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Executive Summary 
 

This Planning, Design and Access Statement (PDAS) has been prepared by KEW Planning on 

behalf of Newport Norse and Newport City Council, in support of a planning application for the 

site at Usk Way, Newport NP20 2BP.   

 

This version of the PDAS is for the Pre-Application Consultation (PAC) only and there will be a 

separate standalone Design and Access Statement (DAS) for the application itself.  The DAS 

will outline the full description of the rationale, mass and appearance, inclusivity, access, 

carbon reduction and energy and servicing and many other aspects. 

 

The proposal is for a Leisure Centre (D2) and Health and Wellbeing Centre (D1) providing 

6,222sqm internal floor space.  

 

The site is in an important and visually prominent location between Usk Way and the River 

Usk, immediately to the south-east of the University of South Wales, Newport City Campus. 

The land is currently vacant and is not accessible to the public. 

  

The proposed leisure, health and wellbeing centre will deliver a ‘state-of-the-art’ facility to 

Newport city centre, replacing the old Newport Centre located just 135m to the north-west of 

the site. The proposed development will be known as ‘Newport Leisure Centre’ (NLC) and is 

the result of extensive analysis of the needs of the community beyond sport, of a public 

engagement process and of discussions with the future operator. 

 

By redeveloping this large brownfield site, which has lain vacant and underutilised for a 

considerable time, NLC will bring vitality and interest to this side of the River Usk and 

contribute to the regeneration of the city centre.  At the same time, the modern, bold design 

approach will ensure that the NLC becomes a new point of reference in the Newport 

townscape.  

 

The proposed NLC contains three core elements, comprising of:  

• A Pools complex  

• An activity multi-purpose hall  

• Fitness, health and wellbeing facilities 



Planning, Design and Access Statement –Newport Leisure Centre, July 2021 

5 

 

 

The mix of the proposed facilities will be located over three floors, but will be connected 

physically and visually through open plan spaces throughout the building. The centre will 

provide a diverse range of sport and activities, catering for all levels of ability and all ages, 

and encouraging community engagement and participation. 

 

The supporting reports and plans demonstrate that the proposed development will respect 

the character of the area, having considered the scale, massing, and height of the adjacent 

buildings.  

 

This planning application follows the approval of Outline application (with all matters reserved) 

ref. no. 20/0640 on 19 October 2020, for circa 995sqm of flexible floorspace of either office 

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

the principle of the leisure use is acceptable at this site.  

 

In summary, it is considered that the planning application should be considered favourably 

and approved, without delay. 

 

.  
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1 Introduction 
 

1.1 This Planning, Design and Access Statement (PDAS) has been prepared by KEW 

Planning, on behalf of Newport Norse and Newport City Council, to support and justify 

the proposed development of Newport Leisure Centre (NLC).  

 

1.2 This version of the PDAS is for the Pre-Application Consultation (PAC) only and there 

will be a separate standalone Design and Access Statement (DAS) for the application 

itself.  The DAS will outline the full description of the rationale, mass and appearance, 

inclusivity, access, carbon reduction and energy and servicing and many other aspects. 

 

1.3 The application site falls within the administrative boundary of Newport City Council 

(NCC). 

 

1.4 This PDAS provides an assessment of the proposals against the provisions of the 

statutory Development Plan covering the site, the Planning Policy Wales framework 

and other material planning considerations.  

 

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

 

1.6 This planning application follows the approval of Outline application (with all matters 

reserved) ref. no. 20/0640 on 19 October 2020, for circa 995sqm of flexible 

floorspace of either office (Class B1)/ hotel (Class C1)/ education (Class D1) or leisure 

(Class D2). This establishes that the principle of the leisure use is acceptable at this 

site. 

 

The Proposed Development  

 

1.7 The description of development is as follows: 

 

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

Centre (D1), including a pool hall” 
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1.8 The proposal seeks to deliver a new development on a strategic site within Newport 

city centre, in an attractive and prominent location fronting the River Usk and to the 

south-east of the existing University of South Wales (USW) Newport City Campus.  

 

1.9 The nearby Newport Centre has reached the end of its serviceable life, making the 

development of NLC a key objective for NCC.   

 

The Draft Planning Application Documents  

1.10 This application comprises of: 

• Planning Application fee (submitted under separate cover) 

• Planning application forms, including ownership and agricultural 

certificates prepared by KEW Planning 

• Planning, Design and Access Statement prepared by KEW Planning with 

input from LA Architects 

• Heritage Impact Statement by KEW Planning 

• Transport Statement and Travel Plan prepared by Cambria Consulting 

• Archaeological Desk-Based Assessment and Archaeological Watching Brief 

prepared by Archaeology Wales 

• Flood Consequence Assessment and Drainage Strategy prepared by PHG 

Consulting  

• Fire Strategy Report prepared by Hoare Lea  

• Phase 1 Preliminary Ecological Appraisal prepared by The Landmark 

Practice 

• Sustainability Statement prepared by Hoare Lea 

• Acoustic Report prepared by Hoare Lea 

• Phase 1 Geotechnical Investigation Report prepared by Cambria Consulting  

• Tree Survey and Arboricultural Impact Assessment prepared by Mackley 

Davies Associates Ltd 

• Structural Report prepared by Precisian  

• MEP Report prepared by Hoare Lea  

 

Draft Drawings prepared by LA Architects  

• 1909-LAA-XX-XX-DR-A-01000 Rev P02 – Location Plan 

 

• 1909-LAA-XX-XX-DR-A-01002  Rev P01 – Proposed Location Plan 
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• 1909-LAA-XX-XX-DR-A-01022 Rev P05 – Proposed Site Plan  

 

• 1909-LAA-XX-B1-DR-A-02100 Rev P04 – Proposed Basement Plan  

 

• 1909-LAA-XX-00-DR-A-02101 Rev P04– Proposed Ground Floor Plan  

 

• 1909-LAA-XX-01-DR-A-02102 Rev P04 – Proposed First Floor Plan  

 

• 1909-LAA-XX-02-DR-A-02103 Rev P03 – Proposed Second Floor Plan 

 

• 1909-LAA-XX-RF-DR-A-02104  Rev P04– Proposed Roof Plan 

 

• 1909-LAA-XX-XX-DR-A-1200 Rev P04 – Proposed Elevations 

 

• 1909-LAA-XX-XX-DR-A-02300 Rev P04 – Proposed Sections 

  

Statement Structure 

1.11 This PDAS is set out as follows: 

• Section 2 – provides a description of the site and surrounding area; 

• Section 3 – summarises the planning history records of the site; 

• Section 4 – describes the proposed development; 

• Section 5 – summarises the relevant national and local planning policies, 

and other material considerations; 

• Section 6 – provides the case for approval of planning permission; and 

• Section 7 – set outs the conclusions. 
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2 The Site and Surrounding Area 

 

2.1 This section reviews the prevailing conditions of the existing site and the surrounding 

area, which are material factors when assessing the suitability of the proposed 

development.   

 

The Site 

2.2 The application site is a broadly rectangular in shape, relatively flat and measures 

0.34ha in size (refer to Figure 1).  The parcel of land is constructed of gravel and hard 

standing, with sparse areas of scrub vegetation (refer to Figures 2 and 3).  The site 

occupies a strategic location, sited in the south-east corner of Newport city centre, next 

to the busy Usk Way.  The proposed development site faces the River Usk (a designated 

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

attractive riverside outlook.  

 

2.3 The boundary treatment is a mix of permanent hoarding and heras fencing, with a 

barrier access gate at the south-east corner, as shown on Figures 4, 5 and 6.  

 

2.4 The site was formerly used as the construction site compound and associated car 

parking for the USW building, whilst this was being built between 2009-13.  It is 

currently vacant and is not accessible to the public. 

 

2.5 The site is a brownfield parcel of land sandwiched between two identifiable buildings: 

the USW building to the north-west and Castle Bingo to the south-east (Figure 7).  The 

USW building provides a prominent focal point within the surrounding context, at 6 

storeys high.  Castle Bingo is smaller at 2 storeys high.  The entrance to the site is from 

the same unnamed road that serves both the existing USW building and Castle Bingo, 

off Usk Way.  
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Figure 1 – Indicative Site Location 

Plan 
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Figure 2 – View of the site (north section) 

 

Figure 3 – View of the site (south section)  
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Figure 4 – View of the site from west 

 

Figure 5 – View from Castle Bingo 
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Figure 6– View from Usk Way looking north  

Figure 7 – View of the 6th floor of the university building looking toward Castle Bingo Hall  
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The Surrounding Area 

2.6 The site is located on the fringe of Newport city centre and is bound by the River Usk 

to the north-east and the iconic, 6 storey high USW Newport City Campus to the north-

west. To the south-east is Castle Bingo, a 2-storey high building, and associated car 

park, and to the west is Usk Way.  

 

2.7 As previously explained, the entrance to the site is from the same unnamed road that 

serves both the existing USW building and Castle Bingo, off Usk Way. The stretch of 

Usk Way in close proximity to the site is lined with London Plane Trees which are semi-

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

previously approved outlined application for the site, NCC’s arboricultural officer 

confirmed that these trees have the potential to grow very large.  

 

2.8 Beyond Usk Way there is a mix of 2 storey residential buildings (the residential area of 

Emlyn Street, Cross Lane and Caroline Street), shops (including a Lidl fronting the site) 

and light industrial uses.  The residential area forms part of the Lower Dock Street 

Conservation Area (CA). 

 

2.9 Immediately to the north-west of the residential area is the main city centre of Newport: 

Commercial Street, Kingsway Shopping Centre and Friars Walk Shopping Centre.  

These are located some 500m from the site.  

 

2.10 The existing Newport Centre is a 3-minute walk north of the site, next to the Kingsway 

Shopping Centre. This has reached the end of its serviceable life and is not longer in 

use.   

 

2.11 Further north, there are Newport City Footbridge and The Riverfront Art Centre, all 

within a short walking distance of the site. 

 

2.12 Beyond Castle Bingo, to the south-east, there is the Grade II* listed George Street 

Bridge. In addition, Endeavour House, a 7-storey student accommodation block, is 

located to the south of George Street Bridge.  

 

2.13 The stretch of riverfront from Newport City Footbridge to Endeavour House is 

characterised by tall and architecturally interesting buildings, with the exception of 
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Castle Bingo Hall and the application site, which appears as a gap within the urban 

fabric. 

 

2.14 Newport Railway Station is a 15-minute walk to the north-west, a 10 minute bus 

journey or 6 minute cycle ride. This provides connectivity to the wider south and south-

east of Wales.  

 

Ecology Considerations  

2.15 The application site is located approximately 17m from the River Usk, which is 

designated as a Special Area of Conservation (SAC) and a Site of Special Scientific 

Importance (SSSI). 

 

2.16 The application is supported by a Preliminary Ecological Appraisal (PEA) Report 

prepared by The Landmark Practice (TLP).  This notes that whilst the River Usk is a 

‘priority habitat’, the section of the river that is adjacent to the site has already been 

subject to development both on site and for adjacent parcels.  It is confirmed that no 

priority habitats are present onsite.  

 

2.17 There are no bat roost features on the site, or directly adjacent. 

 

2.18 Otters are known to use the River Usk, with this species being one of the reasons for 

its designated status.  The report confirms that there is no suitable habitat onsite for 

otters to use to rest. 

