
 APPLICATION DETAILS 
      
No: 25/0471   Ward: Allt-yr-Yn
Type: Full
Expiry Date: 6th August 2025  
Applicant: S Bell  
Site: 60 Ombersley Road  Newport  NP20 3EE    

Proposal: CHANGE OF USE OF DWELLING (C3 USE) TO A 9 BEDROOM HOUSE 
OF MULTIPLE OCCUPATION (SUI GENERIS USE) AND 
CONSTRUCTION OF REAR DORMER

Recommendation: Granted with Conditions 

1. INTRODUCTION
1.1 Background 

1.1.1 This application is being reported to Planning Committee at the request of Councillor M 
Evans & P Drewett. 

1.1.2 The proposed development has been screened under Schedule 2 of The Town and 
Country Planning (Environmental Impact Assessment) Regulations 2017. It is concluded 
that the development is unlikely to have a significant environmental effect and is not EIA 
development.

1.1.3 Application 24/0972 was reported to the January 2025 meeting of the planning committee 
seeking consent for “CHANGE OF USE OF DWELLING (C3 USE) TO AN 8 BEDROOM 
HOUSE OF MULTIPLE OCCUPATION (SUI GENERIS USE) AND ERECTION OF REAR 
DORMER”. The committee resolved to approve the application subject to conditions in 
accordance with the recommendation contained within the Officers Report. Works to 
implement the aforementioned consent has commenced with enabling works underway. 

1.2 Site Location and Context

1.2.1 The application site comprises a 6 bed, two storey, semi-detached dwelling located on the 
corner of Ombersley and Upton Road. The loft has previously been converted providing 2 
bedrooms in the roof space. The property’s design consists of a double front and gable end 
and is constructed of red brick. The external boundary is demarcated by a low brick wall. 

1.2.2 The property benefits from an existing single storey side garage/extension and a single 
storey rear extension arranged as storage. The property benefits from a rear amenity space 
and 2 vehicular cross overs, one on Ombersley Road providing access to the garage and 
one on Upton Road providing access to the hardstanding within the rear amenity area. 

1.2.3 The property is within the defined settlement boundaries as shown on the proposals maps 
that accompany the Newport City Local Development Plan (LDP) and is located within a 
residential area characterised primarily by high-density terraced dwellings with a limited 
setback from the highway. 

1.3 Description of Development

1.3.1 This application seeks consent for the change of use of the property from a dwelling house 
classified as a C3 use by The Town and Country Planning (Use Classes) Order 1987 (as 
amended) to an 9-bedroom house of multiple occupation (HMO). Due to the number of 
occupiers proposed the use would be considered sui generis as opposed to C4. 

1.3.2 The proposed physical alterations to the property are minor, primarily contained to the 
internal configuration. Externally a dormer window is proposed on the rear roof plane and 
would replace an existing roof light and the existing garage is proposed to be converted inti 
additional living accommodation with the garage door replaced with a window on the front 
elevation.  



1.3.3 The proposed internal configuration comprises; 3 bedrooms and a kitchen/living area on the 
ground floor, 4 bedrooms at first floor and 2 bedrooms within the converted loft space. All 
bedrooms except one are ensuite, the remaining bedroom has an ‘off-suite’ bathroom. The 
existing garden store is proposed to be utilised as bin and cycle storage. 

2. RELEVANT SITE HISTORY

Application Ref: Description Outcome
24/0972 CHANGE OF USE OF 

DWELLING (C3 USE) TO AN 8 
BEDROOM HOUSE OF 
MULTIPLE OCCUPATION 
(SUI GENERIS USE) AND 
ERECTION OF REAR 
DORMER

Granted with conditions

3. POLICY CONTEXT

3.1 The National Development Framework: Future Wales - the National Plan 2040 

Future Wales sets out the Welsh Government's land use priorities and provides a national 
land use framework for SDPs and LDPs. Future Wales concentrates on development and 
land use issues of national significance, indicating areas of major opportunities and change, 
highlighting areas that need protecting and enhancing and helping to co-ordinate the 
delivery of Welsh Government policies to maximise positive outcomes.  

