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1 The County Borough Council welcomes this review of the 
 implementation and operation of TAN 15. The Authority is fully 
 committed to addressing the implications of climate change and 
 flood consequences. However, much of the developable land 
 within the County Borough is affected by potential flooding risk. 
 This includes large areas of the coastal urban areas and valley 
 floors extending to the top of the Neath Valley.  
 
2 Where there is a realistic risk of flooding this should be fully 

investigated before any planning proposal is considered. However, 
the Environment Agency continues to respond to planning 
consultations (concerning both Development Plan preparation and 
planning applications) in a negative and pedantic manner. Despite 
lengthy and repetitive discussions with the Environment Agency it 
continued to pursue many objections to the Authority’s UDP. 

 
3 Within the coastal plain and valley areas it can be particularly 

difficult to identify land that is outside the floodplain and is well 
located in relation to existing communities, services and facilities. 
In some instances the boundaries of the TAN maps appear 
incorrect and the authority considers that in such instances the land 
could be allocated but with a requirement that any necessary flood 
consequences assessment is satisfactorily undertaken. At 
Glynneath Business Park, the Environment Agency maintained an 
objection to  the UDP concerning an employment site that lay 
partly in zone C2 and partly in zone B. The site had already been 
prepared for development some years  ago, flood prevention works 
had been undertaken to the river and there did not appear to be any 
obstructions to the river’s flow that would be likely to cause 



localised flooding of the site. A plan of the site is attached for 
information. 

 
4 Officers understand that in the near future the Environment Agency 

propose to publish a guidance note for their officers which will 
advocate a more pragmatic approach to dealing with applications 
for development. 
 

5 Another instance is where the Environment Agency objected to an 
extension to an existing garage to include a car wash because the 
land was in zone C2 despite the fact that the car wash was not 
identified as being a vulnerable form of development. In the last 2 
months however Environment Agency officers have indicated that 
they are now taking a more realistic approach. 

 
6 One of the major problems facing this Authority is the fact that a 

fair proportion of existing development lies within the flood plain. 
In areas such as Aberafan where properties are unused eg old 
commercial/residential properties. Any proposals to 
redevelop/regenerate these areas are thwarted by Tan 15. In 
accordance with the requirements of TAN 15 developers are asked 
to submit a FCA in support of the proposal. Despite assurances 
previously given that only basic information in relation to levels 
etc are required as FCA, the Environment Agency are increasingly 
requesting full assessments, which due to the costs associated with 
such assessments are further decreasing the economic viability of 
some of these sites. After completion of these assessments the 
Environment Agency are still maintaining objection to the 
redevelopment of schemes within existing urban areas. Whilst it is 
acknowledged that some objections are justified, the Environment 
Agency are not adopting a common sense approach to their 
responses and are issuing blanket objections to many areas. 
Insufficient consideration is given to the siting of proposals within 
an existing urban area and the fact that if a flood occurs a large 
number of properties closer to the watercourse would have already 
flooded and therefore emergency procedures would already be in 
place and risk to life is reduced. This applies to the coastal plain 
and to valley settlements. 

 
7 Paragraph 6.2 of TAN 15 indicates that in certain circumstances 

Local Planning Authorities can justify the approval of 
developments despite objections from the Environment Agency ie 
brownfield sites where a FCA has been completed which justifies 



the redevelopment of the site. However there is resistance to this 
approach from developers for a number of reasons. If planning 
permission is granted contrary to the advice of the Environment 
Agency, house builders may find it increasingly difficult to raise 
the funding for such development. Concern has also been 
expressed that they will be unable to sell the properties if they have 
been approved contrary to the advice of the Environment Agency 
and if they are able to sell them, the householders may not be able 
to obtain reasonable insurance for the properties. 

 
8 Concern is expressed that continued objections from the 

Environment Agency in relation to proposed developments within 
an existing settlement boundary could lead to an increase in 
development pressure on Greenfield sites and will frustrate 
regeneration strategies within the County Borough.   

