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Dyddiad/Date: 06 February 2024
Dear Mr Greenland,

BWRIAD/PROPOSAL: Newid defnydd adeilad o ddosbarth d1 (canolfan feddygol) i
ddosbarth ¢3 (annedd) / change of use of building from class d1 (medical centre) to
class c3 (dwelling)

LLEOLIAD/LOCATION: Chapel House Surgery, High Street, Bangor On Dee,
Wrexham, LL13 0BU

Thank you for re-consulting Cyfoeth Naturiol Cymru (CNC)/Natural Resources Wales (NRW)
about the above, which we received on 25 January 2024.

We continue to have concerns with the application as submitted because inadequate
information has been provided in support of the proposal. To overcome these
concerns, further consideration is required regarding foul drainage. Further details
are provided below.

Protected Sites

We note the application site is within the catchment of the River Dee and Bala Lake Special
Area of Conservation (SAC). As you are aware, on the 215t January 2021, we published an
evidence package outlining phosphorus levels for all river SACs across Wales. In line with
our Planning Advice (August 2023), under the Habitats Regulations, Planning Authorities
must consider the phosphorus impact of proposed developments on water quality within
SAC river catchments. We therefore advise you to consider whether the proposals, as
submitted, would increase the volume of foul discharge from the site in planning terms.

We note from the information submitted that the development has the potential to increase
the amount of phosphorus being discharged from the site. We note that information has
already been submitted by the applicant in respect of connection to the main sewer.
However, we advise you to seek updated information from the sewerage undertaker as
identified in the section titled ‘What does this mean for development proposals involving
connection to public wastewater treatment works’

Your Authority will need to take the above into account in your determination of whether the
development is likely to have a significant effect on the SAC. Should you determine that an
Appropriate Assessment is required, the Applicant will then need to submit whatever


https://naturalresources.wales/guidance-and-advice/business-sectors/planning-and-development/our-role-in-planning-and-development/advice-to-planning-authorities-for-planning-applications-affecting-phosphorus-sensitive-river-special-areas-of-conservation/?lang=en

evidence they deem appropriate (seeking advice from consultants as may be necessary) to
demonstrate no adverse effect on site integrity. You should then consult us on your
Appropriate Assessment under Regulation 63 of the Conservation of Habitats and Species
Regulations 2017 (as amended).

Ultimately, the suitability of foul drainage arrangements for the proposed development is a
matter for your Authority to determine.

Flood Risk

The planning application proposes highly vulnerable development (dwelling). However, we
acknowledge that the site already benefits a highly vulnerable use (medical centre).If this is
not the case, please re-consult us

Our Flood Risk Map confirms the site to be within Zone C1 of the Development Advice Map
(DAM) contained in TAN15 and the FMfP identifies the application site to be at risk of
flooding and falls into Flood Zone 3 Rivers.

Given the scale and/or nature of the proposed development (and in the absence of a flood
consequences assessment (FCA)) we consider the proposals could be acceptable, subject
to the developer being made aware of the potential flood risks and advised to install flood-
proofing measures as part of the development. The applicant may wish to undertake a FCA
for their own benefit in order to explore suitable options for incorporating flood resistance
and/or resilience measures into the design and to develop a flood plan for the occupants

In areas at risk of flooding, we recommend that consideration be given to the incorporation
of flood resistance/resilience measures into the design and construction of the development.
These could include flood barriers on ground floor doors, windows and access points,
implementation of suitable flood proofing measures to the internal fabric of the ground floor
and locating electrical sockets/components at a higher level above possible flood levels.

We refer the applicant to our website for further advice and guidance is available. Additional
guidance including the leaflet “Prepare your Property for flooding” can be found here.

The developer can also access advice and information on protection from flooding from the
ODPM publication ‘Preparing for Floods: Interim Guidance for Improving the Flood
Resistance of Domestic and Small Business Properties’, can be found here

If you have concerns regarding matters that we cannot advise you on, such as emergency
plans, procedures and measures to address structural damage that may result from flooding,
you should consider consulting other professional advisors on the acceptability of the
developer’s proposals.

Protected Species
We note that there is no information about protected species with the application, and
therefore are assuming that your Authority has screened the application and concluded that

there is not a reasonable likelihood of protected species being present.

Other Matters


http://naturalresourceswales.gov.uk/
https://www.gov.uk/prepare-for-flooding
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/11485/2187544.pdf

Our comments above only relate specifically to matters included on our checklist,
Development Planning Advisory Service: Consultation Topics (September 2018), which is
published on our website. We have not considered potential effects on other matters and do
not rule out the potential for the proposed development to affect other interests.

We advise the applicant that, in addition to planning permission, it is their responsibility to
ensure they secure all other permits/consents/licences relevant to their
development. Please refer to our website for further details.

If you have any queries on the above, please do not hesitate to contact us.

Yours faithfully,

Gareth Thomas

Cynghorydd - Cynllunio Datblygu/Advisor - Development Planning
Cyfoeth Naturiol Cymru/Natural Resources Wales

E-bost/E-mail: northplanning@cyfoethnaturiolcymru.gov.uk

Croesewir gohebiaeth yn Gymraeg a byddwn yn ymateb yn Gymraeg, heb i hynny arwain at
oedi./Correspondence in Welsh is welcomed, and we will respond in Welsh without it leading
to a delay.


https://cdn.naturalresources.wales/media/686847/dpas-consultation-topics-august-2018-eng.pdf?mode=pad&rnd=131909112110000000
http://naturalresources.wales/permits-and-permissions/?lang=en

