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1.0 Introduction

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

Property Index Ltd to accompany a detailed planning application for the redevelopment. 133 — 135, Commercial Street, Newport, NP20 1LY.

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 The Site:
address the planning, access and sustainability requirements set out in the Newport Local Located at the junction of Commercial Street and Hill Street in the Kingsway Area of the city of
Development Plan (2011 - 2026). 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
After meeting with Newport City Council Planning Department to discuss pre-application and sketch which form a shopping parade along Commercial St situated in Newport city centre.
scheme proposals, the planning issues and design principles have been addressed and a final scheme

has been produced.

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

The application is for a sustainable mixed use development to take place in the Kingsway area of The three properties in question have separate uses. -
Newport and will comply with both the relevant local development planning policies, and national 133, Commercial Street, Newport - Tattoo Shop
planning guidance. 134 , Commercial Street, Newport - Lovely Nails - Beauty Salon

135, Commercial Street, Newport - Aesthetics clinic
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

guality 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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2.0 Site Analysis

2.1 Location & Context

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

: . . . Kingsway Centre
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. Commercial Street

The boundary of the site to the rear is bordered directly onto an access lane that is used to provide
) ) ) Newport Train Station
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 19" Century city centre features.

OS Location Plan — Not to scale

Site Location (Copyright - Google Maps)
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2.0 Site Analysis

2.1 Location & Context
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2.0 Site Analysis

2.1 Location & Context
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View from Hill Street showing existing North West facing building facades
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site Extents

View from corner of Commercial showing existing South facing building facades
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2.0 Site Analysis

2.1 Location & Context
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View of existing properties looking North West along Commercial
Street at No’'s 133 - 135

View of existing 135 Commercial Street looking up Hill Street
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View of Front Elevation of existing properties - No’s 133 - 135 View of existing 135 Commercial Street looking up Hill Street
Commercial Street
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Eastern Front Elevation of 134 -135 Corner Elevation of 134 -135 Northern Elevation of 134 -135
Commercial Street Commercial Street Commercial Street/ Hill Street
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2.0 Site Analysis

2.1 Location & Context

View looking West at the existing rear annex on Hill Street 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 View looking East at the multiple existing rear annexes to
the site the rear of the site
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2.0 Site Analysis

2.1 Location & Context

View of existing nearby commercial units situated on Commercial View of existing St David’s House, positioned on the opposite corner View of close-by existing charity church and community centre
Street of Commercial Street building situated to the rear of the proposed site on Hill Street
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View of closest existing residential dwellings on Hill Street View of existing local shopping parade facing opposite the proposed View of adjoining commercial units located on Commercial Street
site, along Commercial Street
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2.0 Site Analysis

2.1 Location & Context

View looking North on Commercial Street View looking South on Commercial Street View looking East down Hill Street to the rear of the
proposed site

View of the existing residential dwellings on Victoria Place View heading East along Stow Hill towards Hill Street View of Victoria Place to the West of the Proposed Site
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2.0 Site Analysis

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.

Site Location Aerial Views (Copyright - Google Earth)

133 - 135 Commercial Street, Newport.
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2018 — 133-135 Commercial Street — Google Earth Image
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2.0 Site Analysis

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 19t 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

_ Active Frontage

. é - - » Pedestrian / Cycle routes
Increase natural surveillance

Sustainable Location

Create a new development that the community will use
and validate Pedestrian / Vehicle routes ( N . » Pedestrianised Zones
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1 1 16 Columbus Walk, Atlantic Wharf, Cardiff. CF104BY
Tel: (029) 2044 7520

© Morgan2Morgan Limited



2.0 Site Analysis

2.3 Planning History

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

133 - 135 Commercial Street, Newport. morgoanorgon
Chartered Architects Surveyors Urban Designers

1 2 16 Columbus Walk, Atlantic Wharf, Cardiff. CF104BY
Tel: (029) 2044 7520

© Morgan2Morgan Limited



2.0 Site Analysis

2.3 Planning History Continued...

The various planning applications that were submitted to Newport City Council. Records start at
1990 to present.

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 Al use class (Retail) to A2 use class 135, Commercial Street, Newport. REFUSED 05 Apr 2012

12/0583 Proposed change of use from Al use class (Retail) to mixed Al 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 Al) 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
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3.0 Context Analysis

3.1 Local Services and Amenities

The main vehicle access to and from the site is via Commercial Street to the South East (the The Newport bus station located at Friars walk (0.4 miles - 6-8 minute walk) provides an excellent bus
continuation of Commercial Street to the North is currently pedestrianised) and Hill Street to the West. service, serving both local and national bus services.

The Site sits directly on Commercial Street, this street has a wide variety of small independent shops, The Newport Train station located at Queensway (0.5 miles - 8 minute walk) which also provides an
supermarkets and public houses which are all directly accessible from the property (walking excellent transport service, with trains serving both the local area, valley lines and national train
distance). Furthermore, the new Friars Walk Shopping Centre / Restaurant Complex is another local SEIVICES.

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

‘ = Site Location
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Active Travel — Integrated Network Map (Copyright - Newport Local Transport Plan)
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3.0 Context Analysis

3.2 Planning Policy

In regards to Planning for Sustainability, PPW advises:

L : : PPW paragraph 4.6.2 states that by promoting mixed use development in either urban or rural areas it can
Pre-application discussions

The following Design and Access Statement (DAS) aims to identify clearly and logically the objectives be an effective way to achieve regeneration.
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 Furthermore, PPW advises:

read in conjunction with the full planning application submission documents. 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.
The first pre-application advice from the LPA for this proposed development started in March 2019 and
the follow up pre-application meeting on 14t of May 2019 and subsequent pre-application advise
issued by Newport City Council on 26™ June 2019. Technical Advice Notes
The following Technical Advice Notes (TANSs) have been considered in preparation to the proposed
development:

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

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

consultants * 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
The following local & national planning policy documents have been consulted with the preparation of planning advice on use of renewable energy and sustainable design.
» Technical Advice Note (TAN) 11: Noise (1997) - This document provides advice on how the

this development proposal:
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.

Planning Policy Wales (PPW) * Technical Advice Note (TAN) 21: Waste (2014) - This document provides advice to facilitate the

Planning Policy Wales (Edition 10, December 2018) (PPW), supported by the accompanying 21 topic introduction of a comprehensive, integrated and sustainable land use planning framework with

based Technical Advice Notes (TANs), sets out the context for the Welsh Government’s sustainable specific regard to waste management in Wales.

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

and development control decisions throughout Wales.

133 - 135 Commercial Street, Newport. morgan /Zmorgan
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3.0 Context Analysis

3.2 Planning Policy Continued...

(24

sl

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

Local Development Plan (LDP)
The applicable ‘development plan’ for the site is provided by Newport County Council’s Local
Development Plan (LDP) 2011 - 2026.

