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Dear Sir/Madam,
PROPOSAL: CONVERSION OF GARAGE TO HOLIDAY LET
LOCATION: DDOL ISA, GLYN CEIRIOG, LLANGOLLEN, WREXHAM, LL20 7NP

Thank you for consulting Cyfoeth Naturiol Cymru / Natural Resources Wales about the
above, which we received on 26™ January 2023.

We have concerns with the application as submitted because inadequate information
has been provided in support of the proposal. To overcome these concerns, you
should seek further information from the applicant regarding protected sites foul
drainage. If this information is not provided, we would object to this planning
application. Further details are provided below.

Protected Sites

Special Area of Conservation
- 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 215t 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 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 connection to an existing septic is going to be
utilised to provide foul drainage for the conversion of the garage to holiday let the
development has the potential to increase the amount of phosphorus being discharged from
the site. As such, we refer you to our Planning Advice and advise you to seek further
information from the applicant. We note that information has already been submitted in
respect of the location of the septic tank, and soakaway. However, we advise you to seek
further information as identified in the section titled 'What does this mean for development
proposals involving private sewage treatment systems’. We note that the existing septic tank
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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

has been discharging prior to April 2010 and therefore a registered discharge under EPR
regulations 2010, however, due to its location to the watercourse and River Dee and Bala
Lake SAC no additional loads can be permitted into this system as it does not meet the
criteria for an exemption.

Provided this advice is followed and you are able to conclude that the development is not
likely to have a significant effect on the SAC, we would have no objection to the
proposal. However, should you conclude that the proposed development is likely to have a
significant effect on the SAC, please consult us on your Appropriate Assessment under
Regulation 63 of the Conservation of Habitats and Species Regulations 2017 (as amended).

- Pollution Prevention

From the information provided, We consider that the proposals may affect the River Dee
and Bala Lake. The application is located within 10m of the SAC.

We have identified potential impact pathways to features of this site:
1. pollution

The above pathways may not result in an adverse effect if the following measures are
adhered to/ implemented:
1. Developer adheres to pollution prevention guidelines

No assessment of likely significant effect under Regulation 63 of the Conservation of
Habitats and Species Regulations 2017 has been undertaken by your authority or it has not
been forwarded to us for consideration. Should you conclude that the proposed development
is likely to have a significant effect on the European site, we look forward to being re-
consulted. In the absence of this assessment, We cannot offer assurances that the
proposals would not result in an adverse effect upon the SAC.

Site of Special Scientific Interest (SSSI)

We consider the proposals have the potential to impact upon the River Dee SSSI. Providing
the impact pathways referenced above for the SAC are adequately addressed, We consider
the features of the SSSI will also be adequately safeguarded

Flood Risk

Our Flood Risk Map confirms the application site lies partially within Zone C2 of the
Development Advice Maps (DAM) as contained in TAN15 and the FMfP identifies the
application site to be at risk of flooding and falls into Flood Zone 2/3 Rivers.

Given the scale and nature of the proposed development we consider the proposals could
be acceptable, subject to the developer being made aware of the potential flood risks and
advised that the Applicant could undertake an FCA for their own benefit, to explore suitable
options for incorporating flood resistance and/or resilience measures into the design. 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
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and locating electrical sockets/components at a higher level above possible flood levels. The
applicant could develop a flood plan for the occupants

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.

Flood Risk Activity Permit

Please advise the Applicant that the Environmental Permitting Regulations (2016) require
them to obtain a bespoke Flood Risk Activity Permit for any works or structures located in,
under, over or within 8 metres of the bank top of a designated “main river”. Further advice
and guidance is available on our website at:

http://www.naturalresources.wales/permits-and-permissions/flood-risk-activities/flood-risk-
activity-permits-information/?lang=en

Other Matters

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
Ruth Prichard

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