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Paragraph 10.8 of TAN15 clearly states that sites in flood zone C2 should not be 
allocated for highly vulnerable development. 
 
NRW recommends that either a stage 2 or stage 3 SFCA is prepared and forwarded 
to NRW for further assessment to demonstrate that developing this site for 
residential use would comply with the requirements of TAN15 or that this allocation is 
removed from the Local Development Plan. 
 
Please refer to our representation ID 104 for further details with regards to our 
objection to allocating this site for development. 

Should your Authority opt to undertake a Stage Two/Three Strategic Flood 
Consequence Assessment NRW would be willing to advise your Authority on the 
likelihood of the above sites satisfying the criteria for development within a flood 
plain in terms of depths and velocity of flood waters. 

Howeve,r we remind you that as TAN15 states that highly vulnerable development 
should not be considered within Zone C2, (the former Crosville site), the Welsh 
Government appointed Planning Inspector may consider the Plan to be unsound on 
Policy grounds alone.  

NRW also wishes to provide the following advice with regards to sites T42 and C8. 

T42 – Land near North Terrace, Criccieth – Is proposed for housing under Policy 
TAI15. Although, the site is not identified as being within a flood risk zone, NRW is  
aware of a history of flooding from the Afon Cwrt which flows through the site. The 
river enters a culvert at the bottom of the site, and any blockage of the screen could 
increase flood risk. Due to the steep nature of the land, it is unlikely that flooding 
would affect a large proportion of the site. However, NRW would expect any planning 
application to be supported by a Flood Consequence Assessment to ensure that 
development is adequately protected.  

C8 – Business Park, Porthmadog – Is proposed for employment under Policy CYF1. 
The whole site is within flood zone C1. However, flood modelling work suggests that 
the actual risk to the site is low due to the flood defences within the area. NRW 
would expect any planning application to be supported by a Flood Consequence 
Assessment to ensure that development is adequately protected.  

Sewerage Infrastructure Capacity 

Paragraph 7.1.13 of the Deposit Plan notes that engagement with Dwr Cymru/Welsh 
Water has been undertaken through Plan preparation process. NRW is aware that 
there may be capacity issues with Treborth Waste Water Treatment Works that 
serves Bangor, Y Felinheli, Bethel, and an area of south Anglesey. This may  
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constrain development within these areas, and therefore we strongly recommend 
that Dwr Cymru / Welsh Water’s views are sought on this specific issue.  

Water Resources Capacity 

NRW wish to highlight that there is uncertainty as to whether there will be adequate 
water resource capacity during the operation of the proposed Wylfa Newydd. The 
requirements to increase water capacity has the potential for environmental impacts. 

Your Authority should be aware of the potential need for the LDP’s focus changes or 
monitoring of the plan to take into consideration any updated information provided by 
Horizon with regards to water capacity requirements. 

We thank you for the opportunity to provide comments on the draft Deposit Plan and 
associated assessments including Sustainability Appraisal and Habitats Regulation 
Assessment. We trust that the  
 
Should you wish clarification on any of the matters raised, please do not hesitate to 
contact us. 
 
Yours Sincerely 
 
Angharad Wyn Crump 
 
Angharad Wyn Crump MRTPI 
Senior Casework Officer 
Development Planning Advice Service 
North and Mid Region 
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adnewyddadwy? Gellid defnyddio'r asesiad ynni i wella geiriad polis"iau PS6 a PCYFF4,
gan eu bod fel y maen nhw, yn aneglur. Gallai'r asesiad ynni ei gwneud hi'n glir beth yn
union a ddisgwylir ac ar gyfer pa fath/faint 0 ddatblygiad y mae'r polis"iau yn ymwneud a
nhw. '

Mae Polisi ADN2 yn ceisio cadw technolegau ynni anadnewyddadwy 0 fewn ffiniau
datblygu. Mae hyn yn cyfyngu gormod ac yn groes i bolisi cynllunio cenedlaethol.
Dylai'r asesiad ynni roi'r dystiolaeth sydd ei hangen i allu cynllunio'n bositif ar gyfer pob
math 0 ddatblygiad adnewyddadwy ac ynni isel. ~

C. Mewn perthynas a'r profion cadernid CE2, CE3, CE4: Er na thybir eu bod yn
faterion 0 bwysigrwydd sylfaenol i gadernid yr COLI, rydym o'r farn bod
diffyg sicrwydd neu eglurder ynglyn a'r materion canlynol, y tybiwn y
byddai'n fuddiol tynnu eich sylw atynt, i'ch galluogi i ystyried amgenach
ffyrdd o'u dangos:

I. Y gallu i gyflawni

Mae'r awdurdod wedi ystyried y gallu i gyflawni i raddau, ac mae Papur Testun 13,
Seilwaith Cymunedol yn rhoi cyd-destun defnyddiol gan ddangos y mathau 0 seilwaith
sydd eu hangen yn yr ardal. Fodd bynnag, nid yw hyn wedi'i drosi ar gyfer yr asesiadau
fesul safle unigol. Rhaid i'r awdurdodau egluro pa seilwaith sy'n angenrheidiol er mwyn
cyflawni'r safleoedd a ddynodwyd, a dangos sut a phryd y bydd hyn yn cael ei gyflawni
yn ystod cyfnod y cynllun, ac ystyried p'un oes angen datblygu graddol. Ni ddylai
gyfyngu ar newid 0 fewn y cynllun, ond dylai sicrhau bod y strategaeth yn cael ei
chyflawni. Dylai'r awdurdodau gadarnhau pa seilwaith sy'n angenrheidiol a sut y bydd
hyn yn cael ei roi ar waith 0 fewn y cyfyngiadau (fel y nodwyd yn y cynllun) sy'n dod i
rym ar gytundebau Adran 106 ym mis Ebrill 2015, yn arbennig 0 ran y cyfyngiadau ar
gronni adnoddau a nodir yn y rheoliadau.

