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1.0 INTRODUCTION 
 

1.1 This Design and Access Statement has been prepared in association with the scheme architects 
(Rud Sawers Architects) and refers to, supports, and supplements a planning application that 

is submitted on behalf of F55 Sterling Newport S. à r. l. , in relation to the following development 

proposal, located at Imperial Park, Newport: 
 

“Application for Full Planning Permission for the change of use of the main building 
from B2 (General Industrial) and B8 (Storage and Distribution) Use Class with Ancillary 
B1 (Business) Use to Flexible Use Class Comprising B1 (Business), B2 (General 
Industrial) and B8 (Storage and Distribution) to allow the subdivision of the building to 
create 5 new units with associated works.”  

 
Planning Policy Legislative Context 

 
1.2 In Wales, from June 1st 2009, it became a statutory requirement for Design and Access 

Statements to accompany applications for planning permission and listed buildings consent 

(with some exclusions). This requirement is continued in the 2016 update of TAN 12. The 
relevant regulations (and technical guidance) are contained within the following documents: 

 

• The Town and Country Planning (General Development Procedure) (Amendment) 
(Wales) Order 2009; 

• The Planning (Listed Buildings and Conservation Areas) (Amendment) (Wales) 

Regulations 2009; 

• Planning Policy Wales (PPW) Edition 9 (November, 2016); and 

• Technical Advice Note (TAN) 12: Design (March, 2016). 
 

Purpose and Scope of this Statement 

 
1.3 A Design and Access Statement is a document which explains how the objectives of good design 

(as set out within TAN 12: Design) have been considered from the outset of the development 
process. The document is intended to explain and justify the objectives and concepts of good 

design on which a development proposal is based and how these will be reflected throughout 

the scheme. 
 

1.4 A Design and Access Statement should effectively: 
 

• Ensure that the developer can provide evidence to justify proposals in terms of planning 

policy (national and local); 

• Explain how the objectives of good design have been applied, or where they have not 
been applied, the reasons for that; 

• Communicate the established vision and principles for the scheme; 

• Demonstrate that the principles of sustainability have been addressed and used to 

inform the design of the development; and 

• Ensure that the developer has satisfactorily considered design issues (such as those 

considered in section 5 of TAN 12) early in the design process and that potential 
problems are highlighted before detailed design work commences. 

 
1.5 In line with the relevant guidance, this Design and Access Statement aims to explain the design 

concepts and principles applied to the development in relation to: 

 

• Character and Context (including amount, layout, scale, appearance and 
landscaping); 

• Community Safety; 

• Environmental Sustainability;  

• Access; and 

• Movement to, from and within the development.  
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2.0 SITE AND SURROUNDINGS 
 

The Site 

 
2.1 The site, Former Quinn Radiator Factory, sits within the Imperial Park situated on the outskirts 

of Newport which comprises manufacturing, distribution and warehousing facilities and offices. 

The site sits within a much larger and wider strategic employment area that includes Airbus, 
R&D centres, and Gocompare.com.  The site itself, contains 6 units, currently for the uses of 

B2 (General Industrial) and (B8 Storage and Distribution). Ancillary to the factory is an office 
space which is established as a B1 (Business) use. The site is currently vacant. The site 

comprises approximately 16.49ha and the location is shown in the red line plan below: 
 

 
Aerial View of the Site  

 

2.2 The site was most recently occupied by Quinn Radiators Limited as a radiator production facility. 

The site currently comprises a large warehouse building, two smaller warehouses and an 
ancillary office building. Access to the site is provided via an unnamed road that connects to 

the A48. The site is well located in terms of access to the M4 which enables travel to Newport, 
Cardiff, Swansea and Bristol.    

