From: Adan, Saeed (Elected Member) <Saeed.Adan@newport.gov.uk>

Sent: 31 May 2026 22:31:27 UTC+01:00

To: "Strange, Taylor (Governance Officer)" <Taylor.Strange@newport.gov.uk>;
"Jenkins, Debbie (Elected Member)" <Debbie.Jenkins@newport.gov.uk>

Cc: "Cooke, Jacob (Senior Planning Officer)" <Jacob.Cooke@newport.gov.uk>
Subject: RE: Planning Application 26/0137

Attachments: 260137 Objection....pdf

Hi both,

Following my email below - please see attached.

Kind regards,
Saeed

Clir Adan
Pillgwenlly Ward

From: Adan, Saeed (Elected Member)

Sent: 28 May 2026 17:27

To: Strange, Taylor (Governance Officer) <Taylor.Strange@newport.gov.uk>; Jenkins, Debbie (Elected
Member) <Debbie.Jenkins@newport.gov.uk>

Cc: Cooke, Jacob (Senior Planning Officer) <Jacob.Cooke@newport.gov.uk>

Subject: RE: Planning Application 26/0137

Thanks Taylor. Unfortunately, | can’t attend due to a clash of commitments. Clir Jenkins will
kindly read out my statement on my behalf.
I'll submit the document on the weekend.

Kind regards,
Saeed
Clir Adan

From: Strange, Taylor (Governance Officer) <Taylor.Strange@newport.gov.uk>

Sent: 28 May 2026 17:11

To: Jenkins, Debbie (Elected Member) <Debbie.Jenkins@newport.gov.uk>; Adan, Saeed (Elected
Member) <Saeed.Adan@newport.gov.uk>

Cc: Cooke, Jacob (Senior Planning Officer) <Jacob.Cooke@newport.gov.uk>

Subject: Re: Planning Application 26/0137

Prynhawn da/Good afternoon Councillor Jenkins,

Thank you for confirming.

Cofion cynnes / Kind Regards


mailto:Taylor.Strange@newport.gov.uk
mailto:Debbie.Jenkins@newport.gov.uk
mailto:Saeed.Adan@newport.gov.uk
mailto:Jacob.Cooke@newport.gov.uk

Taylor Strange

Swyddog Llywodraeth / Governance Olfficer

Y Gyfraith a Safonau / Law and Standards
Cyngor Dinas Casnewydd / Newport City Council
Canolfan Ddinesig / Civic Centre

Phone: 01633987876

E-mail: Taylor.Strange@newport.gov.uk

From: Jenkins, Debbie (Elected Member) <Debbie.Jenkins@newport.gov.uk>

Sent: 28 May 2026 4:50 PM

To: Strange, Taylor (Governance Officer) <Taylor.Strange@newport.gov.uk>; Adan, Saeed (Elected
Member) <Saeed.Adan@newport.gov.uk>

Cc: Cooke, Jacob (Senior Planning Officer) <Jacob.Cooke@newport.gov.uk>

Subject: RE: Planning Application 26/0137

Good Afternoon Taylor,

Thank you for your email.

| would like to attend and speak on the application.
Best wishes

Debbie
Clir Jenkins

From: Strange, Taylor (Governance Officer) <Taylor.Strange@newport.gov.uk>

Sent: 27 May 2026 16:29

To: Adan, Saeed (Elected Member) <Saeed.Adan@newport.gov.uk>; Jenkins, Debbie (Elected Member)
<Debbie.Jenkins@newport.gov.uk>

Subject: Planning Application 26/0137

Prynhawn da/Good afternoon Councillors,

Application 26/0137 is due to be presented in the 03 June 2025 Planning Committee.
As this application sit within your ward can you please confirm by Tuesday 02.06.2026 if
you wish to speak on the application in your capacity as a ward member.
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Please see the Planning Committee agenda below, the application starts on page 16.

(Public Pack)Agenda Document for Planning Committee, 03/06/2026 10:00

Cofion cynnes / Kind Regards

Taylor Strange

Swyddog Llywodraeth / Governance Officer

Y Gyfraith a Safonau / Law and Standards
Cyngor Dinas Casnewydd / Newport City Council
Canolfan Ddinesig / Civic Centre

Phone: 01633987876

E-mail: Taylor.Strange@newport.gov.uk
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Objection: 26/0137

3 Baldwin Street Newport NP20 2LT RETROSPECTIVE CHANGE OF USE FROM
A SINGLE DWELLING (USE CLASS C3) TO A 5-BEDROOM HOUSE IN
MULTIPLE OCCUPATION (HMO), ACCOMMODATING UP TO 7 OCCUPANTS

With the Chair's permission, | ask officers to circulate or point councillors to my initial
objection dated 14 March 2026. Following that, | request that Councillor Jenkins
reads my statement countering the comments noted in the agenda pack, particularly
pages 23 to 27:

The reliance on the appeal decision at 33 Walmer Road (Newport) to justify a total
lack of on-site parking is fundamentally flawed. That specific appeal concerned a
minor change of use to a small, 3-bedroom, 3-occupant HMO. By contrast, this
proposal introduces a change of use accommodating up to 7 occupants. Legally, a
threshold of more than 6 occupants strips the property of standard residential
character and elevates it to a Sui Generis Use Class. A Sui Generis use represents
a massive, material intensification of the site and cannot be assessed using the
baseline logic of a minor 3-person conversion. The scale, operational demands, and
cumulative impacts of the two types of development are entirely incomparable.