Policy 1 - Where Wales Will Grow  
Policy 2 - Shaping Urban Growth and Regeneration - Strategic Placemaking  
Policy 9 - Resilient Ecological Networks and Green Infrastructure 
Policy 12 – Regional Connectivity
Policy 33 – National Growth Area – Cardiff, Newport and the Valleys

3.2 Planning Policy Wales (Edition 12) 2024 

3.3 - Good design is fundamental to creating sustainable places where people want to live, 
work and socialise.  

3.4 - Meeting the objectives of good design should be the aim of all those involved in the 
development process and should be applied to all development proposals at all scales.  

4.1.35 New development must provide appropriate levels of secure, integrated, convenient 
and accessible cycle parking and changing facilities. As well as providing cycle parking 
near destinations and public transport interchanges, consideration must also be given to 
where people will leave their bike at home. Guidance on cycle parking is contained within 
the Active Travel Act Guidance. Planning authorities may alternatively wish to adopt locally 
specific minimum cycle parking standards and guidance.

4.1.38 Planning authorities must ensure the layout, density and mix of uses of new 
development support the use of public transport and maximises accessibility potential. In 
particular, higher densities and mixed-use development should be encouraged in areas 
highly accessible by public transport.

4.1.50 Car parking provision is a major influence on how people choose to travel and the 
pattern of development. Where and how cars are parked can in turn be a major factor in the 
quality of a place. 

4.1.51 A design-led approach to the provision of car parking should be taken, which 
ensures an appropriate level of car parking is integrated in a way which does not dominate 
the development. Parking provision should be informed by the local context, including 
public transport accessibility, urban design principles and the objective of reducing reliance 



on the private car and supporting a modal shift to walking, cycling and public transport. 
Planning authorities must support schemes which keep parking levels down, especially 
off-street parking, when well designed. 

4.1.53 …. Local authorities will need to ensure that their parking standards reflect local 
transport provision, are adopted by individual authorities as supplementary planning 
guidance, and are kept under review. Parking standards should be applied flexibly and 
allow for the provision of lower levels of parking and the creation of high-quality places.

6.4.3 The planning system has a key role to play in helping to reverse the decline in 
biodiversity and increase the resilience of ecosystems, at various scales, by ensuring 
appropriate mechanisms are in place to both protect against loss and to secure 
enhancement. Recognising that development needs to take place and some biodiversity 
may be impacted, the planning system should ensure that overall there is a net benefit for 
biodiversity and ecosystem resilience, resulting in enhanced well-being.

6.4.5 Planning authorities must seek to maintain and enhance biodiversity in the exercise of 
their functions. This means development should not cause any significant loss of habitats or 
populations of species (not including non native invasive species), locally or nationally and 
must work alongside nature and it must provide a net benefit for biodiversity and improve, 
or enable the improvement, of the resilience of ecosystems.

3.3 Newport Local Development Plan (2011-2026)

3.3.1 Objectives: 
1 – Sustainable Use of Land
2 – Climate Change
9 – Health and Well-being
10 - Waste

3.3.2 Policies:
 SP1 Sustainability 
SP2 Health  
GP2 General Development Principles – General Amenity
GP4 General Development Principles – Highways and Accessibility
GP5 General Development Principles – Natural Environment
GP6 General Development Principles – Quality of Design
GP7 General Development Principles – Environmental Protection and Public Health
H8 Self Contained Accommodation and Houses in Multiple Occupation
W3 Provision for Waste Management Facilities in Development

3.4 Supplementary Planning Guidance
• Sustainable Travel SPG 
• House Extensions and Domestic Outbuildings SPG 
• Parking Standards SPG
• Housing in Multiple Occupation SPG

4. CONSULTATIONS
4.1 Dwr Cymru Welsh Water:

We refer to your planning consultation relating to the above site, and we can provide the 
following comments in respect to the proposed development. 

We can confirm capacity exists within the public sewerage network in order to receive the 
domestic foul only flows from the proposed development site. We recommend that the 
existing private drainage on site should be utilised to avoid any new direct connection to the 
public sewerage system.

