
Page 1 of 40 
 

DESIGN, ACCESS AND 

PLANNING STATEMENT  
 

 

 

RE-DEVELOPMENT OF BANWY MILL 

HOLIDAY CARAVAN PARK 

 

BANWY MILL CARAVAN PARK, MELIN Y 

DDOL, LLANFAIR CAEREINION, 

WELSHPOOL, SY21 0ED 

 

 



Page 2 of 40 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Page 3 of 40 
 

 

 

1.1 Banwy Mill Caravan Park is located in the small hamlet of Melin Y Ddol, 1 km 
north west of Llanfair Caereinion.  The park sits in the middle Banwy valley 
between the B4385 to the south west and the River Banwy to the north east, 
beyond which to the east is the A458. 

 
 

1.2 The site the subject of this application comprises two paddocks extending to 
1.47 hectares running parallel with the B4385 and enclosed with mature hedging 
and trees.  The paddocks are further subdivided centrally with a native hedge 
running north eastwards away from the road. Running along the north eastern 
site boundary is a small stream which is bounded by mature trees and 
vegetation. 

 
1.3 An approximate outline of the proposed site is denoted with a red line in the 

aerial image below. 

                                 

Banwy Mill Caravan Park 
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1.4 East of the stream is a further area of land at a lower level adjacent the river, 
which is owned by the applicant but does not form part of this application.  This 
land is the original caravan park area and several static caravans still exist within 
this area.  This land is predominantly designated high risk floodzone (zone C2).  
South of here adjoining the site is the grade II listed former corn mill and 
adjacent the south west corner of the site is a terrace of grade II listed cottages.   

 

           
 
1.5 Levels falls eastwards away from the road towards the river and to a lesser 

extent, south eastwards towards the mill.  The main part of the site area and 
area where caravans are proposed sit an average of between seven and ten 
metres above the river level. 

 
1.6 The park is served by an existing access opposite the detached bungalow 

‘Glanaber’ also owned by the applicants.  Further predominantly detached 
properties exist on the west side of the B4385.  Just south of the site are bus 
stops providing a service into Llanfair Caereinion and Welshpool. 
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2.1 Banwy Mill Caravan Park was formerly known as Riverside Caravan Park and was 
first established in the mid 1960’s.   The park was initially granted a five year 
temporary planning permission on 13th July 1964 for both static and touring 
caravans and this was subsequently renewed for a further five years. This initial 
planning permission related to land immediately north of the mill adjacent the 
river. 

 
2.2 On 30th October 1974, permanent planning permission was granted for the 

extension of the existing park for the siting of 20 additional static caravans (ref 
M649) on land north west of the existing park, again adjacent the river.   

 
2.3 Lastly, permanent planning permission was granted on 2nd September 1977 

replacing the previous temporary planning permissions (ref M3439).  This 
related to the original park area adjacent the river and north of the mill and was 
for the siting of 25 static caravans and 6 touring caravans.  This was effectively a 
retrospective permission to enable the park to continue operating as it had done 
over the previous 10 years. 

 
2.4 The total permitted pitches are 45 static caravans and 6 touring caravans.  These 

permissions are identified on the existing site plan below, which is based on the 
approved layouts accompanying the implemented permissions. 
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2.5 The park successfully operated in accordance with these various permission 
during the 1960’s, 70’s and 80’s but largely ceased trading in the early 1990’s.  

 

              
Photo of the park in 1997 taken from near the mill looking north westwards  
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3.1 Full planning permission is sought for the following: 
Re-development of Banwy Mill Caravan Park encompassing the change of 
use of land to accommodate the re-siting of 26 static caravans outside of 
the high risk floodplain and associated infrastructure, new vehicular 
access and proposed introduction of a 40mph speed limit. 

 

3.2 The proposal concerns the change of use of the two paddocks adjacent the road 
to create a new holiday caravan park accommodating 26 static caravans.  The 
caravans are sited in two rows overlooking the river between the mature 
roadside hedge and mature trees following stream corridor and broadly follow 
the site contours.  

 

         
 
3.3 The development is broken up by the existing mature hedge that dissects the 

site into two park areas.   Additional new native planting is proposed on the 
inside of the roadside hedge, along the southern boundary and lower riverside 
land to assist with screening the development and enhance biodiversity.  

 
3.4 A new package treatment plant is proposed in the south east corner of the site 

and surface water will be managed sustainably. 
 
3.5 Also proposed is a new access positioned around 18 metres further south east 

along the B4385 with improved visibility.  The existing access is to be closed off.   
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3.6 The application also includes a proposal to reduce the speed limit through the 
village down to 40mph. 

 

3.7 The application is also supported by an Ecology Survey. 
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4.1 The adopted development plan is now the Local Development Plan 2011-2026 
(LDP), adopted in April 2018. The primary polices of relevance considered in this 
section with commentary where relevant. 

 
Policy SP5 Settlement Hierarchy: This identifies a settlement hierarchy across 
Powys ranging from larger towns to small settlements.  The primary objective of 
the policy is to define sustainable locations for new housing and employment 
development but this also defines areas that are classed as countryside in 
planning policy terms. 
 

4.2 Melin y Ddol falls within the definition of a ‘Rural Settlement’ under the criteria 
with Policy SP5.  This definition is important as it firstly recognises that Melin Y 
Ddol is a small settlement and secondly it means more restrictive open 
countryside policies have reduced weight. 

 
4.3 The LDP has no specific policies on holiday caravan and lodge park developments 

as was the case with the UDP, the general principles are encompassed within 
Policy TD1. 
 
Policy TD1 – Tourism Development:  This permits tourist accommodation, 
facilities and attractions, including extensions to existing development  

• ‘in settlements where commensurate in size and scale to the settlement’ 
and  

• ‘in open countryside where compatible in terms of location, siting, design 
and scale and well integrated into the landscape so that it would not 
detract from the overall character and appearance of the area…’. 

 
4.4 Paragraph 4.8.4 of LDP Policy TD1 explains that the term ‘tourist 

accommodation’ encompasses 
‘…serviced visitor accommodation, hotels, self catering visitor 
accommodation, static caravans, chalets, cabins, touring caravans and 
camping’. 