 
9 Originally the Environment Agency only proposed to highlight 1 in 

100 year flooding events but WAG decided to implement 1in 1000 
year. It may be appropriate to reconsider this timeframe, or 
introduce different timeframes for different forms of development 
ie 1 in 1000 year for vulnerable forms of development only. 

 
10 Smaller developers are finding it increasingly difficult to obtain 

data to support the 1:1000 flood event and provide a meaningful 
FCA. 

 
11 Officers understand that a review of the Development Advice 

Maps (DAM) will be undertaken in 2007 and that more appropriate 
and up to date data for the NPT area will be available in 
approximately 2 years. 

 
12 The National Flood Forum report that the Association of British 

Insurers (ABI) recommend that the minimum level of protection, 
which would enable insurers to offer cover at normal terms for 
residential properties, is at least 0.5% probability (1:200 return 
period) up to the year 2050, taking climate change into account. 
Whilst this recommendation is related to PPG25 in England it may 
also be something that is applied in Wales by the ABI. 
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Dr Kathryn Jenkins  
Committee Clerk 
Environment, Planning & Countryside Committee 
National Assembly for Wales  
Cardiff Bay 
Cardiff  
CF99 1NA 
 
 
 
19th October 2006  
 
 
Dear Dr Jenkins,     
 
Review of the Implementation and Operation of Technical Advice Note (TAN) 15 
 
Thank you for you letter, which I received on the 22nd September 2006.  
 
Unfortunately due to timing issues we have not been able to take a report on this issue to 
our Cabinet for their agreement. Consequently the views expressed below should be 
considered to be reflective of the Planning Officers within the authority working with 
TAN15, and not of the Council itself.  
 
1) Errors & Practicability of Development Advice Maps  
 
Newport Planning Department has found a number of discrepancies regarding the extent 
of the 1 in1000 year flood risk area shown on the Development Advice Maps (DAM). 
These include showing flood risk to parts of the M4, which are significantly elevated 
across the Rivers Ebbw, Usk, Malpas Brook, and Monks Ditch.  
 
In addition conflict and confusion arises between the static DAM’s produced as part of 
TAN15 and the Environment Agency’s (EAW) own Indicative Floodplain Maps (IFM) as 
the extreme 1 in 1000 year boundaries are not the same. A common sense approach 
would be for TAN15 to refer to the need to consult EAW’s maps (IFMs) as these are 
updated on a regular basis, and, provide a greater level of information (for example a site 
may be within the 1 in 1000 year flood risk area but outside the 1 in 200 year – which 
would greatly assist in, and reduce the cost of, producing a Flood Consequence 
Assessment)  
 
2) Consistency of Advice and Need for Flexibility 
 
Newport’s experience of how the TAN has been previously interpreted by EAW is that a 
blanket approach has been adopted with heavy reliance on standard paragraphs in 
response letters. There was little recognition as to the type of application or that each site 
should be considered on its own merits. A clear example of this would be a change of use 
application for a building in an existing residential area, where the standard response 
came back that slab levels should be set at 8.87mAOD +600mm. It is recognised that 
EAW has gone through a period of restructuring back to three area teams, and hopefully 



Head of Planning and Economic Regeneration – Stewart Wild 

this opportunity will now allow for more constructive responses that are flexible and 
relevant to the issue at hand and do not rely on standard paragraphs.  
 
The heavy reliance on standard paragraphs and blanket holding objections, whilst being a 
useful mechanism for saying that a response has been made in 21 days (High Level 
Target 12), does not benefit the overall process and just results in additional 
correspondence and delays in determining applications. It would be more beneficial if 
EAW could state in the initial response what specific information they hold in relation to the 
site, and what specific information they require in order to consider the issue of flood risk 
in line with TAN15.  
 
There has been significant confusion and inconsistency in advice in relation to the 
acceptability of residual risk to development proposals. Some EAW officers have referred 
consistently to the need to provide “safe dry access”, yet TAN15 identifies (tolerable 
conditions page 27) that up to 600mm of water across an access road in an extreme (1 in 
1000 year) event could be considered acceptable.  
 
