Planning, Taxi Licensing and Rights of Way Committee Report

Application 21/2085/FUL Grid Ref: E: 294204
Number: N: 267941
Community Rhayader Community Valid Date: 30.11.2021
Council:

Applicant: Miss Charlotte Church
Location: Rhydoldog, Cwmdauddwr, Rhayader, Powys, LD6 5HB

Proposal: Change of use of dwelling (C3) to a D1 (wellbeing and healing retreat),
conversion of part of barn to artist's studio and store, installation of solar arrays and all
associated works

Application Type: Full Application

Reason for Committee determination

The Local Member has requested that the application be determined before Members of
the Planning Committee due to concerns raised from the Town Council over traffic
generation and that impact to existing residents/businesses using that highway network.

Consultee Responses

Consultee Received

Community Council 21st Dec 2021

During the afternoon of 20th December 2021 a number of Rhayader Town Council made a site
visit in respect of this application. The applicant detailed the proposal and community concerns
were discussed. The application was considered at a Planning Meeting of Rhayader Town
Council held on the evening of 20th December 2021 where Councillors noted correspondence
received from residents and public representations made at the meeting before discussing the
application in detail.

It was resolved unanimously to OBJECT to the application on grounds of Highway Safety.

The application relies on the use of the C1219 which is single-track joining the B4518. The
applicant's Transport Statement dated September 2021 indicates this as the preferred route
stating "traffic will naturally use the superior eastern route to and from the B4518" (P5 para 3.5)
The road already provides access to existing residential properties and agricultural holdings.



Councillors noted that small 'passing places' on the road also served properties for the
collection of household recycling and refuse collection. A number of these sites are on third
party land and are not formal passing places and not maintained as part of the highway. There
is concern that gateway accesses are also used as informal passing places. It was noted that
the applicant had not consulted with roadside landowners regarding potential passing place
creation. Councillors also noted that the road was not only used by residents and for agricultural
purposes but was used by horse riders.

Concern was raised over the number of new vehicle movements that would be created by the
development proposal. Page 9 para 4.16 of the Transport Statement (which also relates to an
additional planning application 21/1904/FUL for the development of 4 log cabins) states "it is
considered that both planning applications, the log-cabins and the Health and Wellbeing
Retreat, have the potential to generate a combined 30 daily movements (15 arrivals and 15
departures)".

Concerns were raised that 3 parking spaces have been allocated to 8 members of staff, in view
of the rural nature location of the property it was felt that the number of staff vehicles accessing
the property would be significantly higher than the calculation based on parking places and the
number of parking places proposed may be inadequate.

Councillors agreed the applicants estimates to be inadequate due to the strong link between
this application and 21/1904/FUL. Further there appeared to be no indication within the
application regarding the movement of delivery and other services vehicles.

Councillors referred specifically to the Powys Local Development Plan (LDP) in terms of
transport related policies, DM13 (Design and Resources) requires that development satisfies a
number of criteria, including:

o The development has been designed and located to minimise the impacts on the transport
network - journey times, resilience and efficient operation - whilst ensuring that highway safety
for all transport users is not detrimentally impacted upon.

o Development proposals should meet all highway access requirements, (for all transport
users), vehicular parking standards and demonstrate that the strategic and local highway
network can absorb the traffic impacts of the development without adversely affecting the safe
and efficient flow of traffic on the network or that traffic impacts can be managed to acceptable
levels to reduce and mitigate any adverse impacts from the development.

Rhayader Town Council concurred that the application and its supporting documents failed to
fully and adequately assess the impact of this development on highway use and safety and in
addition that the Planning Authority ensures that this application and application 21/1904/FUL
be considered concurrently in order to assess the cumulative impact of both.



Rhayader Town Council has requested that this application be called in for determination by
the Planning Committee of Powys County Council and strongly recommend that members of
that committee undertake a site visit.

