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Location:

133 – 135, Commercial Street, Newport, NP20 1LY.

The Site:

Located at the junction of Commercial Street and Hill Street in the Kingsway Area of the city of 

Newport, the 0.34 acre site holds a prominent corner position along the busy Commercial Street. 

The proposed site is predominantly bordered with a variety of commercial and existing retail units 

which form a shopping parade along Commercial St situated in Newport city centre.

The proposed site contains three separate properties within the site boundary. 

The three properties in question have separate uses. -

133 , Commercial Street, Newport - Tattoo Shop

134 , Commercial Street, Newport - Lovely Nails - Beauty Salon

135 , Commercial Street, Newport - Aesthetics clinic 

1.0 Introduction

This Design and Access Statement has been prepared by Morgan2Morgan Architects on behalf of 

Property Index Ltd to accompany a detailed planning application for the redevelopment.

This document should be read alongside the set of drawings submitted with this planning application.

This report follows guidance set out in the Technical Advice Note (TAN) 12:Design (2016) and will 

address the planning, access and sustainability requirements set out in the Newport Local 

Development Plan (2011 - 2026). 

After meeting with Newport City Council Planning Department to discuss pre-application and sketch 

scheme proposals, the planning issues and design principles have been addressed and a final scheme 

has been produced.  

The application is for a sustainable mixed use development to take place in the Kingsway area of 

Newport and will comply with both the relevant local development planning policies, and national 

planning guidance. 

The development will provide 22 residential accommodation with 3 no existing retail units to the ground 

floor. The proposed development will bring about local regeneration benefits and will provide a high 

quality mixed use scheme to the Kingsway area of Newport.

The design proposal seeks to remove part of the existing buildings that currently sit within the site 

boundary. These buildings consist of part of an existing two storey annex to the rear. 

.
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Site Location (Copyright  - Google Maps)

2.0 Site Analysis

2.1 Location & Context

Located in Newport city Centre and is within close walking distance of various local amenities.

This development phase covers 0.34 acres and is noted as a prominent corner site.

The site is closely situated within a busy local shopping area of Newport. The front of the site faces 

Commercial Street and sides onto Hill Street.

The boundary of the site to the rear is bordered directly onto an access lane that is used to provide 

access to the rear of numbers 130-135 Commercial Street as well as the Salvation Army Citadel on 

Hill Street.

Public transport within the area is very accessible with the closest train station being 0.5 miles at 

Queensway and the nearest bus station being 0.4 Miles at friars Walk. 

In conclusion the surrounding area is characterised by a mix of commercial units and ground foor

levels and residential properties from first floor and above. All of which vary in architectural styles, 

mass and scale. 

The characteristics mentioned suggest that immediate existing local surroundings are largely made 

up of typical 19th Century city centre features.

3

Proposed Site  

Commercial Street

Newport Train Station 

Site Location – Not to scale

OS Location Plan – Not to scale

Kingsway Centre
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2.0 Site Analysis

Site Location Aerial Views (Copyright  - Google Maps)
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2.1 Location & Context
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2.0 Site Analysis

5

View from Hill Street showing existing North West facing building facades

View from corner of Commercial showing existing South facing building facades

2.1 Location & Context



133 - 135 Commercial Street, Newport.

© Morgan2Morgan Limited

2.0 Site Analysis
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View of existing 135 Commercial Street looking up Hill Street

View of existing properties looking North West along Commercial 

Street at No’s  133 - 135

View of Front Elevation of existing properties - No’s 133 - 135 

Commercial Street

Eastern Front Elevation of 134 -135 

Commercial Street

View of existing 135 Commercial Street looking up Hill Street

2.1 Location & Context

Corner Elevation of 134 -135 

Commercial Street

Northern Elevation of 134 -135 

Commercial Street/ Hill Street
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2.0 Site Analysis
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View looking West at the existing rear annex on Hill Street

2.1 Location & Context

View looking South at the existing rear annex on Hill Street View looking South East at the existing rear annex on 

Hill Street

View looking East at the existing rear annex on Hill Street View looking East at the multiple existing rear annexes to the rear of 

the site 

View looking East at the multiple existing rear annexes to 

the rear of the site 



133 - 135 Commercial Street, Newport.

© Morgan2Morgan Limited

2.0 Site Analysis
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View of closest existing residential dwellings on Hill Street

View of existing nearby commercial units situated on Commercial 

Street

View of existing St David’s House, positioned on the opposite corner 

of Commercial Street

View of existing local shopping parade facing opposite the proposed 

site, along Commercial Street

View of close-by existing charity church and community centre 

building situated to the rear of the proposed site on Hill Street

View of adjoining commercial units located on Commercial Street

2.1 Location & Context
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2.0 Site Analysis
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View of the existing residential dwellings on Victoria Place

View looking North on Commercial Street View looking South on Commercial Street

View heading East along Stow Hill towards Hill Street

View looking East down Hill Street  to the rear of the 

proposed site

View of Victoria Place to the West of the Proposed Site

2.1 Location & Context
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2.2 Site History

Historically, Commercial street, Newport has been an important vein linking Pillgwenlly and the 

early docklands of the River Usk to the commercial centre of Newport and became a street 

containing some of Newport’s most important locations including the 1885 Newport Town Hall, 

the Westgate hotel (now Westgate Square), the Empire Hotel as well as several banks and 

department stores. 

Since these times Commercial Street has become a buzzing hub of city centre activity.