3) Clarification on the Vulnerability of Certain Land Uses  
 
The Regional Waste Plans are placing great emphasis that B2 (General Industrial) sites 
are suitable for waste processing and transfer facilities in order to meet the regional 
requirements for minimising landfill through recycling and re-using waste. However TAN15 
is not clear as to what category these waste processing facilities would fall under. It is 
clear that Waste Disposal sites are considered Highly Vulnerable Development, whilst 
General Industrial is considered Less Vulnerable Development. However, as a certain 
amount of waste material would be stored awaiting processing or transfer at any one time 
then should it not be highly vulnerable development, in that there could be an attendant 
risk to the public and water environment should the site be inundated (paragraph 5.2 
TAN15)? This matter needs to be clarified urgently if regional requirements are to be 
soundly incorporated into Local Development Plans.    
 
I trust that these comments will be considered constructively by the Committee at its 
meeting on the 15th November 2006.  
 
 
Yours sincerely 
 
 
James Hooker  
 
 
James Hooker 
Planning Contributions Manager  
 
 
 







































 
 
 
 
 
Dr. Kathryn Jenkins, 
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Gail Evans 
 

(01792) 637273 
 

gail.evans@swansea.gov.uk 
 

GE/svale/tan15 
 

October 24th 2006 
 

 
 
Dear  Dr.Jenkins 
 
RE: Review of the Implementation and Operation of Technical Advice Note 
(TAN 15). 
 
I refer to your letter of September 15th 2006 with regard to the review of the 
implementation and operation of TAN15 which is to be undertaken by the Assembly 
on November 15th.The Technical Advice Note has raised a number of issues in terms 
of strategic regeneration areas and individual planning applications across the City 
and County of Swansea. The attached briefing note is a joint response from the 
Planning Services and the Economic and Strategic Development Division of the City 
and County of Swansea, and highlights in detail to the Assembly the significant 
planning and development issues being experienced. 
 
The implications have been particularly critical for Swansea Vale development area, 
because of the large strategic nature of the site, its topography, relationship with the 
River Tawe, the extent of remaining development land and the considerable public 
sector investment in this project over the last 10 years. Over the last 18 months the 
City and County of Swansea have had a lengthy dialogue with the Environment 
Agency to establish a way forward through reducing and managing the flood risks. 
This work has not yet been concluded, and new private sector investment has 
effectively ceased in this development area since the TAN 15 was introduced. 
 
If you require any further information on the matters raised in the attached note 
please do not hesitate to contact me, and we look forward to receiving information on 
the conclusions of the review. 
 
Yours sincerely 
 
 
 
 
GAIL EVANS 
REGENERATION CO ORDINATOR 
 



 
 
 
 
CITY AND COUNTY OF SWANSEA IMPLICATIONS OF TECHNICAL 
ADVICE NOTE 15 : DEVELOPMENT AND FLOOD RISK(TAN 15) 
 
1.0 Introduction 
 
1.1 Technical Advice Note (TAN )15 introduced in July 2004 has had 

considerable implications for new development and regeneration 
proposals in many areas of Swansea, including the City Centre, 
Swansea Bay, Swansea Vale, Swansea Enterprise Park, Swansea West 
Industrial Park, and areas of Gorseinon ,Gower, Pontarddulais and 
Loughor. 

 
1.2 The Development Advice Maps accompanying the TAN indicate the 

broad outline of 1 in 1000 year flood event, but the detailed implications 
can only be determined through undertaking Flood Consequence 
Assessments. A number of these have been undertaken, both by 
individual developers and at a strategic level by  the City and County of 
Swansea on a number of key regeneration areas and these are now 
revealing the full implications of TAN 15 for Swansea. 

 
1.3 This report summarises the implications and current position on key 

regeneration areas, and development proposals within the City and 
County of Swansea and concludes with some general comments on the 
operation of TAN15. 