Notwithstanding this, we would request that if you are minded to grant Planning Consent for 
the above development that the Conditions and Advisory Notes listed below are included 
within the consent to ensure no detriment to existing residents or the environment and to 
Dwr Cymru Welsh Water's assets. 

https://www.newport.gov.uk/documents/Planning-Documents/Supplementary-Planning-Guidance/2020/Sustainable-Travel-SPG-adopted-version-July-2020.pdf
https://www.newport.gov.uk/documents/Planning-Documents/Supplementary-Planning-Guidance/2020/House-Extensions-and-domestic-Outbuildings-Adopted-Jan-2020.pdf


Condition: No surface water from any increase in the roof area of the building /or 
impermeable surfaces within its curtilage shall be allowed to drain directly or indirectly to 
the public sewerage system.
Reason: To prevent hydraulic overloading of the public sewerage system, to protect the 
health and safety of existing residents and ensure no pollution of or detriment to the 
environment.

5. INTERNAL COUNCIL ADVICE
5.1 S106 OFFICER:

The above proposal represents a net nil gain in residential dwellings. As such, no s106 
affordable housing obligations are requested

5.2 SAB:
Having reviewed the submitted information, a SAB application may not be required unless 
there are any external works exceeding 100square metres. 

5.3 Environmental Health Housing:
I would not have concerns regarding the updated proposals. 

The owner of the property will have to ensure adequate fire protection and must be mindful 
of fire detection and separation. A Fire Risk Assessment should be completed by a 
competent person, so the owner/ landlord is aware of the fire safety requirements.  I would 
advise that the owner reviews the LACORS Fire Safety Guidance and also reviews the 
HMO Licensing Standards https://www.newport.gov.uk/documents/Housing-
documents/HMO/HMO-Licensing-Standards.pdf 

It may be of a benefit for the landlord/ owner to review the Pre-Licence inspection we offer 
where the Environmental Health Housing team will provide advice and guidance on HMO 
requirements. There is a fee for this service and further information can be found here 
https://www.newport.gov.uk/en/Planning-Housing/Housing/Rented-housing/Houses-
in-Multiple-Occupation/HMO-pre-licence-advisory-service.aspx 

If it is intended for the dwelling to be converted into a House in Multiple Occupation under 
the Housing Act 2004, Part 2, where it will be occupied by more than two households, the 
most appropriate person (usually the landlord/owner of the property) should apply to the 
Environmental Health Housing Team on 01633 656656 or EHHousing@Newport.gov.uk  
for a HMO licence.

Please read the attached “Guidance Notes for Houses in Multiple Occupation” which 
details standards and licensing conditions for HMOs subject to licensing.

In addition to HMO Licensing, private landlords are required by the Housing (Wales) Act 
2014 to be registered. Also, private landlords who undertake letting and management 
activities or their managing agents, will need to obtain a licence from Rent Smart Wales and 
undergo training.  For further information contact the Licensing Authority; Cardiff City 
Council, Rent Smart Wales, PO Box 1106, Cardiff CF11 1UA, Tel No: 03000 133344, 
website www.rentsmartwales.gov.wales

5.4 Local Highways Authority: 
No objection: I would just ask for a condition to make good the footway. It was arguably 
acceptable to have a crossing for cycle access but it must be made good now. 

Suggested condition:
Except for site clearance and remediation No development shall take place until a scheme 
to permanently close off the existing vehicular access on to Ombersley Rd has been 
submitted to and approved in writing by the Council as Local Planning Authority. The 
scheme shall be implemented as agreed before any part of the development has been 
brought into use unless otherwise agreed in writing by the Council as Local Planning 
Authority.

https://www.newport.gov.uk/documents/Housing-documents/HMO/HMO-Licensing-Standards.pdf
https://www.newport.gov.uk/documents/Housing-documents/HMO/HMO-Licensing-Standards.pdf
https://www.newport.gov.uk/en/Planning-Housing/Housing/Rented-housing/Houses-in-Multiple-Occupation/HMO-pre-licence-advisory-service.aspx
https://www.newport.gov.uk/en/Planning-Housing/Housing/Rented-housing/Houses-in-Multiple-Occupation/HMO-pre-licence-advisory-service.aspx
mailto:EHHousing@newport.gov.uk
http://www.newport.gov.uk/documents/Housing-documents/HMO/HMO-Guidance-Notes.pdf
http://www.rentsmartwales.gov.wales/


Informative Notes:
It is an offence to carry out any works within the public highway without permission of the 
Highway Authority. This consent requires the construction, improvement or alteration of an 
access to the public highway. Under Section 184 of the Highways Act 1980 the Highway 
Authority must specify the works to be carried out and only the Highway Authority or 
contractor approved by the Highway Authority can carry out the works. Therefore prior to 
commencing any works that affect the access you must contact the Council’s Highway 
Maintenance Team for further details.