 
4.5 Paragraph 4.8.7 of LDP Policy TD1 provides support for sympathetic alterations 

and additions to existing tourism accommodation developments including in 
open the countryside where they enhance quality as follows: 

‘Tourism development in the open countryside that supports an existing 
tourist facility, attraction or asset but is also sympathetic to the natural 



Page 10 of 40 
 

environment and rural landscape will be supported. Examples of 
appropriate developments include sympathetic additions or alterations to 
accommodation or facilities that seek to enhance quality, or developments 
on or adjoining tourist assets, provided the enjoyment and setting of the 
asset is safeguarded’.  

 
4.6 This is a re-development of an existing static caravan park with the objective of 

both enhancing the quality of the park and associated visitor experience and 
removing caravans out of the floodplain, the principle of which is supported by 
LDP Policy TD1. 

 
4.7 Lastly, Policy TD1 also requires that new tourist accommodation shall not be 

used for permanent residential accommodation.  This development is for private 
holiday use only with no rental, sub-letting or semi-permanent occupation to be 
permitted. 

 
 

Strategic Policy SP7 - Safeguarding of Strategic Resources and Assets: This 
seeks to safeguard strategic resources and assets in the County.  Development 
proposals must not have an unacceptable adverse impact on the resource or 
asset and its operation.   

 
4.8 Resources and assets listed under Policy SP7 of relevance to this application are 

the public rights of way network, the setting of listed buildings, and valued 
characteristics and qualities of the landscape. 

 
 

Policy DM2 – The Natural Environment: Developments must protect and 
enhance biodiversity and geodiversity including improving the resilience of 
biodiversity through the enhanced connectivity of habitats within, and beyond 
the site. 
 

4.9 Biodiversity features of particular relevance to this application are trees, 

woodlands and hedgerows, which are all to be retained and enhanced as part of 

the development.  

 

Policy DM4 – Landscape: This explains that development outside settlements: 
‘must not, individually or cumulatively, have an unacceptable adverse effect, on 
the valued characteristics and qualities of the Powys landscape. ‘ 
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All proposals will also need to:   
‘Be appropriate and sensitive in terms of integration, siting, scale and design to 
the characteristics and qualities of the landscape including its: topography; 
development pattern and features; historical and ecological qualities; open 
views; and tranquillity……’; and 
Have regard to LANDMAP and the visual amenity of the landscape 
 

4.10 The development lies on the edge of a small settlement as opposed to open 
countryside and the design has been informed by the landscape characteristics 
of the site and surroundings. 

 
 

Policy DM5 – Development and Flood Risk: Requires that developments be 
located away from flood plains unless it can be justified in line with national 
policy, must not increase flood risk elsewhere and shall where possible allow 
floodplains to provide water storage to reduce flooding in the catchment.  
  

4.11 This policy steers all forms of new development and particularly developments 
that are vulnerable to flood risk such as holiday caravan parks away from 
identified floodplains. 
 
 
Policy DM6 – Flood Prevention Measures and Land Drainage: Development 
proposals must avoid unnecessary flood risk.  Developments near a watercourse 
or within an area of floodplain must  

• Incorporate Sustainable Drainage Systems (SuDS),  

• Where possible, opportunities taken to make space for water by 
restoration and reinstating the functional floodplain 

• Actions are taken to de-culvert wherever possible.  

• Leave an undeveloped buffer strip for maintenance and as an 
enhancement feature.  

 
4.12 By removing all caravans and associated development away from floodzone C2, 

the development offers opportunities to fulfil several criteria within this policy. 
 
 
Policy DM7 – Dark Skies and External Lighting: External lighting should not 
individually or cumulatively cause unacceptable levels of light pollution 



Page 12 of 40 
 

especially in the countryside or a nuisance to highway users, local residents or 
disturbance to protected species 
 

4.13 The development will include LED low level directional bollard lighting to 
minimise light pollution. 
 
 
Policy DM13 – Design and Resources:  This is a generic criteria based policy that 
requires that all developments have regard to various design criteria including:  

• the character of the area in terms of siting, scale, appearance and design,  

• local distinctiveness,  

• layout both in terms of attractiveness and community safety,  

• adequate amenity land and landscaping,  

• safe access and minimise impacts on the transport network,  

• impact on neighbouring amenity and  

• efficient use of resources – energy and water conservation and waste 
reduction. 

 
4.14 The following sections demonstrate how the relevant design criteria of this 

policy have been met. 
 
 

DM15 – Waste within Developments: Developments must demonstrate how 
waste will be minimised during all stages of the development and design 
incorporates adequate provision for the sustainable management of waste. 

 
4.15 The development has been designed to enable all spoil to be retained on site 

and space is incorporated in the layout for separate refuse and recycling storage. 
 
 
Policy T1 – Travel, Traffic and Transport Infrastructure: Developments should 
incorporate:  
1. Safe and efficient flow of traffic for all transport users,  
2. Manage any impacts to the network and the local environment to acceptable 

levels and mitigate any adverse impacts; and,   
3. Minimise demand for travel by private transport and encourage more 

sustainable forms of travel.   
  
Transport improvements will be supported where they maximise the safety of 
the transport network. 
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4.16 The proposed new access with improved visibility, reduction in the speed limit 
and local sustainable transport links will all assist in reducing and mitigating the 
impact on the local transport network. 

 
4.17 Further policy guidance is contained within Planning Policy Wales and Technical 

Advice Notes and is referenced where relevant in the following sections. 
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5.1 In the preparation of this design and access statement, regard has been had to 

Technical Advice Note 12: Design and accompanying Welsh Assembly 

Government Guidance titled Design and Access Statements in Wales: Why, 

What and How (April 2017) as well as PPW and the LDP policies 

 

Existing characteristics of the site and context 
5.2 The site lies within two improved grassland agricultural fields on the eastern 

edge of Melin Y Ddol, within the middle Banwy River valley.  West is ribbon 

development comprising predominantly detached houses and bungalows 

following the B4385 through the village and east is a small stream and lower 

land adjoining the River Banwy.  The grade II listed former corn mill lies south of 

the site and listed cottages south west. 

                                          
Above: Application site looking north   Below: Application site looking south 

          
 

5.3 The above street views illustrate that the site is well enclosed by mature hedges 

along the roadside and woodland to the north and mature trees and vegetation 

along the stream corridor also largely enclose other boundaries.   Levels fall from 

north to south and more steeply from west to the east. Ground levels rise more 



Page 15 of 40 
 

steeply west of the village.  The A458 transport corridor runs approximately 100 

metres east of the site and traffic noise from this highway is audible on site. 

