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INTRODUCTION
Background

1.1

This Planning Statement, submitted in relation to the following development proposal at
the former Western Mail and Echo printworks, Pacific Business Park, Pacific Road, Splott,
Cardiff, CF24 5HJ:
‘Proposed Construction of 5No. Blocks of Commercial Units (Use Class B1), Including
Access, Vehicular Parking, Cycle and Refuse Stores, Soft Landscaping and Associated
Works.’
Information Submitted in Support of Application

1.2

The following information has been prepared in support of the planning application:






Planning Application Forms;
Plans and Drawings (Provided by Franks and Toms Architects);
Planning, Design and Access Statement (Provided by Franks and Toms
Architects);
Preliminary Ecological Appraisal (Provided by Acer Ecology);
Transport Statement (Provided by Apex Transport Planning).

Purpose and Structure of this Statement
1.3

This Statement outlines the context in which the application is made, and provides a
detailed examination of the main planning considerations raised by the proposals,
together with reasoned justification in support of the proposed development.

1.4

The statement is structured as follows:








Section 2 - Description of the characteristics of the site and surrounding area;
Section 3 – Planning history of relevance to the site;
Section 4 - Development proposals;
Section 5 - Relevant planning policy framework;
Section 6 – Analysis of the key planning considerations;
Section 7 – Design and Access Statement; and
Section 8 - Conclusions.

Planning Application: Former Printworks, Pacific Business Park
Proposed Commercial Units
Planning, Design and Access Statement

2.0

February 2022
Page 4 of 28

SITE AND SURROUNDINGS
The Site

2.1

The site measures 8552 square metres and is part of the former Western Mail and Echo
Printworks site. The printworks is in the final stages of demolition at the time of writing,
following approval of application PRNO/21/00012/MNR, in August 2021, which concluded
that Prior Approval was not required for the demolition.

2.2

An extract of the site location plan is included below for reference:

Site Location Plan Extract
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2.3

The aerial image below indicates the application site:

Aerial Image of Application Site

February 2022
Page 5 of 28

Planning Application: Former Printworks, Pacific Business Park
Proposed Commercial Units
Planning, Design and Access Statement

February 2022
Page 6 of 28

Surroundings
2.4

The site is located within the Pacific Business Park, which is within close proximity of
Ocean Way which in turn provides easy access into Cardiff City Centre and to the A48
and M4. The site is well positioned for access by bicycle and has good public transport
links, in the form of a bus service, which links to rail services.

2.5

The site is located within the Splott Electoral Division.

2.6

There are no neighbouring residential properties within close proximity to the application
site and the character of the area is industrial.

2.7

The aerial image below identifies the application site in its wider context:

Subject Site and Wider Context
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3.0

PLANNING HISTORY

3.1

A planning history search has been undertaken using Cardiff Council’s on-line planning
search facility. The search has identified a number of applications for the site. Below the
search facility map extract is a table which includes the most relevant of the applications
to the determination of this application:

Application
Ref

Description

Decision

04/08/2021

Decision Date

21/00012/MNR

Demolition of Purpose Built Print Works and
Associated Offices. Bespoke Buildings No
Longer Occupied by Printing Press / Works
Not Suitable for Adaption.

No Prior Approval
Required

19/01213/MJR

Proposed Construction of 6 Blocks of
Commercial Units With Access, Parking, Cycle
& Refuse Stores

15/08/2019

Approved

16/00291/MJR

Construction of Industrial Units for B1, B2 and
B8 Use

23/03/2016

Approved

01/01378/R

Proposed Newspaper Press Facility, Ancillary
Accommodation, Product Storage, Associated
Parking and Access Roadways.

17/08/2001

Approved
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DEVELOPMENT PROPOSALS
Description

4.1

The enclosed application is for full planning permission for the following development
proposal:
‘Proposed Construction of 5No. Blocks of Commercial Units (Use Class B1), Including
Access, Vehicular Parking, Cycle and Refuse Stores, Soft Landscaping and Associated
Works.’
Scope of the Proposed Works

4.2

Below is an extract of the proposed Site Plan

Proposed Site Plan Extract
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The Proposed Site Plan extract below is “zoomed in” to show more clearly the
configuration of the proposed units:

Proposed Site Plan Extract

4.4

The 5no. proposed blocks are arranged around the periphery of the site, with parking,
servicing, refuse and recycling stores and soft landscaping (including water gardens)
dispersed around the site. The proposed development is to be served by a private (nonadopted) roadway.
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An example of the proposed plans are shown below for illustrative purposes. Some of the
units will have mezzanine floors, as shown below for Unit 9:

Proposed Floor Plan Extract

4.6

February 2022

The drawing extracts below show the proposed elevations:

Proposed South Eastern Elevation

Proposed North Western Elevation
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Proposed Side Elevations

4.7

The proposed commercial units will be finished in blue facing brickwork up to head of
ground floor windows, with a Eurobond Firemaster Rockspan Wall Panel (with mid grey
trims and flashings and dark grey cappings above. Glazing and entrance door will be
powder coated (dark grey in colour). Composite, insulated grey coloured doors are
proposed to the rear of the units. Roller shutter doors will have a dark grey finish.
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5.0

PLANNING POLICY CONTEXT

5.1

A review of the planning policy context associated with the site and proposed
development (at the national and local level) is provided within this section of the Planning
Statement.

5.2

The key planning policies of relevance to the determination of the application are outlined
below. A detailed assessment of how the proposed development accords with these
policies is provided in Section 7 (Key Considerations) of this Statement.
National Planning Policy

5.3

The following policy / guidance documents prepared at the National (Welsh Government)
level are of relevance to the determination of the application.
Planning Policy Wales (11th Edition, February 2021)

5.4

Planning Policy Wales (PPW) forms the overarching national planning policy document
within Wales, providing guidance to Local Planning Authorities (LPAs) for the preparation
of development plans and the determination of planning applications through their
development management functions. It is considered that the following PPW chapters are
pertinent to the determination of this application:
PPW 11 identifies that planning policies, decisions and proposals should:













5.5

Promote resource-efficient and climate change resilient settlement patterns that
minimise land-take through preference for the re-use of suitable previously
developed land and buildings;
Support the need to tackle the causes of climate change;
Maximise well-being and create sustainable places through placemaking;
Minimise the risks posed by, or to, development on or adjacent to unstable or
contaminated land and land liable to flooding;
Play an appropriate role to facilitate sustainable building standards;
Play an appropriate role in securing the provision of infrastructure to form the
physical basis for sustainable communities;
Contribute to the protection and improvement of the environment;
Help to ensure the conservation of the historic environment and cultural heritage,
acknowledging and fostering local diversity;
Maximise the use of renewable resources, including sustainable materials;
Encourage opportunities to reduce waste and all forms of pollution and promote
good environmental management and best environmental practice;
Promote quality, lasting, environmentally-sound and flexible employment
opportunities; and
Support initiative and innovation and avoid placing unnecessary burdens on
enterprises so as to enhance the economic success of both urban and rural areas.

Paragraph 3.55 emphasises the preference of previously developed land as opposed to
greenfield sites. The paragraph advises that ‘Previously developed (also referred to as
brownfield) land (see definition overleaf) should, wherever possible, be used in preference
to greenfield sites where it is suitable for development. In settlements, such land should
generally be considered suitable for appropriate development where its re-use will promote
sustainability principles and any constraints can be overcome’.

Transport
5.6

Paragraph 4.1.1 aims to reduce the need to travel, especially by private car, by locating
development where there is good access by public transport, walking and cycling. It also
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supports the locating of development near related uses to encourage multi-purpose trips
and reduce the length of journeys.
5.7

Para 4.1.9 states that:
‘The Welsh Government is committed to reducing reliance on the private car and
supporting a modal shift to walking, cycling and public transport. Delivering this objective
will make an important contribution to decarbonisation, improving air quality, increasing
physical activity, improving the health of the nation and realising the goals of the Well-being
of Future Generations Act’.
Planning Policy Wales and Placemaking

5.8

Para 2.17 -2.20 states:
‘In responding to the key principles for the planning system, the creation of sustainable
places and in recognition of the need to contribute to the well-being of future generations
in Wales through placemaking, development plans and development proposals must seek
to deliver developments that address the national sustainable placemaking outcomes.
The national sustainable placemaking outcomes for Wales seek to outline what
a sustainable place will look like, characterised by the planning principles they relate to.
Every development plan must take forward the national sustainable placemaking outcomes
and use them to develop an overarching set of outcomes. Each development plan will
consider the scale at which they will contribute, through policies and allocations, to
achieving an outcome. Collectively, the focus on achieving these outcomes across all
development plans will ensure the planning system plays its role in delivering sustainable
places.
Not every development or policy proposal will be able to demonstrate they can meet all of
these outcomes, neither can it necessarily be proved at the application or policy stage that
an attribute of a proposal will necessarily lead to a specific outcome. However, this does
not mean that they should not be considered in the development management process to
see if a proposal can be improved or enhanced to promote wider well-being. It is for
developers and planning authorities to identify these opportunities and act upon them.’
Future Wales – The National Plan 2040

