attenuation to the drainage system.
Subject to the engineering stability of the sub grade if wetted these will also allow trickle
infiltration.

6.4.9

Subject to agreeing the technical aspects with the Highway Authority, runoff from the public
access roads areas which will be offered for adoption will be allowed to flow onto the porous
paved parking areas for collection. Storage and discharge from the porous paved areas will be
controlled as described above.

6.4.10 The surface water drainage networks will convey flow through the development to the low
areas of the site. Along with the source control of surface water runoff management and
storage features, a cellular storage structure is also proposed under the public open space
(POS) area upstream of the outfall from the site. This will provide additional storage to the
drainage system whilst maintaining the amenity and biodiversity benefit of the POS area. It is
proposed that the flow up to and including the peak 1 in 100 year event with a 30% allowance
added for climate change will be stored within the attenuation structures throughout the site.
6.4.11 Various orifice and vortex flow control structures will be constructed throughout the drainage
network and immediately upstream of the discharge from the site into the watercourse.
Discharge will be controlled to existing Greenfield Runoff rates. The calculated rates using the
HR Wallingford Greenfield runoff estimation tool are:
•
•

Qbar - 1.3l/s
1 in 1 year - 1.2l/s
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1 in 30 year - 2.4l/s
1 in 100 year - 2.9/s

6.4.12 It is proposed that runoff will be controlled to the Qbar discharge rate of 1.3l/s for all rainfall
events with the required volume of attenuation provided.
6.5

Arboricultural

6.5.1

The application is supported by an Arboricultural Statement prepared by Cheshire Woodlands
Ltd.

6.5.2

The assessment evaluates the effects of the proposed development upon trees. The
comparative values of trees are considered broadly in line with the guidance of BS5837, and
their removal, retention, protection and management have been assessed.

6.5.3

An email enquiry to Gwynedd Council confirmed that there are no tree preservation orders
on the site and the site is not in a conservation area. Trees on the site are subject to the
provisions of The Forestry Act.

6.5.4

The tree survey was undertaken by Tom Baron, arboricultural surveyor with Cheshire
Woodlands Limited on 7th May 2021. Full details of the survey are set out in the Tree Survey
Schedule within Appendix 1 of the Arboricultural Statement.

6.5.5

The assessment comprised of five individual trees (T1 to T5), four groups of trees (G1 to G4),
and one hedge (H1). G4, and parts of G1 and H1 are off site, the remainder of the assessed
trees and part of H1 are located on-site or on the boundaries. T5 is a ‘high quality’ A category
tree; T1, T3, G1 and G3 are ‘moderate quality’ B category trees, and T2, T4, G2 and G4 are ‘low
quality’ C category trees.

6.5.6

T4 (C category) is proposed for removal for arboricultural reasons, irrespective of the
development. The tree is heavily suppressed and its removal will improve the development of
the adjacent, higher quality trees T3 and T5. T1, G3, part of G1 (B category), T2 and G2 (C
category) will be removed to accommodate the development. Impacts associated with their
removal can be mitigated by new landscaping. T5 (A category), T3, the northwest part of G1
(B category), G4 (C category) and H1 can be retained.

6.5.7

A retaining wall is proposed on the outer edge of the RPAs of T3 and T5. Any impacts on tree
roots are likely to be very minor, however the area of incursion will be compensated for by
the extension of the tree protection area to the northwest and southeast, also providing
protection for an area designated for new boundary tree planting.

6.5.8

Excavations will be required to form the proposed stream embankment within group G1.
There are likely to be some impacts on the retained edge trees during the construction works,
which mostly comprise low quality goat willow and hazel. These impacts could be accounted
for in the landscaping scheme.
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Trees T3, T5 and G4 will be pruned as detailed in the ‘management’ column of the Schedule
to accommodate working space and increase clearances over the road. The pruning accords
with BS39984 and will not harm the health or appearance of the trees.

6.5.10 In conclusion, the development proposal requires the removal moderate and low quality
trees. Any impacts associated with the removal of these trees can be mitigated by a scheme
of new landscaping, to be agreed by the LPA. Most of the retained trees can be protected in
accordance with current best practice, as set in BS5837. Some low quality trees within G1 are
likely to impacted by the construction of the new watercourse. These can most likely be
retained, but any damaged trees should be accounted for the landscaping scheme. Minor
pruning of some retained trees is proposed, which complies with current best practice and
should not harm their health or appearance.
6.6

Highways

6.6.1

The proposed development includes the provision for the creation of a new site entrance
which would be built to adoptable standards. The proposed new access is shown in more
detail on the Proposed Site Layout Plan ref 1893 A-01-03.

