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 INTRODUCTION 

1.1 RPS was commissioned by Opus Land North Limited to undertake a Flood Consequences 

Assessment to support the submission of a new planning application for the proposed leisure led 

development at Tudno Castle Hotel, Vaughan Street, Llandudno, Conwy, LL30 1AG. The proposed 

development comprises a full rebuild of the existing façade and includes the previously approved 

elements.  

1.2 RPS previously produced a Flood Consequences Assessment (RPS report reference RCEF29369-

002 R, dated April 2014) to support the approved planning application (Conwy Council planning 

reference 0/40758). This report was subsequently updated in order to support a revised planning 

application (reference:  0/44478). Consultation was undertaken with the NRW upon submission of 

the previous Flood Consequences Assessment, further details of which are provided herein.  

1.3 The site has since been granted planning permission for the change of use of previously approved 

retail units to restaurant use (Conwy Council planning reference 0/43735).  

1.4 The aim of the Flood Consequences Assessment is to outline the potential for the site to be impacted 

by flooding, the impacts of the proposed development on flooding in the vicinity of the site, and the 

proposed measures which could be incorporated into the development to mitigate the identified risk.  

The report has been produced in accordance with the guidance detailed in Planning Policy Wales 

and Technical Advice Note 15 (TAN15): Development and Flood Risk.  Reference has also been 

made to the CIRIA SuDS manual (C753), Conwy County Borough Council Preliminary Flood Risk 

Assessment, Conwy Strategic Flood Consequences Assessment (SFCA) and the Conwy Strategic 

Flood Risk Assessment and the Conwy Tidal Flood Risk Assessment.  

1.5 This report has been produced in consultation with Natural Resources Wales (formerly Environment 

Agency Wales). 

1.6 This report is not intended to provide formal details of the final drainage design for the development.  

It provides information regarding the capabilities of the conceptual surface water drainage strategy 

to meet the requirements of TAN15.  

1.7 The desk study was undertaken by reference to information provided / published by the following 

bodies: 

• Natural Resources Wales (NRW) 

• British Geological Survey (BGS);  

• Ordnance Survey (OS); 

• Welsh Water (WW); and 

• Booth King Partnership - Drainage Strategy, dated January 2017.  
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 PLANNING POLICY CONTEXT 

National Planning Policy 

2.1 Planning Policy Wales sets out the land use planning policies of the Welsh Government. Chapter 

13 ‘Minimising and Managing Environmental Risk and Pollution’ outlines the Welsh Government’s 

objectives in terms of addressing flood risk.  

2.2 Section 13.4 of Planning Policy Wales states:  

“Development proposals in areas designed as being of high flood hazard should only be 

considered where:  

New development can be justified in that location, even though it is likely to be at risk from 

flooding; and  

The development proposal would not result in the intensification of existing development which 

may itself be at risk; and  

New development would not increase the potential adverse impacts of a flood event.” 

2.3 Planning Policy Wales is supplemented by a series of Technical Advice Notes (TAN). TAN15 

provides technical guidance on development and flood risk.  

Local Planning Policy 

2.4 The Conwy Local Development Plan (LDP) was adopted by the Council on 24th October 2013. The 

Conwy LDP sets out the framework for the development and use of land within the County Borough 

and will deliver the spatial planning strategy for the location of new development until 2022. The 

Conwy revised LDP does not contain any specific policies regarding flooding risk, however, the LDP 

contains the following Policies relating to drainage and tourism: 

Policy NTE/8 – Sustainable Drainage Systems  

1. “The use of Sustainable Drainage Systems will be required wherever reasonably 

practicable with preference for on site disposal and where satisfactory arrangements can 

be put in place for the long term maintenance of those systems. Where this is not 

proposed a developer will need to justify that discharge is necessary and is adequately 

controlled.  

2. Subsequent preference for surface water drainage will be for: 

a. Drainage to a surface water body (river, lake etc.) subject to appropriate treatment and 

attenuation;  

b. Drainage to a surface water sewer;  

c. Drainage to a combined sewer.  

3. The developer must demonstrate that higher preference drainage options are unfeasible 

before proposed less sustainable options.”  

Policy NTE/0 – Foul Drainage  

1. “Foul drainage to an adopted sewer should be provided wherever possible, in compliance 

with Welsh Ministers Build Standards which are effective from 1 October 2012. The 

development of sites where drainage to a public sewer is not feasible will only be permitted 

if proposed alternative facilities are considered adequate and would not pose an 
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unacceptable risk to the quality or quantity of ground or surface water pollution of local 

watercourses or sites of biodiversity importance.  

2. Development proposals which include vehicle parking and other hard surface areas used 

by vehicles must include measures such as trapped gullies and petrol / oil interceptors or 

other suitable methods of pollution control to safeguard against pollution of the water 

environment.”  

Strategic Policy TOU/1 – Sustainable Tourism  

“The council will promote a sustainable tourism economy by:  

a. Supporting, in principle, proposals for new high quality all-year round sustainable tourism 

development that diversifies the economy and encourages cross-boundary links with 

neighbouring authorities, in line with Policy TOU/2 – ‘New Sustainable Tourism and 

Recreational Development’; 

b. Resisting proposals that would result in the loss of serviced accommodation, in line with 

Policy TOU/3 – ‘Holiday Accommodation Zone’;  

c. Control the development of both new sites and extensions to existing sites for chalets, 

static and touring caravans and camping within the Plan Area, in line with Policy TOU/4 – 

‘Chalet, Caravan and Camping Sites’;  

d. Support, in principle, proposals to extend the holiday season in off-peak periods for existing 

chalets, static and touring caravans and camping sites whilst sustaining environmental and 

heritage qualities as set out in Policy TOU/4;  

e. Improve connectivity by supporting the delivery of improved links at Foryd Harbour, 

improvements to the Wales Coastal Path and through the Public Rights of Way 

Improvement Plan in line with Strategic Policy STR/1 – ‘Sustainable Transport, 

Development and Accessibility and Policy TOU/2;  

f. Support, in principle, the establishment of new or converted high quality (4 and 5*) hotels 

which broaden the range of accommodation available in line with Policy TOU/2.”  

Policy TOU/2 – New Sustainable Tourism and Recreational 
Development  

1. “New high-quality sustainable tourism and recreational development within the Urban and 

Rural Development Strategy Areas will only be supported provided all the following criteria 

are met:  

a. The proposal represents an all year-round high-quality tourism offer which provides a 

range of tourism facilities and leisure activities;  

b. The proposal is appropriate in scale and nature to its location and demonstrates resource 

efficient design;  

c. The proposal is supported by evidence to demonstrate that there would be local 

employment benefits in terms of the number and range of jobs;  

d. The proposal is sustainably accessible and encourages the use of non-car based transport;  

e. The proposal makes use of any suitable buildings in preference to new build and previously 

developed land in preference to greenfield sites, where appropriate;  

f. The proposal would not have an unacceptable adverse impact on occupiers of 

neighbouring properties;  
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g. The proposals would support and extend the range of facilities on offer within the County; 

h. The proposal would assist the Council’s regeneration objectives of Conwy;  

i. The proposal meets other related policies in the Plan;  

j. The proposal would not appear obtrusive in the landscape and is accompanied by a 

detailed landscaping scheme, and where appropriate, a Landscape and Visual Impact 

Assessment.  