 

Flood Risk Considerations  

2.19 The development site lies within Flood Zone B as identified within the Natural Resource 

Wales (NRW) Development Advice Map (DAM) illustrated in Figure 8. The Flood 

Consequence Assessment (FCA) prepared by PHG notes that according to the FRAW 

Maps, the site is not at risk of flooding from either rivers or sea and is located within a 

Flood Warning area. A small area at the north part of the site is subjected to surface 

water flooding from runoff emerging from Usk Way but the risk is low.  

 

2.20 A big portion of the site is subjected to Flooding from Reservoirs, in the instance that 

there is a breach, however this risk is considered very low.
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Figure 8 – Flood Risk Map (Source: NRW)  
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Archaeological Considerations  

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

Figure 9. 

 

2.22 The application site used to accommodate industrial and commercial activity during 

the 19th Century.  It is possible that 19th Century archaeological remains may have 

been heavily impacted by the motor repair works that were on site between 1965 and 

2001, and afterwards by works carried out during the construction of the USW building 

to the north-west of the site.  

 

2.23 However, as identified in the Archaeological Watching Brief, Archaeology Wales Ltd 

monitored ten trial pits and four bore holes located within the development area. The 

results indicate the site consists of reclaimed land related to tidal movements of the 

River Usk. A post medieval industrial phase was identified around 0.5m below the 

surface with the presence of in situ railway tracks.  

 

2.24 No other evidence of archaeological evidence was identified.  
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Figure 9 - Extract from Proposals Plan: Archaeologically Sensitive Area 
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3 Planning History 

 

3.1 This chapter summarises the planning history of the site, both in terms of historic 

records and recent developments, which are material considerations for this 

application.   

 

Historic Records 

3.2 The Phase 1 Desktop Environmental Assessment and the Archaeological Desk-Based 

Assessment illustrate the site’s historic records.  They show that between 1883 and 

1902 the majority of the site was occupied by tramways/ railways and some small 

buildings associated with Powell’s Town Wharf.  

 

3.3 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. 

 

3.4 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.  

 

Statutory online planning register   

3.5 Research of the statutory online planning register has revealed that the site has 

formerly been used as a car park but was also approved for use as part of the USW 

campus.  

 

3.6 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.  

 

3.7 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 
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reserved matters application was submitted for these phases and the site was only 

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

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

provision of a 113-space car park and associated lighting and ticket machines, for two 

years. The permission expired in March 2013.  

 

3.9 Finally, an Outline planning application with all matters reserved (reference: 20/0640) 

was approved on the 19th October 2020. The proposal was for circa 995sqm of flexible 

floorspace of either Office (Class B1), Hotel (Class C1), Education (Class D1) or Leisure 

(D2).  

 

3.10 Table 1 below summarises the planning history records for the site.   

 

Table 1 – Planning History Records  

No Address Reference 
Description of 

Development 
Decision Date 

1 

Land to 

southeast of 

University of 

Wales, 

Newport City 

Campus, Usk 

Way, Newport 

South Wales 

 

20/0640 

Outline Application (All 

matters reserved) for circa 

995sqm of flexible 

floorspace of either office 

(Class B1)/Hotel (Class 

C1)/ Education (Class D1) 

or Leisure (D2). 

Granted 

with 

conditions 

19th 

October 

2020 

2 

Land to 

southeast of 

University of 

Wales Usk 

Way, Newport 

 

10/1250 

Provision of 113 space car 

park and associated 

lighting and ticket 

machines for a temporary 

period 

Granted 

with 

conditions 

11th 

March 

2011 

3 

Land adjacent 

to the north of 

Castle Bingo 

Usk Way, 

Newport 

 

07/1164 

Construction of University 

Campus (Phases 1, 2 and 

3) (Outline Application) 

Granted 

with 

Conditions 

4th 

February 

2008 
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4 The Proposals 
 

4.1 This section outlines the details of the development proposals. Further details are set 

out in the technical reports accompanying this planning application. 

 

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

location within Newport city centre. The site has been vacant for a long period of time 

and in its present form detracts from the overall character and appearance of the 

surrounding area. 

 

 

Figure 10: The application site (‘the expansion site’) and the existing Newport Centre.  

 

4.3 The aim has been to develop a leisure centre that would not only replace the existing 

Newport Centre, but also create a new type of activity and wellbeing centre on the edge 

of the River Usk. The proposed facilities will create opportunities for activity, social 

integration and health, thus encouraging community engagement and participation. 
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4.4 NLC is the result of extensive analysis of the needs of Newport’s diverse community 

beyond sport. NCC consulted on the principle of the proposal in January 2021 (see 

https://www.newport.gov.uk/en/Council-Democracy/Consultations/New-leisure-

centre-and-Coleg-Gwent-campus.aspx) and the scheme has also been discussed with 

the future operator. 

 

Description of development  

4.3 The formal description of development for this application is:  

 

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

Centre (D1), including a pool hall” 
 

4.4 The site layout has taken takes the following issues into consideration:    

• Connection to the River Usk. 

• Existing ground water levels. 

• Flood levels. 

• Site levels. 

• Fire and service access routes. 

• Pedestrian routes. 

• High voltage cables that cross the river and run across the site. 

 

Environmental Influences  

4.5 The diagram presented here illustrates some of the environmental considerations that 

have driven the development of the building and the location of the facilities contained 

within.  

 

4.6 The orientation of the site is north-east to south-west and so the building needs to 

maximise the benefits of morning south eastern and eastern sunlight to provide 

beneficial solar heat gain at a time when needed, but to avoid south-west sun in the 

afternoon wherever possible.  

 

4.7 The sun path identifies that the pool hall would benefit from a location on the south 

eastern face with the activity hall to the other end of the site.  

 

 

https://www.newport.gov.uk/en/Council-Democracy/Consultations/New-leisure-centre-and-Coleg-Gwent-campus.aspx
https://www.newport.gov.uk/en/Council-Democracy/Consultations/New-leisure-centre-and-Coleg-Gwent-campus.aspx
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Figure 11: Environmental Influences  

 

Internal layout 

4.8 The proposed development will provide the following: 

• Ground Floor (Figure 13) 

The foyer with reception, the main pool, wet changing facilities, activity hall, 

café, and sanitary facilities, changing places. 

• First Floor (Figure 14)  

Fitness suite and dry changing rooms. 

• Second Floor (Figure 15) 

2 Studios, a spin studio, wellbeing studio and workshop, administration 

office, toilets, change and sanitary facilities, changing places, active roof, 

intensive green roof garden. 

• Roof Plan (Figure 16)  

ETFE Rooflight and acoustic roof plant enclosure. 
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Figure 12: Site layout and internal configuration 

 

4.9 Table 2 sets out the proposed facilities and are described in detail. All areas have been 

designed with reference to Sport England Guidance and Building Standards, to ensure 

that the proposed facilities and areas meet operational requirements as well as NCC’s 

and operator’s needs. 

 

Table 2: Key Spaces  

Proposed Facilities Description 

Foyer 

The foyer space runs through the centre of the building and 

will provide visitors and users with their first experience of 

the centre. It will be a welcoming and exciting space, 

with triple height to allow connection to first and second floor 

activities. Naturally lit from above, it will have clear visibility 

into the active hall, wet facilities and café beyond. 

 

Café 

The café is directly accessible from the foyer and will be 

immediately visible to all people who enter or leave the 

building. 
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The cafe opens onto an external terrace with views over the 

River Usk, is comfortably arranged for groups and individuals 

with views into the leisure pool and up to the fitness suit 

above and will provide Newport with a good quality food and 

beverage offer. 

 

Active Hall 

The active hall is a flexible space that can be used for 

number sports activities including: 

• Basketball. 

• Badminton (3no. courts). 

• Five-a-side Football. 

• Futsal. 

• Volleyball. 

• Gymnastics. 

 

Pool Hall 

This pool focuses on providing facilities for those not catered 

for by traditional lane swimming, and who may not typically 

come to a swimming pool. Instead, its function is to create a 

series of areas that promote play, relaxation, movement, 

rehabilitation, or water confidence for all ages. 

 

The layout provides three main spaces: 

• The first is a beached entry pool with experiences of 

sprays, bubbles, mists and jets, and a play rig for 

toddler and child play, encouraging confidence 

through playful engagement with water. The pool 

gently falls to a deeper section of water with a tidal 

creek and swim lagoon which can be used for 

recreational swimming. 

• The second is a deeper pool, 25m in length to 

facilitate two 2.5m wide swimming lanes and 

includes a moveable floor with variable depth to 1m 

and pool lift entry. This maximises flexibility for the 

‘learn to swim’ programmes, water-based fitness 

classes, or for a spa and rehab pool. 

• The third is a small spa tub for relaxation. 

 

Fitness Suite 

The fitness suite will contribute greatly to the centre as it is a 

key crossover facility with health and wellbeing. 

 

Located at the first floor, the fitness suite will be functional, 

flexible and simple to accommodate the changing needs of 

fitness training, with views to the riverside walkway and into 

the foyer, café and pool hall, giving an active presence to the 

building. 
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Studios 

A series of studios are provided throughout the second floor 

of the NLC. The range of sizes cater for a range of activities 

to be undertaken, from martial arts, yoga, Zumba, and dance 

to private functions and for community use. 

 

The studios are to be simple, flexible spaces with natural 

lighting, which can then be tailored to the desired activities. 

 

There is also a dedicated spin studio for indoor group cycling 

sessions. 

 

Wellbeing Studio and Green 

Roof 

A dedicated wellbeing studio provides a welcoming and 

personal space for health and wellbeing assessments, 

education and activity for the whole community including 

break out and socialising spaces with access to a kitchenette 

for refreshments.  

 

The studio opens onto the green roof allowing the benefits of 

outdoor spaces, nature, planting, growing produce, healthy 

eating, and exercise to be explored. 

 

Active Roof 

The active roof provides a safe outdoor recreational zone for 

functional training and exercise, ranging from competitive 

sport to general play, exercise and social engagement.  

 

 

4.10 Key to the design of NLC is the concept of a “Centralised Circulation Hub” around which 

all the facilities are arranged. Maximising the facilities over 3 storeys, the circulation 

hub is maintained at the centre of the building. This allows for the free flow of people 

and interconnection of function amongst health and wellbeing, fitness and dry facilities 

whilst also being visually attractive to all who visit.  

 

External appearance  

4.11 The site sits in a prominent location which provides the opportunity to design a building 

that could be read as a new visual landmark for the city.  

 

4.12 The proposed development is bound on all sides by important ‘urban edges’. This has 

been factored into the design, which responds to this context in the following ways.  
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4.13 The south-west elevation will face Usk Way. This is the main elevation and it will act as 

the ‘front door’ of NLC, it has therefore been designed as an open and welcoming area. 

It is characterised by a large, double height glazed entrance and connected ramp. On 

either side of the elevation, there are generous glazed areas that bring interest to the 

building while creating a sense of permeability between the inside and the outside of 

NLC. The outline of this elevation recalls the silhouette of a ship, an appropriate design 

solution given the history of the site.  

 

4.14 The south-east elevation incorporates a large glass façade, which will illuminate the 

interior of the swimming pool area, promoting the aforementioned sense of 

permeability between the building and its urban context. The glazed area will also 

increase the visibility of this elevation in a point where it is already naturally prominent, 

given the open nature of the bingo parking area immediately to the south. 