The Northern end of the street has been partially protected by the Town Centre Conservation 

Area.

The areas immediately surrounding the site is populated with a mix of various commercial and 

residential properties. Much of the Architecture present here is an eclectic mix of original late 19th 

century fashionable Queen Anne Revival style mixed with extensive modern additions dashed 

around irregularly .   

A full heritage and historical analysis of no's 133 -135 Commercial Street can be found within -

HERITAGE IMPACT STATEMENT by Holland Heritage.

2.0 Site Analysis
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2.3 Existing Site Constraints & Opportunities

Site Constraints 

Existing service arrangements & Future Operational 
requirements.

Prominent and busy main Commercial Street road site

No vehicular access directly to the site

The topography of the site - large difference in ground 
level running from the Commercial Street frontage to the 
access lane at the rear

Height restrictions and overlooking to neighbouring 
properties

Linking existing and proposed levels

Complementing traditional 19th century with modern 
architecture 

Opportunities

Enhance the character and appearance of an existing site

Extend active street up Hill Street

Create much needed residential accommodation

Create valuable new secure cycle parking spaces

Accessibility  & pedestrian connectivity 

Advanced safety of public areas

Redevelopment of an underused site

Sustainable Location

Increase natural surveillance

Create a new development that the community will use 
and validate

2.0 Site Analysis

11

Pedestrian / Cycle routes 

Pedestrian / Vehicle routes 

Active Frontage

Pedestrianised Zones
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2.3 Planning History

2.0 Site Analysis
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The various planning applications that were submitted to Newport City Council. Records start at 

1990 to present.

90/0809 Change of use from Retail to Offices – 133, Commercial Street, Newport. GRANTED  20 Sep 1990

91/0014 Installation of internally projecting sign – 133, Commercial Street, Newport. GRANTED (with conditions) 18 Feb 1991

01/0327 Erection of internally illuminated fascia sign and projecting sign – 133, Commercial Street, Newport. GRANTED 29 May 2001

19/0105 Change of use from A1 to sui generis (Tattoo Studio) – 133, Commercial Street, Newport. GRANTED (with conditions) 28 Mar 2019

92/1208 Installation of new shopfront – 134, Commercial Street, Newport. GRANTED 29 Jan 1993 

07/1236 Change of use to Insurance Brokers (A2) – Ground floor, 134, Commercial Street, Newport. REFUSED  06 Dec 2007

12/0003 Relocation of extractor fan – 134, Commercial Street, Newport. REFUSED 30 May 2012

16/1122 Partial discharge of condition 5 (door and windows) 134, Commercial Street, Newport. GRANTED 15 Dec 2016

93/0677 Installation of security grilles – Morris Cowan Ltd, 135, Commercial Street, Newport. REFUSED 27 Aug 1993

95/0675 Alteration of fascia board to hide roller shutters 135, Commercial Street, Newport. GRANTED (with conditions) 29 Sep 1995

01/0884 Installation of new security grille, housing and fascia pane, 135, Commercial Street, Newport. GRANTED  (with conditions)  28 Sep 2001

03/0433 Installation of fascia illumination 135, Commercial Street, Newport. GRANTED (with conditions) 09 May 2003
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2.3 Planning History Continued…

2.0 Site Analysis

13

10/0725 Change of use from retail (Use Class A1) to financial and professional services , 135, Commercial Street, Newport. WITHDRAWN 24 Aug 2010

12/0137 Proposed change of use from A1 use class (Retail) to A2 use class  135, Commercial Street, Newport. REFUSED 05 Apr 2012

12/0583 Proposed change of use from A1 use class (Retail) to mixed A1 use class (Retail) and A2 use class (alterations to shopfront and tile cladding to elevations –
135, Commercial Street, Newport. GRANTED (with conditions) 06 Sep 2012

12/0925 Installation of 4 No. fascia signs, 2 No. projecting signs and 3 No. internal window vinyl signs, 135, Commercial Street, Newport. GRANTED 19 Dec 2012

12/0926 Installation of new shopfront including a new shopfront on Hill Street elevation Commercial Street, Newport. GRANTED (with conditions) 19 Dec 2012

13/0082 Partial Discharge of Condition 1 (External Tiles) of Planning Permission 12/0926 for installation of new shopfront including a new shopfront on Hill Street 
Elevation – 135, Commercial Street, Newport. APPROVED 21 Mar 2013

19/0127 Change of use of ground floor from mixed A1/A2 to sui generis (Beauty Clinic) 135, Commercial Street, Newport. GRANTED (with conditions)  09 May 2019

12/0003  Relocation Of Extractor Fan  134, Commercial Street, Newport  REFUSED 30/05/2012 

15/0379  Change  Of  Use  Of  Ground  Floor  Shop  (Use  Class  A1)  To Restaurant And Takeaway (Use Class A3) 133, Commercial Street, Newport GRANTED (with 

Conditions) 02/07/2015 

19/0105  Change Of Use From A1 To Sui Generis (Tattoo Studio) 133, Commercial Street, Newport GRANTED (with Conditions) 28/03/2019 

The various planning applications that were submitted to Newport City Council. Records start at 

1990 to present.
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The Newport bus station located at Friars walk (0.4 miles - 6-8 minute walk) provides an excellent bus 

service, serving both local and national bus services. 

The Newport Train station located at Queensway (0.5 miles - 8 minute walk) which also provides an 

excellent transport service, with trains serving both the local area, valley lines and national train 

services. 