2. New high-quality holiday accommodation will only be supported where it forms an ancillary 

or complimentary part of an existing or proposed new tourism development scheme and 

meets all criteria 1 a) –j) above. There will be a presumption against the development of 

new static caravan sites.  

3. Land at the former Dolgarro Aluminium works will be safeguarded for the purposes of an 

all year-round sustainable tourism and recreation facility.”  

Policy TOU/3 – Holiday Accommodation Zone  

“Holiday Accommodation Zones are designated in Llandudno and shown on the proposals map. 

To safeguard an appropriate level of serviced accommodation for tourism, proposals for the 

redevelopment or conversion of existing serviced accommodation to other uses will not be 

permitted within the zones.” 

2.5 The site is situated within a Primary Shopping Area as defined within the Conwy revised LDP 

therefore the following policy is relevant to the site;  

Policy CFS/3 – Primary Shopping Areas  

“Primary Shopping Areas are designated in Llandudno and Colwyn Bay as shown on the 

proposals map. Changes of use of the ground floor of premises in these areas from class A1 

shops to other uses will only be permitted where:  

a. a. It can be shown that the premises are no longer needed for A1 usage and the retention 

of A1 use at the premises have been fully explored, without success, by way of marketing 

at a reasonable market rate for a minimum of six months; and 

b. b. The proposed change of use does not have an unacceptable impact on the retail function 

or attractiveness of the primary shopping area.” 

2.6 As a Lead Local Flood Authority, Conwy County Council has prepared a Preliminary Flood Risk 

Assessment (PFRA) dated June 2011. The report provides a high level overview of flood risk from 

local sources. Relevant information from the PFRA has been referenced through this report.  

2.7 The Conwy Tidal Flood Risk Assessment (TFRA) details works undertaken by Conwy County 

Borough Council and HR Wallingford Ltd to examine tidal flood risk in Llandudno (North and West 

Shores) and in Pensarn to Kinmel Bay. The study was undertaken with the objective of providing a 

robust scientific appraisal of flooding from tidal inundation.  

2.8 The Stage 1 report details the work undertaken under Stage 1 of the Conwy TFRA (dated May 2008) 

and provides a scientific appraisal of the extreme loading on the defences and their likely response 

in terms of overtopping and breaching at present day and taking also into account climate change 

impacts on water levels and waves. The Llandudno inundation modelling report provides details on 

the flood inundation modelling and mapping undertaken for Llandudno to produce maps in 

accordance with Technical Advice Note 15 (TAN 15) guidance on flood risk. The latest version was 

produced in May 2006. Relevant information from the Conwy TFRA has been referenced through 

this Flood Consequences Assessment report.  
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Recent Planning History  

2.9 The site has been subject to a number of planning applications, the details of which are provided 

below:  

• Conwy Borough Council planning reference 0/44478 – Proposed demolition of Tudno 

Castle Hotel and redevelopment to provide 63 bed hotel, 5 no restaurants and 1 no business 

unit to include the recreation of the listed façade at the site of the Tudno Castle Hotel 

• Conwy Borough Council planning reference 0/40758 – Proposed 63 bedroom hotel, 3 no 

restaurant units, 2 no. retail units and 1 no. business unit incorporating listed facade retention. 

Planning permission was granted, with conditions, on 16th September 2014;  

• Conwy Borough Council Planning reference 0/43735 – Variation of condition no 2 of 

planning permission granted under code ref 0/40758. Planning permission was granted on 13th 

April 2017 for the change of use of the previously approved retail units to restaurant use.  

2.10 Planning permission for 0/40758 was granted with a number of conditions. Condition 9, which relates 

to foul and surface water drainage, states:  

“Unless otherwise approved in writing by the Planning Authority, the development hereby 

approved shall not commence until the following drainage details have been submitted to and 

approved in writing by the Planning Authority. 

i. Details of the foul drainage systems to serve the building, including its connection to the 

adopted sewerage network. 

ii. Details for the disposal of surface water discharge from all hard surface within the 

development incorporating the following:  

1. Maximisation of the re-use of roof water within the development for grey water and garden 

purposes.  

2. The use of and specification for the use of porous hard surface to minimise run-off.  

3. The maximisation of discharge to soakaways within the site (based upon porosity tests and 

calculations to be submitted as part of the details).  

4. The attenuation of any residual or storm discharge (where this cannot be otherwise drained) 

and the discharge rate.  

5. Details of how surface water will be controlled and diverted so as not to discharge onto the 

highway.  

iii. A timetable for the implementation of the systems.  

The drainage systems shall be implemented as approved.” 

2.11 A drainage layout was subsequently produced to support the discharge Condition 9. Further details 

are provided in Section 10. 

2.12 Planning approval reference 0/44478 included the following condition (Condition 7) in relation to the 

prior application and discharge of Condition 9 referred to above: 

‘The proposed building shall not be occupied until foul and surface water drainage facilities to 

serve the development have been constructed, in accordance with the drainage details 

approved under condition 9 of the planning permission granted under reference 0/40758 

(discharge of condition application reference 0/43633); 

– Bearing the date stamp CONWY COUNTY BROROUGH COUNCIL DEVELOPMENT 

CONTROL RECEIVED 25 JAN 2017; 

– Site Location Plan 
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– Drainage Strategy for Tudno Castle, Llandudno, Booth King Partnership Ltd, dated Jan 

2017; 

– Soakaway Storage calculations; 

– Drainage GA – drawing 501 Rev 4. 
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 CONSULTATION 

Previous Consultation  

3.1 A meeting was previously held with the NRW and Local Authority upon submission of the previous 

Flood Consequences Assessment. NRW confirmed that they had no objection to the elements of 

the development within the existing building which included retail units and the hotel. 

Notwithstanding this, NRW queried the adequacy of the proposed flood defence measures 

recommended in the previous Flood Consequences Assessment. During the meeting it was 

confirmed/observed that:  

• The flood defences would tie in with existing site wall and not the lower level associated with 

lower ground floor entrances. The NRW subsequently confirmed that they were happy with this 

element subject to a condition requiring the use of flood resilient construction techniques; 

• NRW maintained their opposition to the previously proposed retail element of the development 

based on reference to TAN15 and guidance related to requirements for development to be flood 

free in the event of a 1 in 200 year flood event;  

• It was noted that it seemed contradictory to accept the use of flood barriers to protect from 

flooding in the existing building yet be opposed to development of the retail units where any 

flooding could, at worst, be knee-deep and easily managed with the use of barriers. It is 

understood that these concerns related to an intensification of use.  