 

2.3 Images depicting the site, including the warehouse and the associated offices, and its access 
are provided overleaf: 
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Image of Warehouse Building from the West 
 

 
Image of the Western Access to the Site 
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Image of the Roundabout located on the Site’s Western Boundary 

 

 
Image of the Main Warehouse/Distribution Building from the East 
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 Image of Associated Offices from the East  
 
 
 

 

 
 

 

 
 

 
 

 
 

 

 
 

 
 

Image of Eastern Access to Site 
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The Surroundings 
 

2.4 The site is bound by industrial development to the north and east within Imperial Park. The 
western boundary is bounded by a dual-carriageway from linking to the A48 and a small 

residential area further afield.  South of the site is developed land, albeit it is vacant.  

 
2.5 As forementioned, the site is located within an area allocated for employment uses and 

comprises a variety of companies including, most famously, Airbus, Dwr Cymru Welsh Water 
and Office for National Statistics (ONS).  

 

 
Employment unit north of the site 

 

2.6 The site is located within a sustainable location – in close proximity to a number of local facilities 
and services. The site is within a close distance to Lloyds Bank, The Vanilla Pod Coffee Bar and 

the Parc Golf Club.  
 

2.7 In terms of public transport provision, the nearest bus stop is located north of the site, 0.5km 
away and provides access to both Cardiff and Newport via sustainable travel.   

 

2.8 It is therefore considered that the site is located within a sustainable location and is well 
provided for in terms of services and facilities including some sufficient public transport.  

 
PLANNING HISTORY 

 

2.9 In assessing the site for development, a planning history search for the site has been 
undertaken using the planning application search register on the council’s website. The site has 

an extensive planning history and an executive summary is provided below:  
 

Application 

Reference 

Location Proposal Decision 

Date 

Decision 

The Site 
07/0720 Celtic Way, Celtic Lakes Certificate of Lawfulness for 

proposed use of existing 
buildings to accommodate 
electrical energy storage plant 

26/09/2008 Refused 

05/0207 Former LG Electronics 
Site, Imperial Park, 
Coedkernew, Newport 

Change of use to radiator 
manufacturing plant together 
with alterations and extension 

28/07/2005 Granted 

The Surroundings  
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20/1176 Land South of Unit 3, The 
Courtyard, Imperial Park, 
Coedkernew, Newport, 
South Wales 

Erection of two storey data 
centre buildings comprising B8 
Use and ancillary B1C use, 
provision of emergency 
generators, roof mounter air 
handling units, security cabin and 
vehicle airlock, fencing and 
CCTV, lighting, hard and soft 
landscaping, car parking and 
sustainable drainage 

- Awaiting 
Decision 

10/0073 Unit 4, The Courtyard, 
Imperial Park, 
Coedkernew, Newport, 
NP10 8UL 

Change of use to cardiac 
diagnostic centre 

29/03/2010 Granted 

02/0383 Units 2 & 3, Imperial 
Park, The Courtyard, 
Newport 

Change of use of existing building 
from the welsh semiconductor 
training centre to research and 
development of semiconductors 
(Class B1) 

15/05/2002 Granted 

 

2.10 The two applications that are considered to have the most relevance to the determination of 
the proposals are discussed below. Including its current use that was previously approved and 

discussed further below:  

 
Application Ref. 07/0720 

 
2.11 This application sought a Certificate of Lawfulness for the proposed use of the existing building 

to accommodate an electrical energy storage plant, which was subsequently refused on 26 
September 2008.   

 

2.12 The application was refused on the basis that there was insufficient evidence submitted to 
prove that the proposed use could be classed as B2 Use. The Officer’s Report outlined that the 

proposed used did not fall within the description of Class B2 (General Industrial) as defined in 
article 2 of the Town and Country Planning (Use Class) Order 1987.  

 

2.13 It was also outlined that it was possible that the proposed use was within Use Class B8 
(Storage), but whilst there were permitted development rights of use from B2 to B8, this was 

subject to a floor space restriction of 235 square metres which the site exceeded.  
 

Application Ref. 05/0207    
 

2.14 An application was submitted and approved for the change of use of the plant to a radiator 

manufacturing plant together with alterations and extension. The application was approved on 
28th July 2007 with conditions.  

