
 

NEWPORT LOCAL DEVELOPMENT PLAN EXAMINATION
 
Hearing Session 11: Strategic Development Site: Eastern Expansion Area
 
10.00am Wednesday 7 May 2014 
Council Chamber, Civic Centre, Newport, 
 
Submissions made on behalf of  
St. Modwen Developments Limited 
by Savills (Reference: 1466) 
 
The following statement has been prepared 
Inspector’s questions (those relevant to St. Modwen)
before a brief answer is provided.  
 
1. Identify extent and concept of Eastern Expansion Area (Policy SP11)
 
Is the extent of the Eastern Expansion Area and the individual allocations to which it relates 
clearly and consistently identified in the Plan? In particular:
 

• Has the concept and extent of the Eastern Expansion Area changed from that set out 
in the UDP and the supporting supplementary planning guidance (May 2007)? If so, 
in what ways and why? Is the SPG intended 
development principles for the Eastern Expansion Area, as indicated in paragraph 
2.37? If so, does the Plan need to make more detailed reference to the content of the 
SPG? 

• Is the full extent of the “mixed use, sustaina
shown on the proposals map? Should the policy wording (referring to land centred on 
the redundant part of the steelworks) and the delineation of SP11 on the proposals 
map (relating only to land west of Llanwern village), 
consistent and unambiguous?

 
Response: 
 

1. In terms of delivery, proposals for
is in the control of St. Modwen Development
integral part of the Eastern Expansion Area (EEA), have not changed. Expansion 
proposals for this major brow
Newport’s strategy for regeneration and growth.
EEA remains the same as
(UDP) and the supporting Supplementary Planning Guidance (SPG)
mixed use development comprising housing, business, commercial, leisure and 
community uses), the overall
UDP and SPG) could be enhanced
 

2. As set out in our submission to the Revised Deposit Local Development Plan 
(RDLDP), whilst the supporting text goes some way to 
recognise it as a major regeneration opportunity,
emphasise the site’s overall dividend to Newport and south Wales within the actual 
policy wording – carrying this emphasis forward from the UDP and 
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The following statement has been prepared for session 11 of the LDP Examination. The 
(those relevant to St. Modwen) are grouped and repeated

 

. Identify extent and concept of Eastern Expansion Area (Policy SP11) 

Is the extent of the Eastern Expansion Area and the individual allocations to which it relates 
sistently identified in the Plan? In particular: 

Has the concept and extent of the Eastern Expansion Area changed from that set out 
in the UDP and the supporting supplementary planning guidance (May 2007)? If so, 
in what ways and why? Is the SPG intended to continue to articulate the guiding 
development principles for the Eastern Expansion Area, as indicated in paragraph 
2.37? If so, does the Plan need to make more detailed reference to the content of the 

Is the full extent of the “mixed use, sustainable urban expansion area” properly 
shown on the proposals map? Should the policy wording (referring to land centred on 
the redundant part of the steelworks) and the delineation of SP11 on the proposals 
map (relating only to land west of Llanwern village), be amended so as to be mutually 
consistent and unambiguous? 

In terms of delivery, proposals for Glan Llyn (the former Llanwern steelworks
in the control of St. Modwen Developments Limited (St. Modwen) and forms an 

integral part of the Eastern Expansion Area (EEA), have not changed. Expansion 
proposals for this major brownfield site in the east of the city continue to support 
Newport’s strategy for regeneration and growth. Whilst the overriding concept 

as that set out in the adopted Unitary Development Plan 
(UDP) and the supporting Supplementary Planning Guidance (SPG) (i.e. to deliver a 
mixed use development comprising housing, business, commercial, leisure and 

the overall significance of the former steelworks (as detailed in the 
nd SPG) could be enhanced. 

As set out in our submission to the Revised Deposit Local Development Plan 
(RDLDP), whilst the supporting text goes some way to prioritise Glan Llyn and 

major regeneration opportunity, there is still an opportunity to 
emphasise the site’s overall dividend to Newport and south Wales within the actual 

carrying this emphasis forward from the UDP and SPG where it is 
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of the LDP Examination. The 
are grouped and repeated in italics 

Is the extent of the Eastern Expansion Area and the individual allocations to which it relates 

