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LIMITATIONS 
 
This FCA is prepared in support of a planning application and is for exclusive benefit of The Client. It may not 
be assigned to or relied upon by third party without the agreement of Vale Consultancy in writing. Vale 
Consultancy retains all copyright and other intellectual property rights in the document and its contents 
unless transferred by written agreement between Vale Consultancy and The Client.  
 
All comments and proposals contained in this report, including any conclusions, are based on information 
available to Vale Consultancy during investigations. The conclusions drawn by could therefore differ if the 
information is found to be inaccurate or misleading. Vale Consultancy accepts no liability should this be the 
case, nor if additional information exists or becomes available with respect to this scheme. 
 
Except as otherwise requested by the client, Vale Consultancy is not obliged to and disclaims any obligation 
to update the report for events taking place after: - 
 
The date on which this assessment was undertaken, and the date on which the final report is delivered. 
Vale Consultancy makes no representation whatsoever concerning the legal significance of its findings or the 
legal matters referred to in the following report.  
 
All the Natural Resources Wales (NRW) mapping data used is under special license. Data is current as of 
October 2025 and is subject to change. 
 
The information presented and conclusions drawn are based on statistical data and are for guidance 
purposes only. The study provides no guarantee against flooding of the study site or elsewhere, nor of the 
absolute accuracy of water levels, flow rates and associated probabilities. 
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1 INTRODUCTION 
 

1.1  Purpose of Report 

Vale Consultancy has been instructed by The Client to prepare a Flood Consequences Assessment (FCA) 
report to accompany a full planning application for the proposals at Poole Cottage, Magor. 

The assessment has been undertaken in accordance with the requirements of Technical Advice Note 15 (TAN 
15) dated March 2025 and the Monmouthshire Local Development Plan (LDP).  
 
Natural Resources Wales (NRW) and Monmouthshire County Council as the acting Lead Local Flood Authority 
(LLFA) have been consulted to inform the FCA. 
 

Aims and Objectives 
 
- Demonstrate that the proposals and site are in alignment and compliant with TAN15, the LDP and the 

LLFA;  

- Appease any concerns or comments harboured by, and thus; in order to satisfy all relevant consultees in 

alignment with the Planning Application process.     

Much urban development in Wales has taken place alongside rivers and in the coastal plain. It is therefore  
inevitable, despite the overall aim to avoid flood risk areas, that some existing development will be 
vulnerable to flooding and fall within areas prone to flood risk. Some flexibility is necessary to enable the 
risks of flooding to be addressed whilst recognising the negative economic and social consequences if policy 
were to preclude investment in existing urban areas, and the benefits of reusing previously developed 
(Brownfield) land. Further development in such areas, whilst possibly benefiting from some protection, will 
not be free from risk and could in some cases exacerbate the consequences of a flood event for existing 
development and therefore a balanced judgement is required.  
 
Redevelopment and regeneration of existing urban areas can help them to adapt to climate change and the 
potential impact on flood risk. For instance, measures can be incorporated to ensure that they are more 
resistant and resilient to flood risk and any associated potential consequences, thus; providing betterment 
over the existing arrangement in accordance with the principles of Sustainable Development which can be 
defined as;  
 
‘Meeting the needs of the present without compromising the ability of future generations to meet their own 
needs’. 
 
This FCA is in support of a Planning Application for a change of use, conversion and extension to an existing 
unused day centre into 4 No. assisted living flats (as per the Design Access statement). 
 
Justification 
 
This proposal offers an excellent opportunity to re-purpose an underused day centre into four assisted living 
flats, designed to support individuals receiving care. A side extension, replacing the existing conservatory, 
will provide the necessary space to meet the needs of the flats. 
 
The existing care home on site will remain unaffected by the development. The new extension provides 
higher quality accommodation which can be re-purposed into much needed assisted living accommodation. 
The first floor of the extension also enables an additional 4th flat to be provided, further improving  
the usability of the existing building. 
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2 SITE DETAILS & PROPOSED DEVELOPMENT 
 

2.1  Site Location 
 

The approximately 830 m2 site (0.083 ha) as per the Application Red Line Site Boundary) is located in a rural, 
sparsely populated setting surrounded by scattered residential villages and towns and agricultural fields. The 
wider Site Ownership Boundary (Blue Line) encompasses an area of 0.2ha (or 2000m2).  
 
