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1.0 Introduction. 
 
This statement accompanies revisions to a full application for the redevelopment of the 
Former Pontcanna Pine at the junction of Kings Road and Severn Grove, Cardiff.   
 
The proposals involve the redevelopment of the site for retail at ground floor and 8 x 2 
bed apartments above along with associated car parking for 10 cars, secure cycle 
parking and waste storage.   
 
The main changes since the original submission are the reduction in the number of 
apartments from 10 to 8 and consequent minor amendments to the elevations. 
 
There have also been amendments to the refuse storage area following comments from 
the council.  A disabled parking space has also been included within the parking area. 
 
2.0 Character 
 

(a) General Location and Character 
 
The site is located approximately 2 km to the north west of Cardiff City Centre in an 
established urban area of predominantly Victorian housing indispersed with commercial 
premises and more modern development.  
 
The property occupies a corner plot at the junction of Kings Road with Severn Grove. 
 
The site lies within the Conway Road Conservation Area and the sites’ eastern boundary 
is the eastern boundary of the Conservation Area.  A further Conservation Area – the 
Cathedral Road Conservation Area begins a short distance along Kings Road to the 
East, at its junction with Pontcanna Street. 
 
While both areas are characterised by Victorian housing, the former has been 
designated primarily for its’ unusual history and is known for its larger houses and plots 
in a range of styles brought about by the Freeholder Movement in the 19th Century. In 
contrast the latter to the north and south of the site is characterised by more rigid 
terraces of more uniform design. 
 
The site and surrounding properties fall within areas identified of being at risk of flooding. 
 
There are a number of landmark buildings within the area and corner plots are often 
distinct in scale, design, building line and use from the rest of the street. 
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Fig. 1 Doctors Surgery.  Junction of Kings Road and Sneyd Street.  Note change in 
style, scale, building line and use. 
 
Distinctive building features in the locality are sash windows, slate/artificial slate roofs, 
forecourt walls and railings, canopied doors and arched porches.  Materials are pennant 
stone with brick or bath stone detailing and stucco render. 
 
 

 
 
Fig. 2 Sash Windows: Plasturton Avenue 
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Fig 3 Low Front Walls and Enclosed Space to Kings Road Frontage 
 
 

 
 
 
Fig 4 Recessed Front Doors. Stone build with brick and bathstone detailing. 
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Fig 5 Projecting Bay, Corner of Kings Road and Pontcanna Street 
 
In Kings Road the predominant material is stone with brick detailing although there have 
been more modern shop/restaurant frontages installed along the opposite side of the 
road.  
 

 
 
Fig 6 New shop/restaurant frontages in Kings Road close to the site with Stone more 
traditional build adjacent including projecting bay. 
 
Along Severn Grove the immediate neighbour is a well-regarded property (known locally 
as the Shell House) which is rendered and in a commercial (office) use. There are a 
mixture of styles and properties around the Severn Grove/Kings Road junction close to 
the site. 
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Fig 7 Mixture of Styles and Properties in Severn Grove opposite the site 
 

 
 
Fig 8 Property at the junction of Severn Grove and Kings Road opposite the site.  Note 
different style scale, building line and materials on this corner plot. 
 

(b) Site and surrounds 
 
The site occupies a prominent junction location.  Within the immediate locality there are 
a number of uses including retail, office, coffee shops, workshops and restaurants as 
well as residential properties.  
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Fig 9 Local shops at corner of Kings Road and Pontcanna Street.  Note change in scale 
and building line between corner properties and recessed residential terrace.  
 
