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Planning, Taxi Licensing and Rights of Way Committee Report

UPDATE REPORT

Application No: P/2017/0259 Grid Ref: 293222.95 246980.22

Community 
Council:

Llangamarch Wells Valid Date:
09/03/2017

Officer:
Thomas Goodman

Applicant: Mr John Carroll, Riverside Caravan Park, Llangammarch Wells, Powys, 
LD4 4BY

Location: Riverside Caravan Park, Llangammarch Wells, Powys, LD4 4EP

Proposal: Siting of 40 touring caravans and 13 static caravans for holiday use 
between 1st March through to 3rd January of the following year and the 
winter storage of 42 caravans

Application 
Type: 

Application for Full Planning Permission

Reason for Update
This update report is to provide a reason for refusal which was not attached to the original 
report.

Officer Appraisal

Members are advised to consider this application in accordance with Section 38 (6) of the 
Planning and Compulsory Purchase Act 2004, which requires that, if regard is to be had to 
the development plan for the purpose of any determination to be made under the Planning 
Acts, the determination must be made in accordance with the plan unless material 
considerations indicate otherwise.

It should also be noted that the agent has made the following representation:

My client the Applicant, Mr Carroll, would most strongly request that the Council’s Planning 
Committee defer their decision on his Application (Reference P/2017/0259) until a later 
committee so that the Applicant may have a meeting with Planning Officers.  We would 
strongly urge that this letter be sent to the Committee for their consideration and for an 
update Report to be included in the papers.

There have been three separate consultation requests to Natural Resources Wales.  In each 
case, they have not raised any objection and support the Application.  Accordingly, the 
Council’s Planning Officers has sufficient information to recommend approval in the report to 
the Planning Committee dated 22 June 2017.   At that meeting, the Committee requested the 
Application be deferred to allow for clarification from NRW regarding its assessment that 
development would not increase vulnerability of the site.  Consequently, the Appellant 
commissioned a Flood Consequences Assessment at the NRW’s suggestion.  The FCA 
confirmed the NRW’s initial finding that there was no increased vulnerability and concluded 
(on page 20):
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“This FCA concludes that there is no reason to object to the application on the grounds of 
flood risk.  However, it is recommended that preparation of a robust Flood Emergency Plan is 
secured by way of a condition.”

Having read the FCA the NRW confirmed again that there was no objection on flood grounds 
and no increase in vulnerability in its letter of 22 September 2017, and stated (on page 2):

“…site occupants may face a similar likelihood of a flood event during the current opening 
season (through October) or the extended season (through December).”

The Appellant cannot understand this volte face and why the Council should recommend 
refusal given that the NRW have recommended approval three times and this has been 
supported by a detailed FCA which confirms there is no justification for refusal on flood risk 
grounds.

It would be most equitable and in everyone’s interest if the Committee would defer their 
decision until these issues could be discussed and resolved at a meeting.

In the absence of a meeting, my client’s only opportunity to discuss matters in detail would be 
at Appeal.   He has been advised that he would be in a strong position to Appeal and to apply 
for his costs of doing so, given the strong evidence that there is no justification for refusing on 
flood grounds contained in the three NRW responses and the FCA.

A round table meeting would involve less time and costs for both sides and would provide the 
opportunity to find a mutually agreeable way forward without further significant costs and 
delay.  A meeting which could resolve the matter at this stage would therefore be in all 
parties’ best interests.

A meeting would also provide the opportunity to go through the FCA in greater detail and 
could provide further reassurance, if it were needed, to the Council.  For instance FCA shows 
that the majority of the site is above the Q100 1% level, as shown in “drawing 06” of the FCA.  
The Appellant believes that it would be beneficial to look at the issues in this level of detail to 
ensure there is no misunderstanding of the FCA and NRW assessments, and for the Council 
to be completely satisfied that there is no increase in vulnerability.

Recommendation

It is considered that the proposed development would result in an increased period of 
occupation of a caravan site located within a flood zone. The flood risk is considered to be 
unacceptable. The recommendation is therefore one of refusal for the following reason:

1. The proposal will lead to an increase of the occupation period of highly vulnerable 
development within Zone C2 as defined by the development advice maps referred to 
under TAN15 Development and Flood Risk (2004). The development is contrary to policy 
SP14 of the Powys Unitary Development Plan (adopted 2010), Technical Advice Note 15 
TAN 15 Development and Flood Risk (2004) and Planning Policy Wales (2016).

____________________________________________________
Case Officer: Thomas Goodman- Planning Officer
Tel: 01597 827655 E-mail:thomas.goodman@powys.gov.uk  


