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Executive Summary   
 

This Heritage Impact Statement has been prepared by KEW Planning on behalf of Newport 

Norse (on behalf of Newport City Council), to support a planning application for the proposed 

development at Usk Way, Newport NP20 2BP.  

 

The application site sits on land that used to be part of Newport’s 19th century dockland 

development. However, no physical or visual evidence remains of that time, neither above 

nor underground. It has been vacant for a significant period of time and it is completely 

boarded up.  

 

It contains no statutory designated historic assets and an Archaeological Watching Brief 

confirmed that there are no valuable archaeological remains underground. The site is located 

within the setting of the Lower Dock Street Conservation Area and of the Grade II* listed 

George Street Bridge. 

 

In its current form, it detracts from the significance of the Conservation Area and of its setting, 

and is perceived as a negative element in local views. Similarly, the site makes no contribution 

to the significance of the listed bridge and of its setting. 

 

It is now proposed to redevelop the site to deliver an outstanding leisure, health and 

wellbeing centre: ‘Newport Leisure Centre’. This is a much needed service for the local 

community, given that the Newport Centre has reached the end of its serviceable life and its 

swimming pool is currently closed. The bold architectural design will make it a landmark 

building in Newport city centre.  

 

In accordance with Cadw guidance, this Statement assesses the significance of the historic 

assets and of their setting, and then considers the impact that the proposal may have on them. 

It also makes reference to the site’s archaeological potential. 

 

This report concludes that the proposal will replace the current gap in the urban fabric with 

a vibrant, contemporary building which fits with the modern character of the riverfront 

development. The development will preserve and contribute to the significance of both the 

Conservation Area and George Street Bridge, by:  

• Having a neutral impact on their evidential, historical and communal values; 

• Having a positive impact on their aesthetic value; and  
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• Enhancing the way the public experience their significance. 

 

The development will also deliver important public benefits to the local area and community.  

 

To conclude, there is planning policy support for the proposal and it is considered the 

planning application should be considered favourably by Officers. 
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1 Introduction 
 

1.1 This Heritage Impact Statement (HIS) has been prepared by KEW Planning on behalf of 

Newport Norse (on behalf of Newport City Council), to support a planning application for the 

proposed development of ‘Newport Leisure Centre’ (NLC), a new leisure, health and 

wellbeing centre at Usk Way, Newport NP20 2BP. The site falls within the administrative 

boundary of Newport City Council (NCC).  

 

1.2 The application site is currently vacant and is not accessible to the public.  

 

1.3 This planning application follows an outline planning permission (all matters reserved) 

which was granted permission with ref. no. 20/0640 on 19 October 2020. This was for circa 

995 sqm of flexible floorspace of either office (Class B1)/ hotel (Class C1)/ education (Class 

D1) or leisure (Class D2).  

 

Figure 1.1 – Aerial view of the site. Source: Google Maps.  
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1.4 The development of this leisure, wellness and centre is now an urgent priority for NCC, due 

to the fact that Newport Centre has reached the end of its serviceable life.  

 

1.5 The application site contains no statutory designated historic assets, nor does it fall within a 

conservation area. However, it is located approximately 180m to the north of the listed 

George Street Bridge and to the east of the Lower Dock Street Conservation Area (CA).  

 

1.6 Part of the site falls within Archaeologically Sensitive Area: Town Centre. Therefore, an 

Archaeological Desk-Based Assessment and Archaeological Watching Brief accompany this 

planning application.  

 

1.7 This HIS has been prepared to analyse the setting and significance of the nearby historic 

assets, and to assess the potential indirect impact that the proposal could have on them. It is 

proportionate both to the significance of the historic assets and to the degree of change 

proposed, and it includes sufficient information to enable both the significance of the asset 

and the impact of change to be understood. 

 

1.8 This Statement has been produced in accordance with planning guidance produced by the 

Welsh Government Historic Environment Service (Cadw): Heritage Impact Assessment in 

Wales (2017); Setting of Historic Assets in Wales (2017); and Conservation Principles for the 

Sustainable Management of the Historic Environment in Wales (2011). 

 

The Proposal 

1.9 The formal description of development is:  

“Construction of a new Leisure Centre (D2) and Community Health and 

Wellbeing Centre (D1), including a pool hall” 

 

1.10 This HIS should be read in conjunction with plans and supporting reports submitted as part 

of this planning application. Please refer to these documents for further details about the site 

and the proposal.  

 

Statement Structure 

1.11 The content of this HIS was agreed with NCC in an email exchange dated 27 April 2021.  

 

1.12 This Statement is set out as follows: 

• Section 2 sets out the planning policy context for the proposal.  
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• Section 3 provides a brief description of the site and its planning history.  

• Section 4 provides a brief description of the proposal, its rationale and 

archaeological considerations. 

• Section 5 identifies the historic assets within the immediate surroundings of the 

site.  

• Section 6 provides a proportionate assessment of significance for the historic 

assets.  

• Section 7 analyses the impact of the proposal on the historic assets (heritage 

impact assessment). 

• Section 8 sets out the conclusions.  
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2 Planning Policy Considerations    
 

2.1 National and local planning documents have been taken into consideration as part of this 

proposal. This section summarises the policy framework that is relevant for the consideration 

of this planning application. 

 

Planning (Listed Building and Conservation Area) Act 1990 (the 1990 Act), as amended by 

the Historic Environment (Wales) Act 2016 (the 2016 Act) 

2.2 The 1990 Act, as amended by the 2016 Act, provides the statutory framework for the 

protection and management of the Welsh historic environment, alongside the Ancient 

Monuments and Archaeological Areas Act 1979 and the Protection of Wrecks Act 1973. 

 

2.3 Section 66 concerns development that affects a listed building or its setting. It states that 

special regard must be given by the relevant authority to the desirability of preserving the 

building or its setting or any features of special architectural or historic interest which it 

possesses. Section 69 defines Conservation Areas as “areas of special architectural or historic 

interest the character and the appearance of which is desirable to preserve or enhance”.  

 

National Planning Policy - Planning Policy Wales 11 (PPW 11), 2021 

2.4 PPW 11 sets out the land use planning policies of the Welsh Government.   

 

2.5 Chapter 6 (Distinctive and Natural Places) covers environmental and cultural components of 

placemaking. It sets out the Welsh Government’s objectives to “protect, conserve, promote and 

enhance the historic environment as a resource for the general well-being of present and future 

generations”. 

 

2.6 In PPW 11 there is a presumption in favour of the preservation or enhancement of the 

character or appearance of conservation areas and listed buildings, as well as their settings 

(paragraphs 6.1.10 and 6.1.14). Paragraph 6.1.7 clearly states that the planning system 

should “protect, conserve and enhance the significance of historic assets. This will include 

consideration of the setting of an historic asset which might extend beyond its curtilage. Any 

change that impacts on an historic asset or its setting should be managed in a sensitive and 

sustainable way”. 