133 - 135 Commercial Street, Newport.

16

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

morgan /morgan
Chartered Architects Shrveyors Urban Designers

16 Columbus Walk, Allantic Wharf, Cardiff. CF104BY
Tel: (029) 2044 7520
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3.0 Context Analysis

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 facade 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

* Inthe 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.

133 - 135 Commercial Street, Newport. morgonQ_morgon
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3.0 Context Analysis

3.2 Planning Policy
Proposals Map Extract & Key

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

133 - 135 Commercial Street, Newport.
18
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4.0 Objectives, Design Vision

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 facade to Hill Street and compliment the already established 19"

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.

Early sketches - massing principle — Not to scale

133 - 135 Commercial Street, Newport.
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4.0 Objectives, Design Vision

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

'?/77
» 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.

Early layout sketch principles — Not to scale
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4.0 Objectives, Design Vision

4.2 Design Development

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

Early Scale Massing Modelling - Acceptable massing principle

AR

PROPOSED ACCEPTAELE MAS SING

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

COMMEROAL STREET |

EXISTING - FEFLRBISHMENT |

HILL STREET B EVATION

Rear Access Road

Early proposed concept layouts indicating existing locations of Retall,
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

4.2 Design Development

Design Development - Proposed concept layouts to the rear of Commercial Street
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Early sketches - massing principle — Not to scale

Design Development - Process
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4.0 Objectives, Design Vision

4.2 Design Development

Design Precedents

Design Development - Initial Fagade Design Exemplars & Precedents

Modern Brick Bay Design Ordered Solid and Void Ordered Brickwork Detailing
& Detailing

1 2~
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Asymmetric Bay Design

Ordered solid and void Simple Opening Grouping

Design Development - Process
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4.0 Objectives, Design Vision

4.2 Design Development

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

OMMERCIAL STREET | EXISTING - FEFLRBISHVENT | NEW BUILD | comerciALSTREET COMVERCIAL STREET | EMSTING - FEFURBISHUENT | NEW BUILD | COMMERCIAL STREET
HILL STREET ELEVATION HILL STREET ELEVWATION
Full Height Massing - Central Vertical Split - Grouped Openings Full Height Massing - Central Vertical Split - Grouped Opening

Top Floor Set Back

COMVERCIAL STREET | EXISTING - REFURBISHVENT | NEW BUILD | comerciasTREET COMVERCAL STREET | EXISTING - FEFLREISHNENT | MEW BLILD COMMERCIAL STREET
HILL STREET ELEVATION HILL STREET ELEVATION
Full Height Massing - Central Vertical Split - Narrow Grouped Opening Full Height Massing - Central Vertical Split - Narrow Grouped Opening

Design Development - Process
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4.0 Objectives, Design Vision

4.2 Design Development

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

Discretionary Planning Pre - Application

Drawing Package

Proposed mixed use development at 133 - 135 Commercial Street, Newport

Comprising of Retail & Residential
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Existing First Floor Survey

133 - 135 Commercial Street, Newport.
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4.0 Objectives, Design Vision

4.2 Design Development

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

133 - 135 Commercial Street, Newport 133 - 135 Commercial Street, Newport 133 - 135 Commercial Street, Newport

SluBusry  GI6Hy
D3 Arrem

Sie boday 0940
U3 faney

SRy E LA IR

Tashe Naall s Diemebin O Baret)

29

Ca i Nai o Chen it 0yl S

Sl Ivage GangeCad

Existing Second Floor Survey Existing Elevations

Existing Aerial Photograph

133 - 135 Commercial Street, Newport

133 - 135 Commercial Street, Newport

»

133 - 135 Commercial Street, Newport

PHOPUSED ALTERATIONS 1O
7 435 COVMERG-SL STRAET:
A R0 REE e

o MeratheH oW See
EET

YEne e Wb o v ST

Fagzenint
Vhew fia Ve 11% et

1 A te sel
Uhox by B -
DAY EaRks S d T se Sukiy Si0eAN an

Jnk
b ndmac e

Mewhri e St R0

Ve frzey G- Aneraceans
St o 4 S ooy Y - Aee Acess Lome

Existing Site Photographs Existing Site Photographs

Proposed Ground Floor / Site Plan

Pre Application Design Process

133 - 135 Commercial Street, Newport. morgan /Zmorgan
Chartered Architects Surveyors Urban Designers
2 6 16 Columbus Walk, Atlantic Wharf, Cardiff. CF104BY
Tel: (029) 2044 7520

© Morgan2Morgan Limited



4.0 Objectives, Design Vision

4.2 Design Development
ORIGINAL Planning Pre-Application

133 - 135 Commercial Street, Newport

Proposed Third Floor Plan

Pre Application Design Process

REF: P/19/00062
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4.0 Objectives, Design Vision

4.2 Design Development
ORIGINAL Planning Pre-Application REF: P/19/00062

134 - 135 Commercial Street, Newport

PROPOSED ALTERATIONS TO
133 - 135 COMMERCIAL STREET:
4 No Retail units
e No133- 111 m? /1230 ft*
¢ No134- 45 m? 1 497 12
e No135- 92m? [ 990 fi2
e Rear of No 135 - Hill Street
77m? [ 829 ft
—— Residential
=5 E EVE
B | E i ! e 4 No 1Bed Units
m e — — - 25 No 1 Bed/studio Units
LeveLos TOTAL 29 No Units
e LEVELOZ
- | Lol __’_ ekl = ': A, b_ LEVELO1
GROUND /BASEMENT

COMMERCIAL STREET EXISTING - REFURBISHMENT ’ NEW BUILD

HILL STREET ELEVATION

morgan Z,morgon

Chartored yors Urban Des
18 Coumbus Walk, Atiantic Wharl, Cardiff. CF10 4BY
Tal{029) 2044 7520

e

134 - 135 Gommercial Sireet, Newpart

Propeny IndexL
i
Proposed Hill Street Elevation

Proposed North West - Hill Street Elevation T ] e
];or-e[ :::;«: 4‘30.1 | 7] S e

Final Pre-application Mass / Elevation Treatment

Pre Application Design Process
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4.0 Objectives, Design Vision

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

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 35m? 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

Pre Application Meeting and Response

133 - 135 Commercial Street, Newport. morgonQ_morgon
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4.0 Objectives, Design Vision

4.2 Designh Development

Positive Pre-application Response - REF: REF: P/19/00062

whbasen e Eifian Jonos Regeneration, Investment and Housing
i Pi19/00062 . i i
Adfywio, Buddsoddi a Thai \
01533 656655
Rt bbby lna
M 99483 Newport (Geent) 3
S4ee e planaing@nawnort gov.uk
Civic Cenfra/Cancifan Ddlinesig CITY COUNCIL
Newport/Casnewydd
South Wales/De Cymra CYNGOR DINAS
Mr. 5, Mainwaring P20 4UR
27 Jure 2013
Dear Mr. Mainwaring
PROPOSAL: PRE-APPLICATION PLANNING ENQUIRY FOR MIXED USE

DEVELOPMENT COMPRISING 4 NO. RETAIL UNITS, 29 NO.
RESIDENTIAL UNITS AND 3 STOREY EXTENSION ABOVE
EXISTING REAR PORTION OF BUILDING

SITE: Land Encompassing 133 To 135, Commercial Street, Newport

REF NUMBER: Pi19/00062

I refer o your recent request for pre-applical:on advice in respect of the above.