3.1 Local Services and Amenities 

The main vehicle access to and from the site is via Commercial Street to the South East (the 

continuation of Commercial Street to the North is currently pedestrianised) and Hill Street to the West.  

The Site sits directly on Commercial Street, this street has a wide variety of small independent shops, 

supermarkets and public houses which are all directly accessible from the property (walking 

distance). Furthermore, the new  Friars Walk Shopping Centre / Restaurant Complex is another local 

amenity that is within a 6-8 minute walk away from the proposed site.

= Site Location

3.0 Context Analysis

Active Travel – Integrated Network Map  (Copyright  - Newport Local Transport Plan)
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In regards to Planning for Sustainability, PPW advises:

PPW paragraph 4.6.2 states that by promoting mixed use development in either urban or rural areas it can 

be an effective way to achieve regeneration.

Furthermore, PPW advises:

PPW paragraph 4.11.7 states that mixed use development, emphasising flexibility and adaptability, can 

provide particular design opportunities, adding interest and vitality to living and working environments.

Technical Advice Notes

The following Technical Advice Notes (TANs) have been considered in preparation to the proposed 

development:

• Technical Advice Note (TAN) 2: Planning and Affordable Housing (2006)  - This document         

provides guidance on the role of the planning system in delivering affordable housing.

• Technical Advice Note (TAN) 4: Retail and Commercial Development (2016)  - This document         

provides guidance on the role of land use planning in retail and commercial development. 

• Technical Advice Note (TAN) 8: Renewable energy (2005)  - This document sets out technical 

planning advice on use of renewable energy and sustainable design. 

• Technical Advice Note (TAN) 11: Noise (1997)  - This document provides advice on how the 

planning system can be used to minimise the adverse impact of noise without placing 

unreasonable restrictions on development.  

• Technical Advice Note (TAN) 12: Design (2016)  - TAN 12 provides key objectives set out by the 

Welsh Assembly in respect of good and quality design factors. 

• Technical Advice Note (TAN) 15: Development and Flood Risk (2004)   - TAN 15 provides 

technical guidance which supplements the policy set out in Planning Policy Wales in relation to 

development and flooding.

• Technical Advice Note (TAN) 18: Transport (2007)   - Describes how to integrate land use and 

transport planning. As well as Explaining how transport impacts should be assessed and mitigated. 

• Technical Advice Note (TAN) 21: Waste (2014)  - This document provides advice to facilitate the 

introduction of a comprehensive, integrated and sustainable land use planning framework with 

specific regard to waste management in Wales.

3.2 Planning Policy

Pre-application discussions

The following Design and Access Statement (DAS) aims to identify clearly and logically the objectives 

of the proposed development which have been considered from the outset.

Along with early collaboration with LPA for pre-application advice we have prepared this DAS to be 

read in conjunction with the full planning application submission documents.

The first pre-application advice from the LPA for this proposed development started in March 2019 and 

the follow up pre-application meeting on 14th of  May 2019 and subsequent pre-application advise 

issued by Newport City Council on 26th June 2019. 

Therefore this DAS is one element of a much larger body of work prepared for this planning 

application. It is imperative that this document is not read in isolation, the reader should refer to all the 

drawings and information prepared by M2M, along with support material prepared by the specialist 

consultants.

The following local & national planning policy documents have been consulted with the preparation of 

this development proposal:

Planning Policy Wales (PPW)

Planning Policy Wales (Edition 10, December 2018) (PPW), supported by the accompanying 21 topic 

based Technical Advice Notes (TANs), sets out the context for the Welsh Government’s sustainable 

land use planning policies for Wales. As well as being used for the preparation of Development Plans 

and development control decisions throughout Wales.

3.0 Context Analysis
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3.2 Planning Policy Continued…

People, Places, Futures: The Wales Spatial Plan - 2008 Update 

This is a national plan for Wales, and was created with the intention of providing national economic and 

sustainable priorities and also help set a context for local planning and sustainable development 

through specifying key objectives for each of its sub-regions.

This document contains the primary land use planning policy for wales. As well as advice on how 

planning decisions are made and why, and on what basis those decisions are arrived upon. With the 

intention of improving the quality and sustainability of future development and building in Wales, this 

document provides the planning policy framework set out by The Wales Spatial Plan.

Local Development Plan (LDP)

The applicable ‘development plan’ for the site is provided by Newport County Council’s Local 

Development Plan (LDP)  2011 - 2026. 

The LDP policies listed below are considered relevant to the proposed site in discussion:-

• SP1 – Sustainability 

• SP3 – Flooding 

• SP13 – Planning Obligations 

• SP18 – Urban Regeneration 

• GP2 – General Amenity 

• GP3 – Service Infrastructure 

• GP4 – Highways & Accessibility 

• GP6 – Quality of Design 

• GP7 – Environmental Protection & Public Health 

• H2 – Housing Standards 

• H4 – Affordable Housing 

• T4 – Parking 

• W3 – Provision for Waste Management Facilities in Development 

• CE7 – Conservation Area 

• CE6 – Archaeology 

• R1 – City Centre Schemes 

• R3 – Non Retail Uses in Secondary City Centre Shopping Areas 

• R4 – Non-Retail Uses in Other City Centre Shopping Areas

Supplementary Planning Guidance (SPG)

The SPG supplements Structure Plan Policy and seeks the regeneration of a degraded urban site

.