 

5.4 In summary, the site adjoins a highway and rural settlement and is well enclosed 

and screened by existing mature landscape features.  The A458 is also a 

landscape detractor in terms of visual quality and tranquillity.  However, the 

prevailing characteristics of the site and wider context are an agricultural 

landscape.  

 

Location  
5.5 The original proposal was to retain some caravans in part of the lower land as 

the drawing illustrates, and this informed the basis of 
the initial the pre-planning submission to the Council.  
However, the Council expressed flood risk 
reservations regarding this and whilst it may be 
possible to demonstrate through hydraulic modelling 
of the river that the flood risk within this slightly 
higher riverside land is acceptable, this undermines 
the overarching purpose of the application. 

 
5.6 The location of the development has therefore been driven by the desire to 

remove all caravans from outside the floodplain.  The land owned by the 
applicants effectively sits on two levels, the lower land adjacent the river and 
higher land west of the stream.  All the lower land is floodzone C2, which 
therefore leaves the higher land available for the re-siting of the caravans. 

 
5.4 Additionally, the proposed development site benefits from good existing 

screening.  Therefore, from a visual impact perspective, the location of the 
development is also logical. 

 
  

Scale 
5.5 The proposal comprises a total of 26 holiday static caravan pitches, which is 50% 

less than the total permitted pitches on the existing park. 
 
5.6 The scale of development is naturally broken up by the mature hedge that splits 

the two fields, which is to be retained and also the existing mature perimeter 
hedges and trees.  Site levels are such that the caravans can also be set on two 



Page 16 of 40 
 

different levels, which will both add visual interest to the development and 
break up the mass of the development and caravan roof lines. 

              
 
5.7 This scale of development is considered compatible with the landscape context 

of the site and is smaller than the permitted park. 
 
 

Density 
5.8 26 caravan pitches are proposed across a site area just under 1.5 hectares 

representing a density of 17 pitches to the hectare.  In residential terms, this 
would be considered low density.  This number will allow space for new planting 
and importantly, a spacing of ten metres between each unit (the normal spacing 
between caravans on many parks in the region is 5 metres).  

 
5.9 This approach was endorsed by Powys UDP policy TR8.  Whilst this policy is no 

longer in force, paragraph 9.11.2 of this policy explained why density is an 
important consideration: 

‘By limiting the density of development, high quality schemes can be 
produced which incorporate a satisfactory level of landscaping and create 
attractive environments more easily assimilated into the landscape’. 

 
 

Design and Layout 
5.10 The caravans will be of a typical design and appearance with green coloured 

elevations but with matt dark grey decra tile pitched roof. 
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5.11 The above image illustrates the type and appearance of the caravans proposed.  

More specifically, they are all to be single unit caravans with external dimensions 
of 13.1M long by 4.2m wide by 2.7 m high.   The illustration below identifies a 
sample floor plan. 

 

 
 
5.12 In terms of layout, the development has been designed to work with the natural 

contours of the site and field levels.   This enables the northern part of the site 
to be set at two levels in order to minimise the extent of cut and fill earth 
moving. 

 
5.13 The layout will allow for new planting within and around the caravans and the 

differing orientation of the caravans will also break up the mass of the 
development and add visual interest. 
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Environmental Sustainability 
5.14 Modern caravans are much more sustainable in terms of their construction and 

energy efficiency. They are better insulated with more or higher efficiency wall, 
floor and roof insulation and come with typical modern domestic features such 
as double glazing, central heating and water saving devices such as dual flush 
toilets and water efficient taps.  Collectively, these measures mean the carbon 
footprint of each unit is reduced.  

 
 
 
 

5.15 Caravans are also now regulated by the NCC 
which is the trade body for the caravan industry.  
This rates the structural thermal rating of each 
new caravan produced and allows purchasers to 
compare different manufacturers.  This has 
resulted in significant improvements in caravan 
energy efficiency in recent years. 

 
 
 
 
 
 
 
 
5.16 All external lighting on the development 

will be low level directional LED bollard 
style which will minimise light pollution 
and electricity demands.   

 
5.17 The development also proposes new native tree planting and biodiversity 

enhancement measures such as the creation of an amphibian pond and erection 
of bat and bird boxes.  Refuse storage areas will also incorporate separate 
recycling refuse areas. Cumulatively these measures will assist in enhancing the 
environmental sustainability of the development. 
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Community Safety 

5.18 The varied layout, orientation and site levels will mean indirect natural 
surveillance between neighbouring and nearby caravans will exist and low level, 
directional LED timber bollard lighting will signify legible vehicular and 
pedestrian routes through the park.  Further indirect surveillance will also be 
provided by existing properties on the west side of the road that overlook the 
park. 

 
5.19 The applicant has also recently acquired the detached bungalow directly 

opposite the existing park entrance (Glanaber) with a view to employing a park 
manager who would reside in this bungalow.  This property directly overlooks 
the proposed park and by having a permanent managerial and security presence 
effectively on site will greatly assist in reinforcing community safety on the park.   
Furthermore, this will also ensure the park is well managed and maintained and 
issues that may impact on local residents are dealt with swiftly.  Lastly, the 
proposed reduction in the legal speed limit through the village (explained in 
detail in section 6 of this report) will also improve the environment for 
holidaymakers as well as existing residents through slower traffic speeds. 

 
 

Movement 
5.20 The park will be served by a single access point providing clear and safe access 

and egress to and from the park.  Within the park each caravan will be accessed 
from tarmac roads and traffic speeds will be calmed to provide a safe 
environment for pedestrian and cyclist.   

 
5.21 Either directly in front or to the rear of each caravan will be a dedicated tarmac 

parking bay with occasional additional visitor spaces.  The proposed park area 
will also be linked with the riverside recreation area through grass and gravel 
paths.  

 
5.22 In summary, the design of the development has been informed by the 

characteristics of the site and accommodates all the key requirements of LDP 
Policy DM13 – Design and Resources. 
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6.1 The site is currently served by a vehicular access opposite the bungalow 

Glanaber.  Whilst the visibility from this access is adequate, there is scope to 
improve this by re-locating the access 18 metres south east. 

 
6.2 Traffic surveys were undertaken earlier this year to establish the average traffic 

speeds near to the proposed new access, which have then informed the visibility 
requirements.   The results indicate that based on the current average traffic 
speeds (known as the 85th percentile) and applying the latest highway design 
guidance within Manual for Streets 2 and Design Manual for Roads and Bridges, 
visibility splays of around 110 metres in a south easterly direction (towards 
Llanfair) and around 70 metres in a north westerly direction (towards Neuadd 
Bridge) are required.   