 

2.7 Paragraph 6.1.9 confirms that “any decisions made through the planning system must fully 

consider the impact on the historic environment and on the significance and heritage values of 

individual historic assets and their contribution to the character of place”. 
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2.8 Paragraph 6.1.15 makes it clear that “there is a strong presumption against the granting of 

planning permission for developments, including advertisements, which damage the character 

or appearance of a conservation area or its setting to an unacceptable level (our emphasis). 

In exceptional cases, the presumption may be overridden in favour of development 

considered desirable on public interest grounds (our emphasis)”. 

 

2.9 Whilst PPW confirms that it is only damage of an ‘unacceptable level’ which would result in a 

strong presumption against the granting of planning permission, there is no definition of 

what this would be. A balanced judgement is therefore required when assessing development 

proposals, to decide what constitutes an ‘unacceptable’ level of harm or whether there is any 

harm at all. 

 

2.10 Paragraph 6.1.23 explains that archaeological remains and their settings should be 

preserved, and that their conservation is a material consideration in determining planning 

applications, whether those remains are a scheduled monument or not. 

 

National Planning Policy – Technical Advice Note 24 ‘The Historic Environment’ (TAN 24), 

2017 

2.11 TAN24 provides further information and detailed planning guidance to fully reflect how the 

historic environment should be considered through the planning process.  

 

2.12 Paragraph 1.7 defines a historic asset as “an identifiable component of the historic 

environment. It may consist or be a combination of an archaeological site, a historic building or 

area, historic park and garden or a parcel of historic landscape”. 

 

2.13 The Glossary of Terms (Annex D) provides the following definitions:  

• Setting: The setting of a historic asset includes the surroundings in which it is 

understood, experienced and appreciated, embracing present and past relationships 

to the surrounding landscape. Its extent is not fixed and may change as the asset and 

its surroundings evolve. Setting is not itself a historic asset, though land within a 

setting may contain other historic assets. 

• Significance: The sum of the cultural and natural heritage values of a place, often set 

out in a statement of significance.  

 

2.14 Paragraph 1.15 explains that Heritage Impact Assessments are expected to be proportionate 

both to the significance of the historic asset and to the degree of change proposed, and should 
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include sufficient information to enable both the significance of the asset and the impact of 

change to be understood. 

 

2.15 Paragraph 1.29 confirms that “the local planning authority will need to make its own 

assessment of the impact within the setting of a historic asset, having considered the responses 

received from consultees as part of this process. A judgement has to be made by the consenting 

authority, on a case-by-case basis, over whether a proposed development may be damaging to 

the setting of the historic asset, or may enhance or have a neutral impact on the setting by the 

removal of existing inappropriate development or land use”. 

 

2.16 Paragraphs 1.30-1.34 state that there are inextricable links between the natural and historic 

environments. Planning applications affecting historic assets may lie within an area of land 

designated for nature conservation such as a Special Area of Conservation (SAC) or Site of 

Special Scientific Interest (SSSI) and need to consider all the relevant legislative 

requirements. 

 

2.17 Paragraph 4.2 highlights that the conservation of archaeological remains is a material 

consideration in determining a planning application.  

 

2.18 Paragraph 5.13 confirms that when determining a listed building application, the following 

issues should be taken into consideration: 

• “The importance and grade of the building and its intrinsic architectural or historic 

interest.  

• The physical features of the building which justify its listing and contribute to its 

significance, (for example its form and layout, materials, construction and detail) 

including any features of importance such as the interior, which may have come to light 

after the building’s inclusion on the list.  

• The contribution of curtilage and setting to the significance of the building, as well as 

its contribution to its local scene.  

• The impact of the proposed works on the significance of the building.  

• The extent to which the proposed works would bring substantial community benefits for 

example, by contributing to the area’s economy or the enhancement of its local 

environment”. 
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Cadw Planning Guidance 

2.19 In addition to national legislation and local policies, this HIS takes into account planning 

guidance produced by Cadw which, along with TAN24, enhances the provisions of the 

Historic Environment (Wales) Act. 

 

2.20 Specifically, the following best practice guidance documents have been consulted: 

• Heritage Impact Assessment in Wales, 2017 

• Setting of Historic Assets in Wales, 2017 

• Conservation Principles for the Sustainable Management of the Historic Environment 

in Wales, 2011 

 

Heritage Impact Assessment in Wales, 2017 

2.21 The introduction explains that protection of historic assets “need not prevent change which 

can increase the long-term sustainability and economic viability of historic assets. Positive, well-

designed change can bring improvements to our understanding and appreciation of the historic 

environment, as well as social and economic benefits through increased regeneration and 

tourism”. 

 

2.22 Section 3 states that “the basic stages of heritage impact assessment, whatever the size and 

scope of the project, are:  

1) explaining your objective and why changes are desirable or necessary  

2) understanding the significance of your historic asset  

3) identifying your proposed changes  

4) assessing the impact of your proposals  

5) setting out the reasoning behind your preferred option, including your design concepts 

and principles, in the light of the assessment process” 

 

2.23 This section also notes that where necessary, a HIS may need to be accompanied by additional 

technical reports, such as an archaeological evaluation or a structural survey.  

 

2.24 Section 4.2 relates to understanding significance. It explains that in order to analyse an asset’s 

value, it is important to understand its heritage value which can be divided in: 

• Evidential value 

• Historical value  

• Aesthetic value 

• Communal value 
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2.25 Section 7 goes on to state that the results of a heritage impact assessment should be set out 

in a HIS, which would need accompany the relevant planning application. The Statement 

should be proportionate to the significance of the historic assets affected by a scheme and the 

proposed degree of change. 

 

Setting of Historic Assets in Wales, 2017 

2.26 This document highlights the definition of ‘setting’ set out in TAN24, adding that setting may 

include a range of factors (page 3):  

• “Functional and physical relationships with other structures/historic assets and how 

these have changed over time  

• topographic features that influenced its location  

• physical character of the surrounding landscape or townscape, including any formal 

design or land use  

• the original layout of the historic asset and how this has changed  

• potential buried or archaeological elements surrounding the historic asset  

• views to, from and across the historic asset or place  

• formal or planned vistas  

• the prominence of the historic asset in views throughout the surrounding area  

• views associated with the aesthetic, functional or ceremonial purpose of the asset; for 

example, defensive sites, beacons or designed landscapes  

• historical, artistic, literary, place name, cultural or scenic associations might all 

contribute to the significance of a historic asset  

• other sensory elements — noise or smell associated with the historic asset  

• tranquillity, remoteness, ‘wildness’”. 

 

2.27 Section 4 explains that the assessment of the impact of a proposed change or development 

within the setting of historic assets should be carried out in four stages:  

• Stage 1: Identify the historic assets that might be affected by a proposed change or 

development.  

• Stage 2: Define and analyse the settings to understand how they contribute to the 

significance of the historic assets and, in particular, the ways in which the assets are 

understood, appreciated and experienced 

• Stage 3: Evaluate the potential impact of a proposed change or development on that 

significance. 

• Stage 4: If necessary, consider options to mitigate or improve the potential impact of a 

proposed change or development on that significance. 
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2.28 Section 5 states that whilst offsetting or compensatory proposals, such as public access or 

interpretation panels, will not reduce the impact of the development within the setting of the 

historic asset and should not be accepted as mitigation, “proposals for offsetting should 

nevertheless be presented to the decision-making authority so that it can weigh the benefits of 

the scheme, including the compensatory measures, against the impact of the development on 

the historic asset and its setting”. 