2.15 The proposed site layout from this application is provided below for reference. 
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05/0207 Proposed Site Plan 

 
2.16 No Officer’s / Committee’s Report is available for this application on the Council’s portal.  
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3.0 PLANNING POLICY CONTEXT 
 

Introduction 
 

3.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning applications 

to be determined in accordance with the development plan, unless material considerations 
indicate otherwise. In effect, this established a presumption in favour of granting planning 

permission for developments which are in accordance with the development plan. 
 

3.2 This principle has been developed and clarified by subsequent case law, which has confirmed 
that a proposal does not need to accord with every policy in a development plan; the key issue 

is that it accords with the overall thrust of the development plan policies taken as a whole. 

 
3.3 Sub section 5 of Section 38 states that, ‘if to any extent a policy contained in a development 

plan for an area conflicts with another policy in the development plan the conflict must be 
resolved in favour of the policy which is contained in the last document to be adopted, approved 
or published (as the case may be)’. 
 

3.4 The Town and Country Planning (Development Management Procedure) (Wales) Order 2012 

(as amended) requires Design and Access Statements to accompany planning applications for: 
 

• “major” development except those for mining operations, waste developments, 

relaxation of conditions (section ‘73’ applications) and applications for a material 
change in use of land or buildings, and 

• Development in a conservation area or World Heritage Site which are for the provision 

of one or more dwellings or the creation of floorspace of 100 sq. m (gross) or more.  

 
National Planning Policy 

 
3.5 The following policy / guidance documents prepared at the National (Welsh Government) level 

is of relevance to the determination of this planning application. 

 
Planning Policy Wales (10th Edition, December 2018) 

 
Key Planning Principles 
 

3.6 Paragraph 2.13 states that “The plan-led system underpins the delivery of sustainable places. 
To ensure all development plans and decisions taken by the planning system work together to 
deliver sustainable places. The 5 Key Principles (see Figure 3) represent a guiding vision for all 
development plans, including the NDF”. The key principles are as follows: 

 
• Growing our economy in a sustainable manner; 

• Making best use of resources; 

• Facilitating accessible and healthy environments; 
• Creating and sustaining communities; 

• Maximising environmental protection and limiting environmental impact. 
 

3.7 Paragraph 2.17 states “In responding to the key principles for the planning system, the creation 
of sustainable places and in recognition of the need to contribute to the well-being of future 
generations in Wales through placemaking, development plans and development proposals 
must seek to deliver development that address the national sustainable placemaking 
outcomes”. 
 

3.8 Paragraph 2.22 provides the key factors in the assessment process with regards to economic 

development. This includes:  

 

• “The numbers and types of long-term jobs expected to be created or retained;  
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• Whether, and how far, the development will help redress economic disadvantage or 
support regeneration priorities, for example by enhancing local employment 
opportunities or upgrading the environment;  

• The contribution the development would make to achieving wider strategies, for 
example the growth or regeneration of certain areas;  

• The contribution this economic activity will have to wider policy goals; and  
• How the proposal would support the achievement of a more prosperous, low carbon, 

innovative and resource efficient Wales.”  
 

3.9 Significantly, PPW requires that the planning system should support economic and employment 

growth which generate economic prosperity and regeneration where possible. (Paragraph 

5.4.3) To this end, the planning system, including planning policies, should aim to ensure that 
the growth of output and employment in Wales as a whole is not constrained by a shortage of 

land for economic uses.  
 

Sustainability  
 

3.10 Sustainable development forms a key consideration central to all policies contained within 

PPW10. Paragraph 2.1 states: “The primary objective of PPW is to ensure that the planning 
system contributes towards the delivery of sustainable development and improves the social, 
economic, environmental and cultural well-being of Wales, as required by the Planning (Wales) 
Act 2015, the Well-being of Future Generations (Wales) Act 2015 and other key legislation”.  
 