3.2 RPS provided a formal response to the NRW comments (RPS report reference RCEF29369-005 L, 

dated 3rd July 2014) which is included as Appendix A. This is discussed in detail in Section 6.  

New application consultation  

3.3 The Flood Consequences Assessment herein has been produced in consultation with the Flood 

Management Team at Natural Resources Wales. Up to date flood level data has been provided by 

NRW and is discussed in detail in Section 6. Prior to the receipt of the flood level data a conversation 

and consultation email were had with the NRW, however, the officer advised to obtain the food level 

data in the first instance. Based on the information contained within the flood level data, email 

consultation has been undertaken with the NRW (Iwan Hughes, 21/10/2020) and a response is yet 

to be received. This will be included at Appendix B. 

3.4 The site is not located within an Internal Drainage Board District.  

3.5 The public sewer network within the vicinity of the site is operated by Welsh Water. Welsh Water 

asset location plans are discussed in detail in Section 8.  
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 SITE DESCRIPTION 

Site Description 

4.1 The site is located at the junction of Conway Road (A470) and Mostyn Broadway (A470) within 

Llandudno town centre at National Grid Reference SH 78595 82105. It is irregular in shape 

occupying an area of approximately 0.22 hectares. A site location plan is provided in Figure 1.  

 

Figure 1 – Site Location Plan 

4.2 The site previously comprised the disused Tudno Castle hotel. The former hotel occupied the 

northern half of the site with a small garage and open land to the east. It is understood that the 

former hotel has since been demolished.  

4.3 Access to the site is gained via Vaughan Street. Vehicular and pedestrian access to the site can be 

grained via Conwy Road (A470) and Mostyn Broadway (A470) which forms the southern and 

northern boundaries of the site respectively. The site is currently laid wholly with impermeable 

surfaces including hardstanding and buildings.  

Surrounding Land Uses 

4.4 The site is situated within an area dominated by leisure/tourism and commercial land uses. The site 

is bounded to the east by the Parc Llandudno retail development. The area immediately to the east 

of the site is car park which serves the site and neighbouring properties including a cinema. The 

area to the west of the site is dominated by the promenade with the Irish Sea beyond.  

4.5 Llandudno Bay is classified as both a Special Area of Conservation (SAC) and a Special Protection 

Area (SPA).  
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Topography 

4.6 A Topographic & Utilities Survey was produced for the site by Clugston Survey Services, Drawing 

Number 3475/10/001, dated December 2013 (included as Appendix C). This survey was the 

baseline for the site prior to the redevelopment works that have taken place and as such is not the 

current position for the site. however, in summary: 

• The survey previously showed the site is generally level with a shallow slope downwards to the 

north east from a topographic high point of 4.51 m AOD adjacent to the northern boundary of 

the site to a topographic low point towards the south-eastern boundary of 4.15 m AOD.  

• The hotel building included a lower ground level; the northern and western end of the building 

is separated from surrounding levels by a retaining wall. The south-eastern end of the site 

slopes towards the building lower ground level of the building at approximately 4.0 m AOD.  

• The lower ground floor and ground floor level of the hotel were set at 2.96 m AOD and  

6.26 m AOD respectively. 
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 PROPOSED DEVELOPMENT 

5.1 The site was previously granted planning permission for a hotel and restaurant/retails units originally 

on 30/5/2014 (ref: 0/40759) and more recently 29/9/2017 (ref: 0/44433). 

5.2 It is now proposed to make some alterations to the previously approved planning permissions and 

development plans are included as Appendix D. 

5.3 In summary the new proposals include: 

Lower Ground Floor 

5.4 Originally the development had a restaurant unit 3 (558m2) & premier inn reception (203m2) at this 

level. 

5.5 In the new scheme it is proposed to have a combined Premier Inn reception and restaurant 

(combined area of 611m2) with the addition of a smaller retail space to the rear of the restaurant 

(150m2) named ‘Retail 3’. 

Upper Ground Floor 

5.6 Originally the development had restaurant unit 1 (332m2), restaurant unit 2 (349m2), Retail unit 1 

(141m2), Retail unit 2 (263m2) 

5.7 In the new scheme Retail Unit 1 (141m2), Retail Unit 2 (263m2) stay as the original application. 

5.8 Restaurant Unit 1 & 2 becomes one larger space. This space now occupies 23 extra Premier Inn 

bedrooms (694m2). 

First Floor 

5.9 Originally on this floor the development had 21 Premier Inn bedrooms (609m2) and a gym unit 

(330m2) 

5.10 In the new scheme it is proposed to add 4 no Premier Inn bedrooms bringing the total to 25 bedrooms 

at 1st floor level (723m2) 

5.11 To achieve this 2 no bedrooms are situated on the flat roof with 2 additional bedrooms taking space 

from the gym unit. The gym unit is therefore reduced down to 262m2. 

Upper Floors 

5.12 The previously proposed floor levels remain unchanged. 

Finished Floor Levels 

5.13 The key proposed change is with regard to the proposal for sleeping accommodation at the Upper 

Ground Floor, which was not previously proposed. The Upper Ground floor has an approximate level 

of 6.26 m AOD, however, as part of the previous scheme this was due to be raised slightly to  

6.59 m AOD. The upper ground flood is now proposed to have a finished floor level of 6.915 m AOD. 

5.14 The previous scheme also included demountable flood barriers at the entrances to the Lower 

Ground Floor as part of the previous scheme and this will remain a feature of the scheme. 

5.15 There will be no increase in hardstanding areas as a result of the proposed development.  

5.16 Under TAN15, the proposed elements at lower ground  are classified as ‘less vulnerable’ whereas 

the sleeping accommodation of the Upper Ground Floor level and above is classified as ‘highly 
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vulnerable’. Paragraph 5.2 within TAN15 identifies that “the vulnerability attributed to a mixed use 

proposal will be defined by the most vulnerable use”. On this basis, the proposed development is 

considered to have an overall ‘highly vulnerable’ use.  

5.17 A surface water drainage strategy has been produced by Booth King Partnership to support the 

discharge of planning conditions related to the previously approved planning application. It is 

proposed to discharge surface water generated by the proposed development to the underlying 

strata via the use of infiltration crates. Further details are provided in Section 10.  
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 HYDROLOGICAL SETTING 

Nearby Watercourses 

6.1 Reference to Ordnance Survey Mapping indicates that the site is situated approximately 150 m to 

the south of Mostyn Crescent, the coastal road adjacent to the Irish Sea. No major watercourses 

are identified within 1 km of the site.  