 

        
 
6.3 The proposed access plan below illustrates and that these splays are achievable 

with the current average traffic speeds.  Importantly, they also do not require 
any more hedge to be removed other than that required to create the new 
access.  Forward visibility for approaching vehicles from the south is also very 
good and therefore the fact this splay line crosses the highway will not present 
a danger to highway safety and ultimately, is an improvement on the existing 
access.  

                  
 
6.4 The access has been 

designed to 
accommodate HGV 
entry and exit and 
simultaneous car 
entry and exit. 
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6.5 The re-location of the access will also ensure it is not directly opposite any 
existing dwellings thus removing any potential conflict with their residential 
amenity arising from issues such as headlight glare and confusion with the 
existing access opposite serving Glanaber. 

 
6.6 The new access into the site will split north west and south east to serve the two 

parts of the park.  The internal access road will take the form of a porous tarmac 
construction 4.8 metre road with pull in parking bays to serve each caravan at a 
similar level to the caravan entrance doors. 

 
6.7 In terms of traffic, the park is accessed from the B4385 which has capacity to 

accommodate the traffic associated with the development.   Moreover, the 
baseline traffic position is the existing park and associated permissions.   The 
development proposed within this application is a 50% reduction in the number 
of caravans compared with the existing park permissions and consequently, the 
traffic generation will be materially less than the lawful planning situation, which 
could be re-implemented at any time.  Furthermore, the traffic movements 
associated with the development will be during off peak times when greater 
capacity exists on the local road network.  

 
6.8 Unlike most caravan parks in the Mid Wales area which are located in more rural 

isolated locations, this park also benefits from a 6 days a week bus service to 
Llanfair Caereinion and Welshpool providing sustainable transport options for 
visitors.  The public footpaths through to Deri Woods providing pedestrian 
routes into Llanfair are also only 500 metres south east of the site and the park 
is only a 1K cycle ride from Llanfair Caereinion. 

 
6.9 The site will be served safe access for car and HGV’s with appropriate parking 

and maneuvering space and sustainable transport links in accordance with the 
requirements of LDP policy T1. 
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7.1 The applicant was made aware by local residents that there has been a 

longstanding desire to reduce the speed limit through the village.  Whilst this 
report demonstrates that a reduction in speed limits is not required to facilitate 
the new access, it would undoubtedly be of benefit to the development both in 
terms of the operation of the access and connections with the bus stop.  
Moreover, it will provide a much safer environment for existing residents in the 
village, many of which are reliant on reversing in or out of their driveway on to 
the road.  To inform the case for a reduction in speed limit, two further traffic 
surveys have also been carried out at the outer extremities of the village.  The 
surveys reveal that the average traffic speeds within parts of the village are as 
high as 46.8mph. 

 
7.2 Following discussions with Powys County Council highways department and 

consideration of Department of Transport Guidance Note TAL 1/04 on village 
speed limits, the principle of reducing the speed limit through the village to 
40mph has been agreed.  This is facilitated through a Traffic Regulation Order 
(TRO) and would be subject to a statutory consultation at the time the TRO was 
being progressed where local residents, businesses and other key consultees will 
have the opportunity to comment on the proposal.  The costs associated with 
progressing and TRO and funding the implementation of the 40mph speed limit 
would be entirely funded by the applicant. 
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8.1 The proposal is driven by two objectives: 
1) Remove all caravans out of the high risk floodzone area – zone C2.   
2) Modernise and enhance the quality of the park 

 

Flood Risk 
8.2 Figure 2 of Technical Advice Note 15 – Development and Flood Risk classifies 

caravan parks as ‘Highly Vulnerable’ development.  The existing park on the 
lower land adjoining the river falls with floodzone C2 where only less vulnerable 
development should be considered and even then, only when the justification 
test has been met.   

            
 
8.3 LDP policy DM5 – Development and Flood Risk reinforces this point by stating at 

paragraph 4.2.37 that  
‘…no highly vulnerable development will permitted in zone C2’. 

 
8.4 Paragraphs 11.22 and 11.23 of Tan 15 explains that caravan parks give rise to 

special problems in relation to flood risk because the instability of caravans 
places the occupants at significant risk.   

 
8.5 Clearly much less was known about flood risk probability in the 1960’s when the 

first permissions were granted.  The park may have operated for approximately 
30 years without flood incident and this may remain the case for decades if the 
applicant chose to re-site the permitted 51 caravans on the park again.   
Measures could be employed to mitigate flood risk to some extent such as 
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caravan floatation devices and flood warning systems.   However, these do not 
overcome the fundamental policy conflict at a local or national level or provide 
a satisfactory solution for caravan owners. 

 
8.6 The applicant is prepared to make a significant investment to re-locate all 

caravan pitches outside of floodzone C2 into zone A.   
 

8.7 Furthermore, LDP policy DM6 specifies requirements for mitigating flood risk for 
development adjacent a watercourse and within a floodplain.  Criteria two, 
three and five of this policy requires the following 

‘Opportunities are taken on previously developed land, to make space for 
water by reinstating the functional floodplain’. 
‘Opportunities to make space for water by undertaking restoration and 
enhancement as part of the development are identified and 
implemented’. 
‘Any developments adjacent to a watercourse should leave an appropriate 
undeveloped buffer strip….’  

 
8.8 The development creates an opportunity to achieve all the above policy 

requirements that would otherwise be unachievable with the existing park.  This 
in itself is a strong material planning consideration in support of the proposal.  
The development will also encompass the sustainable management of surface 
water to further mitigate flood risk, which is explained further in section 11. 

 
 

Park Enhancement  
8.9 Paragraph 4.8.7 of LDP policy TD1 states that alterations to existing tourist 

accommodation in the countryside that seek to enhance the quality of the 
existing tourist development will be supported. 
 

8.10 The original caravan park was granted planning permission in the 1960’s.   The 
average size of static caravans today is 40% larger than was the case in the 
1960’s and the typical cost for a new caravan is now £30,00-£50,000.  
Consequently, customer expectations concerning both the space around 
caravans, landscaping and features such as outside decking are now much 
higher.  This is particularly the case in the Mid Wales area where there is a 
thriving but highly competitive holiday caravan park industry. 

