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Application Number: C14/1043/11/LL
Date Registered: 06/11/2014
Application Type: Full - Planning
Community: Bangor
Ward: Marchog

Proposal: ERECT 6 NEW TWO STOREY DWELLINGS IN THE FORM OF TWO BLOCKS OF THREE

TWO BEDROOM TERRACED HOUSES WITH ASSOCIATED GARDENS AND PARKING

SPACES

Location: TAN Y BRYN ROAD, MAESGEIRCHEN, BANGOR, GWYNEDD, LL57 1SP

Summary of the
Recommendation:

TO DELEGATE POWERS TO APPROVE

1. Description:

1.1 The application is a full application for erecting 6 new two-storey dwellings in the
form of two blocks of three terraced houses with associated gardens along with
parking spaces at the front of the houses.

1.2 The site is located within the development boundaries of the city of Bangor that is
defined as a sub-regional centre in the Gwynedd Unitary Development Plan. The site
is within the extensive estate of Maesgeirchen on the city’s periphery and is a site
that has recently been cleared of structures that had existed there previously (a series
of single-storey garages).

1.3 An existing road leads to the site while two-storey residential houses surround both
sides, along with blocks of four-storey flats which are also nearby. As noted, the site
has been cleared but continues to contain hard standings where the garages had been
built.

1.4 The houses would include a lounge, kitchen / dining room and a toilet on the ground
floor and two bedrooms and a bathroom on the first floor. Outside, there would be a
garden in the front with a parking space for vehicles, an extensive garden in the back
along with a small shed while both end houses would have gardens on the side. It is
proposed that a wooded fence be erected along the gardens’ boundaries between the
houses. The external finish of the houses would be a combination of smooth brick
render with UPVC doors and windows and a slate roof.

1.5 In addition to the houses, the proposal also means undertaking changes and
improvements to the nearby road as well as to the existing pavements.

1.6 The following information has been submitted with the application:

• Design and Access Statement
• Community and Language Impact Statement

1.7 The application is submitted to committee as the size of the proposed development is
greater than that which can be dealt with under the delegated procedure.

2. Relevant Policies:

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

2.2 Gwynedd Unitary Development Plan 2009:

REDEVELOPING AND REUSING PREVIOUSLY USED LAND – STRATEGIC POLICY
6 - Priority will be given to making appropriate and suitable use of previously developed land,
which is suitable for development, or buildings that are vacant or not used to their full
potential. Development should make the most efficient and practicable use of land or
buildings in terms of density, siting and layout. A development should make the best and
most effective use of land or buildings in terms of density, location and setting.

POLICY A1 – ENVIRONMENTAL OR OTHER IMPACT ASSESSMENTS - Ensure that
sufficient information is provided with the planning application regarding any significant
likely environmental or other impacts in the form of an environmental impact assessment or
other impact assessments.

POLICY A2 – PROTECT THE SOCIAL, LINGUISTIC AND CULTURAL FABRIC OF
COMMUNITIES - Safeguard the social, linguistic or cultural cohesion of communities
against significant harm due to the size, scale or location of proposals.

POLICY B22 – BUILDING DESIGN - Promote good building design by ensuring that
proposals conform to a series of criteria aimed at protecting the recognised features and
character of the local landscape and environment.

POLICY B23 – AMENITIES - Safeguard the amenities of the local neighbourhood by
ensuring that proposals conform to a series of criteria aimed at safeguarding the recognised
features and amenities of the local area.

POLICY B25 – BUILDING MATERIALS - Safeguard the visual character by ensuring that
building materials are of a high standard and are in keeping with the character and appearance
of the local area.

POLICY C1 - LOCATING NEW DEVELOPMENT – Land within town and village
development boundaries and the developed form of rural villages will be the main focus for
new developments. New buildings, structures and ancillary facilities in the countryside will
be refused with the exception of a development that is permitted by another policy of the
Plan.

POLICY C3 – RE-USING PREVIOUSLY DEVELOPED SITES - Proposals that give
priority to reusing previously developed land or buildings and which are located within or
adjacent to development boundaries will be permitted provided the site or the building and
use are appropriate.