The site comprises a large industrial type structure which is regular in shape along with 
two substantial out buildings located to the rear of 60 Severn Grove and190-198 Kings 
Road and abutting the garden of number 62 Severn Grove.  An electricity substation is 
located close to the Eastern Boundary of the suite.  A gated entrance between the 
property and number 198 Kings Road provides vehicular access to the outbuildings, 
electricity substation and side access to the main building.  There is room for one car 
parking space on site although nothing is formally marked out. A large stone wall 
separates the main building from the back of pavement in Severn Grove.  Along the 
Kings Road Frontage there are three crossovers serving the gated area between the 
wall along Severn Grove and the main building, the roller shutter access doors into the 
building and the gated access road between the property and 198 Kings Road. 
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Figure 10.  Site location plan 
 
The existing buildings are brick with corrugated roofs.  
 
A substantial street tree (a common lime) occupies the pavement on Severn Grove close 
to its junction with Kings Road.  
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Fig 10. Existing Main Building from Severn Grove facing towards Kings Road. 
 
To the North is 60 Severn Grove and the rear Garden of 62 Severn Grove. To the east is 
the start of a terrace of properties in Kings Road with commercial shops and restaurant 
uses at the junction of Pontcanna Street and Kings Road beyond. These properties are 
of a differing scale, design and building line to that of the adjacent terrace (See Fig 9).  
To the South are a mixture of uses on the opposite side of Kings Road including 
residential, commercial and community hall.  Restaurant and retail uses are present a 
short distance to the South East (see Fig. 6 and 8).  To the west are residential 
properties in Severn Grove in a mixture of styles, tenure and materials (See Fig. 7). 
 

(c) Movement, Transportation and Highways. 
 
As indicated above the site is located within the settlement boundary, and in an 
intensively developed area.  The site comprises a former furniture shop and workshops 
within an area containing a range of shops and services.  Accessibility to shops 
restaurants is within 200m of the site – in Kings Road itself, in Pontcanna Street and in 
Severn Road.  The surrounding terrain is flat and pavements generally to a good 
standard although there is some disturbance to the pavement surface from established 
trees.  
 
Dropped kerbs are present at all junctions in the immediate proximity to the site. 
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The nearest District Shopping Centre is Cowbridge Road East.  This centre contains a 
broad range of shops and facilities including a number of national multiples, a crown 
Post Office and a number of bank, building societies and other facilities. This centre is 
located approximately 600m to the South of the site. 
 
The nearest bus stops are located on Penhill Road and Cathedral Road and are 
approximately 400m to the North of the site and provide regular services to the City 
Centre. 
 
 Safe Cycle Routes are identified on the council’s Cycle Map.  The nearest route to the 
site is directly in front of the site and then along Kings Road and Sneyd Street into 
Plasturton Gardens. To the north and west of the site the dedicated off road cycle route 
– the Taff trail is easily accessible. 
 
The public transport network is examined fully in the Transportation Report that 
accompanies the application. 
 
The area has a number of residents parking areas as well as free on street parking. 
 
There is currently no dedicated servicing bay to the site. 
 
 
3.0 Planning History 
 
The sites has an established lawful use for retail and an extant planning consent for 
residential development comprising 14 apartments with associated parking and refuse 
storage. In addition, Conservation Area consent for the demolition of the existing 
buildings and wall has been granted and remains extant. 
 
4.0 Planning Policy 
 
The Policy framework for this development is contained at national and local level.  At 
national level regard has been had to the Planning Policy Wales 2011 and associated 
Technical Advice Notes (TANs) including TAN 12 Design, TAN 15 Flood Risk and TAN 
22 Sustainable Buildings. In addition the contents of Planning (Listed Buildings and 
Conservation Areas) Act 1990 have been considered. 
 
The Development Plan comprises the South Glamorgan (Cardiff Area) Replacement 
Structure plan April 1997 and the City of Cardiff Local Plan April 1996. In addition regard 
has been had to the Supplementary Planning Guidance, in particular, Access, 
Circulation and Parking (Jan. 2010), Infill Design Guide (April 2011), Residential Design 
Guide (March 2008), Shop Fronts and Signage (October 2011), Trees and Development 
March 2007 and Waste Collection and Storage facilities March 2007. 
 
In addition the Conway Road Conservation Area Appraisal has been reviewed. 
 