5.9

‘The Economic Action Plan supports the delivery of Prosperity for All – the national strategy
for Wales. It sets out a vision for inclusive growth based on strong foundations, future
industries and productive regions. It aims to build resilience and future proof the economy.
The Plan focuses funding support on businesses which align with decarbonisation
objectives, are innovative and entrepreneurial, seek to export and import, support skills
development and high quality employment, and support automation, research and
development and digitalisation. The Plan identifies national thematic sectors and
foundational sectors. Thematic sectors include high value manufacturing, tradable services
(e.g. sale of online services), and enablers (key competitiveness drivers e.g. digital or
renewable sectors). Whilst foundation sectors include tourism, food, retail and care. The
Plan also introduces a new regionally focused model of economic development. Future
Wales supports and helps deliver the aims of the Economic Action Plan.’
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Technical Advice Notes
5.10

Technical Advice Notes (TANs) supplement the policy principles of PPW and add further
detail on issues which might affect development potential of the site. TANs which are
considered relevant to the proposal and should therefore be given weight are:
TAN

Title

TAN 12
TAN 18
TAN 23

Design (2016)
Transport (2007)
Economic Development (2017)

Technical Advice Note (TAN) 12 – Design (2016)
5.11

Technical Advice Note (TAN) 12 provides guidance regarding design matters. It is
considered that the following paragraphs are pertinent to the determination of this
application:

5.12

Further detailed guidance on the objectives of good design is provided within TAN 12. The
objectives of good design are set out within the following categories:
Access

Ensuring ease of access of all.
Movement

Promoting sustainable means of travel.
Sustaining or Enhancing Local Character

Promoting legible development;

Promoting a successful relationship between public and private space;

Promoting quality, choice and variety;

Promoting innovative design.
Community Safety

Ensuring attractive, safe public spaces;

Security through natural surveillance.
Environmental Sustainability

Achieving efficient use and protection of natural resources;

Enhancing biodiversity;

Designing for change.
Technical Advice Note 18: Transport (2007)

5.13

Technical Advice Note (TAN) 18 provides guidance regarding Transport issues. It is
considered that the following paragraphs are pertinent to the determination of this
application:

5.14

This TAN describes how to integrate land use and transport planning, it explains how
transport impacts should be assessed and mitigated. It includes advice on transport
related issues when planning for new development including integration between land use
planning and transport, location of development, parking and design of development. Also,
on walking and cycling, public transport, planning for transport infrastructure, assessing
impacts and managing implementation.
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‘It is for the applicant to provide the local planning authority with sufficient information to
allow the assessment of their proposals in respect of scheduled monuments, listed
buildings, conservation areas, registered historic parks and gardens, World Heritage Sites,
or other sites of national importance and their settings. These principles, however, are
equally applicable to all historic assets, irrespective of their designation. For any
development within the setting of a historic asset, some of the factors to consider and
weigh in the assessment include:
• The significance of the asset and the contribution the setting makes to that significance;
• the prominence of the historic asset;
• the expected lifespan of the proposed development;
• the extent of tree cover and its likely longevity; and
• non-visual factors affecting the setting of the historic asset such as noise.
The local planning authority should be able to provide guidance to the applicant during
preapplication discussions on the amount of information required to support a proposal.
This may include providing a heritage impact statement if the proposal is likely to have an
impact on a historic asset. How setting is to be addressed by the applicant should also be
considered as part of any preapplication discussions.
Other factors which may affect the setting of a historic asset include; inter-visibility with
other historic or natural features, tranquillity, noise or other potentially polluting
development though it may have little visual impact.
There will be cases where a proposed development will enhance the setting of a historic
asset and this will be treated as a benefit resulting from the development. Mitigation of
damaging effects could be achieved through good design and in some cases screening or
landscaping’.
Technical Advice Note 23: Economic Development
5.15

