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1.0 Introduction 

1.1.1 CarneySweeney have been instructed to prepare and submit a full planning application on 

behalf of WWYC Ltd (“the Applicant”), for the following development at Norwich Road, 

Cardiff: 

“Erection of Class B1 and/or B2 and/or B8 employment units, associated parking, servicing, 

drainage, and access.” 

1.1.2 This Planning Statement sets out why and how the proposal is in accordance with local and 

national planning policy and is therefore considered acceptable and planning permission 

should be granted.  

1.1.3 In addition to this Planning Statement, several other documents and plans accompany this 

submission, comprising the following:  

 Planning Application Forms and Certificates 

 Existing Site Plan (Reference: NPT-HMA-ZZ-00-DR-A-90002) 

 Proposed Site Plan (Reference: NPT-HMA-ZZ-00-DR-A-90003) 

 Proposed Ground Floor Plan Units 1-8 (Reference: NPT-HMA-ZZ-00-DR-A-00001) 

 Proposed Ground Floor Plan Units 9-15 (Reference: NPT-HMA-ZZ-00-DR-A-00002) 

 Proposed Site Roof Plan (Reference: NPT-HMA-ZZ-RF-DR-A-90004) 

 Proposed Elevations Units 1-8 (Reference: NPT-HMA-ZZ-XX-DR-A-00200) 

 Proposed Elevations Units 9-15 (Reference: NPT-HMA-ZZ-XX-DR-A-00201) 

 Typical Indicative Section (Reference: NPT-HMA-ZZ-XX-DR-A-00100) 

 Landscaping Plan (Number: TDA.2658.01) 

 Proposed External Lighting (Reference: NPT-HYD-XX-XX-DR-E-6001) 

 Design and Access Statement (Holder Mathias Architects, December 2021) 

 Site Investigation Report (Cambria Consulting Ltd, October 2021, Reference: 

12899/RAH/21/SI) 
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 Transport Statement (Cambria Consulting Ltd, 10 December 2021, Reference: 

CC2286-CAM-ZZ-XX-RP-C-0001-P03) 

 Energy Strategy Technical Note (Hydrock, 26 October 2021, Reference: NRR-HYD-

RP-ME-1000) 

 Ecology Report (TetraTech, 17 September 2021, Reference: 784-B031227 Rev 1) 

 Flood Consequence Assessment/Drainage Report (Cambria Consulting Ltd, 

December 2021, Reference: CC2286-CAM-ZZ-XX-RP-C-0002/P01) 

 Landscape Specification Management Plan  

 Pre-Application Consultation Report (CarneySweeney, January 2022) 

1.2 Structure  

1.2.1 This report assesses the requirements of both local and national planning policy relevant to 

the Site location and the proposals. The report structure is as follows: 

 Section 2 (The Site and Surroundings) – describes the application Site, 

surroundings, and the relevant planning history of the Site; 

 Section 3 (Proposed Development) – describes the Proposed Development; 

 Section 4 (Planning Policy) – provides a summary of the local and national planning 

policy context and policy guidance;  

 Section 5 (Key Considerations) – addresses the key considerations material to the 

proposals, summarising and drawing from other supporting information submitted 

with the application;  

 Section 6 (Conclusions) – provides a summary and conclusions. 
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2.0 Site and Surroundings 

2.1 Site Description 

2.1.1 The Site is located off Norwich Road, approximately 3.5km northeast of Cardiff city centre, at 

a National Grid Reference of ST 20681 78329. 

2.1.2 The Site is roughly rectangular in shape and occupies an area of approximately 0.5 hectares. 

The boundaries of the Site are defined by existing retail premises to the north, a car dealership 

(Evans Halshaw) to the north-east and east, Norwich Road to the south-east, a commercial 

premise to the south, and Roath Brook to the west. The Site is surrounded by a combination 

of palisade fencing and metal wire fencing. However, the southwestern corner of the Site 

includes a small rectangle of land outside of the fencing. The Site is accessed off Norwich 

Road, from the east, via steel gates.  A Site plan is presented in Figure 1. 

2.1.3  

Figure 1: Existing Site Plan (Drawing ref: NPT-HMA-ZZ-00-DR-A-90002) 

2.1.4 The Site currently comprises vacant and underused previously developed land within the 

urban area of Cardiff. It is currently laid to hard surfacing, with a stockpile of material in the 

northwest of the Site. The Site is generally flat and is situated on relatively low-lying ground at 

approximately 7m AOD. 