Outlined below is a preliminary of the prop i ing an indication of the main
issues that should be acdressed shoulc you cﬂoose to submit a famal application. Please note
that the views expressed in this letter and those during the site meeting held on 14 May 2019
represent officer opinion only and carnot be taken to prejucice any formal decisior of the Council
in respect of any appication, on which a more extensive consultation would be carried cut which
may raise additional issues. In addition, the depth of analysis provided coresponds with the scope
of information made available to officers.

R ant Site History
135 Commercial Street

1010725 CHANGE OF USE FROM RETAIL (USE CLASS At} TO FINANCIAL AND
PROFESSIONAL SERVICES (USE CLASS A2}
Withdrawn 24/08/2010

12/0137 PROPOSED CHANGE OF USE FROM A1 USE CLASS (RETAIL) TO A2 USE
CLASS (FINANCIAL AND PROFESSIONAL SERVICES)
Refused 05/04/2012

12/0583 PROPOSED CHANGE OF USE FROM A1 USE CLASS (RETAIL} TO MIXED A1
USE CLASS (RETAIL) AND A2 USE CLASS (FINANCIAL AND PROFESSIONAL
SERVICES, ALTERATIONS TO SHOPFRONT AND TILE CLADDING TO
ELEVATIONS (RESUBMISSION FOLLOWING REFUSAL OF 12/0137)

Newport

Granted with Concitions 06/09/2012

12/0925 INSTALLATION OF ANO. FASCIA SIGNS, 2NO. PROJECTING SIGNS AND 3NO.
INTERNAL WINDOW VINYL SICNS
Granted 19/12/2012

12/0926 INSTALLATION OF NEW SHOPFRONT INCLUDING A NEW SHOPFRONT ON
HILL STREET ELEVATION
Granted with Concitions 12/12/2012

1210082 PARTIAL DISCHARGE OF CONDITION 1 OF PLANNING PERMISSION
1210926
Approved 21/03/2013
18/0127 CHANGE OF USE OF GROUND FLOOR FROM MIXED A1/A2 TO SUI GENERIS
(BEAUTY CLINIC)
Granted with Conditions 09/06/2019
134 Commercial Street

12/6003 RELOCATION OF EXTRACTOR FAN
Refused 30/05/2012

123 Commercial Street

18/0379 CHANGE OF USE OF GROUND FLOOR SHOP (USE CLASS A1) TO
RESTAURANT AND TAKEAWAY (USE CLASS A3}
Granted with Congitions 02/07/2015

18/0105 CHANGE OF USE FROM A1 TO SUI GENERIS (TATTOO STUDIC)
Granted with Concitions 28/03/2019

Site Constraints / Designations

The site is located within the city centre of Newport and more specifically, within the shopping
centre. It is also located within an Archaeological Sensitive Area and lies within Zone B Flcod Risk
Area.

R Policy C § material considerati

Newport Local Development Plan 2011-2026 (NLDP).
Should an application be submitted then it would be assessed against the foliowing policies {(or
relevant criteria of policies) in the NLDP:

S$P1 - Sustanability

SP3 —Flooding

8P13 - Planning Obligations

S5P18 ~ Urban Regeneration

GP2 - General Amenity

GP3 - Service Infrastructure

GP4 - Highways & Accessibility

GP8 — Quality of Design

GP7 - Environmenltal Prolection & Public Health
H2 - Hous'ng Standards

H4 - Affordable Housing

T4 - Parking

W3 — Provisicn for Waste Manrag; 1t Facilities in Davalop t
CE? - Censervation Area

CE6 — Archaeclogy

R1 - City Centre Schemes

- R3 - Non Retall Uses in Secondary City Centre Shopping Areas
- R4 - Non-Retail Uses in Other Cily Cenlre Shopping Areas

The NLDP can be viewed using the following link:
hitpifiwvav.neviport gov.ukd/documents/Planning-DocumentsLDP-201 1:2026/LDP-Adopted:-Flan-

January-2015.

Supplementary Planning Guidance (Adoptec)

Planning Obligations SPG — August 2015

Affordable Housing SPG - August 2015

Parking Standards SPG ~ August 2015

New Dwelling SPG - Augusi 2015

Flat Conversions SPG — August 2015

Archaeology and Archaeologically Sensitive Area SPG — August 2018
Wildlife and Development SPG — August 2015

Ths abov&mantloned 8PG's can be vmed using the follwng link:
tto:fiwy sing/Pla ing

ewport.go n; indg

Mgpiemgngg ElgnnurQ;Gg;La @ gggg

Please be advised tha! the above is not an exhaustive /rsz and that other planning poficies.
gQuideiines and material planming may be 1o your proposal. You wiil also

appreciate that ihese documents can be subject to review and therr confent may aller.

Officer Assessment

Description of Proposal
The indicalive plans demonstrate a scheme consisting of the redevelopment of the property known
as 133-135 Commercial Streat, Newport.

The ground floor of 133 is currently vacant, the ground flaor of 134 appears to be a nail bar and the
ground fioor of 135 is currently divided into a vacant shop {A1) anc a vacant professional service
(A2). It is unclear as to the uses of the existing upper floors of the buildings.

It is proposad to provide 4no. commercial uses on the ground floor {3 x At and 7 x A1 or A3) and
then a total of 29 residential units across the upper floors. The units would be in the following
conliguraben:

First floor (7 x 1 bed stucics and 2 x 1 bed flats)
Second floor (7 x 1 bed studios and 2 x 1 bed flats)
Third floor {6 x 1 bed studio)

Fourth floor (5 x 1 bed studio)

To achieve this, the proposal would invaive a substantial extension by firstly demaiishing the twe-
storey structures fronting Hill Street and various extensions at the rear of the buildings and then
construct a 4 end §-storey extension. The facades of the buildings facing Commercial Street and
the junction of this street with Hill Steet would be retainec.

Principle of Development

The site is located within the defined setllsment boundary. The retention of retail units on the
ground fleor and residential units above is considered acceptable, in princiole, in this city centre
location.