• Planning Obligations SPG – August 2015

• Affordable Housing SPG – August 2015

• Archaeology and Archaeologically Sensitive Areas SPG – August 2015

• Wildlife and Development SPG – August 2015

• New Dwellings SPG – August 2015

• Flat Conversions SPG – August 2015

• Parking Standards SPG – August 2015

3.0 Context Analysis
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3.3 Sustainable Drainage (SuDS) Statutory Guidance

SAB Approval 

The proposed development site is currently 100% impermeably surfaced, comprised of existing 

buildings and yard space. 

It is proposed to construct a new residential apartment block which comprises 100% build out of the 

site, replacing any existing yard space with built form. 

Several of the existing buildings, including the existing façade to Commercial Street, and the Annex 

building to the rear, on Hill Street will be retained. 

The proposed development does not increase the impermeable surface across the site. 

As per the Sustainable Drainage (SuDS) Statutory Guidance, SAB approval is not required for:

• Permitted development covering an area of land under 100 square metres,

• Developments with drainage implications of a single dwelling and the area of land covered by the 

construction work is less than 100 square metres, or

• In the case of any other type of construction work, the area of land covered is less than 100 square 

metres. 

The Sustainable Drainage (Enforcement) (Wales) Order 2018 defines Construction Work as anything 

which has drainage implications:

“Construction Work has drainage implications if the building or structure will affect the ability of the land 

to absorb water.” 

In our view the proposed development does not comprise of Construction Work which will have 

drainage implications. The area of impermeable surface across the site will not increase as a result of 

the development, and therefore the ability of the land to absorb rainwater is not affected, as per the 

Sustainable Drainage (Enforcement) (Wales) Order 2018. 

3.0 Context Analysis

17



133 - 135 Commercial Street, Newport.

© Morgan2Morgan Limited

3.2 Planning Policy

Proposals Map Extract & Key

3.0 Context Analysis

18

Extracts (Copyright  - Newport LDP 2011-2026:Proposals Map West & Key January 2015)
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4.1 Design Principles

Key Design Principles:

• High Quality residential apartments

• Active frontage – develop new commercial and existing retail frontage

• Revitalising tired rear annex and upper floor accommodation to a city centre site 

• Community development – boost local integration 

The aim is to create a new and effective mixed-use development that can regenerate and 

integrate with the already established surrounding community. Aiming to optimise the existing 

ground level retail opportunities and access points.

To provide the Kingsway area of Newport City with much needed key workers, affordable 

accommodation. - a mixture of 22 no 1 & 2 Bedroom Units.

To revive the old street façade to Hill Street and compliment the already established 19th

century Georgian architecture surrounding the nearby area. 

The key principle for the ground floor layouts was  to design and retain the main active 

frontage to Commercial units to face onto Commercial Street while maximising the existing 

ground floor retail areas.  

Many sketch schemes have been produced for this site, all of which have had to take into 

consideration the elongated shape of the site and the substantial difference in level between 

the front and rear of the site (commercial street - rear access lane) which is  approx. 1.5m . 

The development is to include 22 new residential apartments which will span over the four floor 

levels.

4.0 Objectives, Design Vision

19

Early sketches - massing  principle  – Not to scale 
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4.0 Objectives, Design Vision
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Early layout sketch principles  – Not to scale 

4.2  Design Development

Key design Objectives –

• Improve on the existing connection  between the population of city key workers with the city itself

• Reducing the number of residential units from 29 as shown on pre-application 

(REF: P/19/00062) to 22

• Retain the main active frontage to Commercial units to face  onto Commercial Street while  

maximising the existing ground floor retail areas. 

• Provide easily accessed rear ancillary accommodation 

• Providing the end user with a highly sustainable, high quality  building. 

• Redevelopment of an underused and disjointed building with in the city

• Incorporating a new contemporary style building that is sympathetic to the local vernacular giving 

the location a much needed lease of life.

• To provide appropriate levels of daylight to building users/residents. 

• A symmetrical and architecturally balanced form of external appearance epitomised in window 

sizes and regular building lines.

• To enhance and compliment the already established 19th century Georgian architecture of the 

area. 
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4.0 Objectives, Design Vision
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4.2 Design Development

Initial Sketch Schemes - Proposed concept massing to the rear of Commercial Street

Early Scale Massing Modelling  - Acceptable massing principle 

modelled to the rear of Commercial Street Retail - Hill Street Elevation

Early proposed concept layouts indicating existing locations of Retail, 

and best locations for ancillary uses and residential units  - Proposed 

Ground Floor Plan & Proposed Typical Upper Floor Plan

Design Development - Process
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4.0 Objectives, Design Vision
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4.2 Design Development

Design Development - Proposed concept layouts to the rear of Commercial Street

Design Development - Process

Early sketches - massing  principle  – Not to scale 

Developed Massing Section  - Showing the relationship between the 

retained and refurbished properties facing onto and Commercial Street 

and the New build rear annex - East to West Section 

Developed concept layouts indicating existing locations of Retail, and 

best locations for ancillary uses and residential units and the 

relationship between the retained and refurbished properties facing onto 

and Commercial Street and the New build rear annex

Proposed Ground Floor Plan & Proposed Typical Upper Floor Plan
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4.0 Objectives, Design Vision
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4.2 Design Development

Design Precedents

Design Development - Initial Façade Design Exemplars & Precedents  

Design Development - Process

Ordered Brickwork Detailing 

Asymmetric Bay Design Ordered solid and void

Ordered Solid and Void Modern Brick Bay Design

& Detailing

Simple Opening Grouping 
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4.0 Objectives, Design Vision
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4.2 Design Development

