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Ein cyf/Our ref: CAS-235175-Z22D0
Eich cyf/Your ref: 23/0703

Newport City Council
Civic Centre
Newport

NP20 4UR

Dyddiad/Date: 21 August 2023
Annwyl Syr/Madam/Dear Sir/Madam,

BWRIAD/PROPOSAL: Conversion of the upper floors of existing hotel to create 10no,
residential apartments and associated external and internal works.

LLEOLIAD/LOCATION: 42 Mill Parade, Newport, NP20 2JS.

Thank you for consulting Cyfoeth Naturiol Cymru (CNC)/Natural Resources Wales (NRW)
about the above, which we received on 15 August 2023.

We have concerns with the application as submitted because inadequate information
has been provided in support of the proposal. To overcome these concerns, you
should seek further information from the applicant regarding flood risk. If this
information is not provided, we would object to this planning application. Further
details are provided below.

Flood Risk

The planning application proposes highly vulnerable development in the form of 10
residential apartments. Our Flood Risk Map confirms the site to be within Zone C2 of the
Development Advice Map (DAM) contained in TAN15 and the FMfP identifies the application
site to be at risk of flooding and falls into Flood Zone 3 Rivers/Sea.

We refer you to Section 6 of TAN15 and the Chief Planning Officer letter from Welsh
Government, dated 9 January 2014, which affirms that highly vulnerable development and
emergency services should not be permitted in Zone C2 (paragraph 6.2 of TAN15). The
justification tests in paragraph 6.2 of TAN15 do not apply to highly vulnerable development
or emergency services in Zone C2.

In the first instance, your Authority should make a planning policy decision on the application.
Therefore, unless we receive written confirmation from your Authority that you believe there
are overriding reasons to consider granting planning permission, despite the site’s location
within Zone C2, we do not intend to comment on the risks and consequences of flooding
and we would advise that your Authority should refuse the planning application on planning
policy grounds.


http://gov.wales/docs/desh/publications/140109planning-policy-on-flood-risk-and-insurance-changes-en.pdf

The decision as to whether a development should be considered contrary to TAN15 policy
is entirely a matter for your Authority. However, if you provide overriding reasons and require
our advice, we advise you there is no flood consequences assessment (FCA) supporting the
planning application and this will be required to assess compliance with test iv (in paragraph
6.2). We will then provide you with technical advice on the acceptability of flooding
consequences in accordance with Appendix 1 of TAN15.

If the FCA fails to demonstrate that the consequences of flooding can be acceptably
managed over the lifetime of the development, then we would object to the application.

Please inform us, in accordance with advice in paragraph 11.7 of TAN15, if you are minded
to grant permission for the above application contrary to our advice and allow sufficient time
for further representations to be made before any consent is granted.

Protected Species

We recommend you seek the advice of your in-house ecologist to determine if there is a
reasonable likelihood of bats, a European Protected Species, being present within the
application site. If so, in accordance with Technical Advice Note 5: Nature Conservation and
Planning (paragraph 6.2.2) a bat survey may be required.

The survey should be carried out in accordance with ‘Bat Surveys; Good Practice Guidelines
3rd Edition’ published by the Bat Conservation Trust 2016.

We therefore have no comments to make on the application, as submitted. Please consult
us again if any survey undertaken finds that bats are present at the site, and you require
further advice from us.

Protected Sites

The application site is located approximately 73m from the River Usk / Afon Wysg SAC /
SSSI. From the information provided, we consider that the proposal is not likely to have a
significant effect on the SAC or SSSI.

Given the nature of the proposed development, the distance from the application site to the
protected sites and the lack of potential connecting features, it is considered that a significant
effect is unlikely from the proposed development.

Our advice may change should modifications be made to the proposed development prior
to the determination of the application. If there are any changes to the proposed
development which may affect the consideration of potential environmental impacts, please
consult us again before you determine the application.

As the competent authority under the Conservation of Habitats and Species Regulations
2017 (as amended), it is for your Authority to carry out the test of Likely Significant Effects
for the proposed development. Should you conclude that the proposal is likely to have a
significant effect on a SAC/SSSI, either alone or in combination with other plans or projects,
an appropriate assessment must be made on the implications of the project for that site in
view of its conservation objectives. You must for the purposes of the assessment consult
NRW and have regard to any representations we make within such reasonable time as you

specify.

Other Matters



Our comments above only relate specifically to matters included on our checklist,
Development Planning Advisory Service: Consultation Topics (September 2018), which is
published on our website. We have not considered potential effects on other matters and do
not rule out the potential for the proposed development to affect other interests.

We advise the applicant that, in addition to planning permission, it is their responsibility to
ensure they secure all other permits/consents/licences relevant to their
development. Please refer to our website for further details.

If you have any queries on the above, please do not hesitate to contact us.
Yn gywir / Yours faithfully

Rhys Evans

Cynghorydd - Cynllunio Datblygu/Advisor - Development Planning

Cyfoeth Naturiol Cymru/Natural Resources Wales

E-bost/E-mail: northplanning@cyfoethnaturiolcymru.gov.uk
Ffon/Phone: 03000 65 3000

Croesewir gohebiaeth yn Gymraeg a byddwn yn ymateb yn Gymraeg, heb i hynny arwain at
oedi./Correspondence in Welsh is welcomed, and we will respond in Welsh without it leading
to a delay.


https://cdn.naturalresources.wales/media/686847/dpas-consultation-topics-august-2018-eng.pdf?mode=pad&rnd=131909112110000000
http://naturalresources.wales/permits-and-permissions/?lang=en