Planning Policy Yales encourages a mixture of uses in city centres, which would help to create an
attractive and vibrant city centre. The At uses froning the secondary shopping frontage would, in
principle satisfy planning policy. The A1/A3 {café usa) fronting Hill Street would be outside the
secondary shopping frontage and as such, introducing a non-retall use on this street, is acceptable
in principle. The inclusion of a number of residential units on the uppear floors could be considered
as promoting sustainable living and as such, this use is considered to be acceptadble in principle.

133 - 135 Commercial Street, Newport.

30

Netwithstancing the above, the full ility of the al would be dep on salisfying
& number of detailed policies, gui and matenial p g i
g and ing Contril

The Strategy and Development Manager (Housing) has been consulted with regards to the
proposal and the following comments have been received:

There are quite a number of units being proposed in the building and | would suggest thaf not all
meet the spece standards required within the SPG. This number of smafler units are likely to have
& greater turnover of tenants and wouid probably require a grealer managermen! presence. In view
of the propossl being for the conversion of an existing building and the proposed units not
achieving the required Welsh for housing, | would confirm that a
commuled sum would be reguired for the prov: of fhousing.

In addition to the above. the Councll’s Regeneraticn Manager has made the following informal
comments, particularly with regards 1o tha housing elemert of the scheme:

1 have strong concerns from the outset whether this quality of deveiopment wili be achievsd by this
scheme, given the very high density of units and fikely tenure demand for the concentrated, single-
person accommodation propossd. At present it is at odds with the general movement towards
higher quality, sustainatle accommodation seen across the city centre in developments such as
1232-129 Commerciai Streel, Gnifin Island and others and i is difficult to support it from a
rsgenaration perspective as a resuli, Based on the indicativs plans that have been submitfed, fhe
scheme is unfikely to be considered ecceptable due fo the poor design of the deveiopment,
resulting in & detrimentai affect on the visual emenilies of the aree and a substandard level of
amenity attributed to the future occupisrs of the apartments.

The Planning Contributions Manager has provided the following comments:
$106 planining obligations are based upon the folioving assurnptions:

e An indicative proposal of 26 x 1 bed apariments:

« The leisure sumns are basad upon a policy i i of 9
apartments (30% of the development);

s The foillowing ligati are i
naturs of the pre-application enguiry.

" and subject to change, reflecting the

Nofwil ing any requi for High . T and Ecology. the following
planning otligations are required”

Affordable Housing

The Local Development Plan requires that 30% of the development (i.e. 9 apartments) would be
sffordable housing (at no more than 50% of the Acceptadle Cost Guidance). Properties should be
offered on a ‘neutral terure’ basis providing opportunities for applicants to rent or part-purchase
their home. The properties will be aliocated through the Cammon Housing Register. All properties
shall te constructed fo at least the same specification as the open market units, including all
internal and external ‘inishes. They will all achieve the Development Quality Recuirement, Lifetime
Homes Standards ang Secure by Design as ified by Walsh Gor or such d it
updating or replacng the same,

In exceptional circumstances, a commuted sum in-lieu of on-site provision can be provided. Based
upen the formula in p h 5.5 of the Affordable Housing SPG (2015), £102,950 wou'd be
requested for the provision of affordable housing in the City of Newport. This sum would be index
linked to the RPl and paid in instalmants {10 be agreec)

Education
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4.0 Objectives, Design Vision

4.2 Designh Development

Positive Pre-application Response - REF: REF: P/19/00062

QOne bed apariments are axempt from ing towards edc services. As such, no
contributions are requesled

Leisure

Owing to the surplus of 'Informal’ olay provisicn within the Stow Hill Ward, no contributons are
requestad for ‘Informal’ play. However, there is a deficit of ‘Equippec’ and ‘Formal' p!ay provision.
One bad apartments are exempl from contributing towards Equlpped play. As such, no
conlributions are requested for equipped play. As such, the it an
indicative commuted sum of £36,428 to upgrade and maintain off-site ‘Formal” play serving the
facility. All Leisure Sums will be index linked to the Retail Price Index and paid in instziments
related ¢ occupancy rates (lo be agreed)

Dsvelopers/Owners must ensure “due diig * in the acquisttion of devek sites i.e. land
value should reflect LDP poficy requirernents. Also the above ﬁgures have been calculated based
on the mfom!stlon provided  The Councii reserves the right to review this msfler at the time of a
formsa! appii in with inf ion and the poficy comext available at the hime of
submission.

Visual Amenity, Design and Impact on the adjacent Conservation Area

The property is pariicularly prominently located i iately cutside the current boundaries of the
Town Centre Conservation Area, end a shorl distance from the St Woolos Conservation Area.
Therefore any proposed works to the externzl elements of the building will need to ensure that they
preserve or enhance the character and appearance of the Conservation Area (for example views
lo and from the desgnaled areas. In this regard, the mfermal comments of the Council's
Conservation Officer (Heritagea Buildings) are made:

Commercial Street is part & remarkable 19th century development. Along with its continuation into
Cnmmwc:'aJ Road., it represents move than 5 mile of perfectly straight road, laid out for the purpose

of the ding town of Newport and dm fas!-growfng maritime and commercial
district of Prrtgwomfty it is hned with a of p
buitdings of generally sthar scate, proporix and of de.alf and. and remams

intact. The ap ion site consists of ons such property, but the development wouid
have a more meajor J'mpecl on & section to the rear. fronting Hil Street. This is of interest, &s
Commercial Street was actually faid out in the early 19 century, and very few buildings from its
earilest years sunivs: the range to the rear has the scale and detail representativs of this earfiar
penod. and as such seems o be a rare ustration of the early deveioprent of the area.

Ths street afso forms part of the widsr setting of @ number of listed buildings, with thoss clossst to
the application site being St Paul's Church to the south and numbers 46 and 142 Commercial
Street fo the north. A number of listed buildings are also d towards the top of Hil
Street.

Planninig Policy Wales is clear that development proposals shouid seek to preserve or enhance the
character of conservafion area and that there should he a presumption in favour of preserving a
hsted building and its selting. Further guidance is offered within Welsh Government's Technical
Advice Note 24. The Historic Environment as well as a swle of documents pubiished by Cadw
including “Conservation Principles”. "Managing Conssrvation Areas in Walss’, *Heritage Impact
Assessment in Wales" and “The Setting of Historic Assets in Waies".

Loval Developmen! Plan policy CE 7 conicerns Conservalion Areas and slales that: Development
within or adjacent to Conservation Areas will be requirsd for

« Be designed to preserve or enf ihe ch of ap of the Conservation Ares,
having regard to the Conservalion Area appraisal whem appropaate.

« Avoid the removal of extsfmg hlstorrc features, including traditional shopfronts and foinery.