2.1.5 Overhead electricity cables transect the eastern portion of the Site with a pylon located 

adjacent to the Site entrance.  
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2.2 Relevant Planning History  

2.2.1 The vacant land previously comprised a number of employment buildings of varying sizes prior 

to demolition (undertaken from 2012 onwards). The demolition was undertaken under 

approval ref: 11/02168/DCO – Prior Approval for the demolition of buildings on Site. Prior 

Approval was granted on 26 March 2012. 

2.2.2 Plan of Buildings Demolished to Rear of 507 & 505 Newport Road can be seen below (Figure 

2).  

 

Figure 2:  Plan of Demolition
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3.0 Proposed Development 

3.1 Introduction  

3.1.1    The proposal comprises 15 employment units of Use Class B1 and/or B2 and/or B8 with a total 

floor space of 1,740 sqm GIA, and each of the units provide 116 sqm floor area.  

 

3.1.2    The proposed Site Plan is illustrated on the enclosed drawing by Holder Mathias Architects 

and shown in Figure 3.  

 

 

Figure 3: Proposed Site Plan (Drawing ref: NPT-HMA-ZZ-00-DR-A-90003) 

 

3.1.3     Site access is to be gained off Norwich Road to the east, with the 15 proposed units arranged 

in two terraces, facing one another across the internal access road and parking area.  Parking 

will be provided in the form of 26 spaces (5m x 2.6m for car and van use), 5 of which will be 

wheelchair-accessible spaces. Two spaces will provide electric vehicle charging and there will 

also be five loading and delivery bays. Manoeuvring space is positioned in the central part of 

the Site with a turning head adjacent to the northern boundary. A minimum of 40 cycle racks 

will be provided across three separate locations within the Site, two of which will be enclosed, 

providing safe and secure parking for staff. 

 

3.1.4    Each terrace will measure 7.4m in height to eaves with a pitched roof above. The height of the 

units and associated roller shutter doors will allow certain flexibility of use with tenants being 

able to install racking/mezzanines in the future should individual tenant operations call for it.  

The roof will also accommodate two photovoltaic panels (south-facing) in order to generate 
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renewable energy on-site. 

 

3.1.5     A new substation will be provided adjacent to the pylon on the eastern boundary, adjacent to 

an area of soft landscaping. A further 350 sq m of soft landscaping is proposed north and 

south of the western terrace, providing an area for SuDS drainage and linking (in Green 

Infrastructure terms) with the Roath Brook corridor. The rear of the western terrace stands 

3.5m back from the ownership boundary to ensure existing vegetation bordering the Roath 

Brook will be unaffected. Minimal safety lighting is proposed along this elevation to maintain a 

dark corridor for ecology consideration.  
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4.0 Planning Policy 

4.1 Introduction 

4.1.1 This chapter sets out the current planning policy framework within which the proposals should 

be considered, comprising:  

 Future Wales: The National Plan 2040 

 Cardiff Adopted Local Development Plan (2016) 

 Planning Policy Wales (2021) 

 Supplementary Planning Guidance 

 Technical Advice Notes 

4.2 Future Wales: The National Plan 2040 

4.2.1 Future Wales was adopted in February 2021 and sets out the framework and direction of 

development in Wales for the next 20 years. Policies of particular relevance to the application 

Site and proposals are summarised below: 

4.2.2 Policy 1 ‘Where Wales will grow’ indicates that the Welsh Government supports sustainable 

growth in all areas of Wales. National Growth Areas are identified where growth in employment, 

housing, and investment in infrastructure will be located. These areas are Cardiff, Newport, and 

the Valleys; Swansea Bay and Llanelli; and Wrexham and Deeside. Norwich Road is located 

in Cardiff, therefore, the Proposed Development lies within the Cardiff, Newport, and the Valleys 

National Growth Area. It will offer an employment scheme, whilst enabling investment and the 

creation of employment opportunities that will positively benefit prosperity in this part of Cardiff.  