6.2 No artificial watercourse / features (e.g canals, reservoirs) have been identified within 1 km of the 

site. 

Flood Risk Classification 

TAN15 Flood Zones  

6.3 The Welsh Assembly Government produces Development Advice Maps (DAM) to accompany TAN 

15. These maps show the degree of flood risk which is to be applied to the site for the planning 

process and thus establish the suitability of the site for development. These maps are based upon 

the Natural Resource Wales flood maps and similarly they can be modified through the presentation 

of data (i.e hydraulic modelling) to illustrate that a site is within a different flood zone.  

6.4 The TAN15 Development Advice Map (2009) indicates that the application site and the surrounding 

are located within Zone C1.  

6.5 Zone C1 is described in TAN15 as those areas “served by significant infrastructure, including flood 

defences”. The TAN15 Development Advice Map is shown as Figure 2.  

Natural Resources Wales Flood Map  

6.6 The Natural Resources Wales (NRW) Flood Map indicates that the site is located within an area of 

Low risk, whereby the land is assessed as having between 1 in 1000 and 1 in 200 annual probability 

of tidal flooding. The NRW flood map indicates that the site is located in an area that is afforded 

protection from local flood defences. The NRW flood map is included as Figure 3. 

6.7 NRW online surface water flood mapping provides surface water flood extents for the 1 in 30, 1 in 

100 and 1 in 1000 year return periods. The mapping indicates that the site is located within an area 

that is considered to be at low to moderate risk from surface water flooding. For the medium event 

(between a 1 in 30 year and 1 in 100 year event) small area around the periphery of the existing 

building is indicated to be impacted (previously by a depth of 0.15 m – 0.30 m, however, depths are 

not shown on current mapping). The NRW surface water flood map is included as Figure 4.  

6.8 Reference to NRW reservoir flood mapping indicates that the site is located in an area that is not at 

risk from reservoir flooding. The NRW reservoir flood map is included as Figure 5.  

Conwy Tidal Flood Risk Assessment  

6.9 The Conwy Tidal Flood Risk Assessment (CTFRA), Stage 1 – Final Report, was issued in May 2008 

and the Llandudno inundation modelling was published in May 2006. The NRW advised that this is 

the best available flood risk information on tidal inundation for Llandudno. The CTFRA does not take 

into account for the expected lifetime of developments for new highly vulnerable developed types 

(100 years) amongst other changes in guidance (i.e climate change allowances), science and 

modelling techniques. It is understood that Conwy Country Borough Council are currently updating 

the CTFRA, however, this has not been confirmed by the Council at the time of writing.  
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6.10 The key information of relevance to the proposed development presented within the written report 

associated drawings and via the website are summarised below and relevant drawings are included 

as Appendix E.  

Flood Defences  

6.11 The defences in the immediate vicinity of the site (both North and West shores) are detailed within 

Table A2.2 of the TFRA, Stage 1 – Final Report. The defences are comprised of engineered 

embankments with wave return walls. To the east of the paddling pool on the north shore and to the 

south of the car park on the west shore the defences are shown to comprise of shingle beaches with 

naturally occurring sand dunes adjacent to the golf course.  

Flood Depth (present day)  

6.12 The annual flood probability within the area has been calculated using the ‘individual scenario 

probability that in turn was calculated as combination of the probability of the storm occurring and 

the chance of the defence systems being in a given state (i.e. breached or not). This data was then 

combined and depicted as Drawings 1 – 12 within the TFRA’: 

• The annual probability of flooding to any depth  (i.e. flood depth exceeding 0 mm) as a result of 

breaching is identified as between 1 in 10 and 1 in 100 years annual probability (i.e. between 

10% and 1% annual exceedance probability (AEP); and  

• The annual probability of flooding on site as a result of breaching to a depth of 0.6 m or more 

is identified as less frequent than a 1 in 1000 year annual probability (i.e. less than 0.1% AEP).  

Flooding Depth (including climate change) 

6.13 Figures depicting the annual probability of specific flood depths with an allowance for climate change 

have been included within the TFRA. The TFRA figures however only depict the probability of 

flooding with a 50 year allowance for climate change included:  

• The annual probability of flooding to any depth (i.e. flood depth exceeding 0 mm) is identified 

as between 1 in 10 and 1 in 100 years annual probability (i.e. between 10% and 1% AEP);  

• The annual probability of flooding to a depth of 0.6 m or more is identified as less frequent than 

1 in 1000 year annual probability (i.e. less than 0.1% AEP).  

                   Table 1 Predicted flood depths for both the current day and future scenarios 

Predicted Flood 

Depth (mm) 

Annual Exceedance Probability (AEP) 

1 in 10 and 1 in 

100 

1 in 100 and 1 in 

200 

1 in 200 and 1 in 

1000 

>1 in 1000 

>0 mm ✓ ✓ ✓ ✓ 

>450 mm × × × ✓ 

>600 mm × × × ✓ 

>1000 mm × × × × 
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Including 50 year allowance for Climate Change 

>0 mm ✓ ✓ ✓ ✓ 

>600 mm × × × ✓ 

 

Rate of Flood Rise  

6.14 The annual probability of a rate of rise exceeding 0.3 m/hr is identified as between the 1 in 200 and 

1 in 1000 year annual probability (i.e. between 0.1% and 0.5% AEP).  

Speed of Inundation  

6.15 The annual probability of the speed of inundation of 2 hours or less is identified as being between 

the 1 in 200 year and 1 in 1000 year return period (i.e. between 0.1% and 0.5% AEP).  

Flood Velocity 

6.16 The annual probability of flood flow velocity exceeding 0.15 m/s is identified as less frequent than 1 

in 1000 years (i.e. less than 0.1% AEP).  

6.17 As noted in Section 3 a meeting was held with the NRW and Local Authority upon submission of a 

previous iteration of the Flood Consequences Assessment. RPS provided a formal response to the 

NRW’s comments (RPS report reference RCEF29369-005 L, dated 3rd July 2014) which is included 

as Appendix A and summarised below:  

• It was noted that of data has a significant impact on assessing the flooding issues on the site. 

Based on available data, part of the site is susceptible to up to 600 mm of flooding. The way 

the modelling was presented means that the depth of flooding could actually be as low as a few 

millimetres. The adjacent cell to that which was noted to have to 600 mm of flooding is shown 

not to be susceptible to flooding. It was noted that these cells are located adjacent to each other 

in the existing car park which is flat. It is therefore considered that the depth of flooding will be 

minimal and that the 600 mm is a significant overestimate of the likely flood depths; 

• Further flood modelling was discussed to try and clarify the issue of data 

interpretation/presentation. It was noted that the timescales for such a process would be 

months and involve significant expenditure. NRW had previously noted that additional 

modelling would be excessive due to the small-scale nature of the site; and  

• The Flood Management Plan that was previously submitted puts clear procedures in place to 

limit the impact of flooding to the site.  