The site is bounded by the B4245 (Magor Road) to the north and east; a small, wooded area to the south 
with the M4 further afield; and undeveloped greenfield land to the west.   
 
The Site is located at Ordnance Survey (OS) National Grid Reference (NGR) ST 40182 88906, NP26 3DA, 
(340182E, 188906N), Newport, Monmouthshire, Wales.  
 
Provision of safe access / egress is from the aforementioned Magor Road to the north. Access is good, safe 
and usually unrestricted. Refer to Figure 1. 
 
Refer to Appendix A – Site Location Plan.  
 

 
 

Figure 1: Site Location Satellite Imagery Plan 
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2.2  Existing Site 

 
The Poole Cottage site’s main structure is the original house which has been converted into a care home for 
adults with learning disabilities and complex needs.  
 
The original house has been added to over time and is self-contained to the East of the site. The now vacant 
day centre is a later addition located along the South-West boundary. The existing building has most  
of its usable space on the ground floor, with a small first floor zone within the roof space. 

 
Refer to Appendix A – Existing Site. 
 

2.3  Proposed Development 
 
For the change of use and conversion of an unused day centre (Use Class D1 - Non-residential institutions) 
into four assisted living flats that will form part of the care home on site (Use Class C2 - Residential 
institutions), to be used as sole or main residences for persons receiving care. 
 
The day centre has seen a decline in attendance over recent years, as the support for individuals with 
disabilities has increasingly shifted towards community-based care. There is no longer demand from the local 
authority for this service. 
 
A side extension is proposed to provide the additional floor area required to form the flats, ensuring 
compliance with the Regulation and Inspection of Social Care (Wales) Act 2016. This extension will be located 
on the site of an existing conservatory, which will be demolished as part of the development. 
 
The existing care home within Pool Cottage (Use Class C2 - Residential institutions) will remain unaffected by 
this proposal. 
 
The ground floor of the building is to be divided into three self-contained flats. Two of these flats will be 
situated within the original structure, while the third will be within the proposed extension that replaces the 
existing conservatory. 
 
The first floor will also be extended to create a fourth flat, which will be accessed via an enclosed staircase 
and a separate entrance located on the building’s west elevation. This staircase will also provide access to a 
dedicated office, which is separated from the first-floor flat, to be used by the on-site staff. 
 
Each flat has been carefully designed to offer comfort and functionality. They will feature one-bedroom 
layouts with spacious double bedrooms that meet regulation 51 of The Regulation and Inspection of Social  
Care (Wales) Act 2016. The flats will also include separate, enclosed kitchens and bathrooms, alongside open-
plan living and dining spaces that provide a sense of openness and flexibility.  
 
Refer to Appendix B – Proposed Site Plans. 
 

2.4 Surface Waterbodies in the Vicinity of the Site 
 
There are no identified Main Rivers within the vicinity.  
 
OS Mapping indicates a small unnamed watercourse that transects through the site, flowing from north to 
south. It appears to be culverted beneath the M4. Refer to Figure 2, below / overleaf.  
 
Main Rivers are usually larger streams and rivers but also include some smaller watercourses. In Wales, main 
rivers are legally designated by NRW.  
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Every other open watercourse in Wales is known as an ‘Ordinary Watercourse’. Your local authority (as the 
LLFA) or NRW (as the internal drainage board) carries out maintenance, improvement or construction work 
on ordinary watercourses in Wales to manage land drainage and surface water.  
 

 
Figure 2: Site Location OS DATAMAP Wales illustrating unnamed watercourse    

   

2.5 Existing Drainage 
 

It is assumed that the existing site is served by existing formal drainage infrastructure. Welsh Water (DCWW) 
plans have been requested, and a response (receipt of asset plans) is pending.  
 