The officer's argument incorrectly assumes that a sustainable location does not
present the provision of a cycle storage. Whilst proximity to public transport
successfully reduces daily commuting journeys (car use), it has zero statistical
bearing on vehicle ownership. This application seeks to house 7 independent,
unrelated adults with entirely separate personal lives, employment shift schedules
and weekend transit needs. Unlike a standard C3 family home where vehicle use is
consolidated, 7 individual adults represent 7 independent potentials for car
ownership. Even under conservative estimates where only half of the occupants
own a vehicle, the development will generate a fixed, baseline demand for 3 to 4
permanent parking spaces and this excluding their visitors. The applicant has
submitted no demographic evidence to prove a 0% ownership rate. It's a breach of
the LDP Policy H8 and Unrestricted Displacement as the surrounding street network
does not feature an active, legally enforceable Controlled Parking Zone, the Council
possesses no legal mechanism via planning conditions to prevent future occupiers
from owning cars and parking them on the public highway. This development is not
car-free, it is parking-displaced. The lack of on-site provisions will immediately
offload 3 to 4 vehicles onto adjacent residential roads. This directly violates Policy
H8 (Self-contained Accommodation and Houses in Multiple Occupation) of the LDP
which explicitly mandates that conversions must not “result in on-street parking
problems. It further conflicts with Section 5.3.1 of Newport's HMO SPG, which
dictates that parking standards must be complied with and explicitly resists schemes
that resolve parking deficits by destroying local residential amenity.





7-occupant Sui Generis use triggers strict mandatory licensing requirements,
necessitating vast, commercial-scale refuse provisions and a minimum of 7 secure
cycle spaces. If this property lacks an independent, external rear-access lane, the
physical management of these facilities becomes impossible. This structural layout
failure completely undermines the sustainable travel defence.

There are concerns that the report states no response from the Waste Manager and
EH. This fails to verify a key material consideration which would severely impact the
community and would be deemed a due diligence failure. Furthermore, deferring the
waste strategy to a post-decision condition is legally unsafe. It strips away the right
to scrutinise whether a 7-person waste volume can be physically and safely
managed on this site, directly violating Newport LDP Policy GP4. 7 independent
occupiers to wheel heavy, unhygienic waste bins and dirty bicycles directly through
internal, communal living areas, narrow residential hallways every single week
which creates a severe and unacceptable hazard to the residential amenity of the
occupiers.

The 33 Walmer Road appeal decision is not a blanket immunity card to waive
parking compliance across Newport. The severe material intensification to a 7-
occupant Sui Generis use will inevitably cause overspill parking, exacerbating local
parking stress to unsafe levels and blocking emergency vehicle access. The
proposal represents a direct threat to highway safety under national policy guidelines
and stands in flagrant breach of Newport LDP Policy H8.

There is no evidence of an affordable housing contribution, Section 106 agreement
or a Viability Assessment.

Direct Violation of National Policy (TAN 15): Technical Advice Note 15 explicitly
states that a site-specific Flood Consequences Assessment (FCA) is a mandatory
requirement for highly vulnerable developments within Flood Zone 3. The Local
Planning Authority (LPA) does not possess the statutory discretion to waive this
requirement or declare themselves "satisfied" in the complete absence of a site-
specific assessment.

Flawed Reliance on "Limited Weight" Evidence: The report openly admits that the
submitted FCA relates entirely to a neighbouring site (24 Courtybella Terrace) and
that "limited weight" is afforded to its conclusions. It is highly irregular and legally
unsafe to grant planning permission for a highly vulnerable HMO based on data
borrowed from a separate property. This ignores critical, site-specific variables such
as unique Finished Floor Levels (FFL), local drainage capacities, and precise
structural thresholds.

Creation of an Emergency Services Trap: The mitigation measure restricting
sleeping accommodation to the upper floors fails to address the operational reality of
an HMO. If the ground floor communal kitchen and living spaces are inundated, the





property becomes instantly uninhabitable. Multiple unrelated occupants will be
trapped on the upper floors without access to basic amenities, electricity, or clean
water. This creates an immediate, avoidable burden on emergency rescue
infrastructure, directly violating the core safety criteria of TAN 15.

Failure to Meet LDP Policy GP4: By failing to secure an independent, site-specific
FCA, the LPA cannot accurately assess the true risk to human life and structural
integrity. The proposal therefore fails to meet the safety and amenity requirements
outlined in Policy GP4 of the Newport Local Development Plan.

The applicant must be required to submit a comprehensive, site-specific Flood
Consequences Assessment that proves the Baldwin Street property itself can be
safely managed, failing which the application must be refused.

Respected committee members, | urge you to stand by the principles of the LDP,
adopted standards in the SPG and to respect the community's democratic
framework. Kindly refuse this application.