 

Conservation Principles for the Sustainable Management of the Historic Environment in 

Wales, 2011 

2.29 This document informs “Cadw’s approach to the protection and management of the historic 

environment as a whole”. It sets out six conservation principles which should guide Cadw in 

the development and management of historic sites, and that should also be used by local 

authorities, property owners, developers and consultants in the decision making process. 

 

2.30 The conservation principles are:  

1. Historic assets will be managed to sustain their values. 

2. Understanding the significance of historic assets is vital. 

3. The historic environment is a shared resource. 

4. Everyone will be able to participate in sustaining the historic environment. 

5. Decisions about change must be reasonable, transparent and consistent. 

6. Documenting and learning from decisions is essential. 

 

2.31 The document also provides a detailed explanation of the four component values needed to 

be considered in order to assess the significance of an historic asset (see paragraph 2.24 of 

this HIS).   

 

2.32 At paragraph 28, the document states that “new work or alteration to an historic asset will 

normally only be acceptable if: 

a) the need for the work is fully justified; and 

b) there is sufficient information comprehensively to understand the impacts of the 

proposal on the significance of the asset; and 

c) the proposal would not materially harm the values of that asset, which, where 

appropriate, would be reinforced or further revealed; and 

d) the quality of design and execution must add value to the existing asset; and 
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e) the long-term consequences of the proposals can, from experience, be demonstrated to 

be benign, largely reversible or be designed not to prejudice alternative solutions in the 

future”. 

 

2.33 Paragraph 39 confirms that conservation can be integrated with other interests. Changes 

which would harm the heritage values of an historic asset will be deemed unacceptable 

unless: 

a) “the changes are demonstrably necessary either to make that asset sustainable, or to 

meet an overriding public policy objective or need; and 

b) there is no reasonably practicable alternative means of doing so without harm; and 

c) that harm has been reduced to the minimum consistent with achieving the objective; 

and 

d) it has been demonstrated that the predicted benefit decisively outweighs the harm to 

the values of the asset, considering  

• its comparative significance; 

• the impact on that significance; and 

• the benefits to the asset itself and/or the wider community or society as a whole”. 

 

2.34 When assessing the potential degree of harm that could be caused to a historic asset, 

paragraph 45 states that one should consider the impact of any proposal on the heritage 

values as well as the “likely consequences of doing nothing”. 

 

2.35 Paragraph 47 adds that “when considering the severity of potential impacts upon an historic 

asset, there should always be proportionality and reasonableness”. A balance should be sought 

between the irreplaceable loss of something of historic value and the predicted benefits of 

the development to the local community or society as a whole.  

 

Local Planning Policy – Adopted Newport Local Development Plan (LDP), 2015 

2.36 The Newport LDP sets out the council’s planning framework for the development and use of 

land in Newport between 2011 and 2026. 

 

2.37 Relevant policies to this development proposal are: 

• Policy SP9: Conservation of the Natural, Historic and Built Environment 

• Policy SP18: Urban Regeneration 

• Policy GP6: General Development Principles – Quality of Design  

• Policy CE6: Archaeology 



Heritage Impact Statement – Newport Norse, Newport Leisure Centre, July 2021 

 

16 

 

• Policy CE7: Conservation Areas  

 

2.38 Please note that the full text of the above planning policies is provided at Appendix 1.   

 

Local Planning Policy –Revised Newport Local Development Plan  

2.39 A decision to commence the formal review process of the LDP was taken in October 2020. 

Consultation on the Review Report and Delivery Agreement, the first stage towards the 

preparation of the Replacement Local Development Plan, ended on 5 March 2021.  NCC is 

currently consulting on the Integrated Sustainability Appraisal (ISA) and on the Call for 

Candidate Sites, until 27 August 2021.  
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3 The Site  
 

3.1 The application site is broadly rectangular in shape comprising gravel and hard standing, 

with sparse areas of scrub vegetation. The boundary treatment is a mix of permanent 

hoarding and heras fencing, with a barrier access gate at the south-east corner. 

 

Figure 3.1 – Extract from Site Location Plan.    

 

 

3.2 The site was formerly used as a construction site compound and associated car parking for 

the adjacent University of South Wales (USW) Newport City Campus, whilst this was being 

built between 2009-13. Prior to that, it used to be occupied by motor repair works and it 

included a scrap metal yard. It has been vacant for a long period of time and is not accessible 

to the public.  

 

3.3 The site is located in the south-east corner of Newport town centre. It faces the River Usk (a 

designated Site of Special Scientific Importance (SSSI)) to the north-east, which provides an 

attractive riverside outlook.  
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3.4 Immediately to the north-west is the USW building, and to the south-east is the Castle Bingo 

Hall. The USW building provides a prominent focal point within the surrounding context, at 

6 storeys high. The Castle Bingo Hall is smaller at 2 storeys high.  

 

Figure 3.2 – View of the site from the access road, the USW building is visible in the 

background. The Plane trees are clear visual feature of both sides of Usk Way.  

 
 

3.5 The entrance to the site is from the same unnamed road that serves both the existing USW 

building and Castle Bingo, off Usk Way.  

 

3.6 The stretch of Usk Way in proximity to the site is lined with Plane trees which are semi mature 

in size and form an important visual feature of the area. While discussing the previously 

approved outline application for the site, NCC’s arboricultural officer confirmed that these 

trees have the potential to grow very large. 

 

3.7 Please refer to the Planning, Design and Access Statement for further description of the site 

and surroundings.  
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Figure 3.3 – View of the site (boarded) from Usk Way looking north, with the Plane 

trees clearly visible along the road. The USW building can be seen in the background.  

 

 

Figure 3.4 – View of the site (boarded) from Usk Way looking south. The Castle Bingo 

Hall and George Street Bridge are visible in the background. Behind the bridge is a 7 

storey high student accommodation (Endeavour House). Source: Google Street View. 
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Figure 3.5 – View of the River Usk (to the right) and George Street Bridge from the 

south-east corner of the site (visible to the right, boarded).  The Castle Bingo Hall and 

Endeavour House are also visible in the background. Source: Google Street View. 

 

 

Proximity to Historic Assets  

3.8 Above ground, there are no statutory designated historic assets within the site. 

Archaeological considerations are set out at paragraphs 3.12 and 4.11-4.13 of this HIS.   

 

3.9 The application site is located approximately 40m to the east of the of Lower Dock Street CA, 

which was designated in June 1995 as the heart of the historical commercial and maritime 

activities of Newport.  

 

3.10 Whilst the closest listed building to the proposed development area is the late 19th century 

castellated Drill Hall (located within the CA between Caroline Street and Cross Lane), there is 

no direct relationship between the site and this building. 

 

3.11 Instead, from river path fronting the site, there is a clear view of the Grade II* listed George 

Street Bridge, located approximately 180m to the south-east.  
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Figure 3.6 – View of the site (indicated by the red arrow) from George Street Bridge. 