Ward Councillor 20th Dec 2021

Rhayader Town Council recently contacted you about these two applications and requested an
extension of time for the Council to provide you with comments, you very kindly agreed to that
request.

Earlier this evening | attended a meeting of Rhayader Town Council when the two planning
applications were discussed following a site meeting earlier today. At the meeting this evening,
after discussion, the Town Council asked me as County Council to ‘call in' both applications so
that the applications would be determined by the Planning Committee. This e-mail is my request
to call in both applications.

I'm aware that the deadline dates for call ins printed in the letters | received from you have
passed, but | assume that because an extension was given to the Town Council to provide their
comments, and the fact that the Town Council did not meet until this evening, an extension
would equally apply to the dates by which the two applications would need to called in by.

The Town Council clerk will be contacting you tomorrow to provide you with the comments
made by the Town Council regarding the two applications and will also be confirming that | as
County Councillor was asked to call in the applications.

Looking forward to your reply and many thanks in anticipation.

PCC-(M) Highways 10th Dec 2021

The application site is accessed via a private road which joins the C1219 County Highway,
approximately 2km from its junction with the B4518. The C1219 which is of a single-track
nature serves a number of existing residential properties and farmsteads.

The applicant has submitted a Transport Statement which relates not only to this proposed
development but also to an additional planning application (21/1904/FUL) for the proposed
development of 4 log cabins, a bath house and associated works at the same location. The
Highway Authority will assess each application individually on its own merits.

The Transport Statement includes a plan showing the perceived existing and proposed
additional passing places along the C1219. A recent site inspection by the Highway Authority
concluded that a large number of these locations were in fact within third party areas and as



such could not be relied upon as formal passing places.

Additionally, a number of the locations were simply grassed gateways which are also not
acceptable. The applicant has proposed 2 additional bays to be created towards the end of
the C1219 however neither of these locations would accommodate a passing bay to
adoptable standard, nor has any detail been submitted showing the construction of these
bays. Furthermore, passing place 1 would partially be within third party land and it is noted
that notice has not been served on the landowner.

The C1219 has poor horizontal and vertical alignment along its length resulting in vehicles
being forced to reverse significant distances along a highway with restricted visibility and
passing opportunities in order to pass oncoming traffic.

The C1219 can also be accessed via the U1256 which also leads to the B4518approximately
600m from the C1219/U1256 junction. Whilst is it noted by the Highway Authority that this
route is signposted as being unsuitable for wide vehicles, it is contended that a motor car
would not be considered as a wide vehicle and as such visitors to Rhydoldog House may
attempt to use this route when travelling from the south-westerly direction. This route has not
been suitably assessed by the applicant within the Transport Statement.

Page 7 of the Transport Statement refers to the proposed vehicle movements generated by
the development. The Highway Authority notes the submission of TRICs data within the
Transport Statement and whilst its limitations with regards to available data is acknowledged,
it would argue that the locations chosen are not adequately comparable to this application
site. Itis argued that the actual vehicle movements generated by this proposal (21/2085/FUL)
would be significantly higher than the 22 per day quoted within the Transport Statement.

Based on the above, the Highway Authority does not support this application, on the basis
that the development as proposed, will create an unacceptable risk to highway safety,
contrary to Policies T1 and DM13 of the LDP.

PCC-(M) Highways 12th Jan 2022

With reference to the two applications at the above location | have reviewed my earlier
response and realised that regrettably | failed to include my concerns regarding the visibility
at the junction of the C1219 with the B4518. The measurements taken during my site visit
were 35m in the Elan Valley direction and 125m in the direction of Rhayader. Due to the
increase in vehicle movements at the junction as a result of the proposed development, the
achievable visibility in the Elan Valley direction adds to the safety concerns of the Highway
Authority. The minimum acceptable distance as per MFS would be 93m in each direction



measured from a 2.4m set back. This could be achieved by relocating the hedge and
potentially regrading the bank, however this would be within third party land and would
require notice to be served on the landowner.