 

4.15 The north-east elevation will act as a second main access into the building. This 

elevation fronts onto the River Usk significantly enhancing views across the river. It is 

proposed that a café balcony will be located in this area, adding vitality to this elevation 

by inviting people to enter the building for food and drink. Also, the outline of this 

elevation recalls the silhouette of a ship. 

 

4.16 To the north-west, the development will front the USW building. This elevation will 

incorporate a living green wall creating a ‘softer’ link between the new and existing 

buildings and providing a substantial ecological benefit to the scheme. The proposed 

green elevation brings visual interest to an area which would otherwise be perceived 

as the back of the development.  

 

Scale and Massing 

4.17 NLC will occupy the entire site footprint and be 3 storeys high.  This is to maximise the 

provision of facilities for the local community. 

 

4.18 The proposed height is the outcome of various considerations: 

• Addressing operational and technical requirements; 

• Meeting operator’s needs; and  

• Delivering a landmark building whilst positively responding to the local context.  
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4.19 The above has resulted in a compact but functional building which is characterised by 

an elegant and simple design. NLC complements the taller USW building to the north-

east and the smaller Castle Bingo to the south-west, making a welcome, positive 

addition to the riverside streetscape.  

 

Materials 

4.20 A simple palette of materials will be finalised during the next stage, and will be selected 

for function, appearance, architectural merit and quality. Materials under 

consideration for the external fabric are:  

• Slim section curtain walling 

• Glazed terracotta or ceramic rainscreen cladding 

• Polycarbonate rainscreen cladding  

• Insulated stone plinth cladding  

• Profiled and/or perforated aluminium cladding  

• Green wall 

 

Access 

4.21 The proposed pedestrian access will be both via Usk Way to the south-west, and from 

the riverside to the north-east. This complements the internal open-plan layout, 

ensuring easy circulation through and to the NLC. 

 

4.22 Specifically, a pedestrian ramp is proposed along the building’s main elevation and a 

stepped entrance will adjoin the external terrace along the riverside elevation.  The two 

entrances ensure that the building is integrated within its wider urban context. 

 

4.23 In addition, vehicle, servicing, and delivery access will be via the unnamed access road 

to the north-east of the site.  

 

Inclusive Design 

4.24 The proposed development has a commitment to meeting the needs of all users and 

ensuring that the proposed development is fully inclusive. This process has been aided 

with input from a specialist inclusivity consultant and reference to current good 

practice guidance.  



Planning, Design and Access Statement –Newport Leisure Centre, July 2021 

29 

 

 

4.25 Wheelchair accessible parking is proposed in the existing USW car park to the north-

west of the site. Negotiations are ongoing between NCC and USW for the use of part of 

this parking area.  

 

4.26 Ramped and stepped access is proposed to the entrances along Usk Way and the 

Riverside. The ramp width will allow two wheelchairs to pass.  Mid-landings and a 

platform adjacent to the Usk Way entrance provide resting areas.  

 

4.27 Lift access and accessible toilets will be provided on all floors.  

 

4.28 Facilities are arranged around the central foyer to simplify orientation and provide a 

highly legible building. In addition, primary circulation areas will allow two wheelchairs 

to pass simultaneously.  

 

4.29 Finally, all spaces and facilities have been designed to provide a diverse range of sport 

and activities, catering for all levels of ability, and all ages. 

 

Operation 

4.30 At this stage, it is expected that the NLC’s operation will remain the same as that of 

the existing Newport Centre, as follows:  

• Monday to Thursday: 06:15 to 22:00,  

• Friday: 06:15 – 21:30,  

• Saturday and Sunday: 08:00 to 20:00  

 

4.31 The Cafe/Restaurant will be open during the operating hours of the NLC and be 

accessible to all members of the public.  However, it will function independently of the 

leisure centre and be open later, if required.  

 

Transport Considerations  

Vehicle and Cycle Parking 

4.32 It is proposed that the development will be car free in light of the site’s good public 

transport accessibility.  
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4.33 As explained at paragraph 4.25, NCC is currently negotiating with USW the use of 6 

accessible car parking spaces within the parking area that sits between the USW 

building and the application site. These would be solely used as dedicated wheelchair 

accessible parking spaces.  

 

4.34 There are several public car parks located within a short walk of the site that will cater 

for the NLC’s car parking demand. For instance, the Kingsway car park, in close 

proximity to the proposed development site, could be utilised by NLC customers.  

 

4.35 Cycle parking is currently being considered.   

 

Travel Plan 

4.36 A Travel Plan has been prepared in support of the proposals, designed to support and 

promote using active and sustainable modes of transport to get to and from the site.  

 

4.37 Travel surveys will be undertaken every year. This will allow the success or otherwise 

of reaching the published target modal splits to be measured. It will enable the 

effectiveness of various measures to be identified and inform future decisions on how 

the Travel Plan should evolve. 

 

4.38 Annual monitoring reports will be compiled and made available to Newport City Council 

upon request.  

 

Delivery and Servicing 

4.39 Servicing and deliveries will comprise refuse and recycling collection, pool chemical 

deliveries, and deliveries to the café kitchen and general leisure stock. This will be via 

the shared access along the east access road.  

 

4.40 In order to facilitate servicing and deliveries, it is proposed to relocate the existing 

barrier control to the USW car park as shown on the proposed ground floor plan. The 

access road may be reduced to single lane traffic when deliveries take place. 

 

4.41 A remote fill point encased in a lockable box for the delivery of hydrochloric acid is to 

be provided through the east wall of the building adjacent to be the designated area 



Planning, Design and Access Statement –Newport Leisure Centre, July 2021 

31 

 

for chemical deliveries. An access hatch with ‘dumbwaiter’ for the delivery of calcium 

hypochlorite is also proposed along the east elevation. 

 

4.42 A 3m x 3m knockout slab is to be provided adjacent the east entrance of NLC, over the 

fire escape lobby, to provide access for basement plant installation and replacement. 

The use of a concealed lifting beam over the east building entrance is to be provided. 

 

Waste Management 

4.43 Currently refuse collection vehicles access USW bin and recycle stores via the access 

road to the east of NLC. This arrangement will be retained for the proposed 

development.  

 

4.44 Bin and recycling storage is proposed along this route which allows refuse collection 

vehicle turning in the University of South Wales car park. 

 

4.45 It is also proposed that general waste, food waste and recycling will be stored in clearly 

identified receptacles throughout the building and moved to the bin and recycle stores 

out of hours where it will be compacted ready for collection. 

 

4.46 On collection days, if bins are stored in the basement area, they will be moved by the 

operator to an agreed collection point long the access road. 

 

Fire Strategy  

4.47 The Fire Strategy Report sets out a number of recommendations. Some of the key ones 

are: 

• The building will adopt a simultaneous evacuation strategy: an immediate and 

simultaneous evacuation of the entire building will occur in the event of 

detection or manual call point activation in any area. 

• Based on the identified risk profile of the building, it is proposed that the NCLL 

will be provided with an automatic L1 fire detection and alarm system to a 

Category L1 standard in accordance with relevant regulations.  

• A means of escape assessment confirmed that the escape capacity is 

considered to be sufficient for the anticipated occupancy.  
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• Whilst firefighting lifts are not required, firefighting shafts will be created 

inclusive of a firefighting stair, ventilated lobby and dry rising main. 

 

Flood Risk  

4.48 The FCA confirms that the proposed development site is located within Flood Zone B, 

where the proposed used are considered appropriate. 

 

4.49 The predominant source of flooding is the sea and the development is at Low Flood 

Risk. The scheme will not adversely affect the floodplain since it is tidal and not fluvial 

 

4.50 The development has a proposed Finished Floor Level of 10.0mAOD to ensure it is 

flood free for the design tide level 9.8mAOD (0.5%, 1in200yr), which includes climate 

change for the life of the development (75yrs). At extreme conditions (0.1%, 

1in1000yrs) tide level 10.6mAOD, the development is under flood waters of no more 

than 600mm deep, which is considered acceptable.  

 

4.51 The NLC operator will register to receive warnings from Natural Resources Wales’ 

Floodline (NRW). It is also recommended to have an Emergency Flood Evacuation Plan 

ready should a warning is issued.  

 

Drainage and SuDS 

4.52 The development will be using a new surface water outfall pipe which will be 

incorporated in the existing outfall structure by the River Usk.  Since the flood levels in 

the River Usk are affected by the tide levels, providing attenuation has no merit. 

 

4.53 The proposed combination of a green and active roof provides betterment in the quality 

of runoff and the biodiversity of the area, whilst improving the amenity space of the 

site. 

 

4.54 In addition, the surface water drainage will be designed to accommodate the 1 in 

1000-year event flows to ensure its integrity and prevent flooding of the green/active 

roof.  

 

4.55 The project is subject to Sustainable Drainage Approval Body (SAB) Approval and as 

such a Pre-SAB application followed by a full SAB Application will be submitted to NCC.  
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Energy and Sustainability 

4.56 Sustainability and energy efficiency has been a key driver in the development and 

design of the proposed NLC.  The proposed energy strategy for the new extension 

follows a best practice approach. A BREEAM Pre-Assessment has been undertaken 

and the scheme is on target to achieve an Excellent score.  

 

4.57 The approach to the energy strategy has been to achieve reduction in CO2 emissions 

via passive design and energy efficiency measures in the first instance prior to the 

consideration of low and/or zero carbon technologies (LZC).  The passive measures 

include the specification of high-performance building fabric including U-values and an 

air permeability that are beyond the minimum requirements of the Building 

Regulations.  

 

4.58 The active measures include:  

• High energy efficiency gas fired condensing boilers;  

• High energy efficiency air-cooled chillers;  

• High energy efficiency air handling units with heat recovery;  

• Insulated pipework to reduce circulation losses;  

• Low energy lighting throughout;  

• Variable speed pumps.  

 

4.59 It is anticipated there will a 5% reduction in annual regulated CO2 emissions beyond 

the requirements of the Building Regulations Part L 2014 Wales (using SAP 10.1 

carbon factors) via passive design and energy efficiency measures.  

 

4.60 There is currently no District Heat Network (DHN) in close proximity to the subject site 

and, therefore connection is not possible.  However, blanked off pipe work for 

connection to a future district heat network will be installed in the plant room to future 

proof the development, if an DHN becomes available in the future.  

 

4.61 A number of renewable technologies were investigated with the view to be incorporated 

in the development. Following review regarding energy strategy and carbon reduction 

options, it was decided that an air source heat pump (ASHP) is the best strategy to 

meet compliance with Building Regulations Part L 2014 Wales (using SAP 10.1).  
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4.62 The use of ASHPs will achieve approximately a 46% reduction in annual regulated CO2 

emissions beyond the Be Lean stage.  

 

Ecology   

4.63 The application site as a whole can be considered to be of low ecological value with an 

extensive area of hardstanding comprising the majority of the site. The remainder of 

the site contains features of greater ecological interest (in the context of the site), 

comprising of scatted scrub, semi-improved grassland and ephemeral/short perennial 

vegetation. These are of limited value due to their relatively small extend, positioning 

within an urban context and low connectivity to other habitats.   