Tidal Flood Risk  

6.18 Tidal flooding is considered to be the main source of flooding to this site although the site is in an 

area which benefits from tidal flood defences, overtopping or a breach of the defences may occur. 

Previously the north shore defences are identified within the Conwy Tidal FRA as having an effective 

crest height ranging from 6.7 – 7.8 m AOD.  

6.19 Natural Resources Wales have provided a link to extreme sea levels for the nodes in closest 

proximity to the site from which data has been extracted. The two closest nodes (node points 1110 

and 1112) have been reviewed. On 23rd August 2016, the Welsh Government published updated 

climate change allowances that should be used in Flood Consequences Assessments from 1st 
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December 2016 onwards.  The base data for the flood levels is from 2017, therefore these levels 

are reported along with an allowance for climate change.  The future extreme sea levels are provided 

in Table 2 below.  

 Table 2 Natural Resources Wales extreme sea levels for the site taking into account new 
climate change allowances (2016) 

 Year Sea Level 

rise (m) 

Extreme Event Sea Level (m AOD) 

T25 T50 T75 T100 T200 T1000 

Node 

1110 

2017 Base year 5.08 5.16 5.21 5.24 5.32 5.52 

2116 1.066 6.15 6.23 6.28 6.31 6.39 6.59 

Node 

1112 

2017 Base year 5.09 5.17 5.22 5.23 5.33 5.53 

2116 1.066 6.16 6.24 6.29 6.32 6.40 6.60 
Note: climate change levels rounded to two decimal places 

 Table 3 Natural Resources Wales extreme sea levels for the site taking into account new 
climate change allowances (2016) and lower and upper confidence bounds 

 Year Sea Level 

rise (m) 

Extreme Event Sea Level (m AOD) 

Lower 

T100 

Lower 

T200 

Lower 

T1000 

Upper 

T100 

Upper 

T200 

Upper 

T1000 

Node 

1110 

2017 Base year 5.16 5.22 5.34 5.36 5.48 5.80 

2116 1.066 6.23 6.29 6.41 6.43 6.55 6.87 

Node 

1112 

2017 Base year 5.17 5.23 5.35 5.37 5.49 5.81 

2116 1.066 6.24 6.3 6.42 6.44 6.66 6.88 
Note: climate change levels rounded to two decimal places 

6.20 The levels calculated in Table 2, compared with the defence details provided within the Conwy TFRA 

indicates that under normal conditions, the tidal defences on the north shore would not be 

overtopped during all events up to the 1 in 1000 plus 75 year allowance for climate change event. 

However, these levels do not account for wave height or tidal surges therefore overtopping of the 

defences may occur due to waves. 
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 HYDROGEOLOGICAL SETTING 

7.1 Reference to the British Geological Survey online mapping (1:50,000 scale) indicates that the site 

is underlain by superficial deposits of Blow Sand and bedrock deposits from the Moelfre Tuff 

Formation. 

7.2 According to the online Groundwater Vulnerability Mapping, the underlying superficial Blown Sand 

deposits are classified as a Secondary A Aquifer. These are described as permeable layers capable 

of supporting water supplies at local rather than strategic scale, and in some cases form an important 

source of base flow to rivers. The underlying Moelfre Tuff Formation is identified as a Secondary B 

Aquifer. Secondary B Aquifers are predominantly lower permeability layers which may store and 

yield limited amounts of groundwater due to localised features such as fissures, thin permeable 

horizons and weathering.  

7.3 A Phase 1 Desk Study and Phase 2 Geo-environmental Report was produced by NX Consulting 

Limited (Report No. NX180/01, dated January 28th 2014). Site investigation works comprised the 

formation of 2 no cable tool percussion boreholes to maximum depths of 22.00 metres below ground 

level (m bgl); 3 no window sample boreholes to 3.80 m bgl and 2 no hand excavated trial pits along 

the retained facade to confirm building foundations.  

7.4 Recorded ground conditions comprises a general cover of made ground (hardstand, MOT Type 

hardcore, concrete, taramacadam, cobble sets) over very loose becoming medium dense natural 

sand/sand and gravel. Clays, silt and sand deposits were found to be interbedded from 7.80 m bgl 

to depth. No bedrock was encountered during the ground investigation works.  

7.5 Groundwater was encountered at depths between 1.75 m and 2.30 m bgl within the superficial Blown 

Sand deposits within all of the boreholes.  

7.6 Based on the findings of the Geo-environmental Report, the use of infiltration based methods have 

been considered within the proposed drainage layout (further details in Section 10). A falling head 

test was undertaken within the site which confirm an infiltration rate of 1.92 x 10-6 m/s to  

2.3 x 10-6 m/s 

7.7 Soilscapes data indicates that the ground beneath the site is likely to consist of, ‘freely draining sand 

dune soils’.  

7.8 Reference to the Environment Agency’s online groundwater Source Protection Zone maps indicates 

that the site is not located within a groundwater Source Protection Zone.  
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 EXISTING DRAINAGE / WATER MAIN 

8.1 Reference to Welsh Water plans of public sewers (included as Appendix F) indicates that the site is 

served by a 300 mm diameter surface water sewer and a 600 mm diameter foul water sewer situated 

within Mostyn Broadway which forms the northern boundary of the site. Both sewers are indicated 

to flow westward towards North Gardens. No manhole locations, cover levels or invert levels have 

been provided.  

8.2 Reference to Welsh Water plans of public sewers indicates that a 300 mm diameter foul water sewer 

and a 225 mm diameter combined sewer flows to the south east within Conway Road and away 

from the site. No manhole locations, cover levels or invert levels have been provided.  

8.3 Reference to water network plans (included as Appendix D) provided by Welsh Water indicates that 

the site is served two 6” water mains situated within Mostyn Broadway, a 4” main situated within 

Vaughn Street and a 9” main and a 15” main situated within Conway Road.  
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 FLOOD RISK AND MITIGATION 

9.1 The key sources of flooding that could potentially impact the site are discussed below: 

Fluvial / Tidal Flooding 

9.2 The TAN15 Development Advice Map (2009) indicates that the whole of the application site is 

located within Zone C1.  As of 2017. Natural Resources Wales are now the custodians of the 

Development Advice Map.  

9.3 The Natural Resources Wales (NRW) Flood Map indicates that the site is located within an area of 

Low risk, whereby the land is assessed as having between 1 in 1000 and 1 in 200 annual probability 

of tidal flooding. The NRW flood map indicates that the site is located in an area that is afforded 

protection from local flood defences. No major watercourses are identified within 1 km of the site, 

fluvial flooding is not considered a potential source of flooding to the site. The main source of flooding 

is identified to be coastal/tidal sources.  