 
8.11 The applicant’s vision is to create a modern, high quality and low density park 

set within a strong native landscape setting.  This is why the number of caravans 
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is proposed to be reduced by 50%.  The evidence that this is both achievable and 
deliverable exist with the applicant’s other park.  The site is owned and will be 
managed by Dolgead Hall Caravan and Lodge Park located approximately 1.5 
miles away.  This park is one of the highest quality parks in the region, 
consistently achieving the Wales Tourist Board 5 star rating and won several 
other awards.   By way of example, over the last twenty years, the applicants 
have planted over 5000 trees at their existing park creating around 22,500sq 
metres (5 ½ acres) of new broad leafed woodland and biodiversity areas.  This 
along with various other initiatives has helped the park to obtain a David Bellamy 
gold award for conservation, which is evidence of the park owner’s commitment 
to integrating the park into the landscape and enhancing biodiversity. 

 
8.12 Improvements to existing parks is further encouraged by TAN 13 – Tourism, 

which states that  
‘Local Planning Authorities should examine the scope for encouraging 
holiday caravan site operators to improve the quality of their sites, and to 
relocate sites from particularly sensitive areas, such as the Heritage Coast’ 
(Paragraph 14). 

 
8.13 This proposal will not only provide higher quality visitor accommodation but will 

be an enhancement in the environment and appearance of the park, the 
principle of which is supported by adopted policy.  Furthermore, removing all 
caravans out of the out of the high risk floodzone is a consideration that must 
be given significant weight in the determination of the application and meets 
the expectations of LDP policies DM5 and DM6. 
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Baseline landscape situation 
9.1 The baseline position for assessing landscape impact must be the existing park 

which permits 51 static and touring caravans.  Whilst the majority of these 
caravans are no longer present on site, they could be re-introduced at any time 
under the terms of the previously implemented 1970’s planning permissions. 

 
9.2 The proposed site is within Melin Y Ddol which the LDP identifies as being a 

‘Rural Settlement’ in the settlement hierarchy.  In planning policy terms, the site 
is not therefore open countryside.  Nevertheless, Melin Y Ddol is a dispersed 
rural settlement with characteristics that are more closely related to countryside 
than built form and the wider setting of the existing and proposed park is rolling 
agricultural landscape. 

 
9.3 The development is not proposed within a protected landscape and all 

development will take place within two agricultural fields, which ecology survey 
confirms are improved grassland that is grazed.  No trees will have to be 
removed to accommodate the development and there are no footpaths running 
through the site.  The proposed development area of the site is therefore not 
particularly sensitive in landscape terms.   

 
 

Landscape character assessment  
9.4 Natural Resources Wales LANDMAP assesses 

and records the characteristics, influences 
and qualities of the Powys landscape under 
five datasets – Geological, Habitats, Visual 
and Sensory, Cultural and Historic.  It is a 
strategic evidence base which LDP Policy LD4 
advocates to be used in support of landscape 
considerations associated with new 
development proposals. 

 
9.5 The LANDMAP cultural landscape classification for the area is ‘River Valleys’ 

reflecting the historic settlement evolution and pattern along the river valley 
and this is of high evaluation.  It is also vulnerable to change associated with 
insensitive scale or design of development but is commonplace along the middle 
Banwy valley. 
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9.6 The existing and proposed parks fall within the Middle Banwy River Valley 
historic landscape character type, which also has been evaluated as high 
evaluation.  This landscape type covers and large geographical area extending 
from Llanerfyl to the west down to Garthmill beyond Welshpool to the east and 
Tregynon to the south. 

 
9.7 Common features are irregular field pattern and sinuous broadleaved woodland 

set amongst rolling Montgomeryshire hill land and a working agricultural 
landscape interspersed with dispersed settlements of medieval and later origin, 
often with churches.  The complexity and diversity of the historic landscape 
character elevates its evaluation although it is only the irregular field pattern 
that is particularly evident in the locality of the site.  Furthermore, they are not 
unique to the application site area as is evidenced by the geographical scale of 
this landscape character type.   

 
9.8 The other landscape character datasets for the area only have a moderate 

classification meaning they are less sensitive to change.   For example, in terms 
of habitat, the area is mainly improved grassland with fragmented habitats 
occasionally enhanced with blocks of woodland, wetter fields and the river 
whilst the area falls within Llanfair Caereinion geological landscape but contains 
no notable geology. 

 
9.9 The site and surrounding landscape displays several of these landscape 

character attributes such as irregular field pattern, sinuous woodland and 
hedgerow and hedgerow trees but they are not unique to this locality being 
prevalent along large sections of the middle Banwy valley. 

 
9.10 Furthermore, the cultural and historic landscape character is already degraded 

by virtue of the existing park but being located on the riverside meadow, this is 
a more sensitive landscape character location than the proposed site.  Indeed, 
one of the LANDMAP landscape enhancement recommendations is to: 

Maintain green river corridor and open valley floor. Ensure caravan parks 
are screened from view and integrated into landscape replacing cupressus 
over time with native species. 

 
9.11 Removing the caravans from the river valley floor will reinstate the green 

corridor along the immediate river valley land. 
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9.12 Given these considerations and the fact that only improved grassland will be lost 
as a result of the development, the overall character of this landscape type will 
not be unacceptably compromised or harmed by the development. 

 
 

Visual Impact 
9.13 The site is already well contained by the mature boundary hedges that wrap 

around the proposed development area.  This screening is bolstered by mature 
trees along the stream corridor and immediately north of the site.     

            
9.14 Only glimpse views of the site are available from the roads and footpaths to the 

east.  Some views will be available from roads and footpaths to the south and 
west. However, the landscape views are generally elevated long-range views at 
a distance of around 1KM, which will primarily be of the development roofscape.  
To mitigate this, all caravans will have 
a matt dark grey decratile pitched 
roof and the orientation and caravan 
pitch heights is varied to break up the 
roof areas.  Even where long range 
views of the site are possible, the site 
is seen within a context both in front 
and behind of a belt of broadleaved 
trees and native hedges.   

 
 
9.15 The baseline visual impact situation also must be the 51 caravan pitches that are 

permitted on the existing park.  By comparison, this land is at a lower level and 
benefits from mature screening along the stream corridor which means it is less 
conspicuous from elevated views from roads and footpaths to the south and 
west but is far more visible and prominent from the A458 and elevated 
footpaths to the east.  The comparative visual impact from public vantage points 
is therefore considered to be neutral. 