2.6 Proposed Drainage 
 

The proposed drainage strategy will be in accordance with national, regional and local policy. 
 

2.7      Existing Ground Conditions 
 
According to Soilscapes Soils dataset produced by the Cranfield Soil and AgriFood Institute, soil conditions at 
the site and within the surrounding area are described as ‘Freely draining slightly acid loamy soils (Soilscape 
6).   
 
British Geological Survey (BGS) Mapping of surface geology does not identify or indicate any underlying 
Superficial Deposits at the site. Bedrock Deposits are listed as Tintern Sandstone Formation comprising 
Sandstone.  
 
According to the BGS and NRW aquifer designation dataset the Bedrock deposits are described as Secondary 
A (High Vulnerability). The site is not shown to be located in a designated groundwater source protection 
zone. 
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2.8  Topographic Levels 
 
A topographical survey was undertaken by Dando Surveying Ltd to metres Above Ordnance Datum (m AOD) 
in February 2025; and which is included, in Appendix C, for reference. The survey indicates a range of levels 
of between 18.00 m AOD in the southern extents (minimum) – 20.50 m AOD (maximum) in the northern 
extents. The topographical survey data is more recent and generally considered to be more accurate than 
LiDAR data and therefore in terms of validity, takes precedence.    
 
In order to corroborate the results and findings of the survey - a 1m resolution digital terrain model (DTM) 
to metres Above Ordnance Datum m AOD has been created from LiDAR Data. Refer to the DTM Extract 
(including spot levels), illustrated in Figure’s 3 and 4, below. 
 

 
Figure 3: 1m Resolution LiDAR DTM (to m AOD) 

 

 
 Figure 4: 1m Resolution LiDAR DTM including Spot Levels (to m AOD) 
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An existing Finished Floor Level (FFL) of 18.15 m AOD has been assumed (yet well informed) and used for the 
purposes of this report and is considered to be a conservative value based upon all of the best and up to date 
information and data available.  
 
Further afield, the general lay of the land slopes from north east to south west.  
 
Refer to Appendix C – Topographical Data.  

 

3 PLANNING POLICY 
 

3.1 National Planning Policy 
 

Future Wales - the National Plan 2040 sets out the national development framework for Wales with a 
strategy for addressing key national priorities through the planning system, including sustaining and 
developing a vibrant economy, achieving decarbonisation and climate-resilience, developing strong 
ecosystems and improving the health and well-being of our communities.  
 
Policy 8 - Flooding states that “flood risk management that enables and supports sustainable strategic growth  
and regeneration in National and Regional Growth Areas will be supported. The Welsh Government will work  
with Flood Risk Management Authorities and developers to plan and invest in new and improved 
infrastructure, promoting nature-based solutions as a priority. Opportunities for multiple social, economic 
and environmental benefits must be maximised when investing in flood risk management infrastructure. It 
must be ensured that projects do not have adverse impacts on international and national statutory 
designated sites for nature conservation and the features for which they have been designated”.  
 
PPW sets out government's planning policies for Wales and how these are expected to be applied. TAN15  
(2025) provides technical guidance which supplements the policy within PPW and seeks to ensure that flood  
risk is taken into account at all stages in the planning process and is appropriately addressed.  
 
The general approach of TAN15 is to set out a precautionary framework to guide planning decisions in areas  
at high risk of flooding. The overarching aim of TAN15 is to provide a framework within which the flood risks  
arising from rivers, the sea and surface water, and the risk of coastal erosion can be assessed. It also provides  
advice on the consequences of the risks and adapting to and living with flood risk.  
 
National policy requires that planning applications for new development proposals should incorporate SuDS  
to appropriate operational standards and with maintenance arrangements in place unless there is clear  
evidence that this would be inappropriate.  
 
Statutory standards for sustainable drainage were published by Welsh Government in October 2018 in  
relation to the design, construction, operation and maintenance of sustainable drainage systems serving new  
developments of more than one house or where the construction area is equal to or greater than 100 m2. 
 