9.4 As detailed in Section 6, the Conway Tidal Flood Risk Assessment identifies the probability of the 

flood depth exceeding 0 mm on site for the present day is > 0.01 – 0.10 (the probability that 0 mm 

depth of flooding will be exceeded on site is between the 1 in 100 and 1 in 10 year event) however 

the probability of the flood depth exceeding 450 mm < 0.001 (the probability that 450 mm depth of 

flooding will be exceeded on site is greater than the 1 in 1000 year event). The maximum depth of 

flooding is shown to increase to greater than 600 mm during the 1 in 1000 year event taking into an 

allowance for climate change.   

9.5 Consultation with NRW after submission of the previous Flood Consequences Assessment identified 

that the depth of flooding within the site will in fact be minimal based on interpretation of the data. 

Based on the data within the TFRA, part of the site is susceptible to up to 600 mm of flooding. The 

adjacent cell to this is shown to not be susceptible to flooding. It was noted during consultation that 

these cells are located adjacent to each other in the existing car park which is flat. It was therefore 

considered that the 600 mm is a significant overestimate of the likely flood depths.  

9.6 Natural Resources Wales have provided extreme sea levels for nodes in closest proximity to the 

site. These levels are for the base year 2017 and climate change allowances have been added as 

reported in Table 2. The maximum modelled flood level has been calculated as 6.6 m AOD for the 

1 in 1000 year tidal event.  

9.7 A comparison between the calculated tidal levels and the defence details provided within the Conwy 

TFRA indicates that under normal conditions, the tidal defences on the north shore would not be 

overtopped during all events up the 1 in 1000 plus 75 year allowance for climate change event. The 

extreme sea levels provided by the Environment Agency take into account tidal surges but not take 

into account the impacts of wave action.  

9.8 The development proposal is for alterations of the previously approved of a 63 bedroom hotel, 5 no 

restaurant units and a full rebuild of the existing façade. The new application seeks for bedrooms to 

be included at the upper ground floor level and the lower ground floors utilised for reception, 

restaurant use and service yard area. A small retail unit will also be located on the lower ground 

floor. 

9.9 Where appropriate flood resilient construction techniques will be incorporated within the lower 

ground floor level and the ground floor level of the development. Internal access to the upper floors 

is available from the lower ground floor level to provide safe haven in the event of wave overtopping 

or a breach.  

9.10 A significant degree of protection afforded to the site by the identified defences and the availability 

of safe refuge in a breach or wave overtopping event, the flood risk to the site is considered to be 

acceptable, subject to suitable mitigation.  
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Proposed Mitigation 

9.11 The following mitigation measures were proposed in the previous Flood Consequences 

Assessment. Consultation with the NRW has confirmed that the previously proposed mitigation is 

still sufficient to provide flood mitigation. These measures are:  

1. Sequential allocation of land use within the development i.e. more vulnerable sleeping 

accommodation restricted upper ground floor and hence above the identified sea levels 

including an allowance for climate change. The level of the upper ground flood will be  

6.915 m AOD, which is in excess of 500 mm above the 1 in 200 year extreme sea level including 

climate change and in excess of the 300 mm above the 1 in 1000 year extreme sea level 

including climate change. 

2. There will be no increase in vulnerability classification on the lower ground floor level compared 

to that which was previously approved.  

3. The site is situated within a Natural Resources Wales flood warning area. Floodline Warnings 

Direct is a free service which sends direct messages when flooding is expected. It is highly 

encouraged that the building manager and managers of the restaurant units register with this 

service.  

4. Internal access from the lower ground and upper ground floor to a ‘safe haven’ at first floor level 

and above.  

5. A flood management plan will be prepared for the site. The plan will inform site users and guests 

of the correct action to take in the event of a flood arising from a breach or overtopping event.  

6. Incorporation of demountable flood barriers to be set 600 mm above surrounding ground levels 

providing protection up the 1 in 1000 year plus climate change event according to the TFRA 

mapping. These barriers will tie in with the existing site wall as discussed in Section 3, 6 and 

Appendix A. 

Flooding from sewers 

9.12 Sewer flooding can occur during periods of heavy rainfall when a sewer becomes blocked or is of 

inadequate capacity. The site is currently served by foul and combined sewers situated within 

Mostyn Broadway to the north of the site and Conway Road to the south of the site (detailed in 

Section 8).  

9.13 The PFRA identifies the areas within the county that are at risk from flooding and provides the 

location of historical surface water and sewer flooding in Conwy. Based on the available records, 

two incidences for each of the high, medium and low magnitudes were recorded within the county, 

while eight areas were identified as not locally significant where less than five properties were 

impacted. The site is identified as being within an area with a high surface water flooding. The site 

is identified as being within an area with a high surface water flooding magnitude (where 20 

properties or greater were flooded).  

9.14 Should sewer surcharging occur in the vicinity of the site, it is likely that water would be retained 

within the roads by the roadside kerb, and would flow along Mostyn Road which forms the northern 

boundary and Conway Road which forms the southern boundary and follow the gradients towards 

the east and away from the site.  

Proposed Mitigation 

9.15 It is recommended that cut off drains are incorporated at entrances to the site to further reduce the 

potential for the ingress of water in the event of sewer flooding.  
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Surface water flooding (overland flow) 

9.16 This can occur during intense rainfall events, when water cannot soak into the ground or enter 

drainage systems. The site is located within a relatively flat, built up area, and the potential for 

generation of overland flow is considered to be limited. Any localised surface water flooding is likely 

to be confined by kerbs to the roads. It is therefore considered unlikely that overland flow would 

significant impact the interior of the building.  

9.17 The PFRA identifies the areas within the county that are at risk from flooding and provides the 

location of historical surface water and sewer flooding in Conwy. Based on the available records, 

two incidences for each of the high, medium and low magnitudes were recorded within the county, 

while eight areas were identified as not locally significant where less than five properties were 

impacted. The site is identified as being within an area with a high surface water flooding. The site 

is identified as being within an area with a high surface water flooding magnitude (where 20 

properties or greater were flooded).  

9.18 NRW online surface water flood mapping provides surface water flood extents for the 1 in 30, 1 in 

100 and 1 in 1000 year return periods. The mapping indicates that the site is located within an area 

that is considered to be at risk from surface water flooding. For the medium event (between a 1 in 

30 year and 1 in 100 year event) small area around the periphery of the existing building is indicted 

to be impacted (previously by a depth of 0.15 m – 0.30 m, however, depths are not shown on current 

mapping). The NRW surface water flood map is included as Figure 4.  