 

4.64 The application site is located some 17m from the River Usk’s SAC and SSSI.  These 

are the closest statutory designated sites to the application site. To avoid any impacts 

on the designated status of the river, the PEA sets out a number of mitigation measures 

applicable to the proposals. 

 

4.65 The River Usk is a priority habitat and that the proposals do not seek to remove the 

current scrub screening on the riverbank which provides a vegetated corridor for use 

by wildlife, and also acts as a lighting screen for the river at this point.  Nonetheless, 

measures will be put in place to prevent pollution impacts and to ensure that the River 

Usk is not affected by the development, and to ensure that the are no impacts to any 

of the species that use the river and form the SAC designation.  

  

4.66 The site currently contains no roosting opportunities for bats and limited roosting 

opportunities for birds. Bat boxes installed on the new buildings, unlit and close to 

areas of suitable bat habitat (i.e., riverside), as well as bird boxed will provide new 

roosting opportunities for these species, enhancing the overall value of the sites. 

 

4.67 The proposed green roof will contribute to offsetting the limited habitat loss that will 

occur developing the site, and will benefit invertebrates. 

 

 

Landscaping 
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4.68 The proposed landscaping design produced by The Richards Partnership promotes and 

provides an accessible, open green space within the city centre. This area has been 

designed for those who use the building or by invited guest. The initial planting plan 

enhances the sites biodiversity credentials providing a vast array of species within this 

site. An initial plan is illustrated in figure 18. 

 

4.69 Key elements of the planting scheme are: 

 

- Boardwalk/Steppingstones 

- Raised Planters/Mounded Landform 

- Resin bound gravel footpaths and breakout space 

- Bog Garden 

- Local Pennant sandstone plank paving 

- Ivy screen planted against the north facing wall with integrated nest 

boxes. 

 

Arboricultural Considerations  

4.70 There are no tree preservation orders which apply to the site and the site is not located 

within a designated Conservation Area.  

 

4.71 The root protection zone of the London Plane Trees would fall under 4m, and the 

existing paving will act as ground protection. However, in some instances some trees 

overhang the site boundary and would require trimming back. Therefore, all trees in 

close proximity to the site can be retained. 

 

Acoustic Considerations  

4.72 An environmental noise survey was conducted by Hoare Lea LLP between 26th May 

2021 and 28th May 2021. The survey was undertaken during the ongoing COVID-19 

pandemic. At the time of measurement, restrictions had been lifted for the majority of 

operations. However, the local noise climate may not be entirely representative of 

normal conditions. 

 

4.73 During the survey period, the main noise source was considered be traffic on Usk Way 

and surrounding roads. For the purposes of proposing external plant noise emissions 

limits, the typical background sound levels have been determined. 
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4.74 In addition to the above, the Acoustic Report makes a number of recommendations to:  

• Ensure that the building envelope provides adequate levels of sound reduction to 

control external sound to appropriate indoor levels.  

• Control rain noise. 

• Set a limit to noise from internal mechanical and electrical services. 

• Set out internal sound insulation criteria. 

• Control internal reverberation. 

• Control activity noise break-out that could affect neighbouring residential amenity. 

 
 

Heritage Considerations  

4.75 The application site contains no statutory designated historic assets, although it is 

located within the setting of the Lower Dock Street CA and the Grade II* listed George 

Street Bridge. Therefore, the impact of the proposal consists of indirect effect on the 

significance of historic assets through changes within their settings. These are set out 

within the Heritage Impact Statement. 

 

Archaeological Considerations  

4.76 An archaeological watching brief was 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.  
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Figure 13– Proposed ground floor plan, extract from drawing no. 1909-LAA-XX-00-DR-A-02101P03. 
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Figure 14 – Proposed First floor plan, extract from drawing no. 1909-LAA-XX-01-DR-A-02102 P04. 
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 Figure 15 – Proposed Second floor plan, extract from drawing no. 1909-LAA-XX-02-DR-A-02103 P03. 

 

 



Planning, Design and Access Statement –Newport Leisure Centre, July 2021 

40 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 
Figure 16 – Proposed Roof plan, extract from drawing no. 1909-LAA-XX-RF-DR-A-02104 P03. 
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Figure 17 – Proposed northeast elevation, extract from drawing no. 1909-LAA-XX-XX-DR-A-02200 P02. 
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Figure 18 – Draft Landscape Proposals 
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5 Planning Policies 
 

5.1 This chapter summarises the national and local planning policy framework, that is 

relevant for the determination of this application.  

 

5.2 All development should be in accordance with the statutory development plan, unless 

material considerations indicate otherwise, as required by s36 of the Planning and 

Compulsory Purchase Act 2004.  In this context, the statutory development plan for 

NCC comprises of the Newport Local Development Plan, adopted in January 2015.  

Appendix 1 contains a full list of relevant policies. 

 

5.3 National planning guidance (Planning Policy Wales Edition 11 2021 (PPW11) and 

Technical Advice Notes (TAN)) is a material consideration.  Other material 

considerations which should be considered are local Supplementary Planning 

Guidance (SPGs). 

 

Site designation 

5.4 The application site is afforded with the following designations: 

• Newport Town Centre. 

• Archaeologically Sensitive Area: Town Centre (this covers part of the site) 

(Figure 9).  

• Flood Risk Zone Classification B (Figure 19). 

• Parking Zone 1 (Figure 20). 

 

5.5 During the determination of the approved outline application, Natural Resources 

Wales confirmed that the site is located within Zone B (refer to Figure 19). However, 

the NCC Constraints Map has not yet been updated and still reflects the previous 

designation.   

 

5.6 Furthermore, the site is adjacent to the River Usk’s Site of Special Scientific 

Importance (SSSI) and Special Area of Conservation (SAC) (Figure 21 and 22 

respectively). 
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Figure 19 - Extract from NRW Development Advice Map (DAM) – Flood Zone B 
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Figure 20 - The site lies within Parking Zone 1 
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 Figure 21 – Extract from the Constraints Plan: Site of Special Scientific Interest. 
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Figure 22 – Extract from the Constraints Plan: Site Area of Conservation 

 

 



Planning, Design and Access Statement – Newport Leisure Centre July 2021 

 

 48 

National Planning Policy 

5.7 Regard has been had to the Government’s PPW11 and to the relevant TAN documents: 

• Planning Policy Wales Edition 11 (2021) 

• Paragraphs 3.3 to 3.14 (Good Design Making Better Spaces)  

• Paragraphs 3.21 and 3.22 (Promoting Healthier Places) 

• Paragraphs 3.55 and 3.56 (Previously Developed Land) 

• Paragraphs 4.1.9 to 4.1.18 (Sustainable Transport) 

• Paragraphs 4.1.49 to 4.1.50 (Car Parking) 

• Paragraph 4.4.1 (Community facilities) 

• Paragraph 4.5.1 (Recreational spaces) 

• Paragraphs 5.8.1 to 5.8.3 (Sustainable Buildings)  

• Paragraph 6.1.10 (Listed Buildings)  

• Paragraphs 6.1.14 to 6.1.16 (Conservation Areas)  

• Paragraphs 6.1.23 and 6.1.25 to 6.1.27 (Archaeological Remains) 

• Paragraphs 6.4.15, 6.4.17, 6.4.18 and 6.4.21 to 6.4.25 (Biodiversity 

and Ecological Networks) 

• Paragraphs 6.6.8, 6.6.17 to 6.6.20, 6.6.24, 6.6.25 and 6.6.27 (Water 

and Flood Risk) 

• Paragraphs 6.9.16 to 6.9.21 (Land Contamination) 

• Welsh National Marine Plan (2019) (WNMP) 

 

Technical Advice Note(s) 

• TAN 12 - Design (2016)  

Provides guidance on how good design should be achieved through the 

planning process. 

• TAN 15 – Development and Flood Risk (2004)  

Provides guidance on how to allow development within flood risk areas. 

• TAN 18 - Transport (2007)  

Describes how to integrate land use and transport planning.  It explains how 

transport impacts should be assessed and mitigated. 

• TAN 20 – Planning and the Welsh Language (2017)  

Sets out guidance on the consideration of the Welsh language as part of the 

Development Plan process. 
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• TAN 24 – The Historic Environment (2017)  

Provides guidance on how the planning system considers the historic 

environment during development plan preparation and decision making, 

including archaeological remains.  

 

Local Planning Policy 

5.8 The following policy documents have informed the proposal:   

 Newport Local Development Plan (Adopted January 2015) 

• Policy SP1: Sustainability 

• Policy SP2: Health  

• Policy SP3:  Flood Risk 

• Policy SP4:  Water Resources 

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

• Policy SP12: Community Facilities  

• Policy SP13: Planning Obligations  

• Policy SP18: Urban Regeneration 

• Policy GP1: General Development Principles – Climate Change 

• Policy GP2: General Development Principles – General Amenity 

• Policy GP3: General Development Principles – Service Infrastructure  

• Policy GP4: General Development Principles – Highways and 

Accessibility  

• Policy GP5: General Development Principles – Natural Environment  

• Policy GP6: General Development Principles – Quality of Design  

• Policy GP7 General Development Principles – Environmental Protection 

and Public Health 

• Policy CE1 - Routeways, Corridors and Gateways 

• Policy CE2: Waterfront Development 

• Policy CE6: Archaeology 

• Policy CE7: Conservation Areas  

• Policy T4: Parking 

• Policy T5: Walking and Cycling 

• Policy CF4: Riverfront Access 
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Supplementary Planning Guidance  

5.9 There are also a number of SPG documents which are a material consideration for this 

proposal, including the following:   

• Archaeology and Archaeology & Archaeologically Sensitive Areas SPG (2015) 

• Sustainable Travel SPG (July 2020)  

• Planning Obligations (January 2020)  

• Parking Standards (Zone 1) (August 2015) 

• Wildlife and Development (2015) 

• Trees, Woodland, Hedgerows and Development site (January 2017)  

 

 Local Planning Policy –Revised Newport Local Development Plan  

5.10 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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6 Justification for Permission 

 

6.1 This section of the PDAS identifies the planning issues associated with the proposed 

full planning application and explains how each have been considered in relation to 

the adopted development plan and its policies.  Further technical details can be found 

in the supporting reports outlined at paragraph 1.9. 

 

6.2 The relevant planning issues are as follows: 

 

a) Principle of Development  

b) Design  

1) Proposed Internal Layout 

2) External Appearance  

3) Scale and Massing 

4) Access and Parking 

c) Technical Considerations: 

1) Transport  

2) Flood Risk 

3) Drainage and SuDS 

4) Acoustic Considerations 

5) Ecology  

6) Archaeology  

7) Impact on Historic Assets  

8) Land Contamination 

9) Landscape 

10) Lighting 

 

a) Principle of Development 

6.3 The application site sits in a sustainable and visually prominent location between Usk 

Way and the River Usk, at the edge of the city centre.  However, it is currently 

unattractive and underutilised, having been vacant for a significant period of time. It 

appears as a gap in the townscape and its hoardings contribute to the negative 

appearance of the site, which is visually obtrusive in local views (refer to Figures 2 to 

7).  
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6.4 The proposed NLC looks to return the disused brownfield site, bounded by roads, a car 

park, and the River Usk, to prominence on the river front with clear connections to and 

from the city centre along the City’s historic routes. Entrances along Usk Way and 

Riverside Walk will enhance connection to these established routes and will be further 

enhanced by the café and café terrace inviting people to enter the building for food 

and drink. The striking three storey building form and active frontages, will enliven the 

streetscape and increase community interest in the activities within. 