The thrust of development policy is that new residential development in sustainable 
locations such as this should be supported and that retail development in sustainable 
locations where it meets a local need are generally acceptable in policy terms.  The 
policy tests for retail development are set out and considered in a separate report which 
accompanies the revisions to this application. 
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Development should preserve or enhance the Conservation Area and respond to the 
character of the surroundings whilst meeting established standards in respect of parking, 
refuse storage and distances from neighbouring properties as well as being accessible.. 
 
 
5.0 Design Response to Character Assessment, Movement/Transportation Issues 
and Policy. 
 
 In determining the design of the proposed development regard has been had to the 
character, street pattern and detailed design features of the surrounding area as outlined 
above.  The site is located within the Conway Road Conservation Area but nearby 
properties in Kings Road sit within the Cathedral Road Conservation area. The areas 
have distinctive characteristics and the proposals have sought to respond to these. 

The property currently presents an anomaly in the street scene.  The service yard is 
potentially an un-neighbourly use given the surrounding residential gardens. 

The aims of the scheme are to: 

• Integrate with and not dominate the established street scene; 

• To provide an accessible development to all; 

• Provide interest to the street scene; 

• To complement the existing terrace of property on Kings Road  by providing the 
other book end to this part of Kings Road, reflecting the properties at 182-188  
Kings Road see Fig. 9 above); 

• To provide a landmark building on a corner plot which  like other properties in 
similar locations (see Figs 2 and 9) is different  in scale, design and building line, 
but complements the existing street scene and reflects the wider characteristics 
of the area; 

• To ensure that the rhythm and vertical emphasis other buildings in the street is 
maintained in this development; 

• To provide a legible building where access is easily identified; 

• To maintain distances and avoid overlooking of neighbouring residential 
properties; 

• To meet the requirements of the Flood Consequences Assessment by providing 
a minimum slab level of 9.2M AOD; 

• To provide adequate car parking; 

• To maintain separation from 60 Severn Grove which itself provides the end point 
to a parade of residential villas. 
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• To meet refuse storage standards; 

• To provide a sustainable building which meets the objectives of policy and Code 
3 of the Code for  Sustainable Homes; 

• To ensure that deliveries can be made to the site in a safe efficient manner; 

• To be satisfied that the development will not impact on the character of the area 
through excessive car parking demand; 

• To address where possible in the context of the application, issues of vehicle 
movement within the area and the effect on pedestrians and other road users. 

• To protect the established street tree on Severn Grove. 

In arriving at the proposed design response, regard has been had to the pattern of 
established ‘bookends’ at the junction of Kings Road and Pontcanna Street and the 
height of the properties in Severn Grove. A two and a half storey development is 
proposed.  

 

 

Fig 11. Elevation along Kings Road Frontage demonstrating the bookend approach 
adopted by the architects. 
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The detailing of the proposed development has had regard to the immediate locality.  
Typical features are highlighted within the Conservation Area assessments.  Those that 
have been incorporated into the development are as follows: 

• The use of a more prominent building to mark the junction;  

• The use of stone and brick detailing around windows, doors and stringer courses 
and at eaves height. 

• The use of hardwood casement windows; 

• Use of slate; 

• Incorporation of a corner bay and dormer windows. 

• The use of projecting bays. 

The development has sought to continue the vertical emphasis buildings in the street 
and particularly on the northern side of Kings Road. This has been achieved through the 
positioning, quantity and style of windows; vertical alignment of features and the 
inclusion of dormers which bring the vertical emphasis to a point. 

The retail entrance at the junction of Severn Grove and Kings Road provides a legible 
entrance point reinforced by the projecting bay details above. The entrance to the 
residential apartments above is to the east of the building directly from the car park, or 
from the pavement via a secure gate to the side of the building which will be clearly 
marked.  

 As with the previously approved scheme the distance between the proposed 
development and 60 Severn Grove is maintained so that building continues to provide 
an end point to the row of villas along the eastern side of Severn Grove. 