These standards set out how surface water runoff generated during the 100%, 3.3% and 1% AEP rainfall  
events and for events exceeding the 1% AEP event should be managed, how peak runoff rates should be  
restricted and how runoff volumes should be controlled. Approval is subsequently required from the SAB  
before construction can commence. 
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3.2 Local Planning Policy 
 
Monmouthshire Council Adopted Local Development Plan 2011 – 2021 (Adopted 2014) 
 
The Monmouthshire County Council Local Development Plan (LDP) 2011-2021 was adopted on 27 February  
2014, replacing the Monmouthshire Unitary Development Plan (UDP), to become the adopted development 
plan for the County (excluding that part within the Brecon Beacons National Park). The following policies 
relate to flood risk and drainage: 
 
Policy S12 – Efficient Resource Use and Flood Risk  
 
All new development must: 
 
• Demonstrate sustainable and efficient resource use – this will include energy efficiency/ increasing the  
supply of renewable energy, sustainable construction materials / techniques, water conservation / efficiency 
and waste reduction; 
  
• Avoid the siting of inappropriate development in areas at risk of flooding. 
 
Policy SD3 – Flood Risk 
 
Proposals for highly vulnerable development or emergency services will not be permitted in areas which may 
be liable to flooding, unless the residential development is for the conversion of upper floors within defined 
settlement boundaries or the proposal is to extend an established tourism, leisure or educational  
establishment. Less vulnerable built development will be permitted within defined settlements or on sites  
allocated for uses such as employment. Development proposals within a flood plain will be required to  
demonstrate that:  
 
a) the development is or can be protected by approved engineering works and / or other flood protection  
measures;  
b) such remedial measures would not cause flooding or significantly increase the risk of flooding elsewhere; 
c) the development, including any remedial measures, can be sympathetically assimilated into the  
environment in terms of its siting, scale, design and landscaping;  
d) the development does not interfere with the ability of the Environment Agency or other bodies to carry  
out flood control works or maintenance; and; 
e) the nature conservation interest of the water source corridor is protected and, where practicable,  
enhanced. Development resulting in additional surface water run-off and leading to an increased risk of  
flooding will only be permitted where adequate protection and mitigation measures are included as part of 
the proposal. 
 
Policy SD4 – Sustainable Drainage 
 
Development proposals will be expected to incorporate water management measures, including Sustainable 
Urban Drainage Systems (SuDS), to reduce surface water run-off and minimise its contribution to flood risk 
elsewhere. 
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4 SOURCES OF FLOODING AND PROBABILITY 
 

4.1 Historical Records of Flooding 
 

The Flood Map for Planning – Recorded Flood Extents and associated database indicate no recorded historical 
flooding at the site, or within the wider catchment. 
 

4.2 Flood Risk Summary 
 

The Flood Map for Planning (FMfP) - indicates the site to be located within Flood Zone 1 (Rivers). The site is 
located within Flood Zone 1 (Tidal / The Sea) and Flood Zone 3 (Surface Water and Small Watercourses, or 
Pluvial sources). 
 
Areas located within Flood Zone 1 (Fluvial) are considered to be at less than 0.1% chance (probability) of 
flooding from Fluvial Sources (Rivers) in any given year, including the effects of climate change.  
 
Areas located within Flood Zone 1 (Tidal / The Sea) are considered to be at less than 0.1% chance 
(probability) of flooding from Tidal Sources (The Sea) in any given year, including the effects of climate 
change.  
 
Areas located within Flood Zone 3 (Surface Water and Small Watercourses) are considered to be at more 
than 1% (1 in 100) chance of flooding from surface water and / or small watercourses in a given year, including 
the effects of climate change. 
 

4.3 Sea (Tidal / Coastal) 
 
The site is located within Flood Zone 1 and is therefore considered to be at Low Risk of flooding from Tidal 
sources over its lifetime expectancy including appropriate consideration and allowances for the potential 
impacts of climate change. Refer to Figure 5. 
 

4.4 Rivers (Fluvial) 
 
The site is located within Flood Zone 1 and is therefore considered to be at Low Risk of flooding from Fluvial 
sources over its lifetime expectancy including appropriate consideration and allowances for the potential 
impacts of climate change. Refer to Figure 5. 