 

6.5 The proposed development is therefore in line with the principles of PPW11 and local 

Policy SP1 (Sustainability) which requires “proposals to make a positive contribution 

to sustainable development by concentrating development in sustainable locations on 

brownfield land within the settlement boundary”. 

 

6.6 NLC will bring vitality and interest to the area, contributing to the regeneration of this 

section of Usk Way in line with local Policy CE2 (Waterfront Development). As a result, 

the wider urban context will become a more desirable location and its character will be 

enhanced.  

 

6.7 NLC will deliver an exciting leisure, health and wellbeing centre. The neighbouring 

Newport Centre provides leisure facilities; however, it has reached the end of its 

serviceable life. Its swimming pool is currently closed, and it is not expected to reopen. 

 

6.8 Local Policy SP2 (Health) states that “Development proposals should seek to maximise 

their positive contribution to health and well-being and minimise any negative effects 

by being located in the most sustainable locations”. The main aim of the development 

proposal is to provide a positive and innovative contribution in leisure facility for the 

people of Newport. Being located within a city centre location, it provides a sustainable 

and wide-reaching destination for those who live in the administrative authority and 

further afield.  

 

6.9 The development proposal would therefore provide a viable alternative to the current 

Newport Centre. This new facility would boost the economy by creating jobs and 

contributing to local expenditure. In addition to providing a state-of-the-art facility for 

the local community, thus improving the local environment, NLC will create a healthier 
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and safer city in line with local Policies SP12 (Community Facilities) and SP18 (Urban 

Regeneration), and the principles of PPW11. 

 

6.10 To conclude, the principle of development is considered acceptable.  

 

b) Design 

1. Proposed Internal Layout 

6.11 The proposed building contains three core elements, articulated on three levels:  

 

• A Pools complex  

• An activity multi-purpose hall  

• Fitness, health and wellbeing facilities  

 

6.12 As previously explained, all areas have been designed with reference to Sport England 

Guidance and Building Standards, to ensure that the proposed facilities and areas 

meet operational requirements as well as NCC’s and operator’s needs. 

 

6.13 The centre has also been designed to promote inclusivity and accessibility. Both dry 

activity spaces and the pool area are configured to provide for a diverse range of sport 

and activities, including community events and private functions, to encourage people 

of all abilities to participate in fitness activities and exercise. 

 

6.14 The building will be highly legible with clear wayfinding. Level access will be provided 

across all floors and all environments will be inclusive (such as circulation areas, 

changing and shower facilities, toilets). The proposed foyer linking the two entrances 

will encourage views into the building and pedestrian flow through the building. 

 

6.15 The above will ensure NLC contribution to the health and wellbeing of all Newport 

residents and meets the requirements of local Policies SP2 (Health) and GP6 (Quality 

of design). It is also in line with the principles of PPW11 and TAN12 (Design). 
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2. External Appearance  

6.16 The development intends to use the entire footprint of this prominent site, so to 

maximise its potential. In doing so, it also provides the opportunity to design a building 

that will be read as a key riverside landmark. 

 

6.17 The images shown in Figure 23 demonstrate that the development of a visually strong 

building on this site is critical to the continuity of a thriving mixed use city centre. The 

neighbouring USW building powerfully overlooks the river front whilst the Friars Walk 

shopping centre adds vibrancy to the retail heart of the city. 

 

6.18 The less colourful but perhaps more visually striking Riverfront Theatre provides 

balance on the northern side of Usk Way and so a strong form and exciting views into 

and through the new complex would provide an important addition to this string of 

pearls. It is seen as a new gateway into the thriving heart of Newport City. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 23: Key buildings located in proximity of the application site.  

 

6.19 The 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 
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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. 

 

6.20 Local Policy GP6 (Quality of design) states that “good quality design will be sought in 

all forms of development with the aim to “create a safe, accessible, attractive and 

convenient environment”.  The proposed entrances, both from Usk Way and the 

riverfront, will provide an attractive and welcoming environment for all users of NLC. 

Specifically, the Usk Way entrance has been designed to be accessible to all members 

of the public.  

 

6.21 The proposed scheme has been carefully designed and will bring a modern, attractive 

building to a prominent location, in place of what is now a negative space at the edge 

of the city centre. 

 

6.22 It is therefore considered that the proposed application is in line with local Policies CE2 

(Waterfront Development) and GP6 (Quality of Design), and the requirements of 

PPW11 and TAN 12 (Design).  

 

3. Scale and Massing   

6.23 The proposed height mediates between the need to deliver a visible building and the 

need to respond to the local character. The building will be 3 storeys in height, bringing 

attention to the riverside in local views whilst complementing the taller, iconic USW 

building to the north-west of the site.  

 

6.24 The proposed elevations demonstrate that the massing and scale will appear 

proportionate in the local townscape, and that the proposal will significantly improve 

the appearance of the area. The tall Plane trees that line Usk Way will ‘soften’ the 

massing of the building in local views.  

 

6.25 Usk Way is a wide road. Therefore, due to the distance between the site and the lower 

buildings on the opposite side of the road, and due to the presence of the trees that 

act as a natural screen, the proposal will not appear overbearing in the local context.  
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6.26 The building will also be appreciated within the context of the riverside, which is 

characterised by tall, modern buildings. It will easily integrate within this modern 

riverscape.  

 

6.27 Overall, it is considered that the proposed building will significantly enhance this 

section of riverside whilst respecting the character of the surrounding area.  

 

6.28 The requirements of TAN12 (Design) and PPW11, and local Policies GP6 (Quality of 

Design), CE2 (Waterfront Development) and GP2 (General Amenity) are therefore met. 

 

4. Access and Parking 

6.29 The development will retain the existing 9m wide access from the unnamed road that 

serves the site, as well as Castle Bingo and the USW building.  It will therefore not 

affect existing traffic on Usk Way, with no new vehicular or pedestrian access being 

created from Usk Way.  

 

6.30 The existing pedestrian crossing of the access, formed by dropped kerbs and tactile 

paving will also be retained for pedestrians walking and from USW Campus.  

 

6.31 Dedicated wheelchair accessible parking spaces are proposed to the north-west of the 

site. This is on land leased from NCC to USW, therefore negotiations are underway to 

secure its use for the project. There are existing vehicle barriers along the access road 

to the east, the proposals to move the barriers into the parking area to controlled 

access for the retained USW parking area. 

 

6.32 Kingsway car park is close in proximity to the site and, alongside other car parks in the 

locality, could be utilised for parking by NLC customers. 

 

6.33 In addition to the above, the development has been designed to facilitate access from 

both Usk Way and the riverside, promoting pedestrian and cycle movement towards 

and along the site. 

 

6.34 The proposal has considered and adheres to the principles of TAN18 (Transport) and 

PPW11, and local Policies GP4 (Highways and Accessibility), CF4 (Riverfront Access) 

and T5 (Walking and Cycling). 
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c) Technical Considerations 

1. Transport 

6.35 The submitted Transport Statement confirms the vehicular and pedestrian access 

arrangements for the site.  

 

6.36 The proposal will contribute to sustainable transport modes by providing no onsite or 

offsite non-operational car parking spaces, thus meeting policy requirements.  As the 

site is in a highly sustainable location, served by public transport, car parking spaces 

are not considered necessary.  

 

6.37 Based on the typical rates associated within a leisure centre use within a town 

centre/edge of town location the development will attract 3,600 daily trips. The busiest 

hours are expected to be between 16:00 and 20:00 with the peak occurring between 

18:00 and 19:00 when 376 trips are expected. Many of these will simply transfer from 

the existing Newport Centre nearby and other visits will be linked with journeys into the 

city centre for other reasons e.g. commuting or shopping trips. As a result, the 

development is unlikely to generate a significant increase in journeys into and out of 

the city centre. The development will therefore not have a material impact on the 

capacity and operation of the transport networks that serve the city. 

 

6.38 In terms of the mode, based off the TRICS sites 34% trips will be made by pedestrians, 

4% by cyclists and 20% by public transport. This means that. 58% of trips will be made 

by active and sustainable modes of transport. Approximately 42% of trips will be made 

by car, including 13% as car passengers.  

 

6.39 Cycle parking is currently being considered. 

 

6.40 The proposal is considered to meet the requirements of PPW11 and TAN18 

(Transport), as well as local Policies GP4 (Highways and Accessibility), T4 (Parking), 

CE1 (Routeways, Corridors and Gateways) and the Parking Standards SPG. 

 

2. Flood Risk  

6.41 The FCA confirms that the proposed development site is located within Flood Zone B. 

It is acknowledged that the proposed form of development is permitted within this 

location if conditions of design flood levels are satisfied.  



Planning, Design and Access Statement –Newport Leisure Centre, July 2021 

58 

 

6.42 Within the FCA, it is identified that the dominant source of flooding is the sea and the 

associated tide levels within the River Usk estuary. TAN 15 (Development and Flood 

Risk) suggests that the design flood level for the development is the 0.5% (1in200) 

Tide Level, including climate change allowance for the design for life of the 

development.  

 

6.43 Accordingly, the proposed finished floor level for the building will be raised 

approximately 1m above the existing site level to 10AOD, to allow for the 1:200-year 

tide level. The tide levels have been calculated with the 97.5% confidence levels as 

provided by the Environment Agency by applying climate change allowance. 

 

6.44 At extreme conditions (0.1%, 1in1000yrs) tide level 10.6mAOD, the development will 

under flood waters of no more than 600mm deep, which satisfies TAN15 

requirements. The NLC will therefore be designed to be flood resilient to ensure its 

structural integrity and enable it to become operational quickly after the flood event  

 

6.45 The proposal will not adversely affect the floodplain since it is tidal and not fluvial.  

 

6.46 The above demonstrate that the development proposal meets the requirements of 

local Policies SP3 (Climate Change), GP1 (Flood Risk) and GP7 (Environmental 

Protection and Public Health), as well as the guidance of PPW11 and TAN15 

(Development and Flood Risk).   

 

3. Drainage and SuDS 

6.47 The Drainage Strategy indicates that the River Usk is the receiving water body for the 

surface water runoff from the site.  A private pumping station is proposed to be used 

in case of foul water, which will discharge to the Welsh Water public sewer. A 

demarcation manhole will be placed at the boundary of the property to allow for the 

connecting sewer to be adopted. 

 

6.48 There is a requirement to limit the discharge rate of the surface water runoff from the 

development to mitigate the effect of the development, in relation to increased flood 

risk to people and properties downstream. 
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6.49 The Drainage Strategy indicates that surface water would discharge via a new offsite 

outfall into the River Usk at an unrestricted rate.  Therefore, SuDS features will need 

to be adopted to improve the water quality of surface water run-off and provide amenity 

and biodiversity benefits.  

 

6.50 Overall, the development will be using a new surface water outfall pipe to be 

incorporated in the existing outfall structure by the River Usk.  Since the flood levels in 

the River Usk are affected by the tide levels, providing attenuation has no merit. 

Furthermore, the proposed combination of green/active roof provides betterment in 

the quality of runoff and the biodiversity of the area, in turn improving the amenity 

space of the site. 