Technical Advice Note (TAN) 23 provides guidance regarding Economic Development. It
is considered that the following paragraphs are pertinent to the determination of this
application:

5.16

Planning and the market
‘1.2.1 The economic benefits associated with development may be geographically spread
out far beyond the area where the development is located. As a consequence it is essential
that the planning system recognises, and gives due weight to, the economic benefits
associated with new development.
PPW advises that planning for economic land uses should aim to provide the land that the
market requires, unless there are good reasons to the contrary. Where markets work well,
this will help maximise economic efficiency and growth’.
‘1.2.4 Such instances can be widespread and PPW highlights corrections in many places.
Among other things, the policy advises that planning should guide development so that it
benefits disadvantaged communities, concentrates people-intensive activities in town
centres and aligns jobs with housing and infrastructure. Market forces on their own do not
necessarily deliver these sustainable objectives’.
‘2.1.1 It should not be assumed that economic objectives are necessarily in conflict with
social and environmental objectives. Often these different dimensions point in the same
direction. Planning should positively and imaginatively seek such ‘win-win’ outcomes, where
development contributes to all dimensions of sustainability’.
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‘2.1.6 Alternatives: if the land is not made available (the site is not allocated, or the
application is refused), is it likely that the demand could be met on a site where
development would cause less harm, and if so where?
This test follows from the principle in PPW5, that the planning system should steer
development to the most sustainable locations. When a proposed site allocation or
development scheme is rejected the associated economic activity will usually be redirected
to another site. To gauge the benefit of the proposal, it will be necessary to compare it with
the ‘base case’ in which the proposal does not go ahead. The answer relates partly to the
locational flexibility of the economic sectors concerned. For example, retail and local
consumer services usually mean that demand can be more easily steered to alternative
sites within the local authority area or sub-region. At the other extreme, some
internationally footloose operations may not locate in Wales, or remain in Wales at all,
unless they secure a particular site. Similarly some existing firms may not be able to grow
unless they are allowed to expand on their existing site, or close to it. Before concluding
that ‘there is no alternative’ local planning authorities are encouraged to try to assess
whether competing firms, serving the same markets, could generate the same development
and jobs. This would generally require close liaison with the local authority Economic
Development Department or other appropriate stakeholders (see 4.1.1) who might have
detailed knowledge of the capacity and expertise of firms in the area or sub-area.
This approach requires an analysis of the availability of similar alternative sites nearby, but
not necessarily in the same local authority. If the subject site is unexceptional, there are
many others like it, and these other sites have spare capacity, it may be easy to find
substitutes. Conversely, there may be few substitutes or none if the subject site has
unusual advantages, such as very large size, outstandingly good accessibility, or specialist
features that certain industries need. But unusual characteristics only matter if they match
market requirements. If large single-user sites or prestige office parks, for example, are
oversupplied, it would be wrong to sacrifice environmentally sensitive land for the sake of
increasing supply’.
Jobs accommodated: how many direct jobs will be based at the site?
This provides an approximate measure of a development’s contribution to the wider
economy. Economic growth is worthwhile wherever it is located, and in the interests of
economic growth the planning system should generally aim to provide land where there is
demand for it6. A local authority may wish to conduct a more detailed assessment of
potential job creation taking in to account indirect job creation. There may be good reasons
why jobs in some places are even more worthwhile than in other places. The third test
below deals with this.
Special merit: would the development make any special contribution to policy objectives?
Such policy contributions may relate to the objectives listed in PPW7, or to more general
policy objectives set out elsewhere in PPW. For example, a major employment site may be
a key element of a wider spatial strategy which aligns jobs, development and infrastructure.
The office or production plant of a high-technology firm could bring supply-side benefits
by raising skills and introducing innovation. An industrial estate in a disadvantaged area
could help fight social exclusion, improving run-down places and creating job opportunities
for people at high risk of unemployment.
PPW advises that the planning system should particularly support the low-carbon
economy, innovative business / technology clusters and social enterprises which are
defined as businesses that are particularly important in providing opportunities for social
groups disadvantaged in the labour market. Developments that will provide space for these
categories of businesses count as making special policy contributions. This assessment of
special policy contributions has to be largely qualitative but it can, and should, be rigorous,
including critical review of applicants’ claims. In particular, claims about jobs and physical
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regeneration for disadvantaged communities need careful consideration, taking account of
displacement. If jobs housed in new development displace jobs that are within or close to
the disadvantaged area, then there is no employment benefit to the community concerned.
Planning authorities should use these criteria comparatively. They should assess the
additional benefits of development at the subject site (if any) against those of meeting
demand in locations where the development would cause no harm (if any). For example: A
greenfield development could attract high-value, high-skill businesses – which arguably
would not be interested in a lower-quality environment. In assessing the development, the
key question is whether an equally attractive setting could be created in places that are
less environmentally sensitive. Conversely, an urban brownfield redevelopment might
create local jobs and physical regeneration in an area of need, at the cost of traffic
congestion and bad neighbour nuisance. Alternatively, the development could be located
in a sustainable urban extension a short distance away, the development could be
environmentally benign, but may be socially less useful’.
‘Existing employment sites
4.6.7 Certain industrial and related uses may conflict with other uses, especially housing.
To operate effectively, these activities usually need dedicated industrial areas, where they
can be confident that they will not be a bad neighbour to anyone. In managing the retention
and release of existing employment sites authorities should aim to ensure that the integrity
of remaining employment sites is not compromised.
The traditional employment uses tend to generate lower land values than many other land
uses, especially housing and retail, consequently, any land lost to these uses is generally
difficult to replace. Planning authorities should avoid releasing for other uses sites where
there is strong evidence of likely future need for B1-B8. In some areas, older, lower-cost
employment areas may be required, especially for small and new firms who cannot afford
newer and more prestigious accommodation. The loss of such areas may cause harm to
local economies and should be avoided’.
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Local Planning Policy
5.17