5.5 Waste:
No objection. 

6. REPRESENTATIONS

6.1 In accordance with the publicity requirements set out in The Town and Country Planning 
(Development Management Procedure) (Wales) Order 2012 letters were sent to the 
neighbouring properties and a site notice was erected within the vicinity of the application 
site. 

6.1.2 13 representations have been received objecting to the development with the key themes 
being identifies as; parking impact and highway safety, increased movements to/from site, 
impact upon the community, nature of occupiers/antisocial behaviour, impact upon service 
provision/water supply and foul drainage, waste collection.

6.2 COUNCILLORS:

6.2.1 Cllr M Evans:
I would also like to strongly object to yet another application for an HMO in an area already 
over developed with them. It will do nothing to enhance the area and will be detrimental to 
the visual amenities in the area. The parking survey is out of date because further HMO's 
have been approved in this area since last year. You have blind junctions as well, at the 
moment which are dangerous, so should the Council rectify this with double yellow lines, 
there would be no surplus spaces.

6.2.2 Cllr P Drewett:
I am writing to formally object to the above planning application for a change of use from a 
C3 dwelling to a 9-bedroom House in Multiple Occupation (HMO) at 60 Ombersley Road.
The proposed development represents an overdevelopment of the property and a 
significant intensification of use. A 9-bedroom HMO is excessive for a single dwelling in a 
quiet residential area and will add to the growing overconcentration of HMOs already 
altering the character of Upton and Ombersley Roads. This type of development is 
unsustainable in an area originally designed for family housing and is incompatible with the 
surrounding residential environment.

The application fails to adequately address the substantial parking pressure already present 
in the area. The applicant’s assumption that students and young professionals “probably” 
won’t have cars is speculative and cannot be relied upon in lieu of actual restrictions or 
enforceable tenancy clauses. Without formal conditions prohibiting car ownership, there is a 
high likelihood that additional vehicles will be introduced, worsening congestion and 
impacting highway safety—especially at existing blind junctions. The parking survey 
provided is also out of date and does not account for the cumulative effect of other recently 
approved HMO applications. This undermines its relevance as a justification for the 
proposed development.

Introducing nine unrelated occupants into a single dwelling is highly likely to generate 
elevated levels of noise and general disturbance. This will negatively impact the quality of 
life for neighbouring residents and contribute to a breakdown in the established community 
cohesion of the area. The proposed HMO will generate far more waste than a typical family 
dwelling, yet the application provides no convincing details about how this will be managed. 
Inadequate refuse provision risks unsightly bin clutter and potential hygiene issues that 
would harm the visual and environmental amenity of the street.



An HMO of this size places undue pressure on local services, including waste collection, 
drainage, and potentially health services. The infrastructure in this area is not designed to 
support such high-density occupancy.

The proposed rear dormer and any physical alterations may be out of keeping with the 
architectural style of neighbouring properties. Loss of green space or garden areas to 
create additional hardstanding for parking would also be detrimental to local character and 
biodiversity.

Should officers be minded to recommend approval of this application, I request that the 
matter be referred to the Planning Committee for full consideration.

7. ASSESSMENT
7.1 Principle of Development

7.1.1 The application site is located within the defined settlement boundaries where there is a 
presumption in favour of development and the efficient use of land is encouraged. The 
property currently benefits from a residential use, has an extant permission for an 8 bed 
HMO (which is material to this decision) and the proposed use would be maintained as 
residential within a residential area, no objection is raised in this respect. 

7.1.2 The adopted LDP addresses HMO’s under policy H8, therefore the requirements of this 
policy are applicable to establishing the principle of development and additional guidance is 
contained within the adopted SPG: Houses in Multiple Occupation.