. Use ials which are OF 8RpIos fo their context.

*  Complement or reflect the iities of nearby buildings which make & positive
contribution io the character of the area

* Pay spscial attention to the seitings of buildings, and avoid the loss of any existing
domsstic gardens and opsn spaces which contribute fo the character of the ares.

* Avoid adverse Impact on any significant views, within, towards or outwards from the
Conservation Area.

The Town Canire and Sf Woolos conservation areas have recantiy been reviewed and drait
Conservation Area Appraisais have been produced which contain further guidance. Whilst not yet
formally adopted. these have been out fo public consultation and thersfore shouid be given weight
in the planning process.

Orne of the lons of the is to extend the boundary of Town Cenlre
Conservation Ares along the fength of Commercial Streat to its junction with Cardiff Rosd. This
would inciude the appfication properfy. Whilst the i of this ap are not yet
implemented, it is possible that by the time an ication is submitted (or any f is
commenced), lho site will fail wnhm the conswvauon area and thus Conservafion Area Consent
wouid be r f for the J. This would need to be assessed in fine with
naticnai guldance Techrical Advice Nole 24: the Historic Environmen! provides the following
relevant edvice:

6.12 Applications for consent to demolish must be made fo the focal planning authonty.
Apphcations for Conservation A:ea Consent will require a hemage impact slatemenl, which
should explain why tition is desirable or Y ids a broader of
the impact of the prop on the OF 8pp of the area.

B.13 Thers should bs & gensral presumption in favour of retaining buildings, which make a
positive ibution to the oh ter or app of a conservation area. Proposals to
ish such buiidi should be agains! the same broad criteria as propcsals
to dernolish histed buidings (see 5.15). In cases wf'sre o 15 consilersd a building makes
iftle or no contribution, the focel will fly need to have full
information shout whe! is proposed for lhe site sﬂer demolition. Consent far demolition
shouid not be gn/en without accsprab!e and deta-fea plans for the reuse of the site unless
is fself The focal p 9 authcrity s entitled to consider the
broad principles of a proposed development, such as ifs scale, size and massing, when
determining whelhsr consent should be given for the demolition of an unisted
building in a conservation area.

B.14 It may be appropriate to impose a cendition on the grant of censent for demolition so
that it does not take place until full planning permission has been grantad and a contract for
carrying oul the deveiopren! work has been made.

Paragraph 5.15, as referred to above, reads as follows.

An application for the demolition of a listed huilding shouid be made in exceptionai
circumstances and on’y as an opz'on of tast resort. Consent for demolition should not be given
sitnply b o ically more than the repair and re-use of a
histonc buitding. The foliowing fdums need to be considerad:

« The condition of the building, the cost of repair and maintenance in refation to is
importance and the value derived from its continued use. Where a building has been
defiberetely negiected, less weight will be given to these costs

* The efferts made fo keep the building in use or (o secure a new use, including the offer
of the unrastrictad frechold of the building for sale at a fair market price that refiects its
condition and situation.

« The menis of the aiternative proposais for the site, including whether the replacement
buildings would meet the objectives of good design and whether or not there are
substanbal bensfits for the communily that wouwld outweigh the foss rasulting from
dernofition.

The building is vacant, and p Is fo find a new use for it are in principal to be
welcomed. Whilst the jarger section fo the comsr of Commercial Road would remain unaitered, the
propasals seek fo demolish the range fo the rear in order to replace it with a larger bullding in a
mors modern style. This causes considerable concernt as fhis range 1s fikefy to be amongst the

earlies! bulidings in the area. | would d that any Is submitted with a Heritage
Impact Assessment in tine with the Cadw guidance *Herilage Impact Assessment in Wales” bul, on
the basis of the information availabls to me, | do not consider that the demoltion is likely to be
accspiabie as it would fail to preserve the setting of the adjacent conservation area and, in the
event that boundary amendments are caried ouwt, fail to preserve or entiance the character of the
consa/vation area ftseif.

Howevol ite range is aiready altered and, as such, an amended scheme. pnas:bl/ involving partiai

could be n i , the ground floor of the building is heavily afterad,
having & modem shopfront to the front porfvun and devoid of iistoric window and door openings to
the rear range. An informed scheme of restoration fo the ground ficor {and parts of the upper floor)
elevations could potentially offset hamm elsewhere. At our meeting, we discussed the possibility of
enlarging a section o the rear of the building. whiist ining a saction g the
modest domestic scale of the original. | am of the opinion lhet a sensitively designed schame of
this nalure could enhance the historic characier of the area whilst sUil providing a commercially
viable development. i have referred the architect to other historic buildings in the area from which
inspiration might be drawn, in particular a property &t 14 Hill Street which has recently had lined-out
stucco render reinstated fo authentic detail.

To conciude, whilst | do not ider the proposals to be bie in their cumrent form, | hope
thal our pre-application discussions will lead lo an appropriate allsinalive scheme.

Residential Amenity

The use of upper floors above commercial unts can. in some respects, represent a highy
sustainable method of living. This, in principle, is generally supported by the Council. However. ary
new resldential development In a city centre location must have an approprate standard of
resicential amenity for its fulure cccupiers. Furthermore, any exsling resicential uses adjacent to
the enquiry site must not be affected as a result of any redevelopment proposzals.

With regards to the amenities of the future occupiers of the flats, consideration must be given to
the type of commercial unit that wou'd be located on the ground floor. Retail units tend to operate
Guring daytime hours and are unlikely to raise ary sigrificant issues on the ameniies of the
occupiers of the flats above. There may, however, be a requirement 1o provide adequate naise
insulation betwesn fioor and control apening times of the commercial unil. Other uses, for example,
a hot food and drink establishment (A3}, could cause greater amenity issues (such as smells,
odours, noise and disturbance), especially in the evenings and at night. It is also acknowledged
that there may be adverse impacts from adjacent commercial units. As such, to ensure future
occupants of the dwellings are not disturbed by noise from traffic or neighbouring uses, any formal

itted must be d by a noise survey which may require a scheme of
acoustic glazng and ventilation. It s also advisable that you consider your propasal against adwce
contained within Technical Advice Note (Wales) 11: Noise, A supporting statement should also be
submitted to demonstrate, how matters of smells, odours and impact of existing and adjacent
commercial units would be addressed to demonstrate how the future oczupiers of the development
viould not be adversely impacted upon

Supplementary Planning Guidance: Flat Conversions requires the following inlernal space
standards:

i | Size (sqm)
1bedswdio | 35

1 bed flat | 45 (corverted) / 50 [new)

Severa! studic flats within the scheme would fall below the standards of the SPG. Also some flats
viould not have an apgropriate level of amenity. In the absence of any Justification as to why the
Council should accept lower space or amenily slandards, the proposal is likely o be considered
unacceptable.