The Castle Bingo Hall is visible in the foreground, to the left, whilst the USW building is 

in the background, behind the site. Source: Google Street View. 

 

 

Archaeological Considerations  

3.12 Part of the site falls within Archaeologically Sensitive Area: Town Centre, as shown in Figure 

3.7 below. 

 

Figure 3.7 –Extract from NCC Proposals Plan: Archaeologically Sensitive Area. Site 

shown in red. 
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Planning History  

3.13 The examination of HERs and cartographic sources shows that from at least 1883 and 1902 

the majority of the site was occupied by tramways/ railways and some small buildings 

associated with Powell’s Town Wharf. Gradually, the wharf buildings and rail/tramway 

infrastructure disappeared and by the 1950s the site appears to be largely vacant. Between 

1965 and 2001, the site is annotated to be occupied by a large building in the north, central 

and east portion, identified as a Motor Repair Works. A scrap metal yard is shown in the south 

portion.  

 

3.14 After this time, the site is shown to be partially or fully vacant with the exception of having 

been used a construction compound for the USW from 2009 to 2013.  

 

3.15 The site originally formed part of the Outline application (reference 07/1164) for the 

construction of the University Campus, Phases 1, 2 and 3. This was granted planning 

permission in January 2008. The site comprised the land covered by Phases 2 and 3, which 

would have accommodated an additional building for the Newport School of Art, Media and 

Design (Phase 2) and potentially a teaching space or students union (Phase3). However, no 

reserved matters application was submitted for these phases and the site was only used as 

the construction compound for the University building (Phase 1).  

 

3.16 A planning application (reference 10/1250) was approved on 3 March 2011 for the provision 

of 113 space car park and associated lighting and ticket machines, for two years. The 

permission expired in March 2013.  

 

3.17 An outline planning application (all matters reserved) was granted permission with ref. no. 

20/0640 on 19 October 2020, for circa 995 sqm of flexible floorspace of either office (Class 

B1)/ hotel (Class C1)/ education (Class D1) or leisure (Class D2).  

 

3.18 Please refer to the Planning Statement and the Archaeological Desk-Based Assessment for 

further details of the site’s planning history.  
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4 The Proposals     
 

4.1 The formal description of development is:  

“Construction of a new Leisure Centre (D2) and Community Health and 

Wellbeing Centre (D1), including a pool hall” 

 

Figure 4.1 – Proposed ground floor plan, extract from drawing no. 1909-LAA-XX-00-

DR-A-01101 P02.  

 

 

4.2 NLC will be a three storey building encompassing the footprint of the site, including a green 

roof and an active roof. It will offer various facilities including a pool hall with pools for adults 

and young children, a spacious active hall, a fitness suite and smaller studios.  

 

4.3 At this stage, it is expected that the café / restaurant at ground level will be open during the 

operating hours of the NLC and be accessible to all members of the public.   

 

4.4 A modern architectural language has been used for the proposed building. Whilst its scale 

and massing complement the USW building, remaining subservient to it, the design and 

choice of material (currently under consideration) will contribute to making NLC a landmark 

building in Newport city centre, providing much need services to all members of the public.  

 

4.5 As the new leisure, health and wellbeing centre of Newport, the proposed building will be 

easily recognisable by its modern design. Specifically, the outline of the Usk Way and 
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riverside elevations shows a nautical inspired design, a reference to the site’s past as 

dockland.  

 

4.6 Please refer to the plans and supporting reports submitted as part of this planning application 

for further details about the proposed development.  

 

Rationale of the scheme  

4.7 The proposal will make efficient use of a brownfield site located in an important location 

within Newport city centre. It has been vacant for a long period of time and in its present 

form it detracts from the overall character and appearance of the surrounding area: it is a 

gravel and hard standing area which is boarded up along Usk Way, whilst a fence defines its 

boundary along the River Usk.  

 

Figure 4.2 – View of NLC from Usk Way looking north, opposite the bingo hall.  

 

 

4.8 The officer’s report for the 2020 outline application states that NCC Regeneration Manager 

fully welcomed and supported the proposal from an economic perspective. The report 

confirmed that the application site plays a key role within the city centre, being part of those 

strategic sites that can enable the centre to remain relevant and successful, acting as an 

economic anchor for the rest of the city. This is particularly relevant in the current 

challenging economic climate.  

 

4.9 The site is considered to have huge economic potential due to its suitability to accommodate 

a range of productive uses, and even to have a potential role in driving economic adaptation 

and resilience over the longer term. 
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Figure 4.3 – View of NLC from the opposite side of the riverbank.  

 

 

4.10 The proposal will make a very important contribution to the vitality and viability of the city 

centre, creating jobs and providing a much needed, state of the art leisure, health and 

wellbeing facility for the local community. It will contribute to the regeneration of this section 

of Usk Way and as a result, the wider urban context will become a more desirable location 

and its character will be enhanced. 

 

Archaeological Considerations  

4.11 The Archaeological Desk-Based Assessment that accompanied the outline application 

advised that there might have been a possibility of encountering intact remains during 

groundworks and that archaeological remains in the area adjacent to the western bank of the 

River Usk may have been sealed within alluvial clays. Therefore, condition 14 of the outline 

approval stipulated that no development could take place until a written scheme of historic 

environment mitigation be approved by NCC.  

 

4.12 An Archaeological Watching Brief was thus undertaken between the 8th and 9th June 2021 

during groundworks associated with the approved outline application, and it did not reveal 

any notable archaeological remains. The methodology was agreed with Glamorgan Gwent 

Archaeological Trust. 

 

4.13 Archaeology Wales monitored ten trial pits and four bore holes located within the site. The 

results indicate that the site consists of reclaimed land constructed through a series of 

levelling deposits overlying estuarine deposits related to the tidal River Usk. A post medieval 
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industrial phase was identified around 0.5m below the surface with the presence of in situ 

railway tracks and timber fragment. There is also evidence of more recent tarmac roads, 

concrete floors and structures which may have been related to the site’s previous use as a 

manufacturing plot. No other evidence of archaeological remains was identified, despite the 

estuarine deposits having high archaeological potential.  
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5 Historic Assets  
 

5.1 In accordance with section 4.2 of Heritage Impact Assessment in Wales, this chapter includes 

a brief description of the historic assets that could be affected by the proposal, whilst Chapter 

6 provides a summary of their overall heritage value.  

 

5.2 This section also addresses the requirements of Setting of Historic Assets in Wales, which 

stipulates that the first step (Stage 1) in assessing the impact of change or development 

within the setting of historic assets, is to “identify the historic assets that might be affected by 

a proposed change or development”. 

 

5.3 In line with recommendations from the above documents and following discussion with NCC, 

this HIS reviews only those historic assets which will be affected by this proposal: the Lower 

Dock Street Conservation Area and the listed George Street Bridge. 

 

5.4 Research has established that no Scheduled Ancient Monuments, Designated Parks and 

Gardens, Historic Landscape Characterisation Areas or other Conservation Areas will be 

directly or indirectly affected by the proposed development (please refer to the 

Archaeological Desk-Based Assessment for further details). 