4.2.3 Policy 2 ‘Shaping Urban Growth and Regeneration – Strategic Placemaking’ refers to towns 

contributing positively towards building sustainable places that support active and healthy lives, 

with urban neighbourhoods that are compact and walkable, organised around public transport, 

and integrated with green infrastructure. It encourages urban regeneration to be based on the 

following strategic placemaking principles: 

 Building places at a walkable scale, with local facilities and public transport within 

walking distance of each other; 

 Establishing a permeable network of streets; and 
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 Promoting a plot-based approach to development. 

4.2.4 Policy 8 ‘Flooding’ states: 

“Flood risk management that enables and supports sustainable strategic growth and 

regeneration in National and Regional Growth Areas will be supported.”  

4.2.5 The policy additionally mentions utilising nature-based solutions as a priority, along with the 

promotion of opportunities for social, economic, and environmental benefits to be maximised 

when investing in flood risk management infrastructure.  

4.2.6 Policy 9 ‘Resilient Ecological Networks and Green Infrastructure’ notes the importance of 

enhancing ecosystems, biodiversity and green infrastructure when considering approaches to 

development proposals through nature-based methods.  

4.2.7 Policy 12 ‘Regional Connectivity’ refers to improving the connectivity in urban areas by 

integrating active and sustainable travel and public transport. Active travel is encouraged in all 

new developments in the form of walking and cycling to promote a reduction in the reliance of 

the private car. Additionally, the policy states “where car parking is provided for new non-

residential development, planning authorities should seek a minimum of 10% of car parking 

spaces to have electric vehicle charging points.” 

4.2.8 Policy 33 ‘National Growth Area’ identifies ‘Cardiff, Newport and the Valleys will be the main 

focus for growth and investment in the South East region’, within which the Site is situated. The 

Welsh Government shows support for strategic business and employment growth opportunities 

in Cardiff. The proposed scheme is in full accordance with this policy. 

4.3 Cardiff Adopted Local Development Plan (LDP) (adopted 28th January 2016) 

4.3.1 The Site is identified in the Cardiff LDP as unallocated ‘white land’, where existing uses are 

considered likely to continue. The Site is previously developed land and is located adjacent to 

the boundary of a Designated River Corridor and Site of Importance for Nature Conservation 

(SINC), however, both of these designations do not extend on to the Site itself.  

4.3.2 The application Site is shown below in the Cardiff LDP Proposals map: 
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4.3.3 Policy KP5 ‘Good Quality and Sustainable Design’ requires that “all new development will be 

required to be of high quality, sustainable design and make a positive contribution to the 

creation of distinctive communities, places, and spaces by (inter alia): 

 Responding to the local character and context of the built and landscape setting so that layout, 

scale, form, massing, height, density, colour, materials, detailing, and impact on built and 

natural heritage are all addressed within development proposals; 

 Providing legible development which is easy to get around and which ensures a sense of 

continuity and enclosure; 

 Providing a healthy and convenient environment for all users that supports the principles of 

community safety, encourages walking and cycling, enables employment, essential services, 

and community facilities to be accessible by sustainable transport, and maximises the 

contribution of networks of multi-functional and connected open spaces to encourage healthier 

lifestyles; 

 Maximising renewable energy solutions; 

 Achieve a resource-efficient and climate responsive design that provides sustainable water 

and waste management solutions and minimise emissions from transport, homes, and 
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industry; 

 Achieving an adaptable design that can respond to future social, economic, technological, and 

environmental requirements; 

 Promoting the efficient use of land, developing at highest practicable densities and where 

appropriate achieving the remediation of land contamination; 

 Ensuring no undue effect on the amenity of neighbouring occupiers and connecting positively 

to surrounding communities; 

 Fostering inclusive design, ensuring buildings, streets and spaces are accessible to all users 

and are adaptable to future changes in lifestyle. 

4.3.4 Policy KP7 emphasises that Planning Obligations will be sought to mitigate direct development-

related impacts which will be assessed case by case, and in line with Planning Policy Guidance. 

4.3.5 Policy KP8 ‘Sustainable Transport’ encourages that development in Cardiff will be integrated 

with transport infrastructure and services in order to encourage active and non-car modes of 

travel. 

4.3.6 Policy KP15 ‘Climate Change’ encourages mitigation of the effects of climate change, and 

development proposals should take into account the following factors: 

 “Reducing carbon emissions  

 Protecting and increasing carbon sinks; 

 Adapting to the implications of climate change at both a strategic and detailed design level; 

 Promoting energy efficiency and increasing the supply of renewable energy; and  

 Avoiding areas susceptible to flood risk in the first instance in accordance with the sequential 

approach set out in national guidance; and  

 Preventing development that increases flood risk.” 