The Cardiff Local Development Plan was adopted by the Authority in January 2016 and is
intended to form the key policy document until 2026.

5.18

Below is the relevant extract from the Local Development Plan Proposals Map which
includes the application site:

Local Development Plan Proposals Map

Cardiff Local Development Plan Proposals Map Key
Existing Employment
Land

5.19

EC1.1

Ocean Park

The Local Development Plan Proposals Map identifies that the site is located within
designated Existing Employment Land, known as Ocean Park.
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The LDP Constraints Map extract below shows the application site and surrounding area:

LDP Constraints Map Extract

Cardiff Local Development Plan Constraints Map Key
Flood Zone C2

Site of Importance for
Nature Conservation

Eastern Bay Link

Rapid Transit Corridor

5.21

The above map extract does not identify any constraints affecting the application site.

5.22

LDP Policies considered of relevance are:
 Policy KP5 - Good Quality Sustainable Design;
 Policy KP8 – Sustainable Transport;
 Policy KP9 – Responding to Evidenced Economic Needs;
 Policy KP15 – Climate Change;
 Policy KP16 – Green Infrastructure;
 Policy EC1 – Existing Employment Land;
 Policy EN6 – Ecological Networks and Features of Importance for Biodiversity;
 Policy EN13 – Air, Noise and Light Pollution and Land Contamination;
 Policy T1 – Walking and Cycling;
 Policy T5 – Managing Transport Impacts; and
 Policy T6 – Impact on Transport Networks and Services.

5.23

An assessment of the compliance of the proposals with these policies is set out in the
Material Considerations section of this document.
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Supplementary Planning Guidance
5.24

Cardiff Local Planning Authority has also adopted the following relevant Supplementary
Planning Guidance:




Green Infrastructure - Ecology and Biodiversity Technical Note;
Managing Transportation Impacts (Incorporating Parking Standards) July 2018; and
Safeguarding Business and Industrial Land and Premises (November 2017).
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6

KEY CONSIDERATIONS

6.19

In this section, it will be argued that various material considerations warrant the approval
of this application for planning permission.

6.20

The key material considerations for this application, are:







The Principle of Development;
Design / Quality of the development;
Flood Risk;
Ecology;
Drainage;
Transport.

These matters are discussed in detail below.
Principle Development
6.21

The proposals are for commercial / industrial development on a brownfield site, which
was previously used for industrial purposes. Furthermore, the site is designated on the
Proposals Map as Existing Employment Land (EC1.1 – Ocean Park). Policy EC1 states:
‘The city’s existing employment areas outside of the Central and Bay Business Areas (as
designated on the Proposals Map) will be protected for B Use Class employment
generating uses (together with appropriate ancillary and/or complementary uses and
activities as referred to in Policy EC2).’ EC1.1 is described as consisting of a mix of B1, B2
and B8 Uses and designated as ‘Primary’ in terms of its status.