POLICY CH3 - NEW HOUSES ON UNALLOCATED SITES WITHIN THE
DEVELOPMENT BOUNDARIES OF THE SUB-REGIONAL CENTRE AND URBAN
CENTRES – Approve the construction of houses on appropriate unallocated sites within the
development boundaries of the Sub-regional Centre and the Urban Centres.

POLICY CH6 – AFFORDABLE DWELLINGS ON EACH DESIGNATED SITE IN THE
PLAN AREA AND ON UNDESIGNATED SITES THAT BECOME AVAILABLE
WITHIN THE DEVELOPMENT BOUNDARIES OF THE SUB-REGIONAL CENTRE
AND THE URBAN CENTRES – Approve proposals to develop housing on sites that have
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been designated for housing or sites at random for five units or more within the development
boundaries of the sub-regional centre and the urban centres that provide a suitable element of
affordable housing.

POLICY CH30 – ACCESS FOR ALL – Refuse proposals for residential/business/industrial
units or buildings/facilities for public use unless it can be shown that full consideration has
been given to the provision of appropriate access for the widest possible range of individuals.

POLICY CH33 – SAFETY ON ROADS AND STREETS - Development proposals will be
approved provided they conform to specific criteria relating to the vehicular entrance, the
standard of the existing roads network and traffic calming measures.

POLICY CH36 – PRIVATE CAR PARKING FACILITIES - Proposals for new
development, extension of existing development or change of use will be refused unless off-
street parking is provided in accordance with the Council’s current parking guidelines and
having given due consideration to the accessibility of public transport, the possibility of
walking or cycling from the site and the proximity of the site to a public car park.

In addition to GUDP policies, full consideration is given to the Authority’s adopted
Supplementary Planning Guidance (SPG), which are material and relevant considerations.
The following are considered to be relevant in this case:

 Affordable housing
 Planning and the Welsh Language

2.3 National Policies:

Planning Policy Wales (Version 7, 2014)

Technical Advice Notes (TAN)

- TAN 2: Planning and Affordable Housing
- TAN 12: Design
- TAN 20: Planning and the Welsh Language

3. Relevant Planning History:

3.1 Application C14/0656/11/HD – notice to demolish 19 garages – approved 12.08.14.
Work has been undertaken.

4. Consultations:

Community/Town Council: No objection

Transportation Unit: No objection in principle but further information is needed regarding
the long term arrangement for Lôn y Parc in order to include relevant
conditions.

Natural Resources Wales: No observations, but propose general advice.

Welsh Water: Not received

Public Protection Unit: Not received
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Strategic Housing Unit: This development has been identified within a smaller units grant
programme as it would be providing smaller units, leaving larger
units to be released for general demand.

Public Consultation: A notice was posted on site and neighbouring residents were notified.
The consultation period has come to an end and no correspondence
had been received objecting.

5. Assessment of the material planning considerations:

5.1 The principle of the development

5.1.1 This site of the proposed development is located within Bangor city’s development
boundaries, and is considered to be a site that has already been developed. The
principle of redeveloping such sites is considered acceptable and complies with the
requirements of relevant local and national policies and guidance.

5.1.2 Paragraph 4.9.1 of Planning Policy Wales (version 7, 2014) states that “preference
should be given to previously developed land (or brownfield land), wherever
possible, rather than greenfield sites…”

5.1.3 It is believed that this is consistent with the general requirements of policies C1, C3
and strategic policy 6 of the UDP which encourages and supports proposals for
redevelopments within development boundaries and on previously developed sites.

5.1.4 Relevant reports and assessments were submitted as is required in accordance with
current regulations and the requirements of policies A1 and A2 of the GUDP.

5.1.5 It is, therefore, believed that the proposal is in accordance with the policies noted
above and is acceptable in principle, subject to consideration and full assessment of
all other material planning matters, including the observations received and
compliance with the requirements of other relevant policies.

5.2 Visual amenities

5.2.1 The existing site has been empty and open since the garages that stood there
previously were demolished, with the concrete hard standings continuing to exist
there. However, it is a site that is within a densely built up area including a number of
residential houses of various appearances and sizes / forms as well as blocks of four-
storey flats.

5.2.2 This proposal would involve a fairly traditional development in terms of form and
lay-out with gardens to the front and rear. There is no uniform pattern to the houses in
the nearby area and therefore it is not considered that there is a need to convey one
specific appearance.