4.3.7 Policy EC7 ‘Employment Proposals on Land Not Identified for Employment Use’ states that 

proposals for employment use (B Use Class) on unallocated sites will be permitted provided 

that:  

(i) The proposal cannot reasonably be accommodated on existing employment land …; 
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(ii) The site falls within the settlement boundary and has no specific policy designation; 

(iii) The use is compatible with uses in the surrounding area and; 

(iv) The proposal is well related to the primary highway network and accessible to sustainable 

modes of transport. 

4.3.8 This is the overarching planning policy for the proposed employment redevelopment of the Site. 

The Proposed Development accords with the policy as it is “intended to support the economy 

by allowing for future economic growth which sustains and provides job opportunities within 

Cardiff which is considered essential in responding to economic uncertainty and fulfills the LDP 

economic evidenced needs.” (LDP para 5.66). It goes on to note that “it is important for the 

policy framework to allow an element of flexibility to enable businesses to locate within the 

County.” (para 5.67). 

4.3.9 Policy EN5 ‘Designated Sites’ relates to development proposals maintaining or enhancing 

nature conservation and geologically important designated sites. 

4.3.10 Policy EN6 ‘Ecological Networks and Features of Importance for Biodiversity’ refers to avoiding 

unacceptable harm to flora and fauna; and networks of importance. It encourages 

developments to protect, enlarge, connect and manage semi-natural habitats. 

4.3.11 Policy EN13 ‘Air, Noise, Light Pollution, and Land Contamination’ states development will not 

be permitted where it would cause unacceptable harm to health, local amenity, the character 

and quality of the landscape as a result of air, noise, light pollution or unacceptable levels of 

contamination. 

4.3.12 Policy EN14 ‘Flood Risk’ highlights that development will not be permitted:  

 “within tidal or fluvial flood plains unless it can be demonstrated that the site is justified in line 

with national guidance and an appropriate detailed technical assessment has been undertaken 

to ensure that the development is designed to alleviate the threat and consequences of flooding 

over its lifetime; 

 Where it would increase the risk of flooding from fluvial and/or tidal flooding or additional run-

off from the development in any location; 

 Where it would hinder future maintenance or improvement schemes of flood defences and 

watercourses; 

 Where it would cause adverse effects on the integrity of tidal or fluvial defences” 

 

4.3.13 It mentions further that Sustainable Urban Drainage Systems (SuDS) should be incorporated 
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into developments.  

4.3.14 Policy T1 ‘Walking and Cycling’ supports the promotion of walking and cycling as a means to 

access employment, essential services, and community facilities.  

4.3.15 Policy T5 ‘Managing Transport Impacts’ states that safe, convenient provision will be sought in 

conjunction with development for: 

 “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” 

 

4.3.16 Policy W2 ‘Provision for Waste Management Facilities in Development’ emphasises facilities 

for storage, recycling, and management of waste will be required in all new developments. 

4.4 Planning Policy Wales (version 11) 

4.4.1 The purpose of Planning Policy Wales (PPW) Edition 11 (February 2021) is to set out the land 

use planning policies of the Welsh Government. The main objective of PPW is to guarantee 

that the planning system contributes to the delivery of sustainable development and improves 

the social, economic, environmental, and cultural wellbeing of Wales, as required by the 

Planning (Wales) Act 2015, the Well-being of Future Generations (Wales) Act 2015 and other 

key legislation.   

4.4.2 PPW sets out Key Planning Principles in Figure 4: 

4.4.3 Growing our economy in a sustainable manner - The planning system should enable 

development which contributes to long-term economic well-being, making the best use of 

existing infrastructure, and planning for new supporting infrastructure and services. 

4.4.4 Making best use of resources - The efficient use of resources, including land, underpins 

sustainable development. 

4.4.5 Facilitating accessible and healthy environments - Our land-use choices and the places we 

create should be accessible for all and support healthy lives. 

4.4.6 Creating & sustaining communities - The planning system must work in an integrated way to 



14 

www.carneysweeney.co.uk 

 

maximise its contribution to well-being. It can achieve this by creating well-designed places and 

cohesive communities which can be sustained by ensuring the appropriate balance of uses and 

density. 