 

Lower Dock Street Road Conservation Area  

5.5 The Lower Dock Street CA was designated in 1995 and covers an area which was developed 

in the 19th century as a consequence of the growing importance of Newport docks. It was the 

commercial heart of Newport during the mid-19th century, a thriving area supporting (among 

other uses) merchants, hotels, public houses, professional practices and consulates.  

 

5.6 The CA is characterised by 2 and 3 storey high buildings. Page 1 of the CA Appraisal notes 

that “the development of the Lower Dock Street area adopted the classic 19th century peripheral 

block form with continuous street frontages enclosing rear yard areas. All buildings directly 

address the Street, without any form of forecourt enclosure or private space”. 

 

5.7 The CA is considered the business district of the historic town, though there are also 

residential buildings to the northern end of the CA. 

 

5.8 The CA is divided into two areas: 

• The Drill Hall Quarter to the north (on the opposite side of Usk Way from the site). 

• The Tredegar Market Quarter to the south.  



Heritage Impact Statement – Newport Norse, Newport Leisure Centre, July 2021 

 

28 

 

Figure 5.1 – View of Lower Dock Street looking north. Source: Google Street View. 

 

 

5.9 It is not easy to enjoy views of the CA from outside its boundary: views across Usk Way 

towards the CA are limited and do not allow a full appreciation of its special significance. 

Looking at Caroline Street from Usk Way, it is possible to view a 3 storey block of four 

terraced houses on Lower Dock Street (nos. 141-144) dating from the end of the 19th century, 

but this is not sufficient to appreciate the value of the CA. The terraced houses on the actual 

street have suffered extensive alterations.   

 

5.10 Occasional views of Cross Lane can be had. However, this very narrow road comprises 

buildings of no architectural merit as well as the rear of houses facing Caroline Street. The 

listed Drill Hall that fronts Lower Dock Street has a side elevation on Cross Lane, but this 

cannot be seen from Usk Way.  

 

5.11 Further to the north, views into Emlyn Street are more readily available as this is a wider 

road, but only the southern side forms part of the CA and it does not include buildings of 

special architectural value.  

 

5.12 These occasional views into the CA from the east side of Usk Way are also made difficult by 

the presence of Plane trees planted along Usk Way. As previously explained, these are 

currently semi mature in size and have the potential to grow very large. 
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5.13 NCC website notes that the first phase of a Townscape Heritage Initiative programme for the 

CA has been completed, and that a second phase is scheduled with the aim to regenerate parts 

of the CA which had fallen into disrepair. 

 

5.14 Figure 5.2 below shows the location of the site with respect to the CA. A detailed map showing 

the CA boundary and an analysis of the area (an extract from the CA Appraisal), is shown in 

Appendix 2. 

 

Figure 5.2 – Extract from the CA boundary map, showing the location of the application 

site (in red).  

 

 

George Street Bridge 

5.15 George Street Bridge was included on the statutory list of buildings of special architectural or 

historic interest at Grade II* on 31 October 2001 and amended on 25 March 2002. It was 

included in the list as a major civil engineering structure rather than for having exceptional 

architectural value: it is the first cable-stayed cantilever bridge in Britain. 

 

5.16 The location of the listed structure is shown in figure 5.3 overleaf and its list entry description 

is set out in Appendix 3.  
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Figure 5.3 – The application site is located to the north-west of George Street Bridge. 

Source: Google Maps. 

 

 

Figure 5.4 – George Street Bridge, seen from the River Usk footpath.  
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5.17 Construction begun in 1962 and the bridge was opened on 9 April 1964. The bridge carries 4 

carriageways and a pedestrian footway to each side. It is characterised by two pairs of 

concrete masts, each with 3 sets of 4 cable stays on either side of the mast, supporting the 

span of the bridge.  
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6 Assessment of Historic Assets’ Significance 
 

6.1 This section describes the significance of the historic assets that could be affected by the 

redevelopment of the site, including any contribution made by their setting. In accordance 

with the guidance provided by Heritage Impact Assessment in Wales, the level of detail is 

proportionate to the assets’ significance and to the degree of change proposed, and includes 

sufficient information to enable both the significance of the assets and the impact of change 

to be understood.  

 

6.2 In assessing the assets’ significance, we have referred to the four components of heritage 

value set out at chapter 4.2 of the above document: evidential, historical, aesthetic and 

communal. Chapter 4.2 also stresses that a HIS should make specific reference to those 

aspects of significance that will be most directly affected by the proposals, and their 

contribution to the whole. 

 

6.3 This section responds to the requirements of Setting of Historic Assets in Wales, which 

stipulates that Stage 2 in assessing the impact of change or development within the setting of 

historic assets, is to “define and analyse the settings to understand how they contribute to the 

significance of the historic assets and, in particular, the ways in which the assets are understood, 

appreciated and experienced”.   

 

Lower Dock Street Conservation Area 

Significance  

6.4 To analyse the significance of this asset, an assessment of its heritage value is provided below:  

• Evidential Value. The CA has high evidential value as it provides a very well 

preserved example of 19th century architecture. In terms of urban fabric, the CA still 

conserves the peripheral block form typical of the time. 

• Historical Value. The CA stands as evidence of the time when the area was the 

commercial and maritime heart of the thriving and rapidly expanding coal port. It is 

therefore considered to have high historical value. 

The CA Appraisal explains that Lower Dock Street (formerly Great Dock Street) is the 

surviving southern portion of the key arterial route way which connected the Town 

Dock with the mercantile centre of the town, further stressing its historical 

importance. 

Within the CA there are individual buildings of particularly significant historic value, 

such as the former Drill Hall of the 4th Battalion of the South Wales Borderers and the 

former Ragged School. 
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• Aesthetic Value. The majority of buildings on Lower Dock Street are of high 

architectural merit and have high aesthetic value. Here are found nearly all of the CA’s 

listed buildings and other unlisted buildings of merit, defined in the CA Appraisal as 

‘landmark’ and ‘key’ buildings, and ‘buildings with strong architectural character’. All 

these have particularly high aesthetic value and are shown on the map in Appendix 2. 

Conversely, the terraces along the side roads have suffered from extensive alterations 

and have limited aesthetic value.  

• Communal Value. The communal value of the CA lies in its continuous use since the 

19th century, and in the value placed by locals and visitors to buildings with specific 

historical and architectural value.   

 

Setting 

6.5 The setting of a CA comprises the actual CA as well as the surroundings in which the CA is 

experienced. According to the guidance provided by Heritage Impact Assessment in Wales, 

the following paragraphs will focus on the part of the CA setting which is most relevant to this 

planning application: that along Usk Way down to George Street.   

 

6.6 The immediate setting of the CA is formed by the area to the west of Usk Way and is visually 

contained by the Plane trees along this side of Usk Way. The wider setting extends to the River 

Usk and is also somewhat limited by the Plane trees along the east side of Usk Way, making 

this area only partially visible from the CA. To the south, this part of the setting is naturally 

contained by the George Street overpass leading to the listed bridge, which creates a visual 

barrier between the northern section of Usk Way (subject to this assessment) and the 

southern section.  