Gall anawsterau godi os nad oes systemau yn eu lie i gydio yn y manteision ariannol a
.) I AI ddaw drwy ddatblygu, er mwyn eu defnyddio i helpu i ddarparu'r seilwaith priodol. Nid

I I.!J 'J yw'n glir a yw Polisi ISA1 yn blaenoriaethu'r seilwaith gofynnol neu ai rhestr yn unig yw
hon. Mae'r gwaith ar hyfywedd safle mewn perthynas a'r gallu i gyflawni hefyd yn wan.

Yr awdurdodau ddylai ddangos beth fydd, a beth na fydd yn cael eu cwmpasu gan
gyfraniadau/rhwymedigaethau cynllunio eraill, sut mae hyn yn berthnasol i Reoliad 122
o Reoliadau'r Ardoll Seilwaith Cymunedol 2010, megis mesurau lIiniaru uniongyrchol ar
gyfer datblygiad, sut y gellir cyflawni rhwymedigaethau eraill y mae Cylchlythyr 13/97 yn
eu ceisio, newidiadau hysbys i ddeddfwriaeth, megis Rhan L a systemau chwistrellu, a
chostau seilwaith. Dylai'r awdurdod hefyd fedru dangos rhestr flaenoriaeth gyffredinol
ynghylch y rhwymedigaethau y bydd yn eu ceisio gan ddatblygiad a baich ariannol
rhwymedigaethau o'r fath ynghyd ag effaith hyfywedd.

as nad oes Ardoll Seilwaith Cymunedol mewn lie, mae perygl bydd bwlch yn y polisi ac
yng ngallu'r cynllun i gasglu arian i helpu gyda'r datblygiadau. Ni ddylid gadael hyn nes
adolygiad cynnar o'r cynllun. Nid yw bwlch o'r fath yn fuddiol i'r cynllun. Mae angen
esboniad pellach i ddangos nad yw hyn yn broblem neu, os yw'n broblem, sut y gellir ei
ddatrys. Dylid egluro'r berthynas rhwng darparu seilwaith ar gyfer tai a chyflogaeth yn
nhermau datblygiad graddol.
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opportunities for higher sustainable building standards on strategic sites or can the co
location of developments optimise opportunities for renewable energy? The energy
assessment could also be used to improve the policy wording for PS6 and PCYFF4, as
these stand they lack clarity. The energy assessment could make it clear what is
expected and to what scale/ type of development the policies apply.

Policy ADN2 seeks to constrain non-renewable energy technologies to within
development boundaries. This is overly restrictive and contrary to national planning
policy. The energy assessment should provide the evidence to plan positively for all
forms of renewable and low energy development.

C. In relation to soundness tests CE2, CE3, CE4: whilst not considered to be
fundamental to the soundness of the LOP, we consider there to be a lack of
certainty or clarity on the following matters which we consider we can
usefully draw to your attention to enable you to consider how they might be
better demonstrated:

I. Oeliverability

Whilst the authority has considered deliverability to some degree, Topic paper 13,
Community Infrastructure' provides a helpful context illustrating the types of
infrastructure requirements in the area. However, this has not been transposed to a site
by site assessment. The authorities need to clarify what infrastructure is required to
deliver the allocated sites and how and when this will be delivered within the plan
period, and whether any phasing of development will be required. It should not limit
change within the plan but it should ensure the strategy is delivered. The authorities
should secure the infrastructure required and how this will be implemented within the
limitations (as identified in the plan) coming into force on Section 106 agreements in
April 2015, particularly having regard to the pooling limitations as set out in the
regulations.

If there is no mechanism in place to capture the financial benefits arising from
development which can be used to assist the provision of appropriate infrastructure, this

f 0,. ,could cause difficulties. It is not clear whether Policy ISA1 priorities the infrastructure
\0'1) requirement or whether this is merely a list. The viability work relating to the site

deliverability is also weak.

It is for the authorities to demonstrate what other planning obligations/contributions will,
or will not cover, how this relates to Regulation 122 of the Community Infrastructure
levy (Cll) Regulations 2010, Le. direct mitigation for development, how other
obligations sought by Circular 13/97 can be achieved, known changes to legislation, Le.
Part l & sprinklers, as well as infrastructure costs. The authority should also be able to
indicate a priority list, in the generality, of what obligations it will seek from development
and the financial magnitude of such obligations and the impact of viability.

If a Cil is not in place, there could be a policy vacuum in the plans ability to capture
financial receipts to support development. This should not be left to an early review of
the plan. It is not in the interest of the plan to create a policy void. Further explanation is
required to demonstrate how this is not an issue or, if it is, how it is to be resolved. The
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