In this regard, the studio fiats in the new ure facing the Y above 133 C
Street would have a poor level of amenity and could result in unreasonable overooking with the 1-
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bed flat in the converted part of the bullding. All flats must benefit frem an adequate level of
amenily with emphasis on ensuring that all habitable rocms have adequate fight, outlook and
privacy, corfigured in a2 manner which maximises the space within rooms and aveiding a cramped
and gloomy living environment. Where standards cannot be met, the Council may not support the
proposal uniess robust justification is provided.

Any side windows on the elevation facing the rear of other properties on Commerclal Street should
not result in loss of privacy or amenity to neighbouring occupiers. The impact of the massing and
scale of the new development upan neighbouring buildings could also result in loss of amenity
should they include sensitive andl/or vulnerable uses. For example, t would appear that 132
Cemmercial Street contain flats and carefu! consideration would need to be given to impact of the
development upon this and other properties in the immediate vicinity. A similar exercise was
ur during the cor 1 of the plannil lication for the large at 123-
129 Commercial Street and you are advised to examine the contents of this aoplicallon (18/0788)
to determine the scope and level of information needed to accompany your formal application.

It is also roted that none of the flas would benefit from any outdoor space. Whilst this is
undesirable, th:s alone is unlikely to be determining factor provided that the overall level of amenity
for future is bla. N lass, having regard to the scheme submittad. there are
opportunites where windows on public facades could Include patio coors and small balconies
(Juliet-styte or ). whilst reof g; cou'd be ided at firsl, thirc and fourth flocrs.

It may be more appropriate to design a scheme with fewer flat numbers, to have larger fiats and for
all habteble rooms* (‘definition within the SPG) benefiting from windows that either face
Commsrcual Steet, Hill Straet or the rear access lana. This would coincide with the views of the
(Heousing) and the Council's Regereration Manzager whereby
there Is prefe'enue for a scheme with lower densily, of greater mixture (for example a combination
of 1 and 2 beds) wilh focus on spaciousness, quality and high standard of amenity. This is
reinforced by the comments made by the Conservation Officer where the scheme should be
cesigned around existing key buildings rather than significant demolition and construction. |
appreciate that viability may influence the above factors, but the Local Planning Authority must
consider schemes which have a positive contribution to Placemaking - a concept which Is
prevalent m Planning Policy Wales Editon 10.

In addition 1o the above, the following informal comments have been received from the Head of
Law anc Regulation (Public Protection):

Any formal apolication will require further informration 1o enable a fill assessment to be made upon
the impact of the development/uses upon fulure cccuplers of the flals and these fiving in
neighbounng properhies. In ths regard, the followny further information wil be reguired:

Geners!
The applicant needs fo provide further infermation about we four pmposed retail upits, so that any
potential impact from noise, odour, waste or light from b can bo d prior
to development, in order fo protect the future i of the above i ! units and other
existing residents it the vicinity.

«  Whal type of business will occupy each of the units? Vil there be outlsts sefling hot food?
Late nigh! take-away? Full details are required.

«  What are the propased operating hours of ach of the retail units?

« Further information is required of any pmpcsed fixed plant or equipment to be installed 1o
serve sach of the relail units e.g. fume . air itiening units.

«  Daliveries to serve the retail businesses — what ale the proposed delivery days and times
and whera will dslivenes be loaded or unfoadsd on sie?

Noise Assessiment

No i (& has been provi ing the p ! noise impact from rcad fmﬂrc or nearby
dj LSES INCiudi iefiveri and piant / i on the p

unnis o be builtt. The applicant w:ll aiso need 1o fer any ial co fal noise from the
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4.2 Designh Development

Positive Pre-application Response - REF: REF: P/19/00062

four proposed rstall units to be located on the ground floor of the development that could also have
an impact on existing residents in the vicinity.

I thersfore recommend that in order for this section to make an inft the

should submit a full noise assessment lo assess any potential ncise impact of the above
mentioned noisa sources on future and existing residents in the vicinity. The report should include,
if appropriate, measures lo be applied to mitigate excess noise impact.

The report shall be prepared by & person with appropriate acoustic qualiications and shovid be
with full regard to af relevant guidance including BS8233:2014 - Guidance on Sound Insulation
and Noise Reduction for Buildings and BS4142:2014 Methods for reting and assessing industrial
and commercial sound.,

For your information | have copied our standard planning conditions below to show the
that the 'S noise. wili need to csn be mef:

B} Road Traffic Noise - Internal

No dsvejopment, other than demofition, shall commence until a scheme has been submitted fo and
approved in writing by the Locel Planning Authonty to provide that ell babitadle rooms exposed to
extems! road traffic noise jn excess of 55 dBA Leg 16 hour [free field] duning the day [07.00 to
23.00 hours} or 45 dBA Leq 8 hour ffree field] at night [23.00 to 07.00 hours] shail he subject to
sound insuiation measures to ensure that all such rooms achieve an intemal noise leve! of 35 dBA
Leq 16 hour during the day and 30 dBA Leqg 8 hour at night. The subimitled scherne shall ensure
that habitabie rooms subject fo sound insuiation measures shall be able to be sffectively veniilated
wr!hout opemng windows. No a\veﬂmg shail be occupied until the approved sound insulation and
have been to that pmpelfy in accordance with the approved details.
The approved measures shall be retained tharesfter in perpetuity.

Reason. To ensure that the ties of hiture jers are p

] Plant and Equipment Noise

Noise emitted from plant and equipment located at the site shall be controlied such that the rating
fevei, caicufated in accordance with BS4142 2014, does not exceed a fevel of 543 helow the
existing background level, with no fcnal element to the plant

Reason: To ensure that the ities of iers of other premisss in fhe vicinity are profscted.
Noise insulation

The apolicant will nesd to ensure that there is sound insulation to the fi i
structure between each cf the retall units end first floor residential units, In order lo ensure that
future f do not exper: any noise from the 0 on the
ground foor.

Reason. To ensure that the ites of jpiers of other in the vicinity are prolected.
Fume Extraction

If food outiets preparing and selling hol food are proposed on the ground fioor of itiis developmernt,
the following condition may apply af full application stage regarding suitable fume extraction
systems to be instailed;

Fumas from the food p areas shail be hanic d and the ion system
shali be provided wirh degneesmg and de-odorising filters. Detalis of the extraction equipment
(moludmg scaled schematics. focation plans, odour & noise atlenualion measures and fulure

) shall be itted to and apy; d in writing by fhe Local Planning Avthorify prior to
ns instaliation, and the equipment shefl be installed in accordance with the approved details prior to
the commencement of use for the cooking of food.

Reason. To ensure that the ies of of other premises In the vicinity are protected
and in the interests of visuai amenilies.