Has the concept and extent of the Eastern Expansion Area changed from that set out 
in the UDP and the supporting supplementary planning guidance (May 2007)? If so, 

to continue to articulate the guiding 
development principles for the Eastern Expansion Area, as indicated in paragraph 
2.37? If so, does the Plan need to make more detailed reference to the content of the 

ble urban expansion area” properly 
shown on the proposals map? Should the policy wording (referring to land centred on 
the redundant part of the steelworks) and the delineation of SP11 on the proposals 

be amended so as to be mutually 

teelworks), which 
and forms an 

integral part of the Eastern Expansion Area (EEA), have not changed. Expansion 
ity continue to support 

ilst the overriding concept for the 
that set out in the adopted Unitary Development Plan 

(i.e. to deliver a 
mixed use development comprising housing, business, commercial, leisure and 

the former steelworks (as detailed in the 

As set out in our submission to the Revised Deposit Local Development Plan 
prioritise Glan Llyn and 

there is still an opportunity to 
emphasise the site’s overall dividend to Newport and south Wales within the actual 

SPG where it is 



 

made very clear that the regeneration of the EEA has been driven by the closure of 
the former Llanwern steelworks. 
 

3. In the same vein, the full extent of the EEA is not clear on the RDLDP proposals 
map. The overall area of the EEA needs 
clear boundary line) that will also allow the individual allocations within this area to be 
clearly defined.       

 
2. Delivery of Eastern Expansion Area development
 

• What evidence demonstrates that H1(3) and 
of housing (about 3750 units) during the Plan period?

• How will the community facilities required in conjunction with the major housing 
provision be delivered? 

• How will the Plan deliver the development of Newport Re
serving the Eastern Expansion Area alongside its existing role?
rationale for the proposed SP16(v) north
vehicular link render the Plan unsound?

 
Response: 

 
4. Dealing specifically with allocation H1(47) for the development of about 2,800 houses 

over the plan period at Glan Llyn. 
organised a round table session to discuss the statement of common ground for the 
latest Joint Housing Land Availability Study (or JHLAS). One of the main issues for 
that session – which was attended by multiple developers or their agents as well as 
the HBF - was the quantitative performance of Glan Llyn for the next five years. The 
progress that has been made there was recognised and largely accepted (because it 
was mainly factual). 
 

5. There are no major constraints to the development of the site and 
recorded in the submitted statement of common ground is (as the name of the 
document suggests) an agreed one and sees the three parts of Glan Llyn 
(Persimmon’s Greenacres, Charles Church’s Parklands and St Modwen’s remainder) 
together deliver: 

 
• 160 homes in 2014/2015;
• 210 homes in 2015/2016;
• 210 homes in 2016/2017;
• 198 homes in 2017/2018; and
• 174 homes in 2018/2019

 
6. The submitted statement of common ground confirming these numbers is a

the end of this statement (
tables on page 8 of Appendix 1 to the statement of common 
 

7. These rates indicate the potential of the site to deliver a large number of new homes 
– and a full range and mixture of properties. St Modwen expects that delivery rate to 
continue over the plan period as the site becomes an established destinati
part of the City. This will come from three main developers on site at one time each 
delivering about fifty homes a year (or about one sale a week) together with an 
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made very clear that the regeneration of the EEA has been driven by the closure of 
the former Llanwern steelworks.     

In the same vein, the full extent of the EEA is not clear on the RDLDP proposals 
rea of the EEA needs to be delineated (probably best by way of a 

that will also allow the individual allocations within this area to be 

2. Delivery of Eastern Expansion Area development 

What evidence demonstrates that H1(3) and H1(47) will deliver the anticipated level 
of housing (about 3750 units) during the Plan period? 
How will the community facilities required in conjunction with the major housing 

How will the Plan deliver the development of Newport Retail Park as a district centre 
serving the Eastern Expansion Area alongside its existing role? Is there a sound 
rationale for the proposed SP16(v) north-south link? In what way does proposing this 
vehicular link render the Plan unsound? 

specifically with allocation H1(47) for the development of about 2,800 houses 
over the plan period at Glan Llyn. In the autumn last year, Newport City Council 
organised a round table session to discuss the statement of common ground for the 

Housing Land Availability Study (or JHLAS). One of the main issues for 
which was attended by multiple developers or their agents as well as 

was the quantitative performance of Glan Llyn for the next five years. The 
s been made there was recognised and largely accepted (because it 

here are no major constraints to the development of the site and the position that is 
recorded in the submitted statement of common ground is (as the name of the 
document suggests) an agreed one and sees the three parts of Glan Llyn 
(Persimmon’s Greenacres, Charles Church’s Parklands and St Modwen’s remainder) 

160 homes in 2014/2015; 
210 homes in 2015/2016; 
210 homes in 2016/2017; 

17/2018; and 
174 homes in 2018/2019. 