 
2.0 Implications for the Lower Swansea Valley 
 
2.1 Large parts of the Lower Swansea Valley are defended to a 1 in 100 

year level and are located within area C1 shown on the development 
advice maps, as shown on plan 1 and 2. The 1 in 1000 year (0.1%) 
extreme flood event would overtop these defences and have a 
considerable impact on the strategic investment areas of Swansea Vale 
and the Swansea Enterprise Park. 

 
2.2 The Swansea Vale development area (which is shown on plan 3), is a 

190 hectare mixed use development area established as part of a Joint 
venture between the City and County of Swansea and the WDA some 15 
years ago. The area is a strategic employment site, is identified in the 
City’s emerging draft Unitary Development Plan (2006) and previous 
Swansea Local Plan Review (1999). The development was granted 
outline planning permission in 1991 and the overall project was the 
subject of a comprehensive Environmental Appraisal and consultation 
with the Environment Agency/NRA. To facilitate new investment 
proposals at Swansea Vale, in excess of £25 million has been spent by 
the public sector over the last 10 years on various infrastructure 
improvements and site preparation. The area was also defended to a 1 



in 100 year flood level in accordance with the Environment Agency 
Advice at the time. 

 
2.3 The detailed Preliminary Strategic Flood Risk Assessment for Swansea 

Vale (Feb 2006) shows the potential for depths of 0.6-1.5 metres 
throughout much of the Swansea Vale business parks .The 1 in 1000 
year flood event affects an area totalling some 43 hectares (104 acres) 
of business park and some 500,000 sq ft of office and industrial 
floorspace has been built or is under construction in the Swansea Vale 
business park area and approximately 1790 people are currently 
employed here.  

 
2.4 The Environment Agency’s preliminary comments on the conclusions of 

the Strategic Flood Risk Assessment for Swansea Vale were that they 
were unlikely to support new planning applications on the majority of the 
Swansea Vale Business Parks as they will not comply with the indicative 
guidance of TAN 15. Their conclusions are drawn from a rigid 
interpretation of this planning guidance, and as a consequence there is 
are least 64 acres (26 hectares) of vacant land prepared for investment 
in Swansea Vale where the future position on development is uncertain 
due to the implications of the TAN.   

 
2.5 The overtopping of the River Tawe flood bund in a 1 in 1000 year event 

similarly affects an area of approximately 142 hectares in the Swansea 
Enterprise Park and River Tawe corridor where an estimated 10,000 
people are employed. The Flood Risk Assessment has shown that 
depths of 1.5 and 2 metres would be widespread in the Enterprise Park 
for the 1 in 1000 year event. The Enterprise Park is largely developed, 
but there are sites allocated for business use adjacent to the river 
including Beaufort Reach, Beaufort Training works and a 7 acre 
development site off Clase Road. 

 
2.6 A number of planning applications for sites in Swansea Vale and the 

Enterprise Park are on hold or have been withdrawn due to issues with 
TAN 15, these include: 

 
• Land at Beaufort Reach, Enterprise Park- Development of B1, B2, B8 

use (renewal of outline Planning permission). Held in abeyance since 
August 2004 due to Environment Agency objection. 

• New purpose built print facility and ancillary offices for the DVLA -this 
development would have extended their current campus development 
at Swansea Vale and had the potential to accommodate a further 50 
jobs. The Environment Agency raised a formal objection to the 
proposal, and the DVLA sought an alternative site outside of Swansea 
Vale. 

• The Welsh Industrial partnership project -to build 70,000 sq ft of 
industrial units. The planning application is on hold and WIP are 
considering alternative sites. 

• The DVLA employ over a 1000 staff at their Swansea Vale campus and 
have severe parking issues, but the Council is unable to offer a site for 



temporary parking in the light of TAN 15 and the emerging Flood 
Consequence Assessment. 

 
2.7 Whilst there has not yet been any adverse publicity or media attention on 

the implications of this guidance, the issue is eroding developer 
confidence and will in due course have a negative impact on the 
marketability and the value of development land at Swansea Vale. There 
is also an issue with the impact on existing businesses in Swansea Vale 
and the Enterprise Park. The identification of the risks in the Strategic 
Flood Consequence Assessment may impact on the ability of businesses 
to obtain flood risk insurance cover and the funding of projects. There is 
also a concern about liabilities on the Council as landowner and as 
planning authority. 