6.22

The principle of the proposals is entirely compliant with Local Planning Policy. Therefore,
the proposals should be wholly supported by the LPA.

6.23

It is also worthy of note that there remains an extant planning permission for the
redevelopment of the site with 6 blocks of commercial units (permission No.
19/01213/MJR). The extant scheme was for B1 and B8 Use Classes.

Design / Quality of the Development
6.24

The proposed development has been designed to a high standard, with the intention of
attracting new businesses to the site. The buildings will be well insulated and provide a
suitable, modern working environment, and flexibility with regard to how the units are
utilised.

6.25

The proposed buildings are similar in scale and material finish to many surrounding
commercial / industrial premises. Therefore, the buildings will be entirely in keeping with
their surroundings and will echo the local architectural vernacular. Accordingly, the
proposed development is compliant with Policy KP5 ‘Good Quality Sustainable Design’ of
the adopted LDP.

6.26

The proposed development has been designed to ensure sufficient soft landscaping, to
enhance the environment of the development but also to double up as rain gardens as
part of the SABS scheme for the site.

6.27

The proposed development is surrounded by other commercial / industrial uses and is a
significant distance from any residential properties. The proposals would also not
prejudice the amenities of any neighbouring occupiers of other commercial premises or
the environment (in terms of air/noise or light pollution.
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Flood Risk
6.28

The site is not identified as being at risk of flooding on the NRW DAM Map, as is evidenced
by the map extract below:

NRW DAM Map Extract

Ecology
6.29

A Preliminary Ecological Appraisal has been undertaken by Acer Ecology and this is
submitted as one of the supporting documents as part of this application.
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Drainage

Transport
6.30

Apex Transport Planning were appointed to provide a Transport Statement for the
proposed development. The Transport Statement is submitted as a supporting document
to this planning application.

6.31

The Transport Statement concludes:
‘The proposals are appropriately located for access by sustainable modes, considering this
is an allocated employment site, in an existing employment area, where movements have
been accommodated safely.
In this regard the proposals are in accordance with transport policies in Future Wales,
TAN18, PPW11 and the Cardiff Council LDP.
Data does not indicate a road safety issue which would be exacerbated by the proposals.
The development would not have a material impact on road safety and the access
arrangements are appropriate and safe.
The proposed parking provision is appropriate and acceptable across the site and at a
reduced level to the consented scheme, which is in line with the objectives for encouraging
sustainable travel and reducing car use set out in PPW11 and Future Wales.
The proposals will not have a material impact on the capacity or operation of the highway
network and no mitigation is required.
As such, the analysis presented within this TS allows the highway authority to provide a
positive recommendation on the planning application.’
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6.32

The submitted Transport Statement evidences that the proposed development will not
have an adverse impact upon vehicular movements or on street parking within the area
and that the development is located within a sustainable location, which is allocated for
such development. Furthermore, it should be taken into consideration that this
development is on part of the site which was previously part of the printworks site and
this is no longer operational. Therefore, the LPA should be wholly supportive of the
proposals.

7

Design and Access Statement
Site Analysis

7.1

The application site comprises an area of land measuring approximately 0.85 Hectares,
which is at the southern end of Pacific Road, which forms the sole vehicular and
pedestrian access into the site. The site presents an opportunity for redevelopment of a
brownfield site and the opportunity for economic development and the generation of new
employment opportunities.
Context Analysis

7.2

To the north of the site is Pacific Road, which provides access to the site. To the east lies
the railway sidings, which are associated with ABP and the Steelworks. To the south is
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the remainder of the former Western Mail and Echo printworks site and to the west lies
industrial buildings on Portmanmoor Road.
Policy Context
7.3

Planning Policy Wales (Edition 11 – February 2021) PPW sets out the land-use policy
context for the consideration and evaluation of all types of development. As a general
rule, a presumption in favour of sustainable development is promoted when preparing
development plans and in the determination of planning applications. PPW sets out a
number of principles that those involved in the planning system are expected to adhere
to. These include, inter alia:
• taking a long-term perspective to safeguard the interests of future generations, whilst
at the same time meeting needs of people today;
• respect for environmental limits, so that resources are not irrevocably depleted or the
environment irreversibly damaged. This means, for example, mitigating climate change,
protecting and enhancing biodiversity, minimising harmful emissions, and promoting
sustainable use of natural resources;
• tackling climate change by reducing greenhouse gas emissions that cause climate
change and ensuring that places are resilient to the consequences of climate change;
• taking account of the full range of costs and benefits over the lifetime of a development,
including those which cannot be easily valued in money terms when making plans and
decisions and taking account of timing, risks and uncertainties. This also includes
recognition of the climate a development is likely to experience over its intended lifetime.