 

 

 

13 
 



 

Fig 12. Perspective of proposed development showing clear entrance at the junction of 
Severn Grove and Kings Road. 

To address the requirements of the Flood Consequences Assessment a minimum slab 
level of 9.2 M AOD is proposed. This will require a gently slope up to ground floor level 
from the pavement  but parts of the existing site are set at a higher level than that 
proposed and this is not anticipated to create any problems. 

Refuse storage standards are met in line with those contained in the supplementary 
planning guidance. 

Car parking is provided on site.  There is sufficient car parking to accommodate 1 space 
for each residential apartment plus 2 car parking spaces for the retail element of the 
scheme. A disabled space is also included within the car parking area. 
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A thorough assessment of on street parking demand has been undertaken and has 
demonstrated that there is sufficient capacity within the locality to meet the anticipated 
demands of the proposed development. This is detailed in a separate Transportation 
Report that accompanies the application. The proposals meet the standards set out in 
the council’s supplementary planning guidance. 

A dedicated servicing bay is proposed on Kings Road, in front of the property.  This will 
be reserved for servicing during certain times.  This does not involve a loss of car 
parking in the locality as the existing crossovers to the site would prevent legal parking 
along this part of Kings Road. 

The design has had regard to the submitted Tree Survey and recommendations and (as 
with the previously approved scheme) the building line is at such a distance so not to 
interfere with the health of that tree. 

The traffic generation of the development has also been carefully considered within the 
Transportation Report, other similar stores in comparable locations have been used as a 
basis for the consideration of traffic generation.  The traffic generation associated with 
the development will be low.  In the event that a convenience store were to occupy the 
premises most trade would be from those arriving by foot as it will be a facility that meets 
local needs.  It is therefore unlikely to give rise to any perceptible increase in traffic in the 
area. 

The proposals do give the opportunity for the enhancement of visibility splays and 
pedestrian routes/desire lines through the opening up pavement at the junction of 
Severn Grove and Kings Road.  The proposed development removes the wall along the 
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Severn Grove frontage and is set back from the line of that wall.  Car parking and 
servicing is also formalised in this location. While the applicants intend to enhance the 
area of land in this location that remains in their control through the introduction of 
paving, wider enhancements remain to be discussed with the local planning authority. 

Access is considered separately below. 
 
 
6.0 Access. 

The site is relatively flat and contains no natural features that would prevent easy at 
grade access from the surrounding highway and pedestrian footways and from within the 
site.   

The slab levels required to overcome any risk from flooding can be accommodated while 
maintaining the principle of at grade access. Typical existing levels in the pavement and 
highway range from 9.1 to 9.2 AOD and within the site itself typically around a level of 
9.4M AOD.  Minimal re-grading is therefore necessary to achieve the desired at grade 
access. 

The revised proposals provide 10 car parking spaces including one disabled space and 
14 cycle spaces.  All parking is via a secure gated entrance.  Both a pedestrian access 
gate and vehicular gate are included at the entrance. Both gates will be electronically 
operated. 

At grade access is proposed to the retail store at the junction of Severn Grove and Kings 
Road. The development footprint is regular and does not present any barriers to 
securing an internal layout that is accessible to all. 

A shared access road between the proposed development and 198 Kings Road provides 
a safe access to all users wanting to access the car park or the apartments from Kings 
Road.  

The layout of the apartments is such that the units are now of a greater size but fewer in 
number meaning they are more flexible in the accommodation that they offer and have a 
broader appeal. 

The apartments are not accessed by a lift.  This is not a current requirement of any 
legislation or guidance. 

As indicated in the community safety section, audio and visual access to the proposed 
apartments is proposed.  This will be of a type and located to be suitable for all users.  
The development will be well lit and appropriate materials incorporated in the design to 
provide safe light welcoming spaces that are accessible to all.  
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7.0 Community Safety 

The proposed development does not raise any issues of reduced community safety. 
Rather, it brings occupation of a prominent site which has been under utilised and poorly 
maintained for sometime. 