H8 Self Contained Accommodation and Houses in Multiple Occupation 

WITHIN THE DEFINED SETTLEMENT BOUNDARIES, PROPOSALS TO SUBDIVIDE A 
PROPERTY INTO SELF CONTAINED ACCOMMODATION, BEDSITS OR A HOUSE IN 
MULTIPLE OCCUPATION WILL ONLY BE PERMITTED IF: 
i) THE SCALE AND INTENSITY OF USE DOES NOT HARM THE CHARACTER OF 

THE BUILDING AND LOCALITY AND WILL NOT CAUSE AN UNACCEPTABLE 
REDUCTION IN THE AMENITY OF NEIGHBOURING OCCUPIERS OR RESULT 
IN ON STREET PARKING PROBLEMS; 

ii) THE PROPOSAL DOES NOT CREATE AN OVER CONCENTRATION OF 
HOUSES IN MULTIPLE OCCUPATION IN ANY ONE AREA OF THE CITY WHICH 
WOULD CHANGE THE CHARACTER OF THE NEIGHBOURHOOD OR CREATE 
AN IMBALANCE IN THE HOUSING STOCK;

iii) ADEQUATE NOISE INSULATION IS PROVIDED; 
iv) ADEQUATE AMENITY FOR FUTURE OCCUPIERS.

7.1.3 Each criteria will be addressed and expanded upon where necessary within the relevant 
section(s) below. 

7.1.4 i & iv) The property is generously proportioned and is easily able to accommodate 9 
occupiers without the need for any significant extension or alteration therefore would not 
prejudice the character of the building, area or living conditions of neighbouring occupiers. 
Each bedroom and the living/kitchen area meets the space standards as set by the adopted 
SPG and the property would afford future occupiers access to an outdoor amenity space. 
Planning Committee previously approved an application for an 8 person HMO in January of 
this year. The Local Highways Authority has commented on this application and raise no 
objection in respect of parking provision or highway safety which is discussed in more detail 
later on in the report. Criteria i and iv are satisfied. 

7.1.5 ii) The Councils adopted methodology for assessing an appropriate concentration of HMO’s 
in this area allows for a 15% limit of the total number of dwellings to be HMO’s within a 50 
metre radius of the application site. 34 properties have been identified within the 50M 
radius, one of these properties is a HMO. The proposal would result in 2 HMOs within this 
50m radius and the proposal would not exceed the threshold (representing 6%) therefore 
any impact upon the character of the area or balance of housing stock would be acceptable 



and in accordance with the adopted policy and SPG. Criteria ii is satisfied. Again, there is 
an extant permission that is being implemented for an 8 person HMO. In this regard, the 
proposal could not be considered to impact on the concentration of HMOs in the area when 
it already has permission as a HMO. 

7.1.6 iii) In respect of noise, the use would remain as residential and would not be expected to 
generate significant levels of noise above what is generated by a C3 dwellinghouse or what 
would be unacceptable or incompatible within a residential area, or the material fallback 
position of an 8 person HMO. The property is a semi-detached property that is already 
being used for residential purposes and it is not considered the proposals would result in 
significantly increased noise and disturbance over that from a C3 dwelling. This matter 
would also be covered by Building Regulations and it is therefore not considered necessary 
or reasonable to require a condition in this instance. In this instance no conflicts with the 
criteria of Policy H8 or the adopted SPG have been identified, accordingly, the principle of 
the development is accepted. 

 7.2 Visual Amenity/ Character and Appearance

7.2.1 The external alterations to the property are minor comprising of the construction of a 
modest dormer within the rear roof plane of the house and the enabling works relating to 
the conversion of the garage. The dormer would be set back from the public realm 
therefore reducing any visual impact further. Weight is attributed to the fact that the dormer 
already has planning permission and is in the process of being implemented. Any internal 
alterations would not have any different impact upon visual amenity or the character of the 
area. Additionally, the garage could be converted without the express consent of the Local 
Planning Authority into additional living accommodation. 

7.2.2 The only other external alterations consist of the addition of bird and bat boxes, which are 
typical features within the context of a residential property and therefore no concern is 
raised in respect of their visual impact or impact upon the character of the area. 

7.2.3 Character is not limited to physical changes/alterations but can also consist of use and how 
a place operates/functions. In this case both the existing and proposed uses are residential 
therefore no objection or concern is raised in respect of impact upon character.