 
9.16 The existing park has a very regimented layout with all caravans orientated in 

the same direction and close together.  This type of layout introduces a higher 
density and greater mass of development with no space for landscaping 
amongst the caravans.  Comparatively, the proposed developed has a reduced 
visual impact in density and layout terms.  

 

9.17 The proposed planting strategy will also assist in mitigating the visual impact.  In 
particular, the 6 metre high existing roadside hedge is to be strengthened with 
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native planting along the development side of this hedge and the southern 
boundary enclosed with new hedge and tree planting.  Further occasional 
planting is proposed within the park to break up the development whilst the 
existing park area will be planted with species to encourage biodiversity. 

 
9.18 The visual impact will be further minimised through the use of directional LED 

low level bollard lighting that will ensure that there is no unacceptable light 
pollution and will protect the dark night skies as is required by LDP policy DM7. 

 
9.19 With these measures, the development can be successfully screened and 

integrated into the landscape and consequently, the landscape effects will not 
be harmful. 

 
9.20 This also being a key requirement of Technical Advice Note 13: Tourism, where 

at Paragraph 13 it is stated that: 
‘New and extended sites should be effectively screened, and planned so as 
not to be visually intrusive’.   

 
9.21 The site itself is not a designated or valued landscape and the character of the 

landscape has capacity to absorb the impact of the development without 
harming the overall character, which is a key requirement of LDP policy TD1 and 
DM4.   
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10.1 Technical Advice Note 24 – The Historic Environment and Chapter 6 of Planning 
Policy Wales requires that applicants assess the impact of development on the 
significance of any local historic assets.   

 
10.2 There are no designated historic assets on the application site but the former 

corn mill and attached millers house located 50 metres south east of the site is 
grade II listed and 4 cottages on the south west side of the B4385 adjacent the 
south west corner of the site are also grade II listed.  Both were listed in 1980.  
The listed buildings are outlined in orange in the plan below.  

      
 

Former Corn Mill: Description 
10.3 This dates from the mid to late C18 with later C19 alterations.  The building was 

acquired approximately 2 years ago after laying derelict for approximately 40 
years and is presently subject to a programme of alterations and repairs.   

 
10.4 This is a 3 storey ‘L’ shape building constructed from random rubble stone 

limewashed walls under a pitched slate roof with two brick chimneys.  The 
majority of the windows in the mill part of the building no longer exists but 
several wooden and cast iron casements exist in the former millers dwelling.  
The E/W range contains the remains of the mill workings and N/S range is the 
former dwelling. 
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  Photo of the mill from the A458 when still operational Photo of mill from B4385 prior to being sold n 2016 

 
10.5 The water wheel shaft protrudes from the NE elevation but the waterwheel no 

longer exists.  The cobbled floor of the former wheel pit remains and internally, 
some of the mill workings parts also remain although not all in their original 
position.  Near to the water wheel pit are the remains of the some of the later 
mill workings in the form of concrete trough and metal wheeled gearing system 
comprising three 1 metre diameter metal gears, each with 6 spokes. 

 
Significance 

10.6 Until recently the building was in a very poor state of disrepair but is now in the 
process of being renovated.  Architecturally, the building contains some 
interesting features principally associated with its original functional use as a 
corn mill, although they are relatively typical of this type of building.  This 
includes some of the original mill workings inside the building although the 
majority are in a collapsed and dismantled form. The mill was in a ‘gutted’ 
condition when inspected in 1968. 

 
10.7 The building has a presence partly due to its scale and 3 storey height and partly 

due to its visibility from the nearby highways, particularly the A458 to the east.  
The position of the building on the river’s edged also contributes to the 
building’s interest and setting.  West and north of the building within the 
immediate curtilage are three detached outbuildings constructed from a 
mixture of brick and corrugated sheeting.  Some of these may have had a 
functional use associated with the mill workings such as a pump house.  In 1894, 
the mill was also described as a factory indicating it was a hub of activity in the 
region.  Running north from the building is the remains of the mill race which 
was fed by a weir (no longer exist) across the River Banwy.  The mill race is lined 
with mature trees and further trees lies in the immediate setting beyond the 
outbuildings, which assist in defining the setting. 
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10.8 Perhaps of greater significance is the history of its use as it was an early example 
in the region of hydro electricity production.  It was owned by Sir Watkin 
Williams Wynn and in 1914 was used by the Llanfair Electric Light Company as 
its first hydro-electric generator (Barton, P G, 199, 44). 

 
 

Cottages: Description 
10.9 Row of four part dormer cottages positioned approximately 1 metre higher than 

and fronting on to the B4385 and dating to the late C17/C18.   
 
10.10 1 ½ storey in height constructed from a half 

timbered frame with a mixture of brick and 
wattle and daub infill under pitched slate 
roofs with later render.  Wooden casement 
windows throughout. 

 
Significance 

10.11 The properties are of architectural interest by virtue of their timber frame 
elements but are relatively typical of their age.  The only slightly more unusual 
feature is the projecting half timbered lower cross wing off the south gable.  
However, the age of the cottages elevates their historical significance.  The 
properties were also once all owned by Sir William Williams Wynn who also 
owned the corn mill.  The cottages are likely to be have been for occupation by 
workers at the mill and therefore they have historical significance in association 
with the mill.  

 
10.12 The interior has not been inspected and so it’s unclear how much original fabric 

or room layout remains.  It is also noteworthy that the list description does not 
include any commentary on the reason for listing. 

 
 

Impact on Significance 
10.13 The heritage impact relates to the consideration of the impact of the 

development on the setting of the historic assets.  Paragraph 1.25 of TAN 24 
defines the setting as follows: 

‘The setting of an historic asset includes the surroundings in which it is 
understood, experienced, and appreciated embracing present and past 
relationships to the surrounding landscape. Its extent is not fixed and may 
change as the asset and its surroundings evolve. Elements of a setting may 
make a positive or negative contribution to the significance of an asset, 
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may affect the ability to appreciate that significance or may be neutral.  
Setting is not a historic asset in its own right but has value derived from 
how different elements may contribute to the significance of a historic 
asset.’ 

 
10.14 The baseline position is the existing caravan park which permits caravans to 

within 40 metres of the listed mill on the lower land adjacent the river.  It is also 
noteworthy that the mill and cottages were listed in 1980 when the caravan park 
was established and in full operation. 

