
 
Pembrokeshire Coast National Park Authority 
Development Management Committee – 14th March 2018  

Application Ref:  NP/17/0420/FUL 
 
Case Officer Nicola Gandy 
Applicant Mr E Davies 
Agent Mr K Morgan 
Proposal Conversion of existing first floor flat to 3 self contained 

units & alterations to ground floor cafe to provide 
undercover stairwell to flats above 

Site Location Pirate Cafe, Amroth, Narberth, Pembrokeshire, SA67 
8NF 

Grid Ref SN16270702 
Date Valid  17-Jul-2017 Target Date 15-Mar-2018 
 
Officer’s Appraisal 
 
The application was considered at the Development Management Committee on 31st 
January 2018, where members were minded to approve the application contrary to 
national and local policy.  A ‘cooling-off’ period was subsequently invoked by the 
Director of Park Direction and Planning.  
 
The key issue to be considered in this case is the principle of the additional two 
residential units, a highly vulnerable land use, within an identified flood zone.  
 
The Committee report of 31st March 2018 (see attached) details the reasons why the 
development is not considered acceptable in terms of national and local policy. In 
addition to the Inspectors report referred to in the committee report of 31st January 
2018, a further, application ‘called in’ by Welsh Ministers  in respect of residential 
development on a site which straddled a C2 and C1 flood zone  is also a relevant 
material consideration. That appeal relates to a residential development in Rhondda 
Cynon Taf  (APP/L6940/V/16/3163541 refers) . The Inspector in that case, similarly 
to this application, highlighted that NRW had not objected to the scheme, and made 
the following comments-  
 
‘The Applicant refers to the lack of objection of NRW in terms of the proposed 
development, who neither queried or contradicted how Section 6 of TAN 15 has 
been applied by the Council. However the WG’s Chief Planner’s letter of 9 January 
2014 (see attached), makes it quite clear that the justification tests in TAN 15 are a 
matter for the local planning authority to undertake with NRW’s role being one of 
providing expert technical advice on flooding consequences; in this case NRW 
responded to the proposal as required i.e. only in terms of assessing flooding 
consequences.’ 
   
The Inspector in this appeal also highlights the requirement to apply TAN15 to such 
development and stated:- 
 
‘I disagree with the stance taken by the main parties. Both main parties argue 

paragraph 11.1 allows a degree of judgment and discretion as to whether or not 
to apply section 6 when the site is partially within Zone C2.  

107. Paragraph 11.1 does not distinguish between zones C1 & C2, and therefore 
should not be read as a reason for not applying the justification tests, especially 
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when paragraph 6.2 of TAN 15 makes a distinction between and is quite categorical, 
that highly vulnerable development, such as that proposed, should not be permitted. 
To my mind paragraph 6.2 leaves no doubt as to what TAN 15 requires and 
consequently outweighs paragraphs 11.1 or 6.1 and the ‘discretionary’ or flexible 
approach advocated by the main parties.’ 
 
The application being considered today differs from the appeal site in that it wholly 
lies within a C2 flood zone. When applying National Policy to such development it 
clearly states that the development for a vulnerable land use, i.e. residential, should 
not be permitted in C2 flood zones.  
 
TAN 15 states that experience of recent years suggests that the incidence of 
problems due to flooding may increase, both in frequency and in scale. This arises 
partly from changes in river hydrology and human activity, and also from changes in 
land management and the increase in development in areas susceptible to flooding. 
Even without these factors, the incidence and extent of both river and coastal 
flooding is expected to increase with time as a consequence of climate change.  
 
TAN 15 sets out a precautionary framework to guide planning decisions. The 
principal aim of the framework is to direct new development away from those areas 
which are at a high risk of flooding.  This principle is particularly important in the light 
of climate change, which is expected to significantly increase the risk of flooding over 
time. 
 
The additional information circulated by the agent at the previous committee meeting 
has been forwarded to NRW for further comment, however, NRW had not 
commented at the time of writing this report.  A verbal update will be provided at 
Committee.  
 
At the time of writing this report a Unilateral Undertaking for the affordable housing 
contribution has not been received by the Authority, as such recommended reason 
for refusal No. 2 still stands.  
 
Having regard to the above additional information and the original committee report, 
attached, the development is recommended for refusal.  
 
Recommendation 
 
The recommendation of refusal as set out in the previous committee report still 
stands. The additional information in relation to additional residential units in flood 
zones confirms the national and local policy position and adds further weight to the 
recommendation.  
 
Notwithstanding the above, if members are minded to approve the application the 
officer recommendation would be to allow 2 months for the submission of a 
completed unilateral undertaking and subsequently delegate to officers to refuse the 
application if the legal agreement is not forthcoming as the application is not in 
accord with the affordable housing policy OR to grant planning permission with the 
following conditions:- 
 

Item 5c)

Page 60



 
Pembrokeshire Coast National Park Authority 
Development Management Committee – 14th March 2018  

1. The development shall begin not later than five years from the date of this 
decision. 
Reason: Required to be imposed pursuant to Section 91 (1) of the Town and 
Country Planning Act 1990 (as amended). 
 

2. The development shall be carried out in accordance with the following 
approved plans and documents: 01 Rev F, 02 Rev F, 03 Rev F, 04 Rev G, 05 
Rev G, and 06 Rev G dated 14th July 2017 and 17th October 2017; and the 
Flood Resilience and Personal Flood Plans detailed in the email dated 17th 
October 2017. 
Reason: In order to be clear on the approved scheme of development in the 
interests of protecting visual amenity and the special qualities of the National 
Park.  Policy: Local Development Plan – Policies 1 (National Park Purposes 
and Duty), 8 (Special Qualities), 15 (Conservation of the Pembrokeshire Coast 
National Park) and 29 (Sustainable Design). 
 

3. Flood mitigation – delegate to officers to insert following  any further comments 
from NRW.  
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