Design Development - Proposed concept Elevation Studies to the Proposed Hill Street Elevation 

Design Development - Process

Full Height Massing - Central Vertical Split - Grouped Openings

Full Height Massing - Central Vertical Split - Narrow Grouped Opening

Full Height Massing - Central Vertical Split - Grouped Opening

Top Floor Set Back

Full Height Massing - Central Vertical Split - Narrow Grouped Opening
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4.0 Objectives, Design Vision
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4.2 Design Development

ORIGINAL Planning Pre-Application       REF: P/19/00062 

Pre Application Design Process
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4.0 Objectives, Design Vision
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4.2 Design Development

ORIGINAL Planning Pre-Application       REF: P/19/00062 

Pre Application Design Process
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4.0 Objectives, Design Vision
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4.2 Design Development

ORIGINAL Planning Pre-Application       REF: P/19/00062 

Pre Application Design Process
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4.0 Objectives, Design Vision
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4.2 Design Development

ORIGINAL Planning Pre-Application       REF: P/19/00062 

Pre Application Design Process

Final Pre-application Mass / Elevation Treatment
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4.0 Objectives, Design Vision
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4.2 Design Development

Planning Pre-Application - REF: REF: P/19/00062  - RESPONSE & MEETING  with Eilian Jones - NCC PLANNING OFFICER  14.05.19 

Pre Application Meeting and Response

MAIN POINTS TAKEN FROM PRE-APPLICATION MEETING WITH NCC PLANNING OFFICER

Conservation  

There is currently a conservation area review ongoing - this property may be included within the conservation 

boundary when this review is complete 

Design

• The existing smaller two story part of the building on Hill Street is significantly important historically and was 

advised to  retain half of the existing. 

SEE SKETCH ELEVATION.  P34

• Advised that the proposed height and massing is acceptable to the West end of the site (bookend) and behind 

areas,- however we are advised to retain the Eastern end of the existing rear annex . 

SEE SKETCH  ELEVATION. P34

• Advised the proposed new build annex to the rear needs to be more subtle and subservient design and detailing 

compared to the front building.  

• The planner and conservation officer have requested we use bath stone coloured Stucco render detailing and 

bath stone style plinth where possible on the new build elements - reference buildings.  

- 14 Hill Street - Existing residential dwellings on Victoria Place - Existing residential dwellings along 

Stow Hill, Existing residential dwellings along Victoria Place 

• Advised the style adopted for the new build showed potential, however a great deal of preference for Georgian 

style detailing and referenced the Cardiff Road Georgian Villas & Kingshill House Housing.  

• Advised the layouts were acceptable; however a few of the units would need to be larger 35m2 to meet the 

current SPG requirements.  

• Advised that it would be desirable to incorporate roof gardens wherever possible on the proposed flat roof areas 

to provide some much needed and high quality amenity space 

• City centre development, zone 1 - therefore no car parking required 
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4.0 Objectives, Design Vision
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4.2  Design Development

Positive   Pre-application Response   - REF: REF: P/19/00062
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4.0 Objectives, Design Vision

31

4.2  Design Development

Positive   Pre-application Response   - REF: REF: P/19/00062
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4.0 Objectives, Design Vision
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4.2  Design Development

Positive   Pre-application Response   - REF: REF: P/19/00062
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4.0 Objectives, Design Vision
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4.2  Design Development

Design Development Post -Pre-application Design Precedents and Exemplars - Local Georgian Vernacular

Georgian Villa - Kingshill, Stow Hill, Newport  Georgian Terrace Townhouses - Clifton Place, Newport 

View of the existing residential Georgian Townhouses on Victoria 

Place
View heading East along Stow Hill towards Hill Street Victoria Place to the West of the Proposed Site

Georgian Terrace Townhouses - Clifton Place, Newport 



133 - 135 Commercial Street, Newport.

© Morgan2Morgan Limited

4.0 Objectives, Design Vision

34

4.2  Design Development

Design Development Post -Pre-application Design Precedents and Exemplars  - Local Georgian Vernacular

Georgian Townhouses - Stow Hill, Newport  

View of the existing residential dwellings on Park Square Georgian Villa - Kingshill, Stow Hill, Newport 

Georgian Terrace Townhouses - Clifton Place, Newport Georgian Townhouses - Stow Hill, Newport  

View of the existing Georgian Townhouses on Victoria Place
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North West (Hill Street)  Elevation Design Development

ORIGINAL Pre-Application Elevation Design

4.2 Design Development

Elevational Development   from original Planning Pre-Application   REF: REF: P/19/00062                              Revised  Pre-Application and  Detailed Planning Design 

North West (Hill Street)  Elevation Design Development

Sketch made and agreed at pre-application discussions 14.05.19 



133 - 135 Commercial Street, Newport.