4.4.7 Maximising environmental protection and limiting environmental impact - Negative 

environmental impacts should be avoided in the wider public interest. 

Previously Developed Land 

4.4.8 Paragraph 3.55 encourages previously developed land to be used in preference to greenfield 

land. In settlements, such land should generally be considered suitable for appropriate 

development where its reuse will promote sustainability principles and any constraints can be 

overcome.   

Economic Development  

4.4.9 Section 5.4 of PPW sets out The Welsh Government’s policy to maximise growth opportunities 

of the development of land and buildings for activities that generate sustainable long-term 

prosperity, jobs, and incomes, with particular mention to traditional employment land uses such 

as B1, B2, and B8. Paragraph 5.4.3 notes that “Planning authorities should support the 

provision of sufficient land to meet the needs of the employment market at both a strategic and 

local level.” 

4.4.10 Paragraph 5.4.13 highlights that planning authorities should “promote the re-use of previously 

developed, vacant and underused land”.  

Energy Hierarchy 

4.4.11 Paragraph 5.7.13 confirms that the Welsh Government planning policy recognises an energy 

hierarchy. The Welsh Government expects all new development to mitigate the causes of 

climate change in accordance with the energy hierarchy for planning.  The hierarchy is set out 

as: Reduce energy demand, Use energy efficiently, Renewable energy generation, Minimise 

carbon impact of other energy generation, Minimise extraction of carbon-intensive energy 

materials. 

4.4.12 In respect of the circular economy and under the heading ‘adaptable design choices’, paragraph 

5.12.5 notes that “Development proposals should incorporate design features and materials 

which enable flexibility and adaptability throughout the design life of a building and which enable 

re-use upon deconstruction.” 

4.4.13 In respect of flood risk, paragraph 6.6.25 notes “Development should reduce, and must not 
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increase, flood risk arising from river and/or coastal flooding on and off the development site 

itself.” 

4.5 Supplementary Planning Guidance (SPG) 

4.5.1 The purpose of the SPGs is to assist Cardiff’s Development Plan and provide further detailed guidance on 

certain policies so that they can be better understood and used effectively.  

4.5.2 SPG ‘Managing Transportation Impacts’ relates to managing impacts resulting from development and how 

the Council will assess such impacts and the suggested mitigation measures.  

4.5.3 Full transportation considerations are presented in the accompanying Transport Statement carried out by 

Cambria.  

4.5.4 SPG ‘Planning Obligations’ goes into more detail on how infrastructure provision and environmental 

improvements will be secured through planning obligations.  

4.5.5 SPG ‘Infill Sites’ provides guidance on design approaches for infill sites and how to make efficient use of 

brownfield land. The guidance mentions site redevelopment, which is of particular relevance for the 

proposed scheme. It emphasises the need for sensitivity to the local context in terms of scale and massing, 

and proximity to neighbouring buildings. Good design is encouraged by the guidance, which focuses on 

sustainability and inclusivity. Support is shown for the implementation of innovative and carbon reduction 

approaches to on-site redevelopment.  

4.5.6 SPG ‘Green Infrastructure’ sets out Cardiff Council’s approach to the consideration of green infrastructure 

in relation to new developments. 

4.5.7 SPG ‘Waste Collection and Storage Facilities’ highlights the requirements for submitting planning 

applications, “details of the location, volume, management and collection arrangements for waste and 

recycling must be submitted” (3.1).  

4.6 Technical Advice Note (TAN) 

4.6.1 TANs detail the Welsh Government’s policies and should be read in conjunction with PPW.  

4.6.2 TAN 5 ‘Nature Conservation and Planning’ provides advice on how to protect and enhance 

biodiversity and geological conservation. It also highlights that the development of land can 

pose threats to the conservation of natural features, but additionally, it recognises the 

opportunity for development to enhance wildlife habitats.  

4.6.3 TAN 15 ‘Development and flood risk’ (2004) presents advice for new developments in areas of 
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risk from flooding and sets out a precautionary framework to guide planning decisions.  