7.4

PPW describes Design and Access Statements as a communication tool that explain how
the objectives of good design have been considered from the outset of the development
process. It encourages applicants to take an integrated and inclusive approach to
sustainable design, proportionate to the scale and type of development proposed.

7.5

Technical Advice Note 12: Design TAN12 provides guidance on how good design should
be achieved through the planning process. The diagram overleaf, extracted from the
document, sets out the key objectives of good design and the various considerations that
should be taken into account in the appraisal of development.
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Figure 8: Objectives of Good Design (PPW 11)
Design Analysis
Character and Context
7.6

The below Streetview images provide an understanding of the architectural vernacular
within the immediate surrounds of the site. The character of the wider area also remains
industrial and commercial and there are no residential properties within the vicinity of the
site. The Streetview image below shows the entrance gates into the site, along with a
similar development of industrial units, immediately to the north west of the site.

Streetview Image from Pacific Road facing south west

7.7

Below is another Streetview image (facing south) which provides an understanding of the
architectural vernacular of the immediate area:
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Streetview Image from Pacific Road facing south

7.8

The design of the proposed units will be in keeping with the character of the existing area
and will complement the designated employment area. The buildings are proposed to be
finished to a high standard and will attract new businesses to the area.
Access & Movement

7.9

Access into the site will be provided from the existing entrance off Pacific Road. The
internal road within the site will be altered and the roadway will not be “offered up” for
adoption and will be owned and managed by the landowner.

7.10

The submitted Transport statement examines the ease of access of the site and the
connectivity of the site to public transport and the attractiveness of walking and cycling
as a means of transport. The Transport Statement is also supplemented by Swept Path
Analysis, which evidences that the proposed development can be adequately served by
not only cars but also HGVs.
Community Safety

7.11

The site is currently vacant and there is evidence around the periphery of the site of
dumping of waste. The proposed development would attract employees and visitors to
the site, which would greatly improve natural surveillance within the area and accordingly
this should have a positive impact upon anti-social behaviour and crime.
Environmental Sustainability

7.12

The proposed development is for the restoration of an industrial brownfield site. The
restored brownfield site will then be brought back into commercial / industrial use, with a
suitably dense layout of new units. The development represents a resource efficient,
sustainable design, which will provide new employment opportunities for the local
community. The site is also located within a short walk of public transport opportunities
on Ocean Way and connections to the wider public transport network and services and
facilities within the capital City. The site is also accessible to pedestrians and cyclists and
is well connected to the existing active travel network.
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8

CONCLUSIONS

8.1

This Planning, Design and Access Statement provides a detailed examination of the
relevant material planning considerations for the proposed development.

8.2

In conclusion, on the basis of a comprehensive review of both policy, the physical and
locational constraints of the site and the design of the proposed development, the
application should be approved for the following reasons:











The proposed development would provide regeneration and significant
employment opportunities, within an area which is designated as Existing
Employment Land within the adopted LDP;
The proposed development is entirely in keeping with the character of the
surrounding area, which is occupied by industrial buildings;
The proposals will not result in any detriment to the amenity of other building
occupiers with regard to air, light or noise pollution;
The development has been provided with adequate off street parking and swept
path analysis has confirmed that the units can be adequately serviced. The
submitted Transport Statement also evidences that the development will have
minimal impact upon trip generation and vehicular congestion;
The development is not within an area which is identified as being at risk of
flooding;
The submitted Preliminary Ecological Appraisal evidences that there are no
protected species on site and that the ecological resource present on site (plant)
can be adequately translocated within the application site; and
The development has been designed to comply with SABS requirements and
incorporates rain gardens.

8.3

Having regard to the above key considerations, it is considered that the proposed
development accords with both National and Local Planning Policy.

8.4

Accordingly, the proposal should be supported by the Local Planning Authority and we
request that planning permission be granted.