3.11 Paragraph 2.17 of PPW10 sets out that “The relationship between development proposals, 
planning policy topics and the well-being goals is complex. At a strategic level traditional 
planning policy topics are clustered around four distinctive themes.” 

 

 
3.12 Paragraph 2.24 sets out how to assess the sustainable benefits of development:  

  
“Planning authorities should ensure that economic, social, cultural and environmental benefits 
are given equal consideration in the decision - making process, by following the five Ways of 
Working, to ensure a balanced assessment is carried out and to implement the Well - being of 
Future Generations Act and the Sustainable Development Principle. There may be occasions 
when one type of benefit it of a development proposal or site allocation outweighs others, and 
in such cases robust evidence should be presented to support these decisions, whilst seeking 
to maximise contribution against the well - being goals.” 
 

3.13 Moreover, in respect of the Re-Use of Previously Developed Land Paragraph 3.51 states: 
“Previously developed land in settlements should generally be considered suitable for 
development because their re-use will promote sustainability principles.” 

 
National sustainable placemaking outcomes 

 
3.14 Figure 5 on page 21 outlines how PPW should be used to achieve sustainable places in diagram 

format:  
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PPW Figure 5 

 
3.15 Paragraph 2.2 sets out how to assess the sustainable benefits of development:  
 

“Planning authorities should ensure that economic, social, cultural and environmental 
benefits are given equal consideration in the decision-making process, by following the 
five Ways of Working, to ensure a balanced assessment is carried out and to implement 
the Well-being of Future Generations Act and the Sustainable Development Principle. 
There may be occasions when one type of benefit of a development proposal or site 
allocation outweighs others, and in such cases robust evidence should be presented to 
support these decisions, whilst seeking to maximise contribution against the well-being 
goals. In assessing these benefits, key factors include: 

 
Economic Considerations 

 
• The numbers and types of long-term jobs expected to be created or retained;  
• Whether and how far the development will help redress economic disadvantage or 

support regeneration priorities, for example by enhancing local employment 
opportunities or upgrading the environment;  

• A consideration of the contribution to wider strategies, for example for the growth 
or regeneration of certain areas;  

• The contribution this economic activity will have to wider policy goals, for example 
in the green growth sector; and  

• How does the proposal support achievement of a more prosperous, low carbon, 
innovative and resource efficient Wales. 

 
Social Considerations 

 

• Who are the interested and affected people and communities;  
• How does the proposal change a persons way of life, which can include:  
• How people live, for example, how they get around and access services;  
• How people work, for example, access to adequate employment;  
• How people socialise, for example, access to recreation activities; and  
• How people interact with one another on a daily basis. 
• Who will benefit and suffer any impacts of the proposal;  
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• What are the short and long-term consequences of the proposal on a community, 
including its composition, cohesion, character, how it functions and its sense of 
place; and  

• How does the proposal support development of more cohesive communities. 
 
Cultural Considerations  
 

• How far the proposal supports the conditions that allow for the development and 
growth of the Welsh Language;  

• Whether or not the development protects areas and assets of cultural and historic 
significance;  

• Have the cultural links and their relationships with the tourism industry been 
appropriately maximised; if the proposal protects areas known for their cultural value 
in terms of music, literature, sport and the arts; and  

• Vibrant cultural experiences. 
 
Environmental Considerations 
 

• Will important features of the natural, historic and built environment be protected 
and enhanced;  

• Are the environmental impacts of development on health and amenity limited to 
acceptable levels and the resilience of ecosystems improved;  

• Is environmental protection for people, natural and cultural resources, property and 
infrastructure maximised and environmental risks prevented or appropriately 
managed;  

• Will high standards of restoration, remediation, decommissioning and beneficial after 
uses be achieved;  

• Will the depletion of non-renewable resources be minimised, waste prevented and 
the efficient and most appropriate use of materials made and re-use and recycling 
promoted;  

• Will the causes and impacts of climate change be fully taken into account through 
location, design, build, operation, decommissioning and restoration; and  

• Does it support decarbonisation and our transition to a low carbon economy” 
 

Good Design 
 

3.16 Paragraph 2.27 states: 

 
“Good design is fundamental to creating sustainable places where people want to live, 
work and socialise and enjoy. Design is not just about the architecture of a building 
but the relationship between all elements of the natural and built environment. To 
achieve sustainable development, design must go beyond aesthetics and include the 
social, environmental, cultural and economic aspects of the development, including its 
construction, operation and management, and the relationship with its surroundings.” 