The submitted statement of common ground confirming these numbers is a
the end of this statement (Attachment 1). The figures above are found from the 
tables on page 8 of Appendix 1 to the statement of common ground.  

These rates indicate the potential of the site to deliver a large number of new homes 
and a full range and mixture of properties. St Modwen expects that delivery rate to 

continue over the plan period as the site becomes an established destinati
part of the City. This will come from three main developers on site at one time each 
delivering about fifty homes a year (or about one sale a week) together with an 
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made very clear that the regeneration of the EEA has been driven by the closure of 

In the same vein, the full extent of the EEA is not clear on the RDLDP proposals 
(probably best by way of a 

that will also allow the individual allocations within this area to be 

H1(47) will deliver the anticipated level 

How will the community facilities required in conjunction with the major housing 

tail Park as a district centre 
Is there a sound 

south link? In what way does proposing this 

specifically with allocation H1(47) for the development of about 2,800 houses 
In the autumn last year, Newport City Council 

organised a round table session to discuss the statement of common ground for the 
Housing Land Availability Study (or JHLAS). One of the main issues for 

which was attended by multiple developers or their agents as well as 
was the quantitative performance of Glan Llyn for the next five years. The 

s been made there was recognised and largely accepted (because it 

he position that is 
recorded in the submitted statement of common ground is (as the name of the 
document suggests) an agreed one and sees the three parts of Glan Llyn 
(Persimmon’s Greenacres, Charles Church’s Parklands and St Modwen’s remainder) 

The submitted statement of common ground confirming these numbers is attached at 
. The figures above are found from the 

These rates indicate the potential of the site to deliver a large number of new homes 
and a full range and mixture of properties. St Modwen expects that delivery rate to 

continue over the plan period as the site becomes an established destination and 
part of the City. This will come from three main developers on site at one time each 
delivering about fifty homes a year (or about one sale a week) together with an 



 

affordable housing provider and/or a special scheme developer (for example a 
retirement scheme). This is the basic model that St Modwen is working to 
reflects its own role as town developer which will see it provide remediated, 
developable land and physical and green infrastructure for the development on the 
parcels to plug into.  
 

8. It is currently making excellent progress 
an advanced stage: 
 
a) Reserved matters approval has

Homes division’s first scheme in Wales. This extends to 50 new houses 
apartments. Development is expected to begin in April with first occupation in the 
late summer/autumn. 

 
b) A second scheme for St Modwen Homes (comprising of about 110 dwellings) is 

currently being designed. This will be due for submission in the summer a
allow development to continue uninterrupted once the first 50 have been 
completed. 

 
c) Disposal of the area around the school 

likely to take place soon. 
 
d) A further 12 acre residential phase will be marketed during

 
9. Added to the 300 homes already underway as part of phase 1, this brings the total 

number of homes in the development pipeline on the site by the end of this year to 
approximately 770. As stated previ
including apartments and 2, 3 and 4 bedroom houses.
 

10. In this light it is clear that the Council is right to rely on the number of homes the Plan 
expects Glan Llyn to deliver over the plan period.
our submissions to hearing sessions 2 and 3 on provision for housing and delivery.
 

11. Set against the housing delivery, progress
the scheme, including: 

 
a) Improving the overall sit

along Queens Way (near the entrance of the site), the first section of the 
Gateway and the Western Park 
first phase of housing. 
 

b) Discussions with the Co
first primary school are currently taking place
 

c) Proposals for the first phase of the employment element of the scheme (Celtic 
Business Park) are being refined and work to prepare the land for re
will shortly commence.  

 
d) A mini masterplan for the local centre

been prepared. This will help release a planning application for the first part of the 
centre in the next 2 – 3 months.
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affordable housing provider and/or a special scheme developer (for example a 
ent scheme). This is the basic model that St Modwen is working to 

reflects its own role as town developer which will see it provide remediated, 
developable land and physical and green infrastructure for the development on the 

It is currently making excellent progress with the next stages of development being at 

Reserved matters approval has very recently been secured for St Modwen’s own 
Homes division’s first scheme in Wales. This extends to 50 new houses 
apartments. Development is expected to begin in April with first occupation in the 

A second scheme for St Modwen Homes (comprising of about 110 dwellings) is 
currently being designed. This will be due for submission in the summer a
allow development to continue uninterrupted once the first 50 have been 

Disposal of the area around the school – extending to 150 new homes is also 
likely to take place soon.  