4.6.4 TAN 18 ‘Transportation’ details the Welsh Government’s policies relating to transportation with a particular 

focus on sustainable transport modes to be used in developments. Further to this, it encourages utilising 

locations that are suitable and accessible to reduce the reliance on the private car to further mitigate 

negative impacts associated with congestion in centres.  

4.6.5 The TAN relays steps necessary to achieve the Government’s sustainable policy objectives: 

 Promoting travel efficient settlement patterns 

 Ensuring new development is located where there is good access by public transport, walking 

and cycling thereby minimising the need for travel and fostering social inclusion; 

 Managing parking provision; 

 Ensuring that new development includes appropriate provision for pedestrians, cycling, public 

transport, and traffic management and parking/servicing; 

 Encouraging the location of development near other related uses to encourage multi-purpose 

trips; and 

 Ensuring that transport infrastructure necessary to serve new development allows existing 

transport networks to continue to perform their identified functions.  

4.6.6 TAN 23 ‘Economic development’ encourages development to be sustainable and to balance 

social, environmental, and economic considerations. 
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5.0 Key Issues 

5.1 Principal of use/character and appearance 

5.1.1      The surrounding area is primarily dominated by light industrial, retail, trade counter and other associated 

uses. Policy EC7 ‘Employment Proposals on Land Not Identified for Employment Use’ in the Cardiff LDP 

sets out a number of criteria to be complied with. Criteria (i) requires that the proposal cannot reasonably 

be accommodated on existing employment land. Whilst the Site is not allocated as employment land, its 

previous use was for employment purposes prior to the demolition of those employment buildings in 

c.2012. Accordingly, the Site is considered to comprise ‘existing employment land’.  

5.1.2 As the Site falls within the settlement boundary with no apparent or specific policy designation, criteria (ii) 

is complied with. Additionally, since the Site is surrounded by similar uses, the reuse of the land for 

employment purposes is completely compatible with uses in the surrounding area and therefore is 

considered acceptable and beneficial for long-term use. Consequently, the Proposed Development 

complies with criteria (iii).  

5.1.3 Furthermore, the Site is located in a well-connected highway network being adjacent to the A4161 

Newport Road which leads into Cardiff City Centre. It is also accessible to sustainable modes of transport 

being proximate to bus routes, cycle routes and accessible by foot, demonstrating compliance with criteria 

(iv). 

5.1.4 During pre-application engagement (LPA ref: SPA/21/00056/MJR), advice from the planning policy 

section of the Council confirmed that “The proposed B1, B2 and B8 uses are considered compatible with 

the surrounding land uses and in principle the proposal raises no land-use policy concerns.” 

5.2 Parking and access (inc cycle parking) 

5.2.1       SPG ‘Managing Transportation Impacts’ sets out the requirements for planning applications for industrial 

units, it recommends units above 5,000sqm floor area should be accompanied by a Transport 

Assessment and Travel Plan. This Proposed Development is comfortable below the threshold at 

1,740sqm.  

5.2.2 Despite this, a Transport Statement carried out by Cambria supports this application. It includes full details 

regarding analysis of the existing transport infrastructure in the surrounding area of the Site, considerations 

of the Proposed Development and the likely, yet minimal transport implications.  

5.2.3 PPW paragraph 3.49 sets out accessibility objectives of minimising the need to travel and 

reducing reliance on the private car by increasing cycling, walking and the use of public 

transport. The Proposed Development is in an appropriate and highly sustainable location. The Site is 
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located within 400m of four bus stops on Newport Road, which provide access to regular bus services in 

and around Cardiff, including a 15-minute service to and from the City Centre on weekdays.  

Furthermore, the Site is within a 30-minute walking distance from a significant residential hinterland 

and a 30-minute cycle distance from much of the capital city. In addition, the Site is located within the 

immediate vicinity of a wide range of retail, employment and ancillary uses which are grouped together on 

Newport Road. The proposed redevelopment will therefore encourage linked trips.  

5.2.4 The Site’s location and accessibility to public transport promotes a reduction in dependence on car travel, 

which complies with criteria (ii) and (iii) of Policy KP8 ‘Sustainable Transport’ in the Cardiff LDP that 

encourages a reduction in travel demand and dependence on the private car by maximising sustainable 

travel.  