6.6.2

Highway improvements comprising of the widening of the existing carriage way to a 5.5m
adoptable standard between the proposed new development entrance and Ffordd Tanrhiw.
A new footway is also proposed which would safely link the proposed development to Ffordd
Tanrhiw and the wider area. Further details are shown on Proposed Site Layout Plan ref 1893
A-01-03.

6.6.3

The proposed highway improvement have been designed in conjunction with discussions with
the Gwynedd Highways Engineer. It is considered that the proposed highway improvements
will enable the proposed development to be supported by the Highway Authority.

6.7

Design, Safety and Residential Amenity

6.7.1

Joint LDP Policy PCYFF2 relates to building design and covers amongst other criteria;
character, form and design.

6.7.2

The site layout has been developed following a detailed analysis of the site whilst taking into
consideration the national and local requirements for residential developments.

6.7.3

The buildings have a clearly defined front and back which provides better security and privacy,
animate the public realm and help people orientate themselves.

6.7.4

Joint LDP Policy PCYFF 3 quotes that all proposals will be expected to demonstrate high quality
design and in terms of materials, supports developments that utilise materials that are
appropriate to its surroundings. In response to this policy the scheme has been carefully
crafted to create a high quality contemporary development whilst retaining the character of
the local area.
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6.7.5

As such the proposed development would full comply with the development plan policies of
the Joint LDP.

6.8

Affordable Housing

6.8.1

The application is for an entirely affordable scheme in the form of 12 no. affordable homes.
The properties proposed are broken down in the following table:
Affordable Units

5
7

2 Bedrooms 4 Person
3 Bedrooms 5 Person

House
House

6.8.2

It is considered that the proposal exceeds the development plan policies, which require 20%
affordable units.

6.8.3

Affordable housing in the context of the development proposed means subsidised housing
that would be made available to persons who cannot afford to rent or buy housing generally
available on the open market. The affordable housing provision would comprise a mixture
intermediate and social rented housing.

6.8.4

The dwellings have been designed, in their scale and function to comply with the guidelines
contained within the Supplementary Planning Guidance: Affordable Housing (November
2009).

6.8.5

It is proposed that the affordable housing units would be managed by Adra, a registered
housing provider, in accordance with their usual terms and conditions. A formal agreement
will be required to tie the properties to a general local need for affordable dwellings, which
can be discussed during the planning process.

6.9

Pre Application Consultation

6.8.1

The proposed development constitutes major development and, therefore, falls within the
requirement for pre-application consultation in accordance with the provisions of Section 61Z
of the Town and Country Planning Act 1990, as amended (“the Act”), and the Town and
Country Planning (Development Management Procedure) (Wales) Order 2012, as amended
(DMPWO).

6.8.2

This Supporting Planning Statement constitutes to the supporting planning documents which
have been produced for the Pre-Application Consultation exercise which commenced 26th
May 2021 and will conclude 23rd June 2021.

6.8.3

Once the Pre-Application Consultation has concluded, a Pre-Application Consultation Report
will be produced to support the submission of a planning application in due course.
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7.0

CONCLUSIONS

7.0.1

This application seeks full planning permission from Gwynedd Council for the erection of 12
no. dwellings with associated parking, access and infrastructure.

7.0.2

The proposed site layout plan submitted with the application (ref A-01-03) demonstrates the
proposed development can be adequately provided within the site, whilst respecting required
standards including residential amenity, together with the required infrastructure and
landscaping.

7.0.3

The development plan within which the site is located is the Joint Gwynedd and Anglesey Local
Development Plan for the period 2011 – 2021 which was adopted 31st July 2017. The
application site falls predominately within the development boundary of Tregarth, which is
defined as a Local Village by the Joint LDP where there is a general presumption in favour of
development, subject to satisfying the affordable housing requirements.

7.0.4

As discussed in the sections above it is considered that the proposal represents a positive
contribution towards sustainable development within Gwynedd and an opportunity to make
a contribution to the housing needs of the area, including the delivery of affordable housing
in an area of significant need.

7.0.5

The proposed development accords with the key principles of Planning Policy Wales as well
as local policies in the adopted Joint Local Development Plan.

7.0.6

The planning balance therefore falls firmly in favour of the proposed development and as such
it is considered that there are no overriding reasons why planning permission for the proposed
development should be withheld.
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