A further 12 acre residential phase will be marketed during the summer as well. 

Added to the 300 homes already underway as part of phase 1, this brings the total 
number of homes in the development pipeline on the site by the end of this year to 
approximately 770. As stated previously this will include a full range of new homes 

and 2, 3 and 4 bedroom houses. 

In this light it is clear that the Council is right to rely on the number of homes the Plan 
expects Glan Llyn to deliver over the plan period. This information is also set out in 
our submissions to hearing sessions 2 and 3 on provision for housing and delivery.

Set against the housing delivery, progress has and is being made on other aspects of 

Improving the overall site environment by delivering substantial new landscaping 
along Queens Way (near the entrance of the site), the first section of the 
Gateway and the Western Park – a large area of open space to the west of the 

Discussions with the Council with respect to the design and implementation of the 
are currently taking place.  

Proposals for the first phase of the employment element of the scheme (Celtic 
Business Park) are being refined and work to prepare the land for redevelopment 

 

A mini masterplan for the local centre (to include retail and community uses)
been prepared. This will help release a planning application for the first part of the 

3 months. 
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affordable housing provider and/or a special scheme developer (for example a 
ent scheme). This is the basic model that St Modwen is working to – and 

reflects its own role as town developer which will see it provide remediated, 
developable land and physical and green infrastructure for the development on the 

with the next stages of development being at 

St Modwen’s own 
Homes division’s first scheme in Wales. This extends to 50 new houses and 
apartments. Development is expected to begin in April with first occupation in the 

A second scheme for St Modwen Homes (comprising of about 110 dwellings) is 
currently being designed. This will be due for submission in the summer and will 
allow development to continue uninterrupted once the first 50 have been 

extending to 150 new homes is also 

the summer as well.  

Added to the 300 homes already underway as part of phase 1, this brings the total 
number of homes in the development pipeline on the site by the end of this year to 

ew homes – 

In this light it is clear that the Council is right to rely on the number of homes the Plan 
This information is also set out in 

our submissions to hearing sessions 2 and 3 on provision for housing and delivery.  

is being made on other aspects of 

e environment by delivering substantial new landscaping 
along Queens Way (near the entrance of the site), the first section of the 

a large area of open space to the west of the 

uncil with respect to the design and implementation of the 

Proposals for the first phase of the employment element of the scheme (Celtic 
development 

(to include retail and community uses) has 
been prepared. This will help release a planning application for the first part of the 



 

12. With regard to the delivery of community facilities at Glan Llyn, Annexure 1 attached 
to the Section 106 Agreement
details the facilities that are to be delivered by the scheme
provision.  
 

13. The delivery of recreation areas and all formal and informal open spaces 
closely monitored. Condition 5 of the outline planning permission requires the 
submission and approval of an Infrastructure Phasing Plan for each phase prior to 
the commencement of development. 
 

14. All this will ensure that the community facilities and recreation areas approved as part 
of the permission will be delivered by St. Modwen a
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he delivery of community facilities at Glan Llyn, Annexure 1 attached 
106 Agreement for the outline planning permission (LPA Ref. 06/0471)

details the facilities that are to be delivered by the scheme and the timing for 

recreation areas and all formal and informal open spaces 
closely monitored. Condition 5 of the outline planning permission requires the 
ubmission and approval of an Infrastructure Phasing Plan for each phase prior to 

the commencement of development.  

All this will ensure that the community facilities and recreation areas approved as part 
of the permission will be delivered by St. Modwen at the agreed time.   
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he delivery of community facilities at Glan Llyn, Annexure 1 attached 
(LPA Ref. 06/0471) 
and the timing for 

recreation areas and all formal and informal open spaces is also 
closely monitored. Condition 5 of the outline planning permission requires the 
ubmission and approval of an Infrastructure Phasing Plan for each phase prior to 

All this will ensure that the community facilities and recreation areas approved as part 



 

Attachment 1: Submitted Statement of Common Ground for Newport Joint Housing 
Land Availability Study 2013 
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Attachment 1: Submitted Statement of Common Ground for Newport Joint Housing 

 










































