 
3.17 Paragraph 3.4 sets out the above in an illustrative / diagrammatic manner.  
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Planning Policy Wales Figure 7 

 

Technical Advice Notes 

 
3.18 Technical Advice Notes (TANs) supplement the policy principles of PPW and add further detail 

on issues which might affect development potential of the site. TANs which are considered 
relevant to the proposal and should therefore be given weight are: 

 
TAN Title 

TAN 12 Design (2016) 

TAN 18 Transport (2007) 

 
Technical Advice Note (TAN) 12 – Design (2016) 

 
3.19 Further detailed guidance on the objectives of good design as set out in PPW is provided within 

TAN 12. The objectives of good design are set out within the following categories: 
 
Access 

• Ensuring ease of access of all. 
 
Character 

• Sustaining or enhancing local character 
• Promoting legible development 
• Promoting a successful relationship between public and private space 
• Promoting quality, choice and variety 
• Promoting innovative design. 

 
Community Safety 

• Ensuring attractive, safe public spaces; and 
• Security through natural surveillance. 

 
Environmental Sustainability 

• Achieving efficient use and protection of natural resources; 
• Enhancing biodiversity; and 
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• Designing for change. 
 

Technical Advice Note (TAN) 18: Transport (2007) 

 
3.20 TAN 18 describes how to integrate land use and transport planning. It includes advice on 

transport related issues when planning for new development including integration between 

land use planning and transport, location of development, parking and the design of 
development.  

 
Local Planning Policy  

 
Local Development Plan 

 

3.21 The current (adopted) Development Plan for Newport City Council consists of the Newport 

Local Development Plan (LDP) 2011-2026. This Development Plan was formally adopted by 

the Council in January 2015.  

 

3.22 The Newport LDP Proposal Map is extracted below.  

 

 
Newport LDP Proposals Map  
 

Key:  

 
Employment 

 
Archaeologically Sensitive Area  

 
Countryside  

 
Environmental Space 

 
Green Wedge 
 
 

 



F55 Sterling Newport S. à r. l.                                February 2021 
Proposed Change of Use, Imperial Park 
Design & Access Statement Page 17 of 24 

 

Special Landscape Areas 

 
Urban Boundary 

 
Site  

 

 

 
Newport LDP Constraints Map 
 

Key:  

 
Current M4 Relief Polygon July 2014 

 
Current M4 Protected Corridor 

 
TAN 15 Zone B 

 
TAN 15 Zone C1 

 
Landscape of Outstanding Historic Interest 

   
Site  

 

3.23 To summarise, in terms of its designations, the site is: 

 

• Located within the defined settlement boundaries of Newport; 

• Immediately adjacent to an employment allocation; 

• Adjacent to an Archaeologically Sensitive Area; 

• Adjacent to the Countryside and Green Wedge;  

• Adjacent to a Special Landscape Area; 

• Partially sits within a Tan 15 Zone B area; and 
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• Partially sits within a Landscape of Outstanding Historic Interest.  

 

3.24 In light of the above, the following Local Planning Policies are considered to be of relevance:  

 
Policy Title Summary 

SP1 Sustainability 
Proposals which make a positive contribution to sustainable development are 
favoured. 

SP3 Flood Risk 
Development should be directed away from areas where flood risk is identified as 
a constraint and ensure that the risk of flooding is not increase elsewhere.  

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.  

SP13 Planning Obligations  
Enables contributions to be sought from developers that will help deliver 
infrastructure which is necessary to support development 

SP17 Employment Land 
Provision will be made for approximately 172 hectares of employment land for the 
period 2011-2026.  