7.2.4 It is noted that a HMO can be a more intensified residential use than an C3 single 
dwellinghouse and can result in a different impact upon the character of the area. In order 
to assess this impact and to safeguard the character of existing residential areas the Local 
Authority have adopted supplementary planning guidance (SPG) which identifies HMO 
thresholds for areas to ensure an over concentration does not occur. 

7.2.5 As identified within an earlier section of this report the threshold in this area for HMO’s is 
15% of properties within a 50M radius of the application site. 34 properties have been 
identified within the 50M radius with one other being a HMO. The Local Planning Authority 
have record of only 1 other property within this radius being a HMO therefore the proposal 
would not exceed the threshold, representing 6% of the dwellings and it is considered any 
impact upon the character of the area arising from this proposal would not be of an 
unacceptable level.

7.2.6 The adjacent map shows the full extent of 
HMO’s (green squares) within the 
immediate area and the 50 metre radius of 
the property (orange circle). Again, this 
property benefits from an extant HMO use.  



7.3 Residential Amenity:

7.3.1 The use of the property for residential purposes is considered to be acceptable and 
compatible within the context of the site, no concern is raised to the ongoing use of the 
property for residential purposes. It is acknowledged that the proposed use consists of an 
intensification of the residential use on site, however the property is substantial and capable 
of accommodating 9 occupiers (one more than the extant consent) without resulting in 
overdevelopment that would prejudice the living conditions of neighbouring occupiers. 

7.3.2 The physical alteration with the potential to result in the greatest amount of impact upon the 
living conditions of neighbouring occupiers is the addition of the rear dormer due to its 
proximity to the common boundary with No.11 Upton Road, however due to the relationship 
of the dwellings any outlook from the dormer would be over the roof plane of No.11 and 
therefore any potential unacceptable overlooking/overbearing impact would be avoided. As 
previously stated, the dormer as shown already has planning permission that remains 
extant, significant weight has been afforded to this fallback position in the assessment of 
this application.  All other alterations are minor and would not result in any unacceptable 
adverse impact upon the living conditions of neighbouring occupiers. 

7.3.3 When considering the living conditions of future occupiers of the property no concern is 
raised as; there would be a suitable amount of common space within the kitchen/living area 
relative to the number of occupiers, each bedroom is a suitable size for one occupier each 
with its own bathroom, each bedroom has a suitable window to provide outlook, light and 
ventilation, additionally the property benefits from a rear amenity space that occupiers could 
avail of. 

7.3.4 In order to protect the living conditions of future occupiers ensuring there is sufficient space 
for the number of residents it is considered necessary to condition that the number of 
occupiers is limited to a maximum of 9 with one occupier per room. 

7.4 Movement:

7.4.1 The application site is within the defined settlement boundaries, in a well-established urban 
area in close proximity to the Handpost Local Centre. Accordingly, future occupiers would 
be well served by easy access to local amenities and access to public transport. Due to the 
highly sustainable nature of the site no concern or objection is raised in respect of parking 
provision as the proposal is considered to accord with the aims and objectives of local and 
national planning policies which seek to reduce the amount of off street parking within 
suitable, sustainable locations and to facilitate the modal shift away from trips made by 
private vehicles, this accords with the aims of Llwybr Newydd: the Wales Transport 
Strategy, which sets a mode share target of 45% of journeys to be made by walking, cycling 
and public transport by 2040, Policies 2 and 12 of Future Wales, Planning Policy Wales 12 
(4.1.50 - 4.1.53) and Objective 2 and Policy SP1 of the Newport City Council LDP.  

7.4.2 The existing parking space on site would be retained for the use of future occupiers. The 
proposal includes the provision of cycle storage thus adding to the sustainable credentials 
of the scheme. The application is supported by a parking survey which concludes that the 
parking demand can be adequately accommodated within the area.

7.4.3 The Local Highways Authority (LHA) has been consulted on this application, they raise no 
objection to the development on the basis that they do not consider that the development 
would significantly raise parking demand within the area that could not be accommodated.  
The proposal therefore does not compromise highway safety.  

7.5 Biodiversity:

7.5.1 In respect of ecology and bio-diversity the site as existing comprises a residential dwelling 
and garden area, all floors of the property are currently available for occupation and no 
conversion of the loft space is required. Additionally, the garden areas are primarily hard-



surfaced within an urban environment therefore, the site offers little ecological value and 
the potential habitat for bats or other European Protected Species is limited. 