 
10.15 The proposal introduces caravans on higher land further away from the mill but 

closer to the cottages.  Existing mature trees and vegetation north west of the 
mill and along the roadside mean there will be limited intervisibility between 
the mill, cottages and proposed caravans when viewed from the A458, which is 
the more exposed public vantage point of the mill.  This is not the case with the 
existing park.   

 
10.16 More localised views of the mill and cottages approaching the village from the 

south exists along the B4385 although in terms of the mill, these are to some 
extent secondary as the rising topography and outbuildings partly obscure views 
of the mill.  There will nevertheless be glimpse views from the ‘B’ road of the 
proposed development and mill beyond.  Similarly, as approaching the village 
from the south in particular, there will be views of the new park and listed 
cottages. 

 
10.17 To mitigate this, a new hedge and additional tree planting is proposed along the 

southern boundary of the site and on the inside of the roadside hedge. This is 
sufficiently far away so as not to intrude into the immediate setting of the mill 
but will remove any intervisibility between the development and the historic 
assets, particularly during the summer.  This will also tie in with the existing 
mature trees north of the mill and so will not appear as a discordant landscape 
feature. 

 
10.18 This approach is supported by Tan 24, para 1.28 which states  

‘There will be cases where a proposed development will enhance the 
setting of a historic asset and this will be treated as a benefit resulting 
from the development. Mitigation of damaging effects could be achieved 
through good design and in some cases screening or landscaping’. 
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10.19 Planning and listed building applications have also been submitted for the 
conversion of one of the mill outbuildings to holiday accommodation.  The 
creation of the parking area and garden to serve this conversion will also impact 
on the setting of the mill and will somewhat divorce the mill building from the 
development site.  If approved, this will provide further capacity for mill setting 
to accommodate the proposed development. 

 
10.20 Due to the presence of the busy A458 east of the site and the B4385 between 

the cottages and site, the setting is also not a particularly quiet environment and 
so the proposed development will not materially change the local noise climate. 

 
 

Summary 
10.21 Given the presence of the caravans on the existing caravan park and the fact the 

existing planning permits caravans closer to the mill than presently exist on site, 
it is considered that the impact on the setting of the mill without any mitigation 
will be neutral.  However, with the proposed planting, the impact will be 
moderately beneficial.   

 
10.22 The immediate setting of the cottages is well defined and is divorced from the 

site by the B4385.  Consequently, the impact on the immediate setting of the 
cottages is negligible.  There will be a minor impact on the wider setting of the 
cottages but again, with the existing and proposed planting, the impact is 
considered neutral.   

 
10.23 There are no specific policies in the LDP concerning the consideration of 

development on the setting of historic assets but having regard to the baseline 
position and proposed mitigation planting, the development proposals accord 
with the requirements of TAN 24 – The Historic Environment and Chapter 6 of 
Planning Policy Wales. 
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Biodiversity 
11.1 The application is supported by an extended phase 1 ecology survey.  This 

confirms that the proposed location of the caravans comprises entirely of 
improved grassland of little ecological value.  Adjoining the site and in the 
locality is a more diverse range of habitat included native hedges, mixed and 
broadleaved woodland, water leat and river.   All these features will be 
unaffected and enhanced where possible.  There are also no ecological 
designations on or within 1KM of the site. 

 
11.2 The survey also considers the presence and potential for protected species and 

found no evidence of any protected reptiles, amphibians, badgers, otters, 
dormouse, water vole, bats or nesting birds on the application site or immediate 
locality. None of the surrounding hedgerows qualify as ‘Important’ hedges 
under the Hedgerow Regulations (1997).   

 
11.3 The report recommends measures to avoid any impact on the neighbouring 

habitats and species during construction and once operational.  This includes 
tree and hedgerow protection fencing and pollution prevention measures to 
protect the watercourses. 

 
11.4 The report concludes by confirming  

‘Overall, it is considered that the loss of the improved grassland area will 
have a low impact on protected species and their habitat locally’ Para 5.1, 
Mid Wales Ecology Ecological Report. 

 
11.5 The proposals will also include new 

planting of native trees and 
hedgerow as identified on the plan.  

 
11.6 The existing habitats and new 

planting areas will all be 
interconnected to create linked 
ecological corridors and build on the 
existing site biodiversity.  
Additionally, within these areas bird 
and bat boxes will be installed to 
create new nesting and roosting 
opportunities.  A small pond is also 
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to be created on land adjacent the river to provide a new standing water 
breeding habitat for amphibians.  Lastly, the lighting is also to be low level, low 
wattage LED directional lighting as recommended by the ecologist.  

 

11.7 These measures will ensure the nature conservation interest of the site and 
surroundings have been recorded and will be protected and enhanced in 
accordance with the requirements of LDP Policy DM2 – The Natural 
Environment and DM7 – Dark Skies and External Lighting. 

 
 

Drainage 
11.8 The existing park is served by an old cesspit foul drainage system located on the 

lower land adjacent the river and within the high risk floodzone.  Not only are 
cesspits no longer recommended under building regulations as an acceptable 
means of drainage but it poses a significant pollution risk as it does not 
incorporate any flood protection measures. 

 
11.9 The proposed park will be served by a new package treatment plant sited in the 

south east corner of the site outside the flood zone.  Modern such systems are 
now both odourless and also have sustainable drainage discharges with a 
cleaning efficiency factor of up to 99%.   

 
11.10 Surface water will be managed sustainably within the site.  Each caravan will be 

served by an individual soakaway and the proposed internal roads and parking 
bays will be a porous tarmac construction.    

 
11.11 This drainage strategy meets the requirements of LDP Policy DM6 and Welsh 

Government guidance on sustainable drainage titled Recommended non-
statutory standards for sustainable drainage in Wales – designing, constructing, 
operating and maintaining surface water drainage systems (January 2016). 

 
 

Economic Benefits 
11.12 Tourism is one of the largest industries in the UK, accounting for 8.9% of the UK 

economy and worth approximately £115.4 billion (source VisitBritain).  This is 
recognised in Planning Policy Wales where it states that:  

‘Tourism is vital to the economic prosperity and job creation in many parts 
of Wales’ (paragraph 11.1.1). 
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11.13 The importance of the tourism industry to the Powys economy is further 
recognised in the LDP.  Paragraph 4.8.1 of policy TD1 – Tourism Development 
states: 

‘The high quality, beauty and variety of the Powys landscape, combined 
with its history and culture, create an area of great attractiveness which 
has huge potential for high value tourism. Tourism is one of the County’s 
main employment sectors. It is an important component of the rural 
economy and can help to provide new jobs and it is therefore desirable to 
support appropriate tourism related developments in principle, whilst 
sustaining the outstanding natural beauty. One of the Objectives of the 
LDP is to sustainably develop Powys’ tourism economy’. 