5.2.3 This proposal is believed to be acceptable in terms of visual amenities, considering
the current condition of the site and the proposed size, form and appearance of the
houses. It is therefore believed that the proposal satisfies the requirements of policies
B22, B23 and B25.

5.3 General and residential amenities
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5.3.1 As is expected within an area that had already been developed this densely,
residential houses surrounds the whole site. Existing houses that are to the back of the
development site have long gardens which would abut the back gardens of the
proposed houses. This means that there is a distance of approximately 30 metres
between the backs of the proposed houses and the nearest parts of the existing houses
to this direction.

5.3.2 The is an existing road to the front of the site with residential houses on the furthest
side of the road, there would be a distance of approximately 24 metres between the
nearest front of the proposed houses and these houses. Plas Mabon flats are to one
side, and this would be the building nearest to the proposed houses, however, it is not
believed that these houses would have a detrimental effect on these flats as the
gardens would be nearest to the building, not the new houses themselves.

5.3.3 It is believed that there would be sufficient distance between the proposed houses and
the existing houses / flats and therefore it is not believed that the development would
have an excessive detrimental effect on existing residents’ residential amenities or on
the area’s general amenities. It is therefore considered that the proposal is acceptable
and satisfies the requirements of policy B23.

5.4 Transport and access matters

5.4.1 As referred to above, the Transportation Unit has asked for confirmation of what is
intended to be done to a part of Lôn y Parc, namely the road which runs past the front
of the site. The plan shows a proposal to divert part of the road by creating a bend in
the road, no information has been submitted explaining what would happen to the
road’s original alignment and if it would be kept as a footway or as parking spaces for
adjacent houses.

5.4.2 There is no objection in principle to the proposal in its entirety, but this information
was required in order to support the relevant conditions on the permission. No
response had been received for this application at the time this report was written, but
it is not believed that the development as shown is unacceptable in terms of its form,
including access and parking provision. Having received the abovementioned
information / confirmation, it is believed that the development could include a
condition and therefore would satisfy the requirements of policies CH30, CH33, and
CH36.

5.5 Linguistic Matters

5.5.1 A Linguistic and Community Impact Statement was submitted to coincide with the
application, the content was assessed by the Joint Planning Policy Unit:

 They did not believe that the nature and scale of the proposed development were
likely to have an adverse impact on the Welsh language

 The development of affordable housing for the local population is likely to have a
positive impact on the local area by keeping the local population in the community

 The development is not likely to have an impact on the local school as there is
sufficient capacity to cope with any increase in the number of children as a result of
the development.

5.6 Section 106 agreement matters
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5.6.1 The requirements of Policies CH3 and CH6 state that a percentage of units on each
site of five or more houses (that have not been designated but are within development
boundaries) must be affordable to meet general local need for affordable housing.

5.6.2 However, taking into consideration that the applicants are preparing new rented social
housing for local residents under their statutory responsibilities the view in this
particular case is that the planning application can be dealt with as an exception to
these policies. The affordability of these houses is controlled and reflected in the size
and design of the houses and therefore in accordance with the guidelines included in
the Supplementary Planning Guidance: Affordable Housing (November 2009).

5.6.3 Also, it can be seen in the Strategic Housing Unit’s observations that the development
provides houses of a smaller size and, therefore, bearing in mind the amendments
made to housing benefits, it provides options for smaller families or individuals to
move to smaller houses such as these, thus releasing larger houses to satisfy local
need.

6. Conclusions:

6.1 This site is located within the development boundaries of the city of Bangor as noted
in the GUDP. It is considered a brownfield site that is suitable for development and
the proposal itself in terms of providing living units to satisfy the need for affordable
housing is considered acceptable.

6.2 Having considered the above and all the relevant planning issues including the local
and national policies and guidance, as well as the observations received, it is believed
that this application is acceptable subject to accepting confirmation regarding the
proposed changes to Lôn y Parc.

7. Recommendation:

7.1 To delegate the power to the Senior Planning Manger to approve the application
subject to receipt of further details from the applicant regarding the arrangements for
Lôn y Parc and receiving confirmation from the Transportation Unit that these
arrangements are acceptable.

Conditions -
1. Time
2. Comply with plans
3. Slate
4. Materials
5. Landscaping
6. Removal of permitted development rights
7. Highways
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