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1 Introduction 

 

1.1 JMI Planning is a Midlands based town planning consultancy.  Its directors are 

chartered town planners with over 30 years’ combined experience in both the public 

and private sector. 

 

1.2 The author of this appraisal, Jon Imber, has worked as both a development control 

and forward planning officer in local government, and more recently as a senior 

planning consultant in the private sector.  He has extensive knowledge of the planning 

system and experience of the appeals process.  He is a member of the Royal Town 

Planning Institute. 

 

1.3 This report summarises both informal pre-application advice received from the local 

planning authority and the statutory pre-application consultation process. 

 

2 Pre-Application Consultation with the Local Planning Authority 

 

2.1 A request for pre-application advice on the proposals was submitted to the local 

planning authority in November 2024.   

 

2.2 The response was broadly positive, with no objections raised in terms of the principle 

of development, its visual impact or its impact upon residential amenity.  Clarification 

was requested on parking and servicing provision, which is incorporated within the 

revised Planning Statement.  The Council’s Tree Officer identified the trees on the bank 

to the rear of the site as being of particular importance, and requested a tree survey 

to demonstrate that the proposals would not compromise them.  This has been carried 

out.  The proposals involve the loss of a small group of trees on the site (identified as 

G3 in the survey).  The applicant proposes to replace these with a line of 12 field 

maples and hawthorns planted at 3 to 4 metre intervals, which will compensate for 

the loss, screen the proposals from the north and deliver a gain in biodiversity. 
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3 Statutory Pre-Application Consultation 
 

3.1 In accordance with Part 1A of the Town and Country Planning (Development 

Management Procedure) (Wales) (Amendment) Order 2016, all major developments 

are required to be subject of formal preapplication consultation prior to the Planning 

Application being validated by the Local Planning Authority. This report summarises 

the public consultation undertaken by the applicant in accordance with these 

requirements.  

 

3.2 This report is prepared in accordance with Part 1A Section 2F of the 2016 Order and 

demonstrates how the applicant has complied with Section 61Z of the 1990 Act and 

responded to the consultation responses received. The responses to the consultation 

have been reviewed and summarised in this report, along with full responses from the 

applicant. 

 

3.3  The consultation took place between 28th February and 31st March 2025, which 

exceeds the minimum 28 day period.  Site notices (in English and Welsh) were 

displayed adjacent to the application site, notifications were sent to local residents, 

community consultees and specialist consultees, and a copy of the draft application 

was made available for public viewing, as set out in the regulations.  

 

3.4 Copies of the site notices and notification letters are attached at Appendix 1, and 

copies of the consultation letters are attached at Appendix 2. 

 

3.5 The notification letters were sent to the following properties:- 

 

• 60-94 (evens) Monmouth Castle Drive, Newport, NP20 2QB 

• Unit 9 Maesglas Retail Park, Port Road, Newport, NP20 2NS 

• Unit 12 Maesglas Retail Park, Port Road, Newport, NP20 2NS 



Valley Wholesale Carpets – Unit 10 Maesglas Retail Park, Newport 

5 
 

 

3.6 Consultations were sent to the following:- 

 

• The Natural Resources Body for Wales 

• Dŵr Cymru Welsh Water 

• South Wales Fire & Rescue Service 

 

3.7 The application was publicised online at www.jmiplanning.com/jmi-planning-

maesglas.  Comments were invited via email. 

 

4 Responses to Statutory Pre-Application Consultation 
 

4.1 Responses were received from The Natural Resources Body for Wales and Dŵr 

Cymru Welsh Water.  No responses were received from the occupiers of 

neighbouring properties. 

 

Consultee Summary of Response Applicant’s Response 

The Natural 

Resources Body 

for Wales 

The proposed development site is 

located within 15 metres of Land at 

Newport Sidings historic landfill site. 

We understand piled foundations are 

proposed, therefore any risks to 

controlled waters will need to be 

established. 

 

The supplementary intrusive ground 

investigation works letter by Intégral 

Géotechnique (Wales) Limited 

(November 2024) refers to a Site 

Investigation Report Ref: 

Report submitted as 

part of application 

 

 

 

 

 

 

 

 

 

 

 

http://www.jmiplanning.com/jmi-planning-maesglas
http://www.jmiplanning.com/jmi-planning-maesglas
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14043/OTJ/22/SI (July 2022). You 

should provide this report, along with a 

Preliminary Risk Assessment, with any 

future planning application for this 

scheme. 

 

There is a surface water sewer line 

located immediately outside the site 

along Port Road. This discharges to 

Cefn Adda Reen, which is a tributary of 

River Ebbw, which is a tributary of the 

River Usk. Therefore, this surface water 

sewer line is hydrologically connected 

to the River Usk (Lower Usk) Site of 

Special Scientific Interest (SSSI), the 

River Usk Special Area of Conservation 

(SAC), the Gwent Levels - St Brides SSSI, 

the Severn Estuary SSSI, and the Severn 

Estuary European Marine Site.  

From the information provided, we 

consider the proposal may affect these 

designated and protected sites and 

have identified pollution as a potential 

impact pathway to features of the site. 

However, we consider the above 

pathway will not result in an adverse 

effect if the developer adheres to 

standard pollution prevention 

guidelines. 

 

 

 

 

 

 

 

Noted.  Development 

will be carried out in 

accordance with 

standard pollution 

prevention 

guidelines. 
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Advised further discussions regarding 

localised flood risk. 

Water authority 

consulted (see below) 

Dŵr Cymru 

Welsh Water 

Advised on location of public sewers in 

the area. 

 

Site may be suitable for SuDS. 

 

No objections in terms of foul or 

surface drainage. 

Noted.  The proposed 

extension is remote 

from the public 

sewers and surface 

drainage is set out as 

part of the FRA. 

 

5 Conclusions 
 

5.1 The applicants have complied with the requirements of the Development 

Management Procedure (Wales) (Amendment) Order with respect to pre-application 

consultation. 

 

5.2 The responses to the pre-application consultation required minor changes to the 

final submission which have been incorporated as summarised in Section 4 of this 

report. 

  



Valley Wholesale Carpets – Unit 10 Maesglas Retail Park, Newport 

8 
 

Appendix 1 – Site Notice & Notification Letter 
 

 

 



Valley Wholesale Carpets – Unit 10 Maesglas Retail Park, Newport 

9 
 

 

 

  



Valley Wholesale Carpets – Unit 10 Maesglas Retail Park, Newport 

10 
 

Appendix 2 – Letter to Consultees 
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