GP2 
General Development 
Principles – General 
Amenity 

Development will not be permitted where it has a significant adverse effect on local 
amenity in terms of noise, disturbance, overbearing, light, odours and air quality. 
Development will not be permitted which is detrimental to the visual amenity. 
Proposals should seek to design out crime and anti-social behaviour, promote 
inclusion and provide adequate amenity for future occupiers. 

GP4  
General Development 
Principles – Highways 
and Accessibility  

Development should provide appropriate access for pedestrians, cyclists and public 
transport along with appropriate car parking and cycle storage. Development 
should not be detrimental to the highway, highway capacity or pedestrian safety 
and should be designed to enhance sustainable forms of transport and 
accessibility. 

GP5  
General Development 
Principles – Natural 
Environment  

Proposals should be designed to protect and encourage biodiversity and ecological 
connectivity and ensure there are no negative impacts on protected habitats. 
Proposals should not result in an unacceptable impact of water quality or the loss 
or reduction in quality of agricultural land (Grades 1, 2 and 3A). There should be 
no unacceptable impact on landscape quality and proposals should enhance the 
site and wider context including green infrastructure and biodiversity. 

GP6 
General Development 
Principles – Quality of 
Design 

Good quality design will be sought in all forms of development. In considering 
proposals, a number of factors are listed which should be considered to ensure a 
good quality scheme is developed. These include consideration of the context of 
the site; access, permeability and layout; preservation and enhancement; scale 
and form of the development; materials and detailing; and sustainability. 

GP7 

General Development 
Principles – 
Environmental 
Protection and Public 
Health 

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

CE1 
Routeways, Corridors 
and Gateways 

Development proposals should protect and enhance the appearance and 
connectivity of existing and future main route corridors and gateways into the city.  

T4 Parking Development will be expected to provide appropriate levels of parking. 

 

Supplementary Planning Guidance 
 

3.25 The following published Supplementary Planning Guidance is considered relevant to the 

current application. 

 

• Planning Obligations (2020); and 

• Parking Standards (2015). 
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4.0 DESIGN ANALYSIS 
 

4.1 Design is defined within Planning Policy Wales (PPW) as:  
 

• ‘The relationship between all elements of the natural and built environment. To create 
sustainable development, design must go beyond aesthetics and include the social, 
environmental and economic aspects of the development, including its construction, 
operation and management, and its relationship to its surroundings’. 

 
4.2 Moreover, TAN 12 promotes key objectives of good design under the following headings: 

 

• Character and Context; 

• Community Safety; 

• Environmental Sustainability; and 

• Access and Movement. 
 

4.3 The way in which each key objective has been considered and addressed in the design of the 

scheme is outlined below. 
 

Character and Context 
 

Layout 
 
Site 

 
4.4 The site comprises an existing industrial and warehousing unit with an ancillary reception unit 

and sits within the employment hub of Imperial Park, albeit towards the southern portion of 
the employment area. This is illustrated in the images provided below: 

 

 
Image of the Main Warehouse/Distribution Building from the East 
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 Image of Associated Offices from the East  

 
4.5 The site benefits an existing extensive internal highway network supported by parking 

arrangements and excellent access to and from the site located on its eastern and western 

boundary. This layout enables the easy flow of traffic movement within the site.  
 

4.6 The proposal is for the change of use and subdivision of the existing building at the site in 
order to allow flexible use of the site amidst the current economic market conditions. Each unit 

will be supported by a servicing yard as well as parking access. Therefore, the proposed 
development seeks to make efficient use of the site, whilst bringing back a vacant employment 

building into use to ensure that the economic importance of the Imperial Park is not undermined 

within the strategic location.  
 

Building 
 

4.7 The building itself measures approximately 905,450 sq. ft and the ancillary office approximately 

40,800 sq. ft, which are of standard industrial unit design, and reflects that of the existing 
surrounding warehousing and industrial buildings.  