 
11.14 A major facet of holiday park industry is the significant direct and indirect 

economic benefits.  The National Caravan Council calculated that in 2016, the 
holiday caravan park industry contributed more than £6 billion to the UK 
economy and employs about 130,000 people.  The holiday park industry 
currently provides customers with approximately 168 million nights away which 
accounts to 22% of all holiday bed nights. 

 
11.15 This development will boost the local economy firstly though increased visitor 

spend.  In 2011 the British Home and Holiday Parks Association (BH&HPA) 
(which is the national trade organisation for the holiday park industry in the UK) 
in partnership with Visit Wales (Welsh Tourist Board) commissioned a study 
titled ‘Economic Impact Assessment of the Holiday Park Industry in Wales’.  

 
11.16 The study found that holiday caravan parks in Wales contribute around £7525 

per pitch into the local economy and so 26 pitches could generate up to another 
£195,650 to the local economy in annual direct spend.  The existing planning 
permissions have conditions restricting usage between November and March.  
However, most holiday caravan park site licences now permit them to be open 
for 11 months a year and therefore the local spending power generated by 
visitors will not be seasonal.   

 
11.17 Paragraph 4.8.5 of the LDP further acknowledges this point stating: 

‘New tourist development is encouraged because of its contribution to the 
economy in terms of visitor spending, supporting local business and 
employment generation’. 

 
11.18 The study also found that every 100 holiday caravan pitches generates an 

average of 6.7 full time jobs or one job per 15 pitches.  The development is 
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therefore likely to generate two full time equivalent jobs.  Holiday parks also 
employ significant contractor and specialised trades throughout the year 
(plumbers, electricians, ground work contractors, carpenters, cleaners, 
gardeners etc.  Additionally, all products, building, materials, nursery supplies 
etc. will be sourced from local suppliers.   This indirect economic benefit will also 
be significant. 

 
11.19 In summary, there is therefore strong evidence that this development will 

generate significant direct and indirect economic benefits to the local economy 
and that these benefits are unaffected by variations in the national economy as 
this tourism business sector has generally been very resilient during the 
economic downturn.  The development meets the requirements of the LDP 
Policy TD1 and the LDP generally in this regard, which recognises the importance 
of tourism to the Powys economy. 

 
 

Consultation 
11.20 The proposed development has been subject to pre-planning discussions with 

Powys County Council during 2017 and 2018.  This has confirmed that the 

principle of the development to be acceptable subject to all technical issues such 

as safe access, acceptable layout, flood risk, ecology and landscape 

considerations being addressed.  Additional consultation has been undertaken 

with PCC highways to establish the principles, procedure, and evidence base 

required to support a possible speed limit reduction.   

 

11.21 A statutory community and stakeholder consultation is also on going in 
accordance with the requirements of Town and Country Planning (Development 
Management Procedure) (Wales) (Amendment) Order 2016 and this report will 
be updated and the development proposals amended as necessary following the 
conclusion of this consultation. 
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12.1 Adopted LDP Tourism Policy TD1 supports proposals for tourism 
accommodation including static caravan parks both within settlements and in 
the countryside.  In more rural areas, the policy explains that examples of 
appropriate development includes sympathetic additions and alterations to 
existing tourism accommodation that seek to enhance quality. 

 
12.2 The applicants own and manage an award winning park in the locality and have 

recently acquired the site with the vision of creating a high quality sensitively 
designed park that meets the expectations of 21st century holiday caravan user.  
This means a much lower density of caravans with ten metres between each 
pitch compared to only 5 metres between caravans on most older parks.  This 
means a 50% reduction in the number of caravans from what the current 
planning permissions allow but the applicant it prepared to take this financial hit 
in the interest of creating a high-quality holiday park. 

 
12.3 Policy TD1 also requires holiday caravan park proposals to be compatible in 

terms of location, siting, design and scale and well integrated into the landscape.  
In this regard, the proposed park area benefits from substantial existing 
screening that largely encloses the site ensuring the development will not 
adversely impact on the overall character of the landscape.   

 
12.4 The proposal is to be further integrated into the landscape through new tree 

and hedgerow planting within and around the development and particularly 
along the roadside and southern boundaries.  The ecology survey also 
demonstrates that the biodiversity of the site and adjacent land will be 
protected and enhanced as required by LDP Policy DM2. 

 
12.5 The layout and design has also been informed by the characteristics and 

topography of the site as required by LDP policy DM13 – Design and Resources 
and the setting of the adjacent historic assets will not be harmed in accordance 
with the requirements of PPW and TAN 24 – The Historic Environment. 

 
12.6 Moreover, even if it were concluded that a minor conflict with any LDP policies, 

the proposal will result in 51 caravans being removed from a high risk floodzone 
(zone C2), which is a significant material planning consideration in favour of the 
development, and is encouraged by TAN 13 – Tourism and LDP policies DM5 – 
Development and Flood Risk and DM6 – Flood Prevention Measures and Land 
Drainage. 
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12.7 Other material planning considerations in support of the proposals include a 

new safer vehicular access, and a proposal to reduce the speed limit to 40mph 
through the village, both meeting the requirements of LDP Policy T1 – Travel, 
Transport and Transport infrastructure.  Replacing of the existing cesspit 
drainage located in the high risk flood zone with a modern and efficient package 
treatment plant located outside the floodzone will also remove a significant 
pollution risk. 

 
12.8 Lastly, the development will achieve significant direct and indirect economic 

benefits for the local economy including the creation of one full time and two 
part time jobs, which is a consideration that the adopted LDP affords 
considerable weight  

‘New tourist development is encouraged because of its contribution to the 
economy in terms of visitor spending, supporting local business and 
employment generation’. (LDP Paragraph 4.8.5). 

 
12.9 In summary, the development will result in a sustainable, environmentally 

sensitive and high quality redevelopment of an old holiday caravan park 
incorporating the removal of 51 permitted caravans away from the high risk 
floodzone.  The development is compliant with the recently adopted 
development plan and national policy and there are no technical or other 
reasons why permission should be withheld. 