 

4.5 Surface Water & Small Watercourses (Pluvial) 
 

The site is located within Flood Zone 3 (Surface Water and Small Watercourses) and is therefore considered 
to be at Medium – High Risk of flooding from Pluvial Sources. However, the potential and associated 
consequences are deemed to be acceptable, tolerable and manageable across the lifetime expectancy of the 
development. This has been assessed using the Flood Risk Assessment Map Wales (FRAW) and national scale 
modelling outputs. However, NRW have specifically and categorically stated that this data is not to be used 
in support of planning. It should be mentioned that the interrogated results are in compliance (and within) 
the ’tolerable thresholds’ laid out in TAN15. Results can be provided upon request.  
 
It should also be noted that this national scale modelling is of relatively coarse resolution and does not 
account for existing formal surface water drainage and management infrastructure (including SuDS) and 
therefore can sometimes ‘overestimate’ or provide a conservative illustration of the extreme flood risk 
extent. This is of particularly relevance in this case; as the unnamed and aforementioned watercourse can 
be attributed to the perceived pluvial flood risk, here; and likely does not account for the culvert that conveys 
flows via this route. Refer to Figure 5.  
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Figure 5: NRW Flood Map for Planning 
Source: Natural Resources Wales; Accessed: September 2025 

 

4.6 Groundwater Flooding 
 
Groundwater flooding occurs when water levels underneath the ground rise above normal levels. Prolonged 
heavy rainfall soaks into the ground and can cause the ground to become saturated. This results in rising 
groundwater levels which leads to flooding above ground. 
 
There are no known records of groundwater flooding incidents at or near to the site. The local authority 
Flood Risk Management Strategy (FRMS) does not allude to or indicate any groundwater flood risk issues at 
the site or within the local vicinity.  
 

4.7 Artificial Sources of Flooding 
 
There are no canals or other artificial / man-made surface water bodies within the immediate vicinity of the 
site or surrounding area which would pose a flood risk to the site. The NRW ‘Risk of Flooding from Reservoirs’ 
map shows that the site is not at risk of flooding from reservoirs; even in the highly unlikely and hypothetical 
event of critical infrastructure failure (i.e. Dams). The risk of flooding from reservoirs (impoundments) is 
extremely unlikely to happen. For instance, all large reservoirs must be inspected and supervised by a 
reservoir panel engineer. As the enforcement agency the NRW ensure that reservoirs are inspected regularly, 
and essential safety / maintenance work is carried out. 
 
Therefore, it can be concluded that the probability of flooding from artificial sources is Low / Residual.  
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5 MITIGATION MEASURES AND RECOMENDATIONS 
 

5.1 Flood Risk Mitigation 
 

The risk of flooding to the proposed development from all identified sources is assessed to be Low with the 
exception of Pluvial sources which pose a potential flood risk to The Site. However, the potential and inherent 
associated consequences are deemed to be acceptable and manageable over the lifetime expectancy of the 
development, including appropriate allowance and consideration for the potential impacts of climate 
change. The developer wholly accepts the perceived risks and any potential associated consequences.  
 
Having said this, and as good practice, the following mitigation measures should be adhered to and applied 
where practically possible to ensure any risk and consequences are minimised.  
 
Furthermore, and in line with the LDP and TAN15 – the works present an opportunity to ensure the site is 
more resilient and resistant to flood risk and the potential impacts of climate change, in the future.  
 
Flood Alerts and Warnings 
 
The site is not currently covered by Flood Alerts and / or Flood Warnings. Site owners and occupants should 
register to receive both – should they become available in the future.  
 
Flood proofing measures should be incorporated as far as is practically possible. Sandbags should be kept on-
site if possible. 
 