 
4.8 The site was most recently occupied by Quinn Radiators Limited as a radiator production facility 

and the site comprises a large warehousing building, two smaller warehouses and an ancillary 

office building.  
 

Scale, Amount and Appearance  
 

4.9 The proposal does not seek to make any material external changes to the building and 
therefore, its existing characteristics / design will be kept the same as part of the development. 

As such, its scale and appearance will remain unchanged as a result of the proposed 

development.  
 

4.10 The proposal, however, does seek to make internal alterations comprising the subdivision of 
the 5 units within the building. As part of the change of use, it is proposed that re-configuration 
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of the hand standing areas is undertaken to appropriately accommodate servicing areas, vehicle 
circulation and parking as part of the subdivision of the units. Images of the proposed elevations 

are provided below depicting the location of the new loading doors as part of the change of 
use proposal: 

 
 Extract of Proposed Southern Elevation of Main Building   
 

 
 Extract of Proposed Western Elevation of Main Building 
  

 

 
 

 
 

 

 
 

 Extract of Proposed Eastern Elevation of Main Building 

 
 

Community Safety  

 
4.11 The nature of the proposals changing the existing use of the factory to flexible use comprising 

B1 (Business), B2 (General Industrial) and B8 (Storage and Distribution) does not require any 
established design alterations and therefore, it is considered there will be no adverse effects 

arising from the development to the surrounding local community.  
 

4.12 The site also benefits from fences around its boundary and two security gates at its accesses 

which ensures the safety of the site. The site has a 24 hour security team in place monitoring 
the site and to restrict unauthorised access to the site.  

 
4.13 There are also no known issues of crime or antisocial behaviour relating to the site or its 

surroundings. There are no other known issues of community safety, crime prevention or 

matters relating to the fear of crime that could realistically relate to this development proposal.  
 

Environmental Sustainability  
 

4.14 As an overall strategy, the design, layout and orientation of the proposed development seeks 

to: 
 

• Promote efficient development in this sustainable location;  
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• Retain and enhance the existing internal highway network to ensure all traffic moves 

freely whilst also enabling easy and accessible pedestrian movement within the site; 
and 

• Make no external material change to the building that would cause detrimental impact 

to the surrounding environment.  
 

4.15 It is also considered that the site is located sustainably, within easy walking distance to a range 

of facilities within the local area. Therefore, the site is considered to be accessible by means 
other than the private car. Some of the services and facilities available within close proximity 

to the site are included within the table below: 
 

Facility Distance from Site Entrance 

Bus Stops (A48) 500m 

Insight Health Screening 600m  

The Vanilla Pod Coffee Bar 800m 

Lloyds Bank 900m 

The Dragonfly Bar 900m 

The Holiday Inn 900m 

 
4.16 Paragraph 3.51 of PPW10 outlines that ‘in settlements, such land should generally be 

considered suitable for appropriate development where its re-use will promote sustainability 
principles and any constraints can be overcome.’  As such, the proposal to re-use the existing 
site is considered to be sustainable in that the site is previously developed and within the 

settlement of Newport. Further to this, given that the proposal only seeks to change the use of 
the existing lawful use, and does not seek to materially alter the built form of the building, it is 

considered that it represents a sustainable and appropriate proposal.  
 

4.17 In summary, the proposed development complies with the Welsh Government’s sustainability 

objectives and national planning policy aims of promoting resource-efficient and climate change 
resilient settlements.  

 
Access and Movement 

 

Accessibility  
 

4.18 The site sits adjacent to the A48 which connects two major cities, Newport and Cardiff, in the 
South Wales region. The A48 also enables access to the M4 which is a road that enables access 

to cities further afield including Bristol, Swansea and Reading. This outlines that the site is well-

connected in terms of its location and closeness to key roads in South Wales.  
 