 As part of the development the proposals provide security gates between the highway 
and rear parking courtyard. Secure, covered storage for cycles is incorporated within the 
design. 

Entrance to the apartments at first and second floors will be by a secure communal 
entrance door along with telephone entry at gate and ground floor level. 

Passive surveillanc in the area is enhanced through the windows which look out onto the 
street and rear courtyard and through the occupation at ground floor retail element of the 
proposals. 

In line with Police advice the following is provided: 

• Secure perimeter security, 

• Rear courtyard parking will be allocated and clearly marked; 

• Electronic gates will fill the aperture with no gaps to top or bottom and be void of 
climbing aids; 

• The undercroft entrance area to the apartments will be treated with light coloured 
reflective paint to maximise light reflection; 

• Lighting to appropriate standards will be installed in the rear courtyard and 
undercroft area having regard to neighbouring residential properties.  The 
entrance to the apartments and the retail development will be fitted with anti-
vandal photo sensitive external light fittings; 

• Ground floor retail unit windows will be installed to BS7590 and PAS 24 
standards 

• The opportunity to install laminated glazing to the thickness recommended by the 
police will be looked at but this will need to be considered in the context of the 
proposed window casements which are recommended because of the location 
within the conservation area. 

• External doors for each apartment and all communal entrance doors will be 
certified to the following standards: PAS 24:2007, WCLI, LPS 1175 Issue 7 
Security Rating 2. 

• Internally all corridors will be painted in a light colour and well lit escape routes 
identified; 
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• The access will be fitted with an audio visual control entry system with the ability 
for each resident to clearly identify callers prior to allowing access to the 
apartments and/or the car park. 

• An internal accessible post box can be installed. 

The police have not identified any wider public nuisance issues that arise from the 
proposed development. 

 

8.0 Environmental Sustainability 

The proposal is to re-develop an under-utilised brownfield site in a highly sustainable 
location. Secure cycle parking and reduced car parking are provided given the proximity 
to local facilities and the safe cycle route as well as the proximity to public transport. 

In the apartments the primary rooms in the majority of the apartments are orientated to 
the south and west and benefit from the solar gain associated with this. 

The proposed development will incorporate materials (insulation and triple glazing) to 
help minimise the use of energy and lower carbon emissions. The incorporation of triple 
A rated appliances and low water use WCs and taps within the apartments and the use 
of intelligent lighting will also help meet this aim. 

A Code for Sustainable Homes pre- assessment has been undertaken and accompanies 
the application.  This demonstrates that the residential element of the development can 
achieve Code 3 of the Code for Sustainable Homes. 

The retail element of the proposals does not require an assessment at this stage as it is 
below the floorspace threshold set by the Wales Government. In addition, there is no 
known operator for the development and much of the factors that would affect the 
eventual BREEAM rating are unknown.  However the shell and specification of the 
buildings structure enable a good BREEAM standard to be met in the future 

 

9.0 Conclusion 

The development has considered and responded to the local character, has carefully 
considered the issues of movement and its potential effect on the local area within this 
Design and Access Statement and the Transportation Report and Retail Assessments 
that accompany the application.  

Access to and within the site has been considered and is provided in a legible manner, 
at grade and suitable to all anticipated users.  The change to a reduced number of larger 
apartments will have a broader and longer market appeal. The inclusion of a lift has 
been considered but rejected on grounds of viability and is not a requirement of 
development of this type. 
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The proposals present an appropriate response to the character, transportation, 
movement, policy and access framework applicable to this site. The proposals do not 
raise issues of wider community safety and incorporate design features to address 
security and safety on site. 

The development is located in a highly sustainable urban environment.  The residential 
element will meet Code 3 standard while the retail element has been designed so that at 
least a good BREEAM rating can be secured in the future. 

 
 
 