 
2.8 In order to address the concerns being expressed by the Environment 

Agency, the Council and their consultants have discussed a number of 
technical solutions for the Swansea Vale and Enterprise Park area. 
These measures will not necessarily prevent flooding in the 1 in 1000 
year event, but may reduce the effects of it. The Council are also about 
to commission a Strategic Flood Protocols Plan which will provide a risk 
mitigation strategy through establishing flood management protocols, 
flood forecasting and emergency plans to evacuate the area in advance 
of any extreme flood event which would overtop the flood defences. With 
the combination of reducing the risks from a flood event and in 
demonstrating that any risks can be managed, it is hoped that this will 
enable the Environment Agency to provide a positive response to future 
development proposals. 

 
3.0 Implications for Swansea City centre and Swansea Bay 
3.1 A large part of the City centre is identified as a Zone C2 (unprotected 

area) and C1 (defended) and consequently are considered to be at risk 
of flooding by the Environment Agency. Hyder Consulting (UK) has been 
commissioned by the City and County of Swansea to carry out a Flood 
Consequence Assessment in respect of key City Centre locations. The 
results of the assessment show that at the extreme event flooding would 
be localised around the bank of the river Tawe. It follows therefore that 
the flood zone classification as defined in TAN15 is incorrect and 
consequently the city centre is largely not at risk. Further detailed 
assessment work is being undertaken at the localised level for sites 
close to the river. 

3.2 The draft Swansea Bay Strategy identifies a number of potential 
development opportunities on the seafront between the City’s waterfront 
and Mumbles, and there are areas of the Bay that lie within zone C2. Our 
preliminary discussions with the EA have suggested that there will be a 
need for a Strategic Flood Consequence Assessment to consider the 
constraints and any mitigation measures. 

 
 
4.0 Implications for Swansea West Industrial Park 



4.1 Sixty hectares of land have been allocated in the draft Unitary 
Development Plan for employment use on land adjacent to the Swansea 
West Industrial Park in the Fforestfach area of the City. 

 
 4.2 The site lies in close proximity to the River Llan and an estimated 40 

hectares lie within Zones C1 and C2. A Flood Consequence Assessment 
has been recently commissioned by Swansea Council to establish the 
extent of the implications of the 1 in 1000 year flood and consider any 
possible flood mitigation measures. 

 
5.0 General Comments 
 
5.1 TAN 15 has been introduced without an adequate detailed knowledge of 

what the implications were for development and investment in Wales. 
There was inadequate information available on the implications of a 1 in 
1000 year event and there were inconsistencies in advice on acceptable 
uses in areas affected by TAN15. Previous advice from the Environment 
Agency in 2002 and in April 2004 was that there would be no embargo 
on development at Swansea Vale and business uses would be 
acceptable on the development areas immediate adjacent to the river . 
There was only considered to be an issue where there was highly 
vulnerable development such as housing and public buildings, and 
buildings which had ‘night time occupation’. The lack of a clear position 
on acceptable uses led to delays and confusion in bringing forward 
development. 

 
5.2  The purpose of the TAN is to provide technical guidance in relation to 

development and flooding, and the role of the Environment Agency in 
this context is to advise on the consequences of flooding and in assisting 
planning authorities in coming to a decision on whether the 
consequences of flooding are acceptable in terms of risk to life and 
property. The EA are best placed to assess the risk, and are taking the 
indicative thresholds of TAN as prescriptive. Risks to life and property 
are material planning considerations and the planning officers at 
Swansea do not wish to make recommendations that contradict that 
advice. The Environment Agency need to adopt an approach which is 
pragmatic and balanced particularly when considering proposals which 
lie within areas of defended flood plain which have well established plans 
for development for ‘less vulnerable uses’ such as business and 
commercial uses. 