5.2.5 The Proposed Site Plan (NPT-HMA-ZZ-00-DR-A-90003) illustrates the Site layout and its safe 

and suitable access for vehicles, pedestrians and cyclists being via Norwich Road. To further 

discourage car usage, adequate and policy compliant cycle parking space will be provided on the site, 

with 40 cycle racks (i.e. 80 cycle spaces) being provided in three locations (two of which are 

covered and enclosed for staff use). It is recognised that whilst sustainable travel is preferred, 

appropriate car parking provisions must be made within the Site to meet the requirements of the Council’s 

Parking Standards (Cardiff Managing Transportation Impacts SPG). Thus, 26 car parking spaces are 

proposed, including five wheelchair-accessible spaces. Two spaces will provide electric vehicle 

charging.   

5.2.6 Whilst it is acknowledged that the parking provision exceeds the Council’s maximum requirement, the 

accompanying Transport Statement makes clear that the predicted vehicle hourly arrivals and departures 

that will be generated by the proposed development peaks at 25 spaces. This demonstrates that the 

proposed parking provision will be required to accommodate the parking demand and prevent the 

occurrence of overspill parking on Norwich Road. 

5.2.7 Additionally, pedestrian areas are separated from vehicle areas by bollards, which is shown 

in the Site layout to ensure safe provision for pedestrians, cyclists, cars and delivery vehicles 

alike. 

5.2.8 All of the above attributes comply with Policy KP8 ‘Sustainable Transport’ criteria (i) of promoting the 

target 50:50 modal split between journeys by car and journeys by walking, cycling and public transport. 

Therefore, the Proposed Development complies with both national and local policy.  

5.3 Ecology (inc lighting)  

5.3.1 An Ecological Appraisal has been carried out by Tetra Tech in support of this Planning Application. The 

objectives of the survey were: 
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 Obtain existing information on statutory and non-statutory sites of nature conservation interest 

and records of protected/notable species within the Site. 

 Obtain knowledge about the habitat types and dominant vegetation including invasive species 

on the Site.  

 Identify potential ecological receptors present on the Site and any constraints they may pose for 

future development.  

5.3.2 The Ecological Appraisal concluded no further surveys are required due to the Proposed Development 

being not anticipated to have a significant negative impact on any ecological features or receptors on the 

Site or the surrounding area. This is due to the hardstanding areas and scattered scrub on the majority of 

the Site being unsuitable to accommodate protected species and habitats. A Construction Environment 

Management Plan (CEMP) is recommended as standard mitigation setting out the necessary measures 

to be taken during construction to ensure impacts on species and habitats in the surrounding area are 

kept to an absolute minimum.   

5.3.3 It is also recommended the working hours for construction be restricted to daylight hours only to ensure 

any potential disturbance is minimised. If additional lighting is required during construction, further 

discussion may be necessary to establish the use and the risk of use on fauna in the area, which will be 

determined and thoroughly considered with an ecologist. Furthermore, a speed limit of 15mph will be 

enforced during construction on the Site to reduce any unwelcomed injury by construction traffic.  

5.3.4 However, the Appraisal did establish opportunities for mitigation and enhancement for the Site. Given the 

proximity to Roath Brook and its SINC designation, additional native species planting adjacent to the SINC 

within the Site is recommended (as shown on the landscape scheme submitted in support of these 

proposals), along with the provision of bat and bird boxes. This accords with Section 6 of the Environment 

(Wales) Act 2016, which promotes the maintenance and enhancement of biodiversity to protect 

ecosystems. Further to this, PPW Section 5.2.8 encourages development to create new opportunities to 

enhance biodiversity, prevent losses and compensate for losses where damage is unavoidable.  

5.3.5 A sensitive lighting scheme will also be required to minimise the impact on Roath Brook.  The lighting 

scheme submitted in support of these proposals limits lighting at the rear of the northern 

terrace of units (closest to the Brook) to emergency lighting only. The light spill on to the river 

is considerably less than that of the adjacent plot being less than 0.5 lux. 

5.4 Drainage and Flood Risk  

5.4.1 The Site lies within Flood Zone C1, where it is served by significant infrastructure including flood defences, 

according to the Development Advice Maps. In accordance with TAN 15, a Flood Consequences 
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Assessment (FCA) has been submitted alongside this application and should be read in conjunction with 

this Planning Statement. It demonstrates the acceptability of the Proposed Development in flood risk 

terms. 