 

6.7 Historically, there was an important connection between Lower Dock Street (then Great Dock 

Street) and the docks along the River Usk, as the former was built to support the development 

of the dockland area. However, the character and appearance of the CA setting has been 

completely altered since then in terms of land use, character and urban fabric. Not only do 

the docks no longer exist (they were infilled long ago) but key historic features of the area 

such as the tramway and railway tracks have also been lost. No archaeological remains have 

been found during initial groundworks. Only documentary sources provide us with evidence 

of the former dockland area. Therefore, this part of the CA setting makes a very low 

contribution to the evidential and historical significance of the CA.  
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6.8 There are limited direct visual links between the CA and the riverside in this part of the 

setting, due to the presence of the USW building, the application site’s hoarding and the Plane 

trees along Usk Way. The riverside is somewhat visible in the gap between the USW building 

and the application site, now a parking area, if standing on the opposite side of Usk Way. 

Views are made difficult by vegetation. The riverside does not appear on any other views 

along Usk Way.  

 

6.9 With the exception of the USW building, the area presents no buildings of architectural merit 

that contribute to the aesthetic significance of the CA. Buildings such as Lidl and the rear of 

the Granville Lane warehouses, as well as the boarded application site, are considered to 

detract from the CA appearance.  

 

6.10 In terms of views from the CA towards its setting, the ones relevant to this application are 

those from Emlyn Street, Cross Lane and Caroline Street.  The USW building features 

prominently, the only positive element in these views. Indeed, when looking at the CA from 

Emlyn Street, the side elevations of Newport Centre and the Emlyn Street Pay and Display Car 

Park are on the foreground and make no contribution to the significance of CA or its setting.  

 

6.11 Views from the beginning of Cross Lane are limited to the USW building and the vegetation 

that screens the gap between the campus and the application site. However, walking towards 

Usk Way, Newport Centre and the Emlyn Street Pay and Display Car Park become very 

prominent elements adding no value to these views. 

 

6.12 Finally, views from the beginning of Caroline Street only show the Plane trees along Usk Way. 

When reaching Usk Way, it is possible to see the USW building and the vegetation that screens 

the gap between the campus and the application site (preventing views of the riverside), and 

to the right the vacant, boarded application site and the Lidl parking area. The last two 

elements make a negative contribution to the significance of CA. 

 

6.13 The setting of the CA neither promotes nor prevent local access to the CA. It is therefore 

considered to make a neutral contribution to its communal value.  

 

Contribution made by the site to setting and significance 

6.14 The site used to be part of the docks built along the Usk River, which were later infilled. It 

does not contain any buildings or physical reference to the 19th century development. The 

archaeological watching brief undertaken in June 2021 confirmed that that there are no 
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notable archaeological remains underground. As such, it is considered to make a very low 

contribution to both the evidential and historical significance of the CA and its setting, only 

because of documentary evidence. 

 

6.15 The site has been vacant for a long period of time, is boarded up and does not comprise any 

public access to the riverside. It presents as a gap in the local urban fabric and is considered 

to make a negative contribution to the aesthetic and communal value of the CA and its setting.  

 

6.16 The site is visible in views from Caroline Street and along Usk Way, and due to its appearance, 

it makes a negative contribution to the appearance of the CA and to its setting.  

 

George Street Bridge  

Significance 

6.17 To analyse the significance of the listed structure, an assessment of its heritage value is 

provided below: 

• Evidential Value: George Street Bridge is the first cable-stayed cantilever bridge in 

Britain and is an example of the 20th century development of Newport. It retains its 

original form and it is an example of pioneering construction and design. It therefore 

has high evidential value. 

• Historical Value: The bridge has a high degree of historical value being the first 

bridge of its kind in Britain. It was also designed by the important civil engineering 

firm Mott, Hay & Anderson, who worked on many other engineering projects across 

the UK and abroad.  

• Aesthetic Value: The bridge has some aesthetic value due to its imposing appearance 

and scale, which makes it a visible structure from many viewpoints across the city. As 

explained at paragraph 5.15, the bridge is listed because it is a major civil engineering 

structure, not because of it having a special architectural character.  

• Communal Value: The bridge has high communal value as it has been providing 

pedestrian and vehicular crossing across the River Usk since 1964. Due to its 

imposing scale, it is also an iconic monument of central Newport recognised by all 

residents and visitors of the city. 

 

Setting 

6.18 The setting of George Street Bridge comprises the River Usk and the surrounding area on 

either bank. The other bridges over the river that are visible from the listed one (such as 

Newport City Footbridge and City Bridge) are also part of the setting. Whilst the setting of the 
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bridge covers an extensive area, for the purpose of this application only the area immediately 

to the north and south of the bridge, on both sides of the bank, will be analysed. 

 

6.19 The river is clearly the most important element of the setting, being the raison d’ȇtre of 

George Street Bridge and of its structural typology. It therefore makes a crucial contribution 

to the overall significance of both the setting and the listed structure.  

 

6.20 The built environment makes a lesser contribution. It does not have historical ties to the 

bridge, and it does not add to its historical or evidential value.  

 

6.21 The riverfront has been developing into a modern feature of Newport in the past few years. 

On the east bank, modern 3 to 4 storey residential buildings can be found. Planning 

permission was also granted in August 2019 for the erection of two apartment buildings, 5 

and 6 storeys high, immediately to the north of the bridge.  

 

6.22 On the west bank, the streetscene is more varied and has a more commercial character, with 

the 6 storey USW building, the vacant application site, the 2 storey Castle Bingo Hall and the 

7 storey student accommodation, Endeavour House. 

 

6.23 None of these buildings, on either side of the riverbank, compete with the listed structure in 

terms of height or scale. They sit at a much lower level than the bridge and they all preserve 

long distance views of the bridge, which retains its visual prominence and landmark status. 

Both George Street Bridge and the riverside buildings are modern in style, despite having 

been built in different times. Overall, it is considered that the riverfront buildings make a 

positive contribution to the setting of the listed structure and the bridge’s  aesthetic value.  

 

6.24 Whilst the riverfront buildings are a welcome addition in views from the listed bridge, the 

low scale of the CA buildings, together with the presence of Plane trees and other buildings 

along Usk Way, make it very difficult to appreciate the CA from George Street Bridge, as 

shown in figure 3.6 of this HIS.  

 

6.25 The footpaths on either side of the river make an important contribution to the communal 

value of the listed structure and of its setting: they allow unobstructed views of George Street 

Bridge, reinforcing its status as an iconic monument, as well as direct views between the two 

banks. Importantly, on the west side of the river, pedestrians enjoy direct access from the 

riverside walk to the bridge via a set of stairs, encouraging pedestrian movement.  
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Contribution made by the site to setting and significance 

6.26 The site has no direct links to the bridge, neither to its history nor to the time in which it was 

built. It therefore makes no contribution to the historical or evidential value of the listed 

structure and of its setting.  

 

6.27 The application site is currently vacant, boarded and it is not accessible to the public. Whilst 

the lack of constructions allows some views of the bridge between the Plane trees from the 

west side of Usk Way, these views are experienced within a negative urban context which 

does not contribute to the significance of the bridge. As such, the site is considered to make a 

negative contribution to the aesthetic value of the George Street Bridge and of its setting. 