7.5.2 PPW sets out that " Planning authorities must seek to maintain and enhance biodiversity in 
the exercise of their functions. This means development should not cause any significant 
loss of habitats or populations of species (not including non native invasive species), locally 
or nationally and must work alongside nature and it must provide a net benefit for 
biodiversity and improve, or enable the improvement, of the resilience of ecosystems" (para 
6.4.5). This element and subsequent requirements in Chapter 6 of PPW respond to the 
Section 6 Duty of the Environment (Wales) Act 2016. 

7.5.3 The submission is accompanied by a Green Infrastructure Statement that outlines the 
consideration for biodiversity and green infrastructure onsite/within the area and details 
compliance with the stepwise approach contained within chapter 6 of PPW12. 

7.5.4 The proposal includes the provision of a bird and bat box to be erected on the side and rear 
elevation of the property. Given the nature and extent of development proposed in 
conjunction with the limited ecological value of the site as existing it is considered that a net 
benefit for biodiversity would be achieved through the granting of this consent thus 
according with the requirement of LDP Policy GP5. It is considered necessary to condition 
that the biodiversity enhancements as submitted are constructed on site and retained for 
the lifetime of the development. 

7.6 Waste:

7.6.1 The proposed plans show that bin storage would be accommodated within an existing 
garden store, no concern or objection is raised to this arrangement. 

7.7 Drainage:

7.7.1 The property as existing benefits from a connection to the mains sewers, this would be 
unchanged as a result of the application and Dwr Cymru Welsh Water have provided 
comments stating that they have no objection to the proposal and that sufficient capacity 
exists within the existing sewerage network. 

7.7.2 In respect of any surface water impact the proposed physical development(s) are small 
scale and would result in only a minimal change to surface water flows. The proposed 
changes are permitted development not requiring planning consent therefore it would not 
be reasonable to attach a condition relating to SWD as it would not meet the tests within 
Welsh Government Circular: The Use of Planning Conditions for Development 
Management (WGC 016/2014 ). Additionally, surface water drainage is controlled by 
separate legislation outside the remit of the Town and Country Planning Act. 

7.8 Other Issues/response to third parties 

7.8.1 The majority of points raised through the public consultation/from third parties have been 
addressed within the earlier sections of this report. The following points provide further 
clarification or address matters not covered within the above. 

7.8.2 The nature of occupiers is not a material consideration in the assessment of a planning 
application, it would not be reasonable to assume that a person occupying a HMO would 
not be of good character therefore comments made in this regard have been given little 
weight in the assessment of this application. 

7.8.3 In respect of the capacity of the service infrastructure and its capability to accommodate the 
additional usage, there has been no evidence provided or comments received to suggest 
that existing infrastructure would not be able to cope with the impact of the development 
therefore this element of the objections has been given limited weight in the assessment of 
the application.

7.8.4 A number of other concerns/objections raised such as the siting of the cycle store and the 
paving of the rear garden area would not require planning consent and could be achieved 



at will therefore would not constitute a reason to withhold consent in this matter. 

8. OTHER CONSIDERATIONS

8.1 Crime and Disorder Act 1998
Section 17(1) of the Crime and Disorder Act 1998 imposes a duty on the Local Authority to 
exercise its various functions with due regard to the likely effect of the exercise of those 
functions on, and the need to do all that it reasonably can to prevent, crime and disorder in 
its area.  This duty has been considered in the evaluation of this application.  It is 
considered that there would be no significant or unacceptable increase in crime and 
disorder as a result of the proposed decision.

8.2 Equality Act 2010
The Equality Act 2010 identifies a number of ‘protected characteristics’, namely age; 
disability; gender reassignment; pregnancy and maternity; race; religion or belief; sex; 
sexual orientation; marriage and civil partnership.
Having due regard to advancing equality involves:
• removing or minimising disadvantages suffered by people due to their protected 

characteristics; 

• taking steps to meet the needs of people from protected groups where these differ from 
the need of other people; and 

• encouraging people from protected groups to participate in public life or in other 
activities where their participation is disproportionately low. 

8.3 The above duty has been given due consideration in the determination of this application.  
It is considered that there would be no significant or unacceptable impact upon persons 
who share a protected characteristic, over and above any other person, as a result of the 
proposed decision.