9.19 Surface water flooding from on-site sources is considered in Section 10 of this report. 

Proposed Mitigation 

9.20 It is recommended that cut off drains are incorporated at entrances to the site to further reduce the 

potential for the ingress of water in the event of surface water flooding.  

Groundwater flooding 

9.21 This can occur in low-lying areas when groundwater levels rise above surface levels, or within 

underground structures. BGS mapping and the subsequent Phase 2 Site Investigation indicates that 

the site is underlain by superficial deposits consisting of Blown Sand and bedrock deposits 

consisting of the Moelfre Tuff Formation. The site investigation identified groundwater at depth of 

1.75 m bgl.  

9.22 The previous building included a lower ground floor level; issues with groundwater ingress into this 

area were reported. Groundwater flooding susceptibility has not been specifically mapped within 

either the PFRA or the Conwy local Flood Risk Management Strategy.  

9.23 The proposed development will not result in an increase in groundwater flooding to itself or the site.  

Proposed Mitigation  

9.24 Tanking of the lower ground will be required to provide protection against the potential ingress of 

groundwater.  

Other Sources 

9.25 There is a limited risk of flooding occurring as a result of a break in a water main. The locations of 

the water mains in the immediate vicinity of the site are described in Section 8. It is likely that water 

would be retained within the road by the roadside kerbs, and would flow eastward following the 
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topographic gradient of Mostyn Broadway which forms the northern boundary and Conway Road 

which forms the southern boundary and away from site.  

9.26 Reference to NRW reservoir flood mapping indicates that the site is located in an area that is not at 

risk from reservoir flooding.  

Proposed Mitigation 

9.27 The mitigation measures proposed to mitigated the risk of fluvial flooding would be sufficient to 

mitigate any risk of reservoir flooding. 
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 SURFACE WATER MANAGEMENT 

10.1 As noted in Section 2 the previous planning approval reference 0/44478 included the following 

condition (Condition 7) in relation to the prior application and discharge of Condition 9 referred to 

above: 

‘The proposed building shall not be occupied until foul and surface water drainage facilities to 

serve the development have been constructed, in accordance with the drainage details 

approved under condition 9 of the planning permission granted under reference 0/40758 

(discharge of condition application reference 0/43633); 

– Bearing the date stamp CONWY COUNTY BROROUGH COUNCIL DEVELOPMENT 

CONTROL RECEIVED 25 JAN 2017; 

– Site Location Plan 

– Drainage Strategy for Tudno Castle, Llandudno, Booth King Partnership Ltd, dated Jan 

2017; 

– Soakaway Storage calculations; 

– Drainage GA – drawing 501 Rev 4. 

10.2 Therefore, it is considered that surface water management has been considered for the site and will 

be disposed of by previously agreed means. 
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 JUSTIFICATION TEST 

11.1 TAN 15 states that new development should be directed away from zone C and towards suitable 

land in Zone A, otherwise to Zone B where river or coastal flooding will be less of an issue. In  

Zone C2, highly vulnerable development and emergency services should not be permitted. All other 

new development should only be permitted within Zone C1 and C2 if determined by the local 

planning authority to be justified in that location. The site is identified within the TAN 15 Development 

Advice Map as being located within Zone C1.  

11.2 Development will only be justified if it can be demonstrated that: 

i. Its location in Zone C is necessary to assist, or be part of, a local authority regeneration 

initiative or a local authority strategy required to sustainable existing settlement; or, 

ii. Its location in Zone C is necessary to contribute to key employment objectives supported 

by the local authority and other key partners, to sustain an existing settlement or region;  

And  

iii. It concurs with the aims of Planning Policy Wales and meet the definition of previously 

developed land; and  

iv. The potential consequences of a flooding event for the particular type of development have 

been considered, and in terms of the criteria contained in Section 5 and 7 and appendix 1 

of TAN 15 found to be acceptable.  

11.3 The Conwy Deposit Local Development Plan (Revised Edition 2011) identifies that the site is within 

a Primary Shopping Area (Policy CFS/3 is discussed in Section 2 Planning Policy Context). The 

provision of restaurant units within this area is likely to supplement the wider Primary Shopping Area. 

In addition, these units are also likely to contribute to local employment objectives.  

11.4 The proposed development is for alterations to the previously approved hotel and inclusion of 

sleeping accommodation at upper ground flood level. This concurs with the aims of Planning Policy 

Wales and meets the definition of previously developed land therefore satisfying criteria iii.  

11.5 The development can incorporate measures to protect the property against flooding  

e.g demountable flood barriers, production of flood management plans and the incorporation of flood 

resilience. When all of the proposed mitigation measures are appropriate implemented the 

development will be safer in terms of tidal flood risk than it is currently and therefore satisfied criteria 

iv of the justification test as stated above.  
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 SUMMARY AND CONCLUSIONS 

12.1 The aim of the Flood Risk Assessment is to outline the potential for the site to be impacted by 

flooding, the potential impacts of the development on flooding both onsite and in the vicinity, and the 

proposed measures which can be incorporated into the development to mitigate the identified risks.  

The report has been produced in accordance with the guidance detailed in TAN 15. Reference has 

also been made to the CIRIA SuDS Manual (C753) and consultation with Natural Resources Wales 

has been undertaken.  

12.2 The report has been produced in accordance with the guidance detailed in the NPPF.  Reference 

has also been made to the CIRIA SuDS manual (C753), the Strategic Flood Risk Assessment and 

the Surface Water Management Plan and following consultation with the Environment Agency’s 

Partnership and Strategic Overview Team.   

12.3 The potential flood risks to the site, and the measures proposed to mitigate the identified risks, are 

summarised in the table below: 

 

Source of flooding 

Identified 

Risk Mitigation proposed 

Residual 

risk 

L M H L M H 

Fluvial     N/A    

Tidal    

Sequential allocation of sleeping 

accommodation to upper ground 

flood and above; 

 Recommended registering with 

Floodline Warnings Direct;  

Incorporation of demountable flood 

barriers within final design; and  

Production of a Flood Management 

Plan. 

   

Sewers    

It is recommended that cut off 

drains are incorporated at entrances 

to the development.  

   

Surface Water    

It is recommended that cut off 

drains are incorporated at entrances 

to the development. 

   

Groundwater    

It is recommended that the 

proposed lower ground floor level is 

tanked.  

   

Other Sources (e.g. reservoirs, 

water mains) 
   N/A    
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12.4 Due to the location of the site within Flood Zone C1 the following mitigation measures are proposed 

for inclusion within the development: 

1. Sequential allocation of land use within the development i.e. more vulnerable sleeping 

accommodation restricted upper ground floor and hence above the identified sea levels 

including an allowance for climate change. The level of the upper ground flood will be  

6.915 m AOD, which is in excess of 500 mm above the 1 in 200 year extreme sea level including 

climate change and in excess of the 300 mm above the 1 in 1000 year extreme sea level 

including climate change. 