Plan {CEMP) will need to accompany any full

c

appiication. detais of our standard condition is listed below for the applicant's information,

Prior fo the of devek 1o include d ition, a C ion E

M Pian shall be itied to and spproved in writing by the Local Planning Authority.

The Construction Environments! Management Plan shall identify the steps and procedures thaf wilf
be implemented to mimimise the creation and impact of noise, air guality®, vibration, dust*™ and
waste disposal resulting from the site preparalion, groundwerk and construction phases of the
development and manage Heavy Goods Vehicle {HGY) access to the site. Measures fo minimise
the impact on air Quality should include HGY routes aveiding Air Quality Management Aveas and
avoid vehicle idling. The d Ci ion Envir it Plan shall b

to at il times, unless otherwtse first agreed in writing with the Local Planmng Autharity

* The institute of Air Gually Management hitp/fagm. co.uk/quidance/

** The applicant should have regard to BRE guide 'Control of Dusi from Construction and
Demolition, February 2003

Reason. To ensure that the ities of iers of other p: in the vicinity are profected.
Waste
Policy W3 of the NLCP requires all | to make p for waste and recycling

storage facilities. The following informal comments have been received from the Head of City
Services {(Waste Manager):

We observe that there is a refuse store for both and waste ible from
a lana off Hilt Street.

We have no access issues to the storss as the area is serviced afready by an existing vehicie, We
wouid request dimensions of the bin store to ensure that the store is farge enough to house and
manosuvre bins.

The bin store should be large enough to house at leasi 3 x 11000re bins (aliowing for 120 itre
capacity for residual wasts per residential unit) and recycling, 1100 fire bins will be chargeabie
against the deveioper/ managemerit company.

In addition to the above, the Head of Law and Ragulation has also provided the following informal
comments on waste:

The applicant wili need ra pmwds detait of the proposed waste storage and recycling faciiities that
will serve the future Further i wili also be req.

waste storage and means of disposal of waste fo serve each relail unit. The foliowing cmdmons
may apply at full application stage,

i Waste Storage end Recycling

Frior to first beneficial use, a scheme for the provision of waste storage and recycling shail be
submitfed to and approved in w't'mg by the local plannmg aumcmy The approved scheme shaii be
i prior to first boneficial use and th i for the duration of the use.

Reason: To ensure that the ities of iers of other

in the vicinity are prolected.
) Waste Management Pian

Prior to first bensficial use a wasts managemen! plan. detailing the means of disposai of all waste
g i by the busir shall be sub 0 and app d in writing by the local planning

b The app d plan shall be Je prior to first beneficial use and shall be relained
for the duralion of the use.
Reason. To ensure that the ities of iers of other premisss in the vicinity are profected.
Highways and Transportation

Whi'st the proposal is unlikely to provide any space for off-street parking, the site s located within a
highly sustainable location, namely the city centre and in close proximity to Park Street Car Park
In this regard, the site is within Zone 1 parking area, as defined by Suppiementary Planning
Guidance: Parking Standards. This Zone does not require any off-street parking spaces due to its
cty centre and highly sustainable location. Notwithstanding the above, it would be necessary fo
ensure that the development dces not have a ¥ effect on vehicl dastrian wisibility from
other adjacert sites. Also since the site is within the city centre, ensuring public safety is
paramount, pamcularly dunng the demolitien and construction phases, As such, the proposal is
likely to require the vofa Cor ion Envir Bl Plan (CEMP).

Drainage, Flooding and Utilities

Whiist the site is located within a Zone B flocd risk area, Technical Advice Note 15 does not, in
principia, preciude residential development in this zone. It is unl:kely that any survey work or a
flood consecuences would be requi ny ion submitted for development
must include a comprenhensive drainage scheme, showing howi foul anc surfece water would be
controlled

i Cymiu Welsh Water is a statutory consuliee in the planning process and we would encourage
all developers to angage with Welsh Water as early as possible in order {o addrass any issues that
may arise during the plannmg!oonstmctuo-\ process. Dwr Cymru operates a pre-planning advisory
service in orcer to assess the impact of the prop: P on and a
wiritten response will be provided. This semces operates for 2 fee and can be submitted via an
online enguiry form at http:/iwvav.dwrcymmu.com/en/Developer-Services. Further information can
be obtained from the dedicated team of planning officers at Bdr Cymiru on 0800 917 2852.

From 7th January 2019 developments (whether permitied devsicpment or not) with a construction
area of 1009quare meyes or more or more than 1 dwelling*, will require the prior approval of the
¢ Body {(SAB) to a system of sustainable drainage to serve the
project. Thls is mandatory and pro]ems cannot lawfully commence without such approval

The process of oblaining SAB approval is separate to the planning application process. The
granting of planning permission does not convay approval to sustainable urban drainage systems
and a separate application to the SAB will be required. Applicants for projects that meet or exceed
the above thresholds are advised to obtain early professional drainage advice in relation to this
matter.

‘exemptions include construction areas less than 100 sgm, exlsrlng sftes with planning permission
pnor fo 7th January 2015; sites for which a vaid has been f by 7th
January 2019; and sites for which outiine permission has bsen granted by 7th January 2019 and
an associated reserved matters submission is made by 7th January 2020,

The site s within the cily centre and other services anc ulliles necessary to accommodate
residential devalopment appear to be in close proximity.

Ecology

It appears that the site contains buildings which are vacant and parts of the structure may be
accessible for use by bats. In this regard, the application site shares similar characteristics to those
buildings recently demolisned at 123-129 Commercial Street which contained bals. As such, you
are advised that a bat survey of the building would be reguired 1o datermine the presenca of bats
or any other protected species.

Archaeoclogy

The site lies within an Archaeologically Sensitive Area and the informal acvice of Glamomgan
Gwent Archaeological Trust (GGAT) should be sought. Regard is given to previous comments of
GGAT wilh regards to the redevelopmerit of 123-129 Commercial Slreet which recuired sug'ubcam
demolition and ground works In this respect, GGAT r dec various arch
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mitigations, including desk-based assessments and archaeological walching briefs. Since the
propased development will also involve demolition and ground works in the Archaeciagically

Area, it is considered likely that | mitigation would be required.
E-planning
Wae strengly encourage you o submit your applications o the planning department online via the
‘Planning Portal' (www.planningoortal.gov.uk]. This will save meney on prining costs and

travelling/postage tcgether with speed up the p of your i You can attach
drawings and supporing documents, including a professional quality site location plan;
downlocading the appropriate Ordnance Survey map and calculate the fees as part of submitting
your application onlne.

Building Regulations

You are advised thal the proposed cevelopment will require building regulations ¢onsent. The
Buikiing Conlrol Bepartment of the Council offers a helpful and highly efficient end compaiitive
service. For further information, please contact building.control@newport.gov.uk.