© Morgan2Morgan Limited

4.0 Objectives, Design Vision

36

North West (Hill Street)  Elevation Design Development

Elevation Survey Showing Potential Development Extents 

4.2 Design Development

Elevational Development   from original Planning Pre-Application   REF: REF: P/19/00062                              Revised  Pre-Application and  Detailed Planning Design 

North West (Hill Street)  Elevation Design Development

Post pre-application  Design Elevation 

North West (Hill Street)  Elevation Design Development

Sketch made and agreed at pre-application discussions 14.05.19 
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Proposed North East Context Elevation

4.3 Proposed Scheme

4.0 Objectives, Design Vision

Proposed North West Context Elevation
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Proposed South West Context Elevation

4.4 Proposed Scheme

4.0 Objectives, Design Vision

Proposed South East Context Elevation
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4.3 Proposed Scheme

Proposed Typical Upper Floor Plan 

Vertical 

Access / 

Stair Core 

Proposed Ground Floor  / Site Plan

Refuse 

Storage 

Residential  

access

Cycle 

Storage

Studio style  

Units
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Proposed Roof / Amenity Space Plan

4.0 Objectives, Design Vision
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4.3 Proposed Scheme

Proposed Roof / Amenity / External 

Seating and Rooftop Landscaping 

Examples

External 

Seating 

Glass Balustrading 

behind Box Hedge 

landscaping in 

planters 

External 

Seating 

Roof Amenity access
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Ground Floor - Stucco  render with scored/ Banded to replicate 

Ashlar stone work (as Victoria Place)

Colour: Light Buff  TBC (as Victoria Place)

4.4 Proposed Scheme 

Materials

4.0 Objectives, Design Vision

Plant room louvre door - PPC aluminium door & frame, balcony 

trims, flashings and drips by curtain walling / window specialist to 

match    Colour: Dark grey 

External Wall  - Smooth Render to match existing Hill Street 

Elevation  

Colour: Painted off white / cream to match existing

Rear Access - External Quality - Vertical tanalized timber 

enclosure - Painted & weather proofed 

Preformed mansard dormers. 

Colour: Charcoal grey (Matt) TBC

Roof - Metal standing seam mansard roof with 

preformed mansard dormers. 

Colour: Charcoal grey (Matt) TBC
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The proposal aims to continue the values of the Newport  LDP design principles along its connecting 

street frontages and pedestrian routes.

5.2.1 Massing 

The massing for the proposal has developed through discussions with the Local Authorities Officers as 

part of the planning pre-application process and discussion. 

The proposal is to be 1 storey higher than St David’s House across Hill Street (currently SEWREC & 

Kaspa's Desserts).

5.2.2 Scale

The design proposal has been scaled up appropriately to be in keeping with the adjacent Newport City 

Centres surrounding buildings.

The proposed building scale is larger than that of which currently exists. However, the current use of 

the site appears to be underused and under achieving its future prospective.

The reduction in the no. of units from 29 to 22 has seen the overall scale of the design decrease and 

now conforms to the local area established standard. 

5.0 Design & Access

We have aimed to follow the principles set out in the Guidance notes of  TAN 12; the 5 objectives to 

good design are:

• Access

• Character

• Community Safety

• Environmental Sustainability

• Movement

5.1 The Proposal

The proposed development consists of :-

22 Residential Apartments

3 Commercial ground floor units 

10 No. cycle spaces   (1 stand per 5 bedrooms )

Demolition of existing building structures

5.2 Character & Context

The intention is to create a new and effective mixed-use development that can regenerate and 

integrate with the already established surrounding community. 

The proposed mixed use building that consists of a mixture of one bed, two bed and studio apartments 

together with the existing retail / commercial units.  

The design of the facade onto Hill Street aims to reinforce the already established strong fronted  

facades local common to the St Woolos, Kings Hill and Stow Hill areas of Newport.

The development ranges from 4 to 5 storeys, 1 storey higher than St David’s House across Hill Street  

(currently SEWREC & Kaspa's Desserts).

The pavement along both Hill Street and Commercial Street on the Northern and Eastern boundaries 

of the site is to be maintained. All 3 existing ground floor retail units will retain a good direct pedestrian 

access from the existing pavement. 
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5.0 Design & Access

5.2.3 Layout

The layout of the proposed development has been carefully considered as to minimize the impact the 

development upon the adjacent properties, whilst maximising the opportunities presented at the site.

The proposed layout of the site needs to unify both the existing surroundings of the site, and the 

proposed development response to the existing urban and physical grain. By providing a mixed use 

building in this area will make up for the loss of both the existing commercial unit and residential 

dwelling.

The revised proposal from the pre-application stage has been careful to retain the existing building line 

of the Hill Street elevation. In addition, adheres to the pre-application response to the amenity 

standards for ambience to the neighbouring dwellings.

The Ground floor layout is planning to retain the three existing commercial units to Commercial Street 

and house two residential apartments to Hill Street. In addition to the unit and apartment space there is 

to be a core area designed for the vertical circulation to the upper floor apartments and roof amenity 

space together with both residential and commercial refuse storage, cycle storage and plant rooms.  

Gaining pedestrian access to service the residential accommodation is provided from Hill Street at two 

different points of the building. One is to access the upper floor apartments and the other offers direct 

access to the 1 no  ground floor apartment. 

The proposed bicycle storage areas are situated on the ground floor level directly onto the rear access 

lane. Access to the plant room and rear of No 133 Commercial Street shall be provided via a secure 

access controlled electric swing gate straight from the rear access lane.

5.2.4  Amount / Density 

The development will provide approximately:-

22 Residential Apartments

3 Commercial ground floor units 

10 No. cycle spaces   (1 stand per 5 bedrooms )

Commercial refuse storage

Residential refuse storage

The proposal represents a medium density mixed use development which conforms to that of the 

surrounding mix of residential and commercial uses associated with the local centre. The reduction of 

the residential units from 29 to 22 is in response to the pre-application advice.

