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13/09/2022 
 
Annwyl Syr/Madam / Dear Sir/Madam, 
 
BWRIAD / PROPOSAL: CONVERSION OF BUILDING TO DWELLING 
 
LLEOLIAD / LOCATION: YR HEN FANC, NEW ROAD, GLYN CEIRIOG, LLANGOLLEN. 
 
Thank you for consulting Cyfoeth Naturiol Cymru / Natural Resources Wales about the 
additional information regarding the above, which we received on 31/08/2022. 
 
We continue to have concerns with the application as submitted.  However, we are 
satisfied that these concerns can be overcome by attaching the following condition 
to any planning permission granted: 
 
Condition 1: Flood risk 
 
Flood Risk 
 
The planning application proposes highly vulnerable development (the conversion of a 
building to a dwelling - the building already includes a residential use on the first floor).  Our 
Flood Risk Map confirms the site to be within Zone C2 of the Development Advice Map 
(DAM) contained in TAN15 and the Flood Map for Planning (FMfP) identifies the application 
site to be at risk of flooding and falls into Flood Zone 2 (Rivers). 
 
We refer you to Section 6 of TAN15 and the Chief Planning Officer letter from Welsh 
Government, dated 9 January 2014, which affirms that highly vulnerable development and 
emergency services should not be permitted in Zone C2 (paragraph 6.2 of TAN15).  The 
justification tests in paragraph 6.2 of TAN15 do not apply to highly vulnerable development 
or emergency services in Zone C2. 
 
Notwithstanding this policy position, we have reviewed the Flood Consequences 
Assessment (FCA) (Flood Consequential Assessment, Full planning application for the 
conversion of an existing shop into a residential property on behalf of S Bates. Roger Parry 
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& Partners LLP. June 2022) submitted in support of the application to provide you with 
technical advice on the acceptability of flooding consequences in accordance with Appendix 
1 of TAN15. 
   
The FCA shows that the risks and consequences could be managed to an acceptable level, 
provided that the following planning condition is attached to any permission granted. 
 
Condition: Finished floor levels and all ingress points to be at least 300mm above the highest 
adjacent street level. 
 
Reason: To protect the development from flooding. 
 

As it is for your Authority to determine whether the risks and consequences of flooding can 
be managed in accordance with TAN15, we recommend you consider consulting other 
professional advisors on matters such as emergency plans, procedures and measures to 
address structural damage that may result from flooding.  Please note, we do not normally 
comment on or grant the adequacy of flood emergency response plans and procedures 
accompanying development proposals, as we do not carry out these roles during a flood. 
Our involvement during a flood emergency would be limited to delivering flood warnings to 
occupants/users. 
 
Protected Sites and Foul Drainage 
 
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 21st January 2021, we published an 
evidence package outlining phosphorus levels for all river SACs across Wales.  In line with 
our Planning Advice (July 2022), under the Habitats Regulations, Planning Authorities must 
consider the phosphorus impact of proposed developments on water quality within SAC river 
catchments.     
 
We note that your authority is of the opinion that, considering the building already includes 
a residential use on the first floor, changing the whole building to one residential property 
would not increase the foul discharge from the site (email dated 31/08/2022).  We therefore 
advise that the application as submitted is unlikely to increase the amount of phosphorus 
entering the catchment.  Therefore, we are satisfied that the proposal is not likely to have a 
significant effect on the River Dee and Bala Lake SAC. 
 
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 
 
Our comments above only relate specifically to matters included on our checklist, 
Development Planning Advisory Service: Consultation Topics (September 2018), which is 
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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. 
 
Yn gywir / Yours faithfully, 
 
 
Rhys Jones 
Cynghorydd - Cynllunio Datblygu / Advisor - Development Planning    
Cyfoeth Naturiol Cymru / Natural Resources Wales 
 
 
 
 

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