 

6.51 In addition, the surface water drainage will be designed to accommodate the 1 in 

1000-year event flows to ensure its integrity and prevent flooding of the green/active 

roof. It is important to note that the project is subject to SAB. Approval and as such a 

Pre-SAB application followed by a full SAB Application will be submitted to NCC.  

 

6.52 The foul drainage options need to be verified following consultation with Welsh Water.  

 

6.53 The above demonstrates that the proposal is line with local Policies SP4 (Water 

Resource), GP1 (Climate Change), GP3 (Service Infrastructure), and GP7 

(Environmental Protection and Public Health), and guidance of PPW11.  

 

4. Acoustic Considerations  

6.54 The proposed external plant area will be designed so that sound levels will preserve 

the amenity of nearby residents and occupiers.   

 

6.55 Equally, the building will be designed to ensure that indoor sound levels are 

appropriate and that they do not detract from the experienced of visitors and users of 

the centre. 

 

6.56 The proposal will therefore meet the requirements of local Policy GP7 (Environmental 

Protection and Public Health). 

 
 
 



Planning, Design and Access Statement –Newport Leisure Centre, July 2021 

60 

 

5. Ecology 

 

6.57 A Phase 1 Habitat Survey was conducted in May 2021 to map habitats present on site 

and highlight the potential for protected species to occur. The survey area was 

described to predominantly comprise of extensive areas of hard standing in the form 

of tarmac and loose asphalt.   

 

6.58 The site is not covered by an ecological designation. The development site is located 

some 17m to the west of the River Usk (Lower) SSSI) and SAC. The PEA confirms that 

the site does not lie within any SSSI impact risk zone.  

 

6.59 Development of the application site has the potential to negatively impact the 

SSSI/SAC, primarily through acting as a potential source of pollution. A buffer of 

approximately 17m between the application site and the river does exist however, and 

provided that a suitable pollution prevention methodology can be designed and 

implemented, it is considered that any negative impacts upon the SSSI/SAC can be 

avoided. 

 

6.60 The application site as a whole can be considered to be of low ecological value with an 

extensive area of hardstanding comprising the majority of the site. The remainder of 

the site contains features of greater ecological interest (relative to the site), comprising 

of scatted scrub, semi-improved grassland and ephemeral/short perennial vegetation. 

These are limited of value due to their relatively small extend, positioning within an 

urban context and low connectivity to other habitats. 

 

6.61 In addition, the application site includes areas of habitat assessed as consistent with 

‘open mosaic habitat on previously developed land’. This is listed as a habitat of 

principal importance and is a local biodiversity action plan (BAP) habitat. However, 

the total area present within the application site boundary is less and 0.25Ha, 

meaning that this habitat does not qualify.  

 

6.62 The PEA assessed the impact on protected species and below sets out the conclusions.  

• Badger: Data and field survey observations suggest it is unlikely that 

badgers are using the site and no further survey work is required. There 

is potential for foraging within the site, although there is no evidence 
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that badgers have used this site. Nonetheless, measures should be 

adopted to protect badgers during construction activities.  

• Bats:  The application site does not contain any structures or trees 

capable of supporting roosting bats. A number of sub-mature London 

Plane trees are in close proximity to the site, but are unlikely to host bats 

due to a lack of roosting features. In addition, the trees are in close 

proximity to street lighting which does not encourage roosting. The site 

also has limited opportunities for foraging and does not contain any 

linear features commonly used by communing bats. Although such  

features are present adjacent to the site, they are subject to significant 

amounts of artificial lighting and thus sub-optimal for commuting bats. 

Accompanying this planning application is a lighting plan which 

illustrates the proposed lighting strategy proposed to prevent impact on 

bats.  

• Dormouse: No signs of dormhouse were observed during the site visit.  

A highly suboptimal habitat present on site and the lack of connectivity 

to suitable habitats  demonstrates that the application  site does not 

have this species present. 

• Otter and Water Vole: No suitable habitat for otter or Water Vole is 

present on-site. A reasonable buffer area between the site and river 

(~17m) exists, but pollution prevention methods should nevertheless be 

adhered to in order to prevent possible damage to the river and its 

dependent protected species. 

• Other Mammals: There is potential for hedgehog to be present on-site. 

Suitable hedgehog habitat is scheduled to be removed/altered under 

current proposals and this  should be carried out in a sensitive manner.  

• Nesting Bird: Scattered scrub as it occurs on-site offers some limited 

potential for nesting birds. Removal of nesting bird habitat will be 

required under current proposal and subsequent checks should take 

place by a suitably qualified ecologist and ideally outside of the breeding 

bird season.  

• Great Crested Newt: The proposed development will impact upon 

suitable terrestrial habitat for GCN, however, the lack of data together 
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with the lack of connectivity to suitable terrestrial and/or aquatic habitat 

in the wider landscape indicate that GCN are likely to be absent.   

• Other Amphibians and Reptiles: Though not likely, there is some 

potential for amphibians and reptiles (namely slow worms) to be 

present. Site clearance works should be carried out in a sensitive 

manner and overseen by a suitably qualified ecologist. Any reptiles or 

amphibians uncovered during works should be collected and placed in 

adjacent retained habitat.  

• Invertebrates: The lack of rare or notable botanical species, coupled 

with the data search indicate that the application site is unlikely to 

support a notable invertebrate assemblage.  

• White-Clawed Crayfish: No suitable habitat for WCC is present on site.  

• Protected Plants: No protected plants were recorded during the Phase 

1 habitat survey and therefore considered absent.  

• Schedule 9 Species: No invasive species were recorded during the 

Phase 1 habitat survey and are therefore considered absent. 

 

6.63 Appropriate measures to avoid and/or mitigate impacts on protected species, and to 

provide enhancements where feasible have been suggested in accordance with 

national and local development plan policy: 

• Green/Brown Roofs to be implemented,  

• Pollution prevention methods utilised during construction phase, 

• Precautionary measures employed to safeguard animals during the 

development (see para 6.62),  

• Lighting contour plan to be produced to confirm no additional light spill 

onto the River Usk,  

• Provision of tree and/or shrub planting in the proposed scheme to 

provide potential new roosting opportunities,  

•  Creation of roosting opportunities for birds and bats on-site through the 

institution of bird and bat boxes on new buildings,  

• Provision of wildflower beds within the proposed scheme to benefit 

invertebrates, including pollinators,  

• ‘Hedgehog domes’ instituted near areas of suitable habitat to provide 

additional refuge areas for hedgehog  
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• Cultivation of rough grassland areas to benefit invertebrates and 

provide foraging habitat  

 

6.64 This demonstrates that the proposed development will comply with PPW11 guidance 

and with local Policy SP9 which requires development proposals that may affect and 

priority species to provide measures for the protection and management of these 

species, and the mitigation and compensation of any potential impacts. Local Policy 

GP5 has also been considered and met, which requires protection and management 

for any protected and priority species affected by the development.  

 

6. Archaeology 

6.65 An archaeological watching brief was 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. 

 

6.66 Archaeology Wales monitored the excavation: ten trial pits and four bore holes. The 

site consists of reclaimed land, built up in layer of redeposited sand and silty clays 

mixed with aggregates and demolition material, overlaying estuarine deposits related 

to the previous natural formation of the River Usk. A post medieval industrial phase 

was identified around 0.5m below the surface with the presence of in situ railway 

tracks and timber fragment. 

 

6.67 There is also evidence of more recent tarmac roads, concrete floors and structures 

beneath the surface in four test pits which may have been related to the sites previous 

use as a manufacturing plot.  

 

6.68 No other evidence of archaeological evidence was identified, despite the estuarine 

deposits having high archaeological potential. The above demonstrates that the 

proposal complies with local Policies SP9 (Conservation of Natural, Historic and Built 

Environment) and CE6 (Archaeology), and the requirements of TAN24 (The Historic 

Environment) and PPW11, 
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7. Impact on Historic Assets  

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

Grade II* listed George Street Bridge. The site contains no statutory designated historic 

assets and an Archaeological Watching Brief confirmed that there are no valuable 

archaeological remains underground, meeting the requirements of local Policy CE6 

(Archaeology).  

 

6.70 The application site, at present, 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.  

 

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

(Quality of Design). In addition, 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, meeting the requirements of local Policy CE7 (Conservation 

Areas). Importantly, it will contribute to their aesthetic value and to the way members 

of the public experience their significance.  

 

6.71 It should also be noted that NLC will deliver significant benefits to the local community, 

contributing to the regeneration of Newport city centre. This is in line with local Policy 

SP18 (Urban Regeneration). 

 

6.72 As evidenced through the Heritage Impact Statement, it is considered that this 

proposal meets the test of PPW11 and TAN 24 (Historic Environment), the 

requirements of local planning policies and Cadw guidance.  

 

8. Land Contamination 

6.73 A Phase 1 Environmental Assessment has been undertaken which identifies the 

history of the site and surrounding areas.  It discusses the potential for geotechnical 

instability at the site; contamination or conditions to exist on, at or near to the site at 

various levels or in a situation likely to warrant mitigation following consideration 

appropriate to the proposed uses. 
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6.74 Desk study information suggested that the site has been occupied with and 

surrounded by potentially contaminative land uses since at least the late 1800s.  As a 

result ground investigation and geo-environmental assessments have been 

undertaken, to fully establish the ground conditions and contamination potential.  Trial 

pits with windowless sampling/dynamic probing and light cable percussion boreholes 

were created, which were supported by ground gas monitoring, geoenvironmental 

testing (soils and leachate) and reporting. 

 

6.75 The ground investigation and remediation strategy provides the information that has 

informed the stability and foundation solutions, which will be piling. 

 

6.76 The intrusive site investigation was carried out in accordance with a specification 

provided by Precisian (as detailed within Document Number 112/NLC/Spec 01, dated 

March 2021).  The intrusive site investigation was carried out in accordance with 

BS5930:2015+A1:2020, the Code of Practice for Site Investigations, 

BS10175:2011+A2:2017, the code of practice for investigation of potentially 

contaminated sites, and ‘Development of Land Affected by Contamination: A Guide for 

Developers’ prepared by Welsh Local Government Association (WLGA)/Natural 

Resources Wales (NRW) Land Contamination Working Group, 2017.  The specified 

intrusive site investigation comprised:  

 

• 10 No. machine excavated trial pits and 5 No. cable percussion boreholes with 

rotary core follow-on, carried out during June 2021  

• Sampling of soil for laboratory chemical testing  

• Sampling of soil for laboratory geotechnical testing  

• Sampling of groundwater for laboratory chemical testing  

• Monitoring for concentrations of methane, carbon dioxide, oxygen, hydrocarbon 

vapours and gas flow  

• Monitoring of groundwater levels.  

 

6.77 The potential types of contaminants of concern are listed below:  

o Metals, semi-metals, and inorganics within the shallow made ground/shallow 

groundwater  

o Polyaromatic hydrocarbons (PAHs) within the shallow made ground/shallow 

groundwater  
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o Petroleum Hydrocarbons (VPH/EPH) within the shallow made ground/shallow 

groundwater  

o Volatile and Semi Volatile Organic Compounds (VOCs/SVOCs) within the 

shallow made ground/shallow groundwater  

o Polychlorinated Biphenyls (PCBs) within the shallow made ground in the vicinity 

of electrical transformers  

o Asbestos within the shallow made ground.  