With the above in mind, the new proposed number of 22 apartments is compatible with the surrounding 

local area and urban grain and thus would not have a negative impact on the surrounding environment. 
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5.3 Access and Movement to, from and within the development

This being a new development within the St Woolos area, the emphasis is based on safe, accessible 

movement of people and goods along routes that are both attractive and appropriate to the environment 

through which they pass. 

Consideration has been given to all forms of movement and existing travel routes from the outset of the 

design process. 

The proposals allows for full and inclusive access to all proposed facilities. These include the entrance, 

circulation areas and accommodation units which all follow the guidance noted below:

• Planning Policy Wales (Edition 10, December 2018)

• Approved Documents Part M (2015) and Part B (2010) of the Building Regulations

• Equality Act 2010

• Technical Advice Note 12 – Access, Movement, Character, Environmental Sustainability and 

Community safety

The design proposals have also been developed in accordance to produce a layout that satisfies practical 

requirements such as access for emergency vehicles, whilst including clear connections and ease of 

access for deliveries to the site. The proposed layout has also been developed with cyclists and 

pedestrian access in mind. 

Vertical circulation throughout the proposed development includes for fully equipped lift facilities to 

maximise the opportunity for independent use by people with mobility impairment.

All entrances are to be clearly indicated and visible as well as being fully accessible from well lit 

surrounding footpaths to ensure safe access is provided throughout. Incorporating level disabled access 

for both residential and commercial aspects of the development.

5.0 Design & Access
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5.3.1 Servicing & Emergency Vehicles

The scheme can be serviced by a variety of emergency vehicle types from both Hill Street and 

Commercial Street.

5.3.2 Building Cleaning / Maintenance 

Provision of building cleaning equipment and safe access to the roof will be carefully managed by the 

Buildings Management programme. 

5.3.3 Pedestrian and Cycle Movement

Pedestrian access for the building users, visitors and postal deliveries can be made via various points 

for both the residential and existing retail fragments of the development. Access points are to be 

directly made from Hill Street or Commercial Street. All entrance points in to the proposed development 

will offer a level approach from access pavements, incorporating external lighting and illumination with 

appropriate levels and contrast in light. 

Powered and / or management controlled assisted entrance policies will be adopted with level, non-slip 

floor finishes that have been specified to maximise inclusion. Safe pedestrian access has been 

designed in accordance with EA accessible guidelines (2010).

5.3.4 Cycle Storage

The cycle stores have been designed to provide safe, secure and undercover cycle accommodation in 

line with the CSS Wales Standards (2008). 
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5.0 Design & Access

5.4  Community Safety

TAN 12 states two objectives that should be met to achieve community safety within a design proposal, 

these are as follows:-

• ‘Ensure attractive, safe public spaces’

• ‘Security through natural surveillance’

It is considered that a high level of community safety currently exists at the site.  An example of the 

existing site safety is the site’s location, it is located on a main busy high street within the city centre 

which provides good clear natural surveillance from  both Commercial Street and Hill Street.

5.4.1 Secured by Design

This development aims to adhere to ideas set out by Secured By Design (SBD). 

Secured by Design is the official UK Police flagship initiative supporting the principles of designing out 

crime and has aimed to encourage the construction industry to  consider crime prevention at design 

stages rather than using add on crime prevention methods post construction.

The initiative aims to assist in reducing the opportunity for crime and the fear of crime by creating a 

safer and secured environment for the buildings users.

5.4.2 Waste Storage Requirements

Waste requirements for the proposed development have been determined within the pre-application 

response received from Newport City Council Planning Department and by using the Draft Waste 

Storage and Collection Supplementary Planning Guidance - April 2019.

Internal storage capacity:

Consideration will be given to provide sufficient space in the kitchen and 

existing retail areas for the for the storage of recyclables, compostable 

and general refuse.

External storage capacity:

In order to accommodate the required bin storage according to the SPG we have incorporated a 

dedicated secure external bin store for the residential units. The residential bin store is to be situated to 

the rear of the building (Western Boundary) on the Ground Floor. Additionally, all bin store locations 

are accessible for pedestrian access to allow the movement of bins to be collected via Newport Road. 

A system for both bin stores are to be managed by the future building management team.

By providing recycling facilities throughout the development it will encourage the buildings occupants 

to dispose of their refuse responsibly and to recycle as much of their waste as possible. 
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5.0 Design & Access

5.5.2 Sustainable Materials  

Where possible the use of materials with a low environmental impact (embodied energy), reduced 

energy inputs, sourced sustainable (i.e. Forestry Stewardship Council timber), locally sourced to 

reduce transportation and carbon footprint.

5.5 Environmental Sustainability

The proposed mixed use development will aim to meet or improve upon all current regulation 

standards and aims to utilise enhanced insulation to the external fabric to reduce the U-Value 

calculations and use of natural ventilation when possible.

Creating a “Sustainable Development” requires a process of design that strives towards creating an 

equilibrium between the needs of mankind and the capacity of the world which we inhabit.