8.4 Planning (Wales) Act 2015 (Welsh language)
Section 31 of the Act clarifies that impacts on the Welsh language may be a consideration 
when taking decisions on applications for planning permission so far as it is material to the 
application. This duty has been given due consideration in the determination of this 
application.  It is considered that there would be no material effect upon the use of the 
Welsh language in Newport as a result of the proposed decision. 

8.5 Newport’s Well-Being Plan 2018-23
The Wellbeing of Future Generations (Wales) Act 2015 imposes a duty on public bodies to 
carry out sustainable development in accordance with the sustainable development 
principle to act in a manner which seeks to ensure that the needs of the present are met 
without compromising the ability of future generations to meet their own needs.  This duty 
has been considered during the preparation of Newport’s Well-Being Plan 2018-23, which 
was signed off on 1 May 2018. The duty imposed by the Act together with the goals and 
objectives of Newport’s Well-Being Plan 2018-23 have been considered in the evaluation of 
this application.  It is considered that there would be no significant or unacceptable impact 
upon the achievement of wellbeing objectives as a result of the proposed decision.

9.0 CONCLUSION

9.1 The proposed development raises no concern in respect of the principle of development or 
compatibility within its context. No unacceptable impact upon the living conditions of 
neighbouring occupiers has been identified and the property is of a sufficient scale as to 
accommodate the use without resulting in overdevelopment or prejudicing the living 
conditions of future occupiers. No adverse impact in respect of parking provision or 
highway safety has been identified. Consent has previously been granted for the use of the 
dwelling as a HMO for up to 8 occupiers, the increase of one additional occupier is not 
considered to result in any unacceptable adverse impact to an extent that the development 
would be resisted. The proposed development accords with the relevant criteria of the LDP 
and is therefore recommended for approval subject to conditions. 



10. RECOMMENDATION 

GRANTED WITH CONDITIONS

01 The development shall be implemented in accordance with the following plans and documents:
LJR Planning: Planning Statement (June 2025), LJR Planning: Green Infrastructure Statement 
(November 2024), LJR Planning Parking Survey (November 2024), 
4336.PL.06 Rev C.- Proposed Elevations, 4336.PL.05 Rev E - Proposed Plans, 4336.PL.02 Rev 
E.- Existing / Proposed Block Plan, 4336.PL.01 Rev A - Site Location Plan.
Reason: In the interests of clarity and to ensure the development complies with the submitted 
plans and documents on which this decision was based.

02 Prior to the development hereby approved coming into beneficial occupation the cycle and 
waste store as detailed on approved plan 4336.PL.05 Rev E - Proposed Plans shall be constructed 
on site and then maintained for the lifetime of the development. 
 Reason - Reason - To make adequate provision for cycle storage in accordance with Policy GP4 
of the Newport City Council Local Development Plan.

03 Prior to the development hereby approved coming into beneficial occupation the biodiversity 
enhancements as detailed on approved plan 4336.PL.06 Rev C shall be constructed on site and 
then maintained for the lifetime of the development. 
 Reason - In the interests of maintaining and enhancing biodiversity, in accordance with Future 
Wales Policy 9 and to accord with Policy GP5 of the Newport City Council Local Development 
Plan.

04 Each room shall not be occupied by more than 1 resident at any time and no more than 9 
residents shall occupy the premises. 
Reason: To ensure there is adequate space available for each occupier in accordance with the 
space standards as set by the Housing in Multiple Occupation SPG as adopted by Newport City 
Council and in accordance with Policy H2 of the Newport City Council Local Development Plan. 

05 Prior to the beneficial occupation of bedroom 9 a scheme to permanently close off the existing 
vehicular access on to Ombersley Rd shall be submitted to and approved in writing by the Council 
as Local Planning Authority. The scheme shall be implemented in accordance with the approved 
details before the benefical occupation of bedroom 9. 
Reason: in the interests of visual amenity and highway/pedestrian safety. 

NOTE TO APPLICANT

01 The development plan for Newport is the Newport Local Development Plan 2011 – 2026 
(Adopted January 2015). 

02 The proposed development (including any demolition) has been screened under the 
Environmental Impact Assessment Regulations and it is considered that an Environmental 
Statement is not required