 

6.28 As the site does not affect pedestrian movement along the riverside walk or public access to 

the bridge, it is considered to make a neutral contribution to the communal value of the listed 

structure and of its setting. 
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7 Heritage Impact Assessment 
 

7.1 This section of the Statement assesses the effect of the proposed development on the 

identified heritage assets in light of the relevant statutory provisions and national and local 

planning policy.  

 

7.2 In the case of this planning application, there are no historic assets within the site, above or 

below ground. Therefore, the impact of the proposal consists of indirect effect on the 

significance of historic assets through changes within their settings. 

 

7.3 This section addresses the requirements of Setting of Historic Assets in Wales, which 

stipulates that Stage 3 in assessing the impact of change or development within the setting of 

historic assets is to “evaluate the potential impact of a proposed change or development on that 

significance”. 

  

Impact on the Lower Dock Street Conservation Area  

7.4 The significance of the CA is determined by the heritage values of the actual CA whilst the 

setting contributes to its significance to a much lesser degree. 

 

7.5 The site is part of the CA setting, therefore the proposed development will not physically 

affect the historic asset. As explained in the previous chapter, the application site detracts 

from the significance of the CA and of its setting by virtue of being completely boarded up and 

of having been vacant for a very long period of time.  

 

7.6 The historic link between the CA and the site is by now preserved only in the form of 

documentary evidence. Nothing is left on the site, above or below ground, that has a 

connection with its past as dockland. Therefore, it is considered that the proposal will have a 

neutral impact on the historical and evidential value of the CA and its setting. 

 

7.7 The proposal will not change the current physical and visual relationship between the CA and 

the riverside: although the site is not built upon, it is boarded up and it does not allow any 

direct views to the riverside. The development will not adversely affect pedestrian movement 

along Usk Way and the riverwalk, or access to the CA. It will also not impact on the ability of 

members of the public to appreciate the CA.  It is therefore considered that the proposal will 

have a neutral impact on the communal value of the CA and of its setting.  
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7.8 The site represents a gap in the urban fabric and it detracts from the significance of the CA 

and its setting. Visually, it makes a negative contribution to the area and to local views. The 

proposal will turn this neglected space into a vibrant, contemporary building which fits with 

the modern character of the riverfront development. 

 

7.9 NLC is intended to become a new point of reference for Newport city centre, a landmark 

building to be used and enjoyed by all residents. For this reason, it is considered that the 

choice of adopting a bespoke design approach is appropriate: the architectural language is 

unapologetically modern and bold, reflecting NCC’s expectations for the site. The nautical 

inspired design of the main elevations is a nod to the site’s past and contributes to the 

architectural value of the proposal. 

 

7.10 At 3 storeys, the proposed building is lower than the USW building leading to a gradual 

decrease in height from Newport City Footbridge to George Street Bridge: starting with the 

university campus (6 storeys), then NLC (3 storeys) and Castle Bingo Hall (2 storeys).  

 

Figure 7.1 – View of USW and NLC buildings, from Usk Way looking south.  

 

 

7.11 The proposal will be prominent in local views without looking overbearing: 

• The height of NLC will be subservient to that of the USW building. 

• The gap in the urban fabric between the site and the USW building, and the site and 

the bingo hall, retain a sense of openness in the area which will not be detrimentally 

affected by the proposal.  
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• Usk Way naturally provides a wide enough distance between the application site and 

the buildings on the other side of the road. This, together with the presence of the 

trees, softens the appearance of the building in the local context.  

 
7.12 NLC will result in a positive addition to the modern local townscape. When viewed from 

Emlyn Street, the northern tip of the CA, the building appears to be a natural completion of 

the local streetscene, as shown on figure 7.1 in the next page. 

 

7.13 Overall, it is considered that NLC will make a positive contribution to the aesthetic value of 

the CA setting and enhance the way it is experienced by the public. 

 

7.14 When seen from the end of Caroline Street, the proposed building will be visible through and 

over the Plane trees. Given the presence of the taller USW building next to the application 

site, NLC will not appear incongruous or out of scale in the local context. Instead, it will 

complement the university building in scale, massing and choice of modern design.  

 

7.15 All the materials currently under consideration are durable and of high quality and could 

contribute to the building’s status as a unique, nautical inspired, townscape element. The 

Plane trees will also help soften the appearance of NLC in local views. 

 

Figure 7.2 – View of NLC from the other side of the River Usk.  
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Impact on George Street Bridge 

7.16 As in the case of the CA, the significance of the listed structure is determined by the heritage 

values of the structure whilst the setting (with the exclusion of the River Usk) makes a lesser 

contribution to its significance. The proposal will not physically affect the historic asset. 

 

7.17 The site currently makes no contribution to the historical or evidential value of George Street 

Bridge or of its setting. It is therefore anticipated that also the proposal will have a neutral 

impact on the historical and evidential value of the bridge and of its setting. 

 

7.18 The development will not adversely affect pedestrian movement along the riverside walk or 

public access to the bridge. It is therefore considered to make a neutral contribution to the 

communal value of the listed structure and of its setting. 

 

7.19 The views of the bridge currently afforded by the vacant application site are experienced 

within a negative urban context, which does not contribute to the significance of the listed 

structure and of its setting. The proposal will remove these short distance views. 

 

Figure 7.3 – View of NLC from the other side of the River Usk, showing the relationship 

with George Street Bridge. 

 

 

7.20 Instead, the following views will be significantly enhanced:  

• Short distance views from Usk Way, the riverwalk and the area immediately to the 

west of the bridge;  

• Views from the bridge towards its setting on the west bank of the river; 
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• Long distance views of the bridge from other bridges and the riverwalk; and   

• Views from the opposite side of the river.  

 

Figure 7.4 – View of Usk Way looking south. Both the application site and George Street 

Bridge can be seen in the background, to the left hand side.  

 

 

Figure 7.5 – Same view with the proposed building.  
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7.21 As a consequence, the public’s ability to experience of significance of the bridge will be 

improved, and there will be a positive contribution to the aesthetic value of the bridge and of 

its setting.  

 

7.22 The above considerations demonstrate that there will be a minor negative impact on local 

views, outweighed by the positive impact on other short and long distance views, and on the 

significance of the listed structure and appearance of the setting,  

 

Public Benefits 

7.23 The proposal will deliver significant public benefits to the area and the local community: 

• It will bring a long vacant brownfield site back into use; 

• It will enhance the riverside townscape and local views, currently marred by the ‘gap’ 

in the urban fabric created by the site; 

• It will allow members of the public to better appreciate the significance of the historic 

assets;  

• It will provide a much needed leisure, health and wellbeing centre for all members of 

the local community, replacing the older Newport Centre; 

• By encouraging pedestrian flow on this side of Usk Way, it will contribute to the 

vitality of the area; 

• It will contribute to climate change mitigation and adaptation, by utilising the most 

appropriate technologies for the construction and subsequent running of the 

building;  

• It will lead to the creation of construction jobs.  