The following are examples of design decisions indicating how we aim to achieve this:

• Finding a balance between the reduction of solar gain and the promotion natural daylight

and encouraging the flow of natural light through the building

The following national and local guidance Environmental policies have also been considered:

•  Planning Policy Wales (Edition 10 December 2018)

•  Technical Advice Note (TAN) 12 - Design (2016)

5.5.1 Effective Land Use

After reviewing the history of the previous planning applications, it can be seen that this new full 

planning application is the first of it’s kind for the new larger site boundary. The proposal seeks to 

provide the most efficient land use possible by:

• Responding sensitively to scale, form and massing of the existing area

• Capitalize on the location of the site as it is close to existing commercial activity 

• Make the most of the internal building structure space where possible 

• Make best use of the number of storeys where appropriate

The proposed development comprises the beneficial reuse of an brownfield site to create a new mixed 

use development at a highly sustainable and accessible location.
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5.5.3 Efficient Use of Energy 

The development aims to achieve an initial reduction in energy demand through improvement of U -

values and air tightness standards above current Part L Regulations:

There is potential for:-

• Energy efficient lighting and appliances are to be used throughout

• Centralised & Solar hot water heating is to be reviewed Low energy

• Mechanical ventilation systems with high levels of heat recovery

• The potential for  Photovoltaic panels fitted to the roof will generate and provide 

electricity to the building TBC

5.5.4 Passive principles  

Aim to minimise solar gain, whilst maximising natural daylight.

5.5.5 Health and Well-being

Adequate day-lighting and views out will be provided in all the relevant functional areas. 

Glazing types that find a balance between the reduction of solar gain and the promotion of natural 

daylight will be introduced as necessary. 

5.5.6 Noise Control

A full noise and vibration assessment has been carried out and design recommendations have been 

made. REF: Acoustic and Noise Ltd - Environmental Acoustic Assessment  Report.



133 - 135 Commercial Street, Newport.

© Morgan2Morgan Limited

5.0 Design & Access
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5.5.7 Environmental Sustainability

The following factors have been investigated:    

• Building construction and detailing 

• Building materials

• The required internal conditions, lighting, heating, appliances etc... 

• Weather data based on the buildings location

• Heating demand

• Domestic hot water demand

• Electricity demand (auxiliary & Lighting)  

• Ground source heat pumps

• Electricity demand (auxiliary & Lighting) 

The site master plan represents the best current practice in sustainable high density urban planning 

where the development should make the best use of available space.

All sustainable design solutions will be examined for the proposed development in order to meet the 

expected sustainability standards.

All sustainable design solutions will be examined for the various phases of the development in order to 

meet the expected sustainability standards.

The scheme has made, and will make use of the best passive principles currently available in an effort 

to reduce both construction and running/operational costs. These approaches extend from the general 

layout of the proposal, to the amount of glazing, orientation and noise reduction in individual rooms.

The proposal makes the best use of pedestrian and car movement within the site and wider links to the 

public transport system.

During the feasibility study stage of the project, many renewable energy methods were investigated for 

inclusion within the development. Given the implementation of the revised Part L of the Approved 

Documents, it is highly likely that some of these energy production methods will be incorporated in the 

detailed proposals. 

Various heating systems are being investigated including electric heating systems.  

Low embodied energy materials will be used during the construction phase. Where possible, materials 

used for construction will be sourced locally from responsible sustainable sources. The buildings will 

aim to achieve reductions in energy demand through the use of improved building fabric, raising both 

energy efficiency and air tightness.

Adequate daylighting and views have been key design drivers in an effort to ensure the health and 

well-being of building occupants.

Building users will be encouraged to recycle carefully, and all construction operations will follow the 

current best practice guidelines.
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6.0 Schedule of Accommodation

PROPOSED SCHEDULE OF ACCOMMODATION

GROUND FLOOR

Existing 3 No Retail / Commercial Units

No 133  115m²  /  1238 ft²         NIA 

No 134  53m²   /   570 ft²         NIA

No 135  90m²   /   970 ft²         NIA 

TOTAL 258m²     (2777 ft²)

RESIDENTIAL UNITS

Ground Floor - 2 No Units

1st Floor - 8 No Units

2nd Floor - 6 No Units

3rd Floor  - 3 No Units

4th  Floor  - 3 No Units

5th Floor - Roof Amenity / Garden Area

TOTAL 22 UNITS

CYCLE PARKING

10 No Cycle spaces for Residential `

`

`
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7.0 Appraisal and Conclusion

Through this Design and Access Statement we have aimed to illustrate that the proposed development 

is of high merit and will be a significant asset to the evolution of the St Wollos area and the City of 

Newport's residents, offering quality City Centre housing. 

From current market research we have been made aware there is a substantial requirement for 

additional homes in the area. Therefore, the proposal put forward is for 22 residential apartments with 

three existing retail / commercial units at ground floor level. 

This is a great location with countless commercial opportunities, thus improving the vibrancy of the 

existing busy shopping centre. 

The site is an existing vacant building that up until recently had commercial uses evident, both of which 

in need of rejuvenation. Therefore it has been considered for this mixed use redevelopment.  

It has been demonstrated throughout the pre-application collaboration that the proposed development 

presented is in accordance with the current policies relevant to the type of development being put 

forward.

Access and movement to, from and throughout the site has been greatly simplified on comparison to 

the existing layouts. This has been achieved by combing the 2 existing sites and simplifying the layout, 

thus providing good access points for both commercial and residential uses.
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On the basis of our Statement, we conclude that the design proposal will deliver a number of benefits 

and will assist in meeting a number of key objectives of national and local planning policy:

As the existing site uses do not currently fulfil its potential in such a vibrant and prominent location, 

we feel this proposed development will offer Newport the opportunity to sympathetically improve an 

existing key city centre site by extending the already energetic community that is present, as well as  

providing central, affordable and sustainable residential accommodation for the local community.
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8.0 Perspective Views
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View from  NorthCGI Perspective PL - 1000
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8.0 Perspective Views
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View from  WestCGI Perspective PL - 1001