Conclusion

The i ive plans a scheme i of the red (including

and substantial extensions) of the property known as 133-135 Commercial Street, Newport. It ws
propesed 1o provide 4na. commercial uses on the ground floor {3 x A1 and 1 x A1 or A3) and then
a total of 28 residential units acroess the upper floors.

The retention of retail units on the ground floor and the inclusion of a non—retail unit oulside the

with units above is ¢ e, in i in
this city oentne locauon No(mlhslandnng the above, the full acceptability of the proposal would be
dependent on satisfying a number of detailed policies, guidelines and material planning
considerations

The key Issues associated with the praposa! have been conveyed during the meeting and within
this lstter. Whilst the scheme in broadly supportad in principle, it is uniikely to preserve or enhance
adjacent Conservation Areas with the Conservation Officer indicating the proposals is unlikely to
be acceptable in its current form. Informal advice however has been provided regarding an
alternatve scheme which may have & more positive outlook or design, conservation and hentage
matters.

The submdled scheme is also likely fo be detrimenlal lo the amenilies of future occupiers of the
fiats and could harm the amenities of neighbouring properties. Careful consideration will need to be
given tc the compatibility of ground floor and neighbouring uses with the residential element of the
scheme and the preference for a scheme with lower density, of greater mixture with focus on
spaciousness, quality ang high standard of amenity. The schame, as presen.sd is unlikely to
contribute positively to Placemaking and imp Il te req idental amenity with
additional advice providad by the Head of Law and Regulahon (Public Prnlechun).

The site is located within & highly sustainable location, and does nct require any off-street parking.
Whi'st this is unlikely to result in any highway objection, measures will be required to protect
higihway/pedastrian safety.

A range of survey work iz hkely o he 'equlre o accnmpany wilh any formal application, with
particular regards to conser cology, drainage, noise and site levels,
The proposal is also deemed to be 2 ma,'or apphcanon and as such, will recuire pre-application
community censultation (PAC).

Whiie the Council will end ur 10 keep pi ication ifes confidential you should be
aware that if for any reason any request Ior submitted information to remain confidential is
subsequently found to be inadequate by the Information Commissioner, following any request
under the Freedom of Information Act 2000, the Council will not be held responsible.
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Elevational Development from original Planning Pre-Application REF: REF: P/19/00062 Revised Pre-Application and Detailed Planning Design
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Proposed North West Context Elevation

Proposed North East Context Elevation
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4.0 Objectives, Design Vision

4.3 Proposed Scheme
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4.0 Objectives, Design Vision

4.3 Proposed Scheme
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4.0 Objectives, Design Vision

4.4 Proposed Scheme

Materials

Ground Floor - Stucco render with scored/ Banded to replicate External Wall - Smooth Render to match existing Hill Street Preformed mansard dormers.
Ashlar stone work (as Victoria Place) Elevation . . L Colour: Charcoal grey (Matt) TBC
Colour: Light Buff TBC (as Victoria Place) Colour: Painted off white / cream to match existing

Rear Access - External Quality - Vertical tanalized timber Roof - Metal standing seam mansard roof with
enclosure - Painted & weather proofed Plant room louvre door - PPC aluminium door & frame, balcony preformed mansard dormers.

trims, flashings and drips by curtain walling / window specialist to Colour: Charcoal grey (Matt) TBC

match Colour: Dark grey
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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.

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.
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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.

133 - 135 Commercial Street, Newport.
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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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5.0 Design & Access

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.

133 - 135 Commercial Street, Newport.

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.

133 - 135 Commercial Street, Newport.
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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 Environmental Sustainability 5.5.2 Sustainable Materials

The proposed mixed use development will aim to meet or improve upon all current regulation Where possible the use of materials with a low environmental impact (embodied energy), reduced
standards and aims to utilise enhanced insulation to the external fabric to reduce the U-Value energy inputs, sourced sustainable (i.e. Forestry Stewardship Council timber), locally sourced to
calculations and use of natural ventilation when possible. reduce transportation and carbon footprint.

. « . » . , , , 5.5.3 Efficient Use of Energy
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: 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:

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

and encouraging the flow of natural light through the building There is potential for:-

The following national and local guidance Environmental policies have also been considered: »  Energy efficientlighting and appliances are to be used throughout

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

. Planning Policy Wales (Edition 10 December 2018) * Mechanical ventilation systems with high levels of heat recovery

. Technical Advice Note (TAN) 12 - Design (2016) » The potential for Photovoltaic panels fitted to the roof will generate and provide

electricity to the building TBC

5.5.1 Effective Land Use
5.5.4 Passive principles

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 Aim to minimise solar gain, whilst maximising natural daylight.
provide the most efficient land use possible by:

5.5.5 Health and Well-being

* 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 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
* Make the most of the internal building structure space where possible gtyp g P

» Make best use of the number of storeys where appropriate daylight will be introduced as necessary.

The proposed development comprises the beneficial reuse of an brownfield site to create a new mixed 5.5.6 Noise Control

use development at a highly sustainable and accessible location.
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.
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5.0 Design & Access

5.5.7 Environmental Sustainability

The following factors have been investigated: Various heating systems are being investigated including electric heating systems.
* Building construction and detailing Low embodied energy materials will be used during the construction phase. Where possible, materials
* Building materials used for construction will be sourced locally from responsible sustainable sources. The buildings will
* The required internal conditions, lighting, heating, appliances etc... aim to achieve reductions in energy demand through the use of improved building fabric, raising both
* Weather data based on the buildings location energy efficiency and air tightness.

* Heating demand
+ Domestic hot water demand Adequate daylighting and views have been key design drivers in an effort to ensure the health and
* Electricity demand (auxiliary & Lighting) well-being of building occupants.
* Ground source heat pumps
* Electricity demand (auxiliary & Lighting) Building users will be encouraged to recycle carefully, and all construction operations will follow the
current best practice guidelines.
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.
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6.0 Schedule of Accommodation

PROPOSED SCHEDULE OF ACCOMMODATION

GROUND FLOOR

Existing 3 No Retail / Commercial Units

No 133
No 134
No 135

RESIDENTIAL UNITS

115m2 / 1238 ft2 NIA
53m2 / 570 ft? NIA
90m2 / 970 ft? NIA

TOTAL 258m2 (2777 ft?)

Ground Floor -
1st Floor -

2nd Floor -
3rd Floor -
4th Floor -
5th Floor -

CYCLE PARKING

2 No Units
8 No Units
6 No Units
3 No Units
3 No Units
Roof Amenity / Garden Area

TOTAL 22 UNITS

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.

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

CGl Perspective PL - 1000 View from North
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8.0 Perspective Views

CGI Perspective PL - 1001 View from West
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