4.19 Evidently, the site is located in a highly accessible location, within easy and convenient walking 
distance of the services provided within the local area, with a range of facilities on offer. The 

site therefore benefits from being positioned within a highly sustainable location – which in 

light of the availability existing services and facilities, is considered extremely well-suited to 
employment development. 

 
Public Transport 
 

4.20 In terms of public transport provision, the nearest bus stops are located immediately north of 

the site, along the A48, which can accessed by pedestrians walking from the site along Celtic 

Way abutting its eastern boundary.  
 

4.21 These stops are located approximately 1km walk from the site via Celtic Way and are served 
by the number 30 bus service which runs between Cardiff and Newport. During weekdays, 

between one and two buses run per hour on this route.  

 
4.22 In terms of rail transport, Newport railway station is located approximately 4.75km, albeit 

adjacent to the city centre, and therefore, can be accessed via the local bus services.  
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Access and Parking 

 
4.23 As forementioned, the site benefits from an existing and functioning internal highway network 

which enables all vehicular traffic movements within the site. In addition to this, the site 

benefits from two access points, on its eastern and western boundaries, which allows traffic to 
move efficiently within the site. Both accesses are lightly trafficked and do not have capacity 

or queuing issues for vehicles entering or exiting the site. 
 

4.24 Based on the recent planning history of the site’s surroundings, The Local Highway Authority 
(LHA) consider the surrounding highway network to be well positioned for accommodating HGV 

movements and have no raised any safety or capacity concerns in relation to other 

developments generating additional movements on the network.  
 

4.25 The proposal will incorporate an internal traffic movement plan which clearly outlines the 
proposed traffic movements and servicing for each unit within the site. This will ensure that 

the internal network put in place works efficiently and that all vehicles can move appropriately 

and easily within the site to their dedicated unit destination. This is further illustrated in the 
plan below:  
 

 
Operational Vehcile Traffic Routing with the Site  

 
4.26 As shown above, all vehicles will enter the site via the western entrance and they will then be 

directed in the right direction to their dedicated service area. All vehicles (apart from 

emergency) will exit the site via the eastern access of the site. Therefore, the proposed 
development will make efficient use of the existing access arrangements in place.  

 

4.27 The site also has an extensive parking provision in place for employees travelling by car to the 
site, albeit sustainable travel will also be encouraged to workers. There are currently 337 formal 

parking spaces at the site, with the change of use proposing to remove 60 spaces from the 
western car park and to be re-provided at the eastern side. Therefore, the development will 

maintain the existing level of car parking provision on the site.  

 
4.28 The site can also be accessed via cycling and appropriate storage facilities will be in place to 

promote sustainable travel to the site. There are a number of cycle routes surrounding the site, 
including the route linking to Celtic Way from the A48 which is a shared use path. The Percoed 

Lane greenway is also suitable for cycling and this connects to National Cycle Network Route 
88 and Route 4 at its eastern end.  
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5.0 SUMMARY AND CONCLUSIONS  
 

5.1 This Design and Access Statement is submitted in support of the development proposals for 
the ‘Application for Full Planning Permission for the change of use of the main building from B2 
(General Industrial) and B8 (Storage and Distribution) Use Class with Ancillary B1 (Business) 
Use to Flexible Use Class Comprising B1 (Business), B2 (General Industrial) and B8 (Storage 
and Distribution) to allow the subdivision of the building to create 5 new units with associated 
works.’ 
 

5.2 It is considered that, through the assessment of the proposed development against the 
requirements in TAN12 – Design, the development proposals have achieved the following key 

aims: 

 

• The proposal will provide significant benefits to the local area in terms of its 
contribution to the need for employment opportunities in the area and the wider South 

Wales region; 

• The site is sustainably located, situated immediately adjacent to public transport nodes 
and within walking distance of many of the services and facilities within the settlement;  

• It is considered that community safety has been taken into consideration through 

ample natural surveillance throughout the site and taking measures to improve road 

safety within the site; and 

• The development will make use of the existing access points to the site and will adopt 
an internal efficient road network that enables traffic to move freely within the site.  

 