2. There will be no increase in vulnerability classification on the lower ground floor level compared 

to that which was previously approved.  

3. The site is situated within a Natural Resources Wales flood warning area. Floodline Warnings 

Direct is a free service which sends direct messages when flooding is expected. It is highly 

encouraged that the building manager and managers of the restaurant units register with this 

service.  

4. Internal access from the lower ground and upper ground floor to a ‘safe haven’ at first floor level 

and above.  

5. A flood management plan will be prepared for the site. The plan will inform site users and guests 

of the correct action to take in the event of a flood arising from a breach or overtopping event.  

6. Incorporation of demountable flood barriers to be set 600 mm above surrounding ground levels 

providing protection up the 1 in 1000 year plus climate change event according to the TFRA 

mapping. These barriers will tie in with the existing site wall as discussed in Section 3, 6 and 

Appendix A. 

12.5 Overall, the report demonstrates that the development will be safe without resulting in an increase 

in flood risk to the site or the surrounding area. It is therefore considered that the development meets 

the requirements of TAN 15. 
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Our Ref: NB/RCEF29369-005 L Email: bagleyn@rpsgroup.com 
  Date: 3rd July 2014 
 
By Email: Bryn.Kyffin@conwy.gov.uk  
 
Dear Bryn 
 
Flood Consequences Assessment  
Proposed Premier Inn - Tudno Castle – Llandudno. 
 
Response to NRW  comment: NRW Ref NT/2014/115878/01 
 
Natural Resources wales (NRW) have provided a response to the Flood Consequences 
Assessment (FCA) and associated Flood Management Plan for the above proposed 
development.  A meeting was also held at Conway Council with the applicant team and 
NRW.  This note provides a clarification of the position with regard to the FCA further to the 
meeting. 

NRW confirmed that in principle they have no objection to the elements of the development 
within the existing building which includes restaurant units and the hotel.  There was a 
query regarding the adequacy of the flood defence measures recommend in the report.  At 
a meeting held with NRW it was clarified that the defence would be tied in with the existing 
site wall and not lower level associated with lower ground floor entrances.  NRW accepted 
this and confirmed they were happy with element of the development and associated Flood 
Management Plan subject to a condition requiring the use of flood resilient construction to 
the walls. 

Further to the meeting NRW have maintained their opposition to the new retail element of 
development.  This opposition is based on reference to Tan 15 and guidance related to 
requirements for development to be flood free in the event of a 1 in 200 year flood event.  
During the meeting it was pointed out that it seemed somewhat contradictory to accept the 
use of barriers to protect from flooding in the existing building - where the depth of flooding 
could engulf most of the existing lower ground storey - yet be opposed to development of 
the retail units where any flooding could, at worst, be knee-deep and easily managed with 
the use of barriers.  

It is of note that presentation of the data has a significant impact on assessing the flooding 
issues on the site.  Based on available data part of the site is susceptible to up to 600 mm 
of flooding.  The way the modelling has been presented means that the depth of flooding 
could actually be as low as a few millimetres.  The adjacent cell (the unit used within flood 
models) to that which is noted to have up to 600 mm of flooding is shown not to be 
susceptible to flooding.  It is of particular note that these cells are adjacent to each other in 
the existing car park which is flat.  It is therefore considered that the depth of flooding will 
be minimal and that the 600mm is a significant overestimate of the likely flood depths.   

When taking a view that the new build elements of the proposed development site do not 
meet the requirements of TAN15 the NRW have assumed that the data confirms that the 

Unit 12, Watersedge Business Park, Modwen Road, Salford Quays, M5 3EZ 
T  +44 (0) 161 874 3737      F  +44 (0) 161 877 3959   E rpsmr@rpsgroup.com  W  www.rpsgroup.com 
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3rd July 2014 
 
site would flood to a depth of 600mm.  As noted above this is considered to be an 
unrealistic interpretation of the data.  On the basis of this interpretation of the data NRW 
have identified that they would require the slab level of the new build unit to be raised 
further 600 mm before they would support this element of the development.  

At the meeting noted above the potential for further flood modelling was discussed to try 
and clarify this issue of data interpretation/presentation.  It should be noted that the 
timescales for such a process would be months and potentially involve significant 
additional expenditure for the applicant.  This approach is also contrary to comments made 
by NRW earlier in our consultation process with them during the scheme design where 
they noted that additional modelling would be excessive due to the small scale of the 
development.   

The measures that NRW have recommended would render the retail unit unworkable.  
Ramps would be required to physically access the units.  This would reduce the size of the 
units considerably as the shop fronts would need to be pushed back onto the site to 
accommodate the ramps.  In addition the physical barrier presented by the ramps would 
severely limit the desirability of the unit to potential occupiers and hence be un-tenable. 

The Flood Management Plan that we have submitted in support of the application puts 
clear procedures in place to limit the impact of flooding to the site.  This includes protecting 
the building through the use of barriers but more important protecting the staff and 
customers of the shops.  In the unlikely event that anybody became trapped in the building 
due to flooding safe refuge would be available to the first floor of the building as such the 
risk to life is considered to be negligible.   

On a practical side should the site be subject to flooding much of the town centre of would 
also be affected, much of it to a considerably greater depth of flooding.   The context of this 
is that the town centre area would be essentially evacuated anyway.  Another 
consideration is that the owners of the proposed new units also own much of the retail 
provision with Llandudno and as such are well aware of the potential flooding issues and 
are happy to accept the task of erecting barriers to protect their asset from the limited 
flooding it may experience.  

Please do not hesitate to contact me if you have any further queries. 

 

Yours sincerely 
for RPS Health, Safety & Environment 
 

 

Neil Bagley 
Technical Director 
 
Cc  iwan.huws@naturalresourceswales.gov.uk 
 neil.creeney@opusnorth.co.uk 
 SP@allisonpike.com 

mailto:iwan.huws@naturalresourceswales.gov.uk
mailto:neil.creeney@opusnorth.co.uk
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Conwy Tidal Flood Risk Assessment Maps 
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Welsh Water Asset Location Plans 
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Roads and Streetworks Act 1991 and of the Company’s right to be compensated for any
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Service pipes are not generally shown but their presence should be anticipated.
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Whilst every reasonable effort has been taken to correctly record the pipe material of DCWW assets, 
there is a possibility that in some cases pipe material (other than Asbestos Cement or Pitch Fibre) 
may be found to be asbestos cement (AC) or Pitch Fibre (PF) . It is therefore advisable that the 
possible presence of AC or PF pipes be anticipated and considered as part of any risk assessment 
prior to excavation
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