 

7.24 In the officer’s report for the 2020 outline application, the application site was defined as one 

of those strategic sites that can enable the centre to remain relevant and successful, acting as 

an economic anchor for the rest of the city. Indeed, the proposal will contribute to the 

regeneration of this section of Usk Way and as a result, the wider urban context will become 

a more desirable location to live and work.  

 

Policy Compliance  

7.25 To conclude, the proposal will preserve and enhance the significance of both the CA and the 

listed structure. It is therefore considered to comply with national policies, Cadw guidance as 

well as local Policies SP9 and CE7.  
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7.26 No archaeological remains will be affected by this proposal, meeting the requirements of local 

Policy CE6.  

 

7.27 The scheme has been designed as a landmark building that fits within the modern riverfront 

townscape, but also respects and enhances the adjacent lower scale urban context. This 

positively addresses the design principles set out in local Policy GP6.   

 

7.28 Importantly, NLC will also deliver important public benefits to the local community, 

contributing to the regeneration of the city centre. This is line with local Policy SP18.    
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8 Conclusions  
 

8.1 The application site is located within the setting of the Lower Dock Street CA and the Grade 

II* listed George Street Bridge. It contains no statutory designated historic assets and an 

Archaeological Watching Brief confirmed that there are no valuable archaeological remains 

underground. Therefore, the impact of the proposal consists of indirect effect on the 

significance of historic assets through changes within their settings. 

 

8.2 The application site detracts from the significance of the CA and of the listed bridge by virtue 

of being completely boarded up and of having been vacant for a very long period of time. It 

appears as a negative space form within the local urban fabric.  

 

8.3 The proposed NLC will be a new, state of the art active place and wellbeing centre which will 

replace the outdated Newport Centre. A 3 storey high modern building, NLC has been 

designed as a landmark leisure centre which will positively integrate within the modern 

riverside townscape. 

 

8.4 The proposal will replace the current gap in the urban fabric with a vibrant, contemporary 

building which fits with the modern character of the riverfront development. It will preserve 

the significance of both the Conservation Area and George Street Bridge, having a neutral 

impact on their evidential, historical and communal values.  

 

8.5 Indeed, it will contribute to their aesthetic value and to the way members of the public 

experience their significance.  

 

8.6 NLC will also deliver significant public benefits, to the local area and community.  

 

8.7 To conclude, it is considered that this proposal meets the tests of PPW11 and TAN24, the 

requirements of local planning policies and of Cadw guidance. Therefore, it should be 

considered positively.  
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Appendix 1 – Planning Policy Analysis 
 

Local Planning Policy –Adopted Newport Local Development Plan (LDP), 2015 

 
Policy SP9: Conservation of the Natural, Historic and Built Environment 
The conservation, enhancement and management of recognised sites within the natural, historic 

and built environment will be sought in all proposals. 

 
Policy SP18: Urban Regeneration 

Proposals will be favoured which assist the regeneration of the urban area, particularly where 

they contribute to:  
i) The vitality, viability and quality of the environment of the city centre;  
ii) The provision of residential and business opportunities within the urban area;  
iii) Reuse of vacant, underused or derelict land;  
iv) Encourage the development of community uses where appropriate.  
 
Policy GP6: General Development Principles – Quality of Design  
Good quality design will be sought in all forms of development. the aim is to create a safe, 
accessible, attractive and convenient environment. In considering development proposals the 
following fundamental design principles should be addressed:  
i) Context of the site: all development should be sensitive to the unique qualities of the site and 
respond positively to the character of the area;  
ii) Access, permeability and layout: all development should maintain a high level of pedestrian 
access, connectivity and laid out so as to minimise noise pollution;  
iii) Preservation and enhancement: where possible development should reflect the character of the 
locality but avoid the inappropriate replication of neighbouring architectural styles. The designer is 
encouraged to display creativity and innovation in design;  
iv) Scale and form of development: new development should appropriately reflect the scale of 
adjacent townscape. Care should be taken to avoid over-scaled development;  
v) Materials and detailing: high quality, durable and preferably renewable materials should be used 
to complement the site context. Detailing should be incorporated as an integral part of the design at 
an early stage;  
vi) Sustainability: new development should be inherently robust, energy and water efficient, flood 
resilient and adaptable, thereby facilitating the flexible re-use of the building. Where existing 
buildings are present, imaginative and sensitive solutions should be sought to achieve the re-use of 
the buildings 

 

Policy CE6: Archaeology 
Development proposals will normally be required to undertake an archaeological impact 
assessment before the proposal is determined:  
i) Where groundworks and/or the installation of services are proposed within the archaeologically 
sensitive areas of Caerleon, the levels, lower Machen and the city centre, or;  
ii) Within other areas of recognised archaeological interest.  
 

CE7 Conservation Areas  
Development within or adjacent to conservation areas will be required to:  
i) Be designed to preserve or enhance the character or appearance of the conservation area, having 
regard to the conservation area appraisal where appropriate.  
ii) Avoid the removal of existing historic features, including traditional shopfronts and joinery.  
iii) Use materials which are traditional, or appropriate to their context.  
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iv) Complement or reflect the architectural qualities of nearby buildings which make a positive 
contribution to the character of the area.  
v) Pay special attention to the settings of buildings, and avoid the loss of any existing domestic 
gardens and open spaces which contribute to the character of the area.  
vi) Avoid adverse impact on any significant views, within, towards and outwards from the 
conservation area.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Heritage Impact Statement – Newport Norse, Newport Leisure Centre, July 2021 

 

48 

 

Appendix 2 – Lower Dock Street Conservation Area Boundary, Extract 
from the Conservation Area Appraisal 
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Appendix 3 – List Entry Description 
 
GEORGE STREET BRIDGE 
Source: https://cadwpublic-api.azurewebsites.net/reports/listedbuilding/FullReport?lang= 
&id=25847 
 
Overview 
 
Entry Name: George Street Bridge 
Listing Date: 31 October 2001 
Last Amended: 25 March 2002 
Grade: II* 
Source: Cadw 
Source ID: 25847 
Building Class: Transport 
 
History 
Begun in 1962, and opened 9 April 1964. The first cable-stayed cantilever bridge in Britain. By Mott, 
Hay & Anderson, and the Borough Engineer D P Cartwright. The designers were also responsible for 
the Wye Viaduct (the approach to the Severn Bridge, Chepstow), on the same principle, which has 
since been altered for strengthening reasons. The principle was also used for the Second Severn 
Crossing, 1992-96. Unlike a suspension bridge where the deck is supported by secondary cables (or 
chains) hanging from principal cables (or chains), slung from piers or masts, in a cable-stayed bridge, 
the deck is supported directly by cable stays running over the masts, anchored on the landward side. 
 
Exterior 
Cable-stayed cantilever road bridge. Two pairs of concrete masts have 3 sets of 4 cable stays which 
support span of bridge. The approaches are supported on cylindrical concrete pillars. The bridge 
carries 4 carriageways, and a pedestrian footway to each side. A set of concrete steps to each side of 
bridge near W masts. 
 
Reasons for Listing 
Graded II* as major civil engineering structure, the first cable-stayed cantilever bridge in Britain. 
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