 

 

6.78 Due to the evidence of petroleum hydrocarbon contamination recorded within the 

made ground, local remedial measures are recommended to reduce the potential risk 

to controlled waters.  Whilst the proposed basement/plant room will result in an 

approximate 4m cut, thereby removing the made ground in its entirety in this location, 

any remaining/residual made ground soils exhibiting evidence of petroleum 

hydrocarbon contamination should be excavated and removed from site in order to 

reduce the potential risk to controlled waters (namely the River Usk). A number of 

representative validation soil samples will be taken from the base and sides of the 

excavation and analysed for speciated petroleum hydrocarbons, and the results 

assessed.  

 

6.79 Local Policy GP7(Environmental Protection and Public Health) and PPW11 guidance 

are therefore considered to be met. 

 

9. Landscape 

 

6.80 The Landscaping Design produced by The Richards Partnership promotes and provides 

and accessible, open green space within Newport City Centre on the rooftop of the new 

NLC, providing an area for social interaction and community well-being (refer to Figure 

18). The site is currently a large vacant brownfield site which is of low ecological value. 

The proposed development would increase the biodiversity of the site, whilst providing 

a high quality garden in line with policy GP6 (Quality of Design) GP5 (Natural 

Environment) SP9 (Conservation of the natural, historic and built environment).  
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10. Lighting 

 

6.81 The luminosity levels of the proposed lighting design are considered to be acceptable, 

as shown in the Lighting Strategy produced by Hoare Lea. Any additional lighting to the 

River Usk will be negligible, when considering the levels of luminosity generated from 

the existing street furniture, which demonstrates policy GP5 (Natural Environment) has 

been considered. This meets with the requirements of secure by design and ecological 

constraints.  
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7 Conclusions and Benefits  
 

7.1 All development should be sustainable in order to meet the national and local planning 

policy objectives.  Sustainable development must meet the three key deliverables, 

which are environmental, economic and social factors.  The proposed development 

meets all of the key criteria as demonstrated below. 

 

Environmental   

7.2 The proposed development is within the urban settlement boundary of NCC, 

specifically the city centre, where new development is directed and supported.  The 

principle of development is established, through this virtue, where development should 

make efficient use of land.  The proposal is for the redevelopment of a car park on 

previously developed land, which is promoted and reduces the impact on greenfield 

sites.  

 

7.3 The proposed development is in an accessible location and promotes the use of 

sustainable forms of transport by not providing any non-operational car parking 

spaces.  This seeks to mitigate against the impact on the highway network. 

 

7.4 The site is contaminated with various compounds and the remediation of the site 

would have a long-term positive impact on the environment.   

 

7.5 The application site is adjacent to the River Usk, which is protected by SSSI and SAC 

designations. Regard has been had to both of these national and international 

designations, providing mitigation and enhancement recommendations with the PEA. 

 

7.6 The development of the site would not increase the likelihood of the site or surrounding 

area to flood, as demonstrated in the FCA.  

 

Economic  

7.7 The proposed use will require staff, thus creating important employment opportunities 

and contributing to local expenditure.   

 

7.8 The development of the site will also result in short term economic investment through 

the construction phase.  There will be a requirement for local contractors to be 
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employed to deliver the project within the programme delivery timescale.  This will 

create employment opportunities for the local skilled labour force.   

 

7.9 Overall, the proposal has the potential to benefit the local economy by making the site 

a desirable and attractive destination, increasing footfall from and to the surrounding 

area.  

 

Social  

7.10 By regenerating the site, the project will breathe new life into the city centre, acting as 

a catalyst for the wider ‘knowledge quarter’ regeneration, enhancing its character and 

appearance, and ultimately making it a more appealing place to live.  

 

7.11 The proposed leisure, activity and wellbeing centre would have significant health and 

community benefits. NLC will provide facilities for physical exercise as well as 

dedicated spaces to wellbeing and social integration. NLC will create a place to meet 

and foster new relationships: a new concept of leisure centre. 

 

Alignment with the Development Plan 

7.12 The proposed development has been assessed in relation to the adopted planning 

policy framework that constitutes the development plan.  The proposals seek to 

develop an underutilised, brownfield site within the city centre, delivering a leisure, 

health and wellbeing centre which is appropriate in this context, contributing to the 

local economy and to NCC’s provision of community facilities.  

 

7.13 NLC will make a positive contribution to the local townscape, preserving the historic 

assets in proximity to the site and enhancing their setting. Measures have been 

adopted to ensure that the development positively addresses all technical matters and 

that is as environmentally sustainable as possible, targeting BREEAM Excellent.  

 

7.14 Consequently, we consider that the development aligns with the objectives of the 

development plan and should be approved. 
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Appendix 1 - Relevant Local Planning Policies 
 

Newport City Council- Local Development Plan (Adopted: January 2015)  

 

SP1 Sustainability 

 

PROPOSALS WILL BE REQUIRED TO MAKE A POSITIVE CONTRIBUTION TO SUSTAINABLE 

DEVELOPMENT BY CONCENTRATING DEVELOPMENT IN SUSTAINABLE LOCATIONS ON BROWNFIELD 

LAND WITHIN THE SETTLEMENT BOUNDARY. THEY WILL BE ASSESSED AS TO THEIR POTENTIAL 

CONTRIBUTION TO: 

 

I. THE EFFICIENT USE OF LAND; 

II. THE REUSE OF PREVIOUSLY DEVELOPED LAND AND EMPTY PROPERTIES IN PREFERENCE TO 

GREENFIELD SITES; 

III. PROVIDING INTEGRATED TRANSPORTATION SYSTEMS, AS WELL AS ENCOURAGING THE CO-

LOCATION OF HOUSING AND OTHER USES, INCLUDING EMPLOYMENT, WHICH TOGETHER WILL 

MINIMISE THE OVERALL NEED TO TRAVEL, REDUCE CAR USAGE AND ENCOURAGE A MODAL 

SHIFT TO MORE SUSTAINABLE MODES OF TRANSPORT; 

IV. REDUCING ENERGY CONSUMPTION, INCREASING ENERGY EFFICIENCY AND THE USE OF LOW 

AND ZERO CARBON ENERGY SOURCES; 

V. THE MINIMISATION, RE-USE AND RECYCLING OF WASTE; 

VI. MINIMISING THE RISK OF AND FROM FLOOD RISK, SEA LEVEL RISE AND THE IMPACT OF 

CLIMATE CHANGE; 

VII. IMPROVING FACILITIES, SERVICES AND OVERALL SOCIAL AND ENVIRONMENTAL EQUALITY OF 

EXISTING AND FUTURE COMMUNITIES; 

VIII. ENCOURAGING ECONOMIC DIVERSIFICATION AND IN PARTICULAR IMPROVING THE VITALITY 

AND VIABILITY OF THE CITY CENTRE AND DISTRICT CENTRES; 

IX. CONSERVING, ENHANCING AND LINKING GREEN INFRASTRUCTURE, PROTECTING AND 

ENHANCING THE BUILT AND NATURAL ENVIRONMENT; 

X. CONSERVING AND ENSURING THE EFFICIENT USE OF RESOURCES SUCH AS WATER AND 

MINERALS. 

 

SP2 Health 

 

DEVELOPMENT PROPOSALS SHOULD SEEK TO MAXIMISE THEIR POSITIVE CONTRIBUTION TO HEALTH 

AND WELL-BEING, AND MINIMISE ANY NEGATIVE EFFECTS BY BEING LOCATED IN THE MOST 

SUSTAINABLE LOCATIONS, CLOSE TO PUBLIC TRANSPORT LINKS AND PROVIDING EFFICIENT 

WALKING AND CYCLING ROUTES AND OTHER GREEN INFRASTRUCTURE AS PART OF DEVELOPMENT 

SCHEMES. 

 

SP3 Flood Risk 

 

NEWPORT’S COASTAL AND RIVERSIDE LOCATION NECESSITATES THAT DEVELOPMENT BE DIRECTED 

AWAY FROM AREAS WHERE FLOOD RISK IS IDENTIFIED AS A CONSTRAINT AND ENSURE THAT THE 

RISK OF FLOODING IS NOT INCREASED ELSEWHERE. DEVELOPMENT WILL ONLY BE PERMITTED IN 

FLOOD RISK AREAS IN ACCORDANCE WITH NATIONAL GUIDANCE. WHERE APPROPRIATE A DETAILED 

TECHNICAL ASSESSMENT WILL BE REQUIRED TO ENSURE THAT THE DEVELOPMENT IS DESIGNED TO 

COPE WITH THE THREAT AND CONSEQUENCES OF FLOODING OVER ITS LIFETIME. SUSTAINABLE 

SOLUTIONS TO MANAGE FLOOD RISK SHOULD BE PRIORITISED. 

 

SP4 Water Resources 

 

DEVELOPMENT PROPOSALS SHOULD MINIMISE WATER CONSUMPTION, PROTECT WATER QUALITY 

DURING AND AFTER CONSTRUCTION AND RESULT IN NO NET INCREASE IN SURFACE WATER RUN-OFF 

THROUGH THE SUSTAINABLE MANAGEMENT OF WATER RESOURCES BY: 
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I. THE USE OF SUSTAINABLE DRAINAGE SYSTEMS; 

II. THE REUSE OF WATER AND REDUCTION OF SURFACE WATER RUN-OFF THROUGH HIGH 

QUALITY DESIGNED DEVELOPMENTS; 

III. CAREFUL CONSIDERATION OF THE IMPACT UPON FINITE WATER RESOURCES, PARTICULARLY 

IN TERMS OF INCREASED PRESSURES ON ABSTRACTION AND THE IMPACT OF CLIMATE 

CHANGE. 

IV. ENSURING DEVELOPMENT IS APPROPRIATELY LOCATED AND PHASED SO THAT THERE IS 

CAPACITY IN THE WASTE WATER, SEWERAGE AND WATER SUPPLY AS WELL AS THE 

PROTECTION OF WATER QUALITY. 

 

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. 

 

SP12 Community Facilities 

 

THE DEVELOPMENT OF NEW COMMUNITY FACILITIES IN SUSTAINABLE LOCATIONS WILL BE 

ENCOURAGED INCLUDING: 

I. PLACES OF WORSHIP AND CHURCH HALLS, CEMETERIES, COMMUNITY CENTRES, HEALTH 

CENTRES, DAY NURSERIES, CLINICS AND CONSULTING ROOMS; 

II. MUSEUMS, PUBLIC HALLS, LIBRARIES, ART GALLERIES, EXHIBITION HALLS, EDUCATION AND 

TRAINING CENTRES; 

III. CINEMAS, MUSIC AND CONCERT HALLS, THEATRES, DANCE AND SPORT HALLS, SWIMMING 

BATHS, SKATING RINKS, GYMNASIUMS; 

IV. OUTDOOR AND INDOOR SPORT AND LEISURE USES INCLUDING ALLOTMENTS AND 

COMMUNITY/ CITY GARDENS. DEVELOPMENT THAT AFFECTS EXISTING COMMUNITY 

FACILITIES SHOULD BE DESIGNED TO RETAIN OR ENHANCE ESSENTIAL FACILITIES. 