 
5.3 We would question the scientific basis for using the 1 in 1000 year 

extreme flood event as a threshold for TAN 15. The draft Planning Policy 
Statement 25: Development and Flood Risk published in December 2005 
by OPDM is the new English equivalent of TAN 15 and there are 
considerable differences between the Welsh and English guidance in 
terms of the flood thresholds. There is a need for clarity and consistency 
at national, regional and local level to deliver realistic and sustainable 
planning for areas of flood risk. 

 



 
 
 
 



Lewis, Michael (APS - Committee Service) 

From: Whitehead, David [David.Whitehead@swansea.gov.uk]

Sent: 20 October 2006 15:43

To: Jenkins, Kathryn (APS - Committee Service)

Subject: Review of Implementation and Operation of Technical Advice Note ( TAN) 15

Page 1 of 2Message

15/11/2006

I am writing on behalf of the SWWITCH Transport Consortium, which represents the 
transport interests of Carmarthenshire, Neath Port Talbot, Pembrokeshire and Swansea 
Councils. 
  
SWWITCH welcomes the review of the implementation and operation of TAN 15 by the 
Assembly's Environment, Planning and Countryside Committee. The consortium supports 
the need for a review of TAN 15. SWWITCH  considers that the advice contained in TAN 15 
and its interpretation by the Environment  Agency is having a negative impact on 
new development across South West Wales. Detailed information on this impact is being 
provided by individual Councils. 
  
Anthony O'Sullivan  
  
SWWITCH Lead Chief Officer 
  

  

  

  
 
 
****************************************************************** 

This e-mail and any files transmitted with it are confidential and intended solely for the use of the individual or entity to 
whom they are addressed. If you have received this e-mail in error, please notify the administrator on the following 
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administrator@swansea.gov.uk 
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cyfeiriwyd hwy atynt yn unig. Os ydych wedi derbyn yr e-bost hwn drwy gamgymeriad, dylech hysbysu'r gweinyddydd 
yn y cyfeiriad canlynol: 

administrator@swansea.gov.uk 
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Lewis, Michael (APS - Committee Service)

From: Bob Dewey [bob.dewey@wrexham.gov.uk]
Sent: 06 October 2006 16:19
To: Jenkins, Kathryn (APS - Committee Service)
Subject: TAN 15 Consultation

Attachments: InterScan_Disclaimer.txt

InterScan_Disclaim
er.txt

Whilst we have no particular comments about the text of TAN 15 we are 
concerned about the maps and the apparent lack of procedure to update or correct them. 
They will never be perfect but we do need to put in place a mechanism that allows them 
to be updated/corrected as problems are resolved or it transpires that the maps are 
wrong. 

As an example the maps which deal with Island Green shopping development in the centre 
of Wrexham have small areas excluded because the mapping of two different elements 
does not dovetail. It also includes an area of the multi storey car park which is 2 
metres higher than the area which could flood  but it only includes what appears to be 
a random pattern which bears no resemblance to what might happen.

R A Dewey
Planning Control Manager
Wrexham C B C

PLEASE NOTE: THE ABOVE MESSAGE WAS RECEIVED FROM THE INTERNET.
 
On entering the GSi, this email was scanned for viruses by the Government Secure 
Intranet (GSi) virus scanning service supplied exclusively by Energis in partnership 
with MessageLabs.
 
Please see http://www.gsi.gov.uk/main/notices/information/gsi-003-2002.pdf for further 
details.

In case of problems, please call your organisational IT helpdesk.
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Wrth fynd ar GSi, cafodd y neges e-bost hon ei sganio am feirysau gan wasanaeth sganio 
feirysau Mewnrwyd Ddiogel y Llywodraeth (GSi) a ddarperir yn arbennig gan Energis mewn 
partneriaeth â MessageLabs.
 
Gweler http://www.gsi.gov.uk/main/notices/information/gsi-003-2002.pdf i gael mwy o 
fanylion.

Os cewch unrhyw broblem, ffoniwch desg gymorth TG eich sefydliad.