The development should consider safe refuge. Other mitigative measures previously discussed within the 
report to exclude flood water and reduce the impact of water ingress should be considered for incorporation 
into design; 
 
- Flood Warning notices should be displayed in the development or otherwise communicated to employees, 
guests and other key personnel describing the flood risk and suggest actions to take in the event of a flood 
alert and flood warning; 
 
- Due to the risk of flooding, all residents should be made aware of the potential risk with flood evacuation / 
emergency procedures in place; 
 
- This report would advise that due to the future predicted sea level and wave action, the structural 
soundness of property is assessed in light of these potential future impacts; 
 
- Shutters and guards on windows should be applied to prevent debris from wave action and heavy winds; 
 
- Regular maintenance of the surface water drainage system. 
 

External alterations such as commercial flood guards (barriers) are available and could be fitted to doorways. 
They can be applied and removed as and when by site owners / occupants and can provide a protection and 
freeboard to inundation waters of up to 0.6m and will help prevent the ingress of waters to units thus 
minimising and avoiding internal damage. Other products which would protect the dwellings from 
inundation, and which should be considered; include flood fences, flood doors and air bricks.  
 
The unit could be securely anchored to surrounding concrete hardstanding by a number of mounting points. 
 
Additional internal alterations that should be introduced where practically possible to the GF building aspect 
of the proposed development include: 
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• Raised electronic control units and sockets; 
• Install smart air bricks or air brick covers; 
• Provide low level flood guards on all access points; 
• Use plastic and stainless-steel fixtures and fittings and avoid wooden alternatives; 
• Use solid flooring (tiled, resin, concrete) at lower ground level, where possible.  
 
These mitigation measures should be applied as far as is practically possible. 
 

5.2 Finished Floor Levels (FFLs) 
 

Existing FFLs to be retained. There is no need to re-profile the site to appease flood risk. 
 

5.3 Flood Risk Elsewhere 
 
In accordance with Figure 2 and para. 11.4 of TAN15 developers must ensure that there is no increase in 
flooding elsewhere for floods up to the severity of the 0.1% AEP event including an allowance for climate 
change and should consider breach and blockage where necessary. The site is located within Flood Zone 1 
(Rivers), Flood Zone 1 (Sea / Tidal) and Flood Zone’s 1, 2 and 3 (Surface Water and Small Watercourses). 
There is no propensity for increase in flood risk elsewhere / potential for displacement of inundation waters 
/ loss of flood storage as a result of the proposed works. No third-party land / infrastructure will be affected 
as a result. The existing and proposed development are typical and in keeping with the surrounding land use 
occupancy, and will enable the retention, enhancement, maintenance and usage of the existing and 
longstanding site. 
 

6 CONCLUSIONS 
 

The assessment has been undertaken in accordance with the requirements of Technical Advice Note 15 (TAN 
15) dated March 2025 and also the Local Development Plan (LDP). 
 
The FCA concludes that the site is at Low risk of flooding from all sources, except from Surface Water and 
Small Watercourses (Pluvial) which poses a High - Medium risk which is residual when Section 5 of this report 
is considered; the risks and inherent consequences are considered to be acceptable, tolerable and 
manageable across the lifetime expectancy of the development including appropriate allowances for climate 
change.  
 
The proposals offer an opportunity to enhance the sites resilience and resistance to flood risk, climate change 
and global warming.  
 
This report outlines and demonstrates sufficient justification for the proposed works, in relation to flood risk 
and any potential inherent consequences.  
 
The Site qualifies for and meets the requirements for / of Previously Developed or ‘Brownfield Land’. 
 
In relation to 8.3 and 8.4 of TAN15; the proposals are for Redevelopment and not New Development.  
Redevelopment is defined as; ‘Any Development in previously developed land as defined in Planning Policy 
Wales (PPW)’. PPW generally gives preference to the reuse of previously developed land before greenfield 
land. Furthermore, and moreover, the proposals are compliant with TAN15 (2025) and the aims and 
objectives of the LDP. 
 
The FCA has been undertaken by suitably qualified personnel and is commensurate to the scale and nature 
of the proposed works.  
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APPENDIX A:  
Existing Site Plan 

  



22950 – Poole Cottage Day Centre, Magor 

Ordnance Survey (OS) Site Location Plan  
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