 

SP13 Planning Obligations 

 

DEVELOPMENT WILL BE REQUIRED TO HELP DELIVER MORE SUSTAINABLE COMMUNITIES BY 

PROVIDING, OR MAKING CONTRIBUTIONS TO, LOCAL AND REGIONAL INFRASTRUCTURE IN 

PROPORTION TO ITS SCALE AND THE SUSTAINABILITY OF ITS LOCATION. 

 

THIS LIST IS NOT EXHAUSTIVE, BUT THE FOLLOWING ARE INFRASTRUCTURE PRIORITIES THAT 

DEVELOPMENTS WILL BE EXPECTED TO PROVIDE OR CONTRIBUTE TO IN ORDER TO MITIGATE ANY 

NEGATIVE CONSEQUENCES OF DEVELOPMENT: 

 

• EDUCATIONAL FACILITIES AND/OR THEIR UPGRADES; 

• AFFORDABLE HOUSING; 

• IMPROVEMENTS TO THE HIGHWAY NETWORK, INCLUDING WALKING AND CYCLING ROUTES 

AND PUBLIC TRANSPORT; 

• OUTDOOR RECREATION; 

• PROTECTION, ENHANCEMENT AND MANAGEMENT OF THE NATURAL, HISTORIC AND BUILT 

ENVIRONMENTS; 

• COMMUNITY FACILITIES AND/OR THEIR UPGRADES; AND 

• IMPROVEMENTS TO THE PUBLIC REALM. 

 

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; 
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III. REUSE OF VACANT, UNDERUSED OR DERELICT LAND; 

IV. ENCOURAGE THE DEVELOPMENT OF COMMUNITY USES WHERE APPROPRIATE. 

 

GP1 General Development Principles – Climate Change 

 

DEVELOPMENT PROPOSALS SHOULD: 

I. BE DESIGNED TO WITHSTAND THE PREDICTED CHANGES IN THE LOCAL CLIMATE AND TO 

REDUCE THE RISK OF FLOODING ON SITE AND ELSEWHERE BY DEMONSTRATING WHERE 

APPROPRIATE THAT THE RISKS AND CONSEQUENCES OF FLOODING ACCEPTABLY MANAGED, 

INCLUDING AVOIDING THE USE OF NON-PERMEABLE HARD SURFACES; 

II. BE DESIGNED TO MINIMISE ENERGY REQUIREMENTS AND INCORPORATE APPROPRIATE 

RENEWABLE, LOW OR ZERO CARBON ENERGY SOURCES, INCLUDING ON SITE ENERGY 

PROVISION WHERE PRACTICABLE; 

III. BE DESIGNED TO REUSE OR RECYCLE EXISTING CONSTRUCTION MATERIALS PRESENT ON 

THE SITE; 

IV. MEET THE RELEVANT BREEAM OR CODE FOR SUSTAINABLE HOMES LEVEL. 

 

GP2 General Development Principles – General Amenity 

 

DEVELOPMENT WILL BE PERMITTED WHERE, AS APPLICABLE: 

 

I. THERE WILL NOT BE A SIGNIFICANT ADVERSE EFFECT ON LOCAL AMENITY, INCLUDING IN 

TERMS OF NOISE, DISTURBANCE, PRIVACY, OVERBEARING, LIGHT, ODOURS AND AIR QUALITY; 

II. THE PROPOSED USE AND FORM OF DEVELOPMENT WILL NOT BE DETRIMENTAL TO THE 

VISUAL AMENITIES OF NEARBY OCCUPIERS OR THE CHARACTER OR APPEARANCE OF THE 

SURROUNDING AREA; 

III. THE PROPOSAL SEEKS TO DESIGN OUT THE OPPORTUNITY FOR CRIME AND ANTI-SOCIAL 

BEHAVIOUR; 

IV. THE PROPOSAL PROMOTES INCLUSIVE DESIGN BOTH FOR THE BUILT DEVELOPMENT AND 

ACCESS WITHIN AND AROUND THE DEVELOPMENT; 

V. ADEQUATE AMENITY FOR FUTURE OCCUPIERS. 

 

GP3 General Development Principles – Service Infrastructure 

 

DEVELOPMENT WILL BE PERMITTED WHERE, AS APPLICABLE: 

 

i) NECESSARY AND APPROPRIATE SERVICE INFRASTRUCTURE EITHER EXISTS OR CAN BE 

PROVIDED; 

ii) IN AREAS SERVED BY THE PUBLIC FOUL SEWER, THERE IS CAPACITY FOR THE 

DEVELOPMENT WITHIN THE SYSTEM OR, IF NOT, SATISFACTORY IMPROVEMENTS ARE 

PROVIDED BY THE DEVELOPER; 

 

IN AREAS SERVED BY THE PUBLIC FOUL SEWER, DEVELOPMENT WILL NOT BE PERMITTED WITH 

CONNECTIONS TO PRIVATE FACILITIES UNLESS THERE ARE EXCEPTIONAL CIRCUMSTANCES THAT 

PREVENT CONNECTION TO THE PUBLIC SEWER. 

 

GP4 General Development Principles – Highways and Accessibility 

 

DEVELOPMENT PROPOSALS SHOULD: 

 

I. PROVIDE APPROPRIATE ACCESS FOR PEDESTRIANS, CYCLISTS AND PUBLIC TRANSPORT IN 

ACCORDANCE WITH NATIONAL GUIDANCE; 

II. BE ACCESSIBLE BY A CHOICE OF MEANS OF TRANSPORT; 

III. BE DESIGNED TO AVOID OR REDUCE TRANSPORT SEVERANCE, NOISE AND AIR POLLUTION; 

IV. MAKE ADEQUATE PROVISION FOR CAR PARKING AND CYCLE STORAGE; 

V. PROVIDE SUITABLE AND SAFE ACCESS ARRANGEMENTS; 
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VI. DESIGN AND BUILD NEW ROADS WITHIN PRIVATE DEVELOPMENT IN ACCORDANCE WITH THE 

HIGHWAY AUTHORITY’S DESIGN GUIDE AND RELEVANT NATIONAL GUIDANCE; 

VII. ENSURE THAT DEVELOPMENT WOULD NOT BE DETRIMENTAL TO HIGHWAY OR PEDESTRIAN 

SAFETY OR RESULT IN TRAFFIC GENERATION EXCEEDING THE CAPACITY OF THE HIGHWAY 

NETWORK. 

 

GP5 General Development Principles – Natural Environment 

 

DEVELOPMENT WILL BE PERMITTED WHERE, AS APPLICABLE: 

 

I. THE PROPOSALS ARE DESIGNED AND MANAGED TO PROTECT AND ENCOURAGE BIODIVERSITY 

AND ECOLOGICAL CONNECTIVITY, INCLUDING THROUGH THE INCORPORATION OF NEW 

FEATURES ON OR OFF SITE TO FURTHER THE UK, WELSH AND/OR NEWPORT BIODIVERSITY 

ACTION PLANS; 

II. THE PROPOSALS DEMONSTRATE HOW THEY AVOID, OR MITIGATE AND COMPENSATE 

NEGATIVE IMPACTS TO BIODIVERSITY, ENSURING THAT THERE ARE NO SIGNIFICANT ADVERSE 

EFFECTS ON AREAS OF NATURE CONSERVATION INTEREST INCLUDING INTERNATIONAL, 

EUROPEAN, NATIONAL, WELSH SECTION 4232 AND LOCAL PROTECTED HABITATS AND 

SPECIES, AND PROTECTING FEATURES OF IMPORTANCE FOR ECOLOGY; 

III. THE PROPOSAL WILL NOT RESULT IN AN UNACCEPTABLE IMPACT ON WATER QUALITY; 

IV. THE PROPOSAL SHOULD NOT RESULT IN THE LOSS OR REDUCTION IN QUALITY OF HIGH 

QUALITY AGRICULTURAL LAND (GRADES 1, 2 AND 3A); 

V. THERE WOULD BE NO UNACCEPTABLE IMPACT ON LANDSCAPE QUALITY; 

VI. THE PROPOSAL INCLUDES AN APPROPRIATE LANDSCAPE SCHEME, WHICH ENHANCES THE 

SITE AND THE WIDER CONTEXT INCLUDING GREEN INFRASTRUCTURE AND BIODIVERSITY 

NETWORKS; 

VII. THE PROPOSAL INCLUDES APPROPRIATE TREE PLANTING OR RETENTION WHERE 

APPROPRIATE AND DOES NOT RESULT IN THE UNACCEPTABLE LOSS OF OR HARM TO TREES, 

WOODLAND OR HEDGEROWS THAT HAVE WILDLIFE OR AMENITY VALUE.  

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. 
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Policy GP7: General Development Principles – Environmental Protection and Public Health 

 

Development will not be permitted which would cause or result in unacceptable harm to health 

because of land contamination, dust, instability or subsidence, air, heat, noise or light pollution, 

flooding, water pollution, or any other identified risk to environment, local amenity or public health and 

safety. 

 

CE2 Waterfront Development 

 

DEVELOPMENT IN A WATERSIDE LOCATION SHOULD INTEGRATE WITH THE WATERWAY AND NOT TURN 

ITS BACK ON IT, AND SHOULD TAKE ACCOUNT OF THE INTERESTS OF REGENERATION, LEISURE, 

NAVIGATION, WATER QUALITY AND FLOW, AND NATURE CONSERVATION 

 

 

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. 

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. 

 

 

Policy CE10: Renewable Energy  

 

Renewable energy schemes will be considered favourably, subject to there being no over-riding 

environmental and amenity considerations. Small scale micro-generation will be encouraged within 

the settlement boundary. Large scale proposals may be more appropriately located outside of the 

defined settlement boundary if no appropriate brownfield sites exist. The cumulative impacts of 

renewable energy schemes will be an important consideration. 

 

T4 Parking 

 

DEVELOPMENT WILL BE REQUIRED TO PROVIDE APPROPRIATE LEVELS OF PARKING, WITHIN DEFINED 

PARKING ZONES, IN ACCORDANCE WITH ADOPTED PARKING STANDARDS. 

 



Planning, Design and Access Statement –Newport Leisure Centre, July 2021 

75 

 

T5 Walking and Cycling 

 

A NETWORK OF SAFE WALKING AND CYCLING ROUTES WILL CONTINUE TO BE DEVELOPED AND 

PROTECTED. THEY WILL INCLUDE; 

i) NATIONAL CYCLE ROUTE NUMBER 47, CWMCARN TO NEWPORT.  

ii) NATIONAL CYCLE ROUTE 4 CAERPHILLY TO NEWPORT AND CHEPSTOW 

iii) NATIONAL COASTAL ROUTE 88 CAERLEON TO NEWPORT AND CARDIFF. 

 

CF4 Riverfront Access 

 

ACCESS TO THE RIVERFRONT IN THE FORM OF MANAGED FOOTPATHS AND CYCLE ROUTES WILL BE 

ENCOURAGED WHERE PRACTICABLE. 

 

CF8 Tourism 

 

NEW AND IMPROVED TOURISM RELATED DEVELOPMENTS, INCLUDING HOTEL AND OTHER VISITOR 

ACCOMMODATION, CONFERENCE AND EXHIBITION FACILITIES, HERITAGE INTERPRETATION 

FACILITIES, RURAL TOURISM AND ACTIVITY TOURISM IN THE COUNTRYSIDE WILL BE PERMITTED, 

PARTICULARLY WHERE REGENERATION OBJECTIVES WILL BE COMPLEMENTED. 
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