5.4.2 NRW mapping shows the site is in an area at Medium Risk of tidal flooding and Low Risk to flooding from 

rivers. 

5.4.3 Modelling shows the 1:100 river flood level will be 7.525mAD. The finished floor levels of the proposed 

development will be 7.7mAD, and therefore the building will remain dry during this flood. The surrounding 

external areas may be inundated with flood waters during this event, however the model suggest the 

maximum velocity and hazard to people would be 0m/s and 0.51 respectively. This hazard rating is 

classified as very low.  The site will flood up to 70mm during the 1:200 year tidal event, however the 

buildings should remain dry.  The site is not shown to flood in the defended fluvial flood scenario. 

5.4.4 The site meets the justification and acceptability criteria for industrial developments outlined in TAN 15 

planning policy subject to mitigation measures and the inclusion of flood resilient design. 

5.5 Energy  

5.4.5 The Proposed Development aims to have minimal energy consumption by incorporating high-

performance glazing to maximise solar gain from daylight, whilst reducing heat loss. It will also utilise 

building fabric which can reduce energy wastage. The Proposed Development will also include two 

photovoltaics (PV) to provide a renewable source of energy rather than depending on non-renewable 

energy. Each PV will approximately equate to an annual carbon dioxide reduction of 230 kgCO2/annum 

per unit.  

5.4.6 Therefore, the Proposed Development complies with Cardiff LDP Policy KP5 ‘Good Quality and 

Sustainable Design’ by maximising renewable energy solutions, in addition to Policy KP15 ‘Climate 

Change’ by promoting energy efficiency. Further to this Paragraph 5.7.13 of PPW refers to using energy 

efficiently as well as renewable energy generation. 

 

  



21 

www.carneysweeney.co.uk 

 

6.0 Conclusion 

6.1 Introduction  

6.1.1 CarneySweeney have been retained by WWYC Ltd (“the Applicant”), to provide planning consultancy 

services associated with the preparation of a full planning application seeking consent for the following 

development at Norwich Road, Cardiff:  

 “Erection of Class B1 and/or B2 and/or B8 employment units, associated parking, servicing, drainage, and 

access.” 

6.1.2 The Application Site is shown edged red on the submitted Site Location Plan, drawing reference: HMA-

ZZ-00-DR-A-90002 rev P01 and extends to 0.5 hectares of land.  

6.1.3 The Town and Country Planning Act 1990 Section 70(2) (a), states in dealing with an application for 

planning permission, the Local Authority shall give regard to the provisions of the development plan, so 

far as material to the application. 

6.1.4 In addition, the Planning and Compulsory Purchase Act 2004 Section 38(6) states “if regard is to be had 

to the development plan for the purpose of any determination to be made under the planning Acts the 

determination must be made in accordance with the plan unless material considerations indicate 

otherwise.” 

6.1.5 Lastly, the PCPA Section 38(4) states “for the purposes of any area in Wales the development plan is  

a) The National Development Framework for Wales, 

b) Any strategic development plan for an area that includes all or part of that area, and 

c) The local development plan for that area.” 

6.1.6 In terms of the principle of development, the Site is previously developed land which accommodated 

multiple employment units prior to demolition in around 2012. Furthermore, there are no impediments to 

the delivery of the Proposed Development, with the scheme having been assessed in terms of transport; 

flood risk; ecology; and energy, as discussed in Section 5 of this Planning Statement. 

6.1.7 The Proposed Development complies with Future Wales. It is located I a growth area, identified in Policies 

1 and 33, conforms with the placemaking agenda (policy 2), is  appropriate in respect of flood 

consequences (policy 8), respects and improves biodiversity (policy 9) and provides electric vehicle 

charging points (policy 12). 

6.1.8 The Proposed Development also complies with relevant policies of the Cardiff Local Development Plan. 
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Specifically, the proposal is on previously developed land, is compatible with surrounding land uses and 

is in a sustainable location (as required by policy EC7), conforms with good quality sustainable design 

(policy KP5), flood risk (policy EN4) and promotes energy efficiency and the supply of renewable energy 

via PV panels (policy KP15).  

6.1.9 This Planning Statement has demonstrated that the development proposals are in accordance with the 

Development Plan and that material considerations, including national planning policy, weight in favour of 

the proposed development. Therefore, we invite Cardiff Council to grant planning permission 

 