Please could you forward this to the agent of the applications for their consideration, | didn't
think it fair to wait until my next formal response for it to be flagged up.

PCC-(M) Highways 3rd Mar 2022

Thank you for re-consulting the Highway Authority (HA) on this matter. The content of the
Technical Note submitted by Acstro, which aims to address the concerns previously raised
by the HA, is duly noted. In response, the HA comments as follows.

Overview

Rhydoldog House is a substantial dwelling which offers extensive accommodation, including
a self-contained annex which is suitable for permanent multigenerational family use, or
extended family use. The property is also well suited to providing B&B facilities, a use which
would not strictly require the benefit of planning permission. It is therefore acknowledged that
the existing property is clearly capable of generating levels of traffic, significantly above those
expected from a more traditionally sized residential dwelling.

Proposal

This application (accompanying application 21/1904/FUL will be considered separately)
seeks to remodel the house to provide 7 guest bedrooms for use in connection with a well-
being business enterprise, whilst retaining the existing self-contained annex accommodation,
which is designated for the use of a housekeeper. The application also includes a proposal
to convert the adjoining barn to create a further 3 units of accommodation (8 beds), together
with additional event space/facilities, all of which are to be used in connection with the
proposed business.

Traffic Generation Forecast for Development Proposals

The applicant has sought to estimate the likely traffic generation arising from the proposed
development, using traffic survey detail contained within the industry recognised TRICS
database. Based on a "holiday accommodation" setting, a modelling exercise has been
undertaken by the applicant, which originally concluded that each individual unit of
accommodation would likely generate, circa 2 daily traffic movements. (See original
Transport Statement - TS)

Whilst the principle behind such an analysis is generally considered to be sound, the HA



raised concerns within its original response, with regards to the robustness of the findings. It
questioned the site selection process, as a significant number of the selected sites were not
considered to be comparable to the site under consideration, mainly due to its remote
location, with extremely limited access to walkable nearby facilities and public transport.
Clearly remote sites such as this, place a greater reliance on private vehicular for shorter
trips, compared to those sites with better alternative means of access to facilities, either by
foot, cycling or public transport.

Indeed, the TRICS Good Practice Guide 2016, warns users at paragraph 4:3, that "Care
should also be taken to ensure that data fields used in site selection filtering are relevant to
each individual case" and at paragraph 4.5: "The most important data fields in terms of site
selection compatibility are the main category and sub-category location types. Sites in a town
centre with good local public transport accessibility will naturally, as a rule, achieve a different
type of modal split to a site in the countryside without any public transport. Mixing sites which
are clearly incompatible in a set for trip rate calculation could lead to the production of
misleading trip rates"

In order to address the concerns raised, the applicant has undertaken further analysis of the
TRICS database, placing a greater emphasis on the site selection criteria. The revised
findings, which are detailed within the recently submitted Technical Note (TN), conclude that
projected trip rates are still in line with those originally presented (2 daily vehicular movements
per unit of accommodation).

Unfortunately, the HA are still not satisfied that the revised detail presents a robust analysis
at this location. Whilst the actual trip generation figures presented are not disputed, the
TRICS data focuses solely on vehicular movements, and does not include detail on
alternative modes of travel which would have likely been generated by the more sustainable
selected sites. It contends that many of the likely multi modal trips that would have been
generated at those more sustainable sites (e.g. walking, cycling & public transport), would
likely translate to vehicular movements at this location. Whilst this point has been
acknowledged by the applicant, reaching a consensus on a more robust traffic generation
figure is clearly challenging.

In the absence of multi modal data for the selected sites, the HA would contend that a more
realistic trip generation figure could be derived by aggregating trip generation figures from a
typical residential dwelling (circa 6 daily movements), against those submitted for holiday
accommodation (2 daily movements). Such an exercise should, however, recognise the
nature of this application, which places an emphasis on providing residential courses and
amenities on the site. Such facilities would, likely keep an aggregated figure to the lower end
of the scale. As such the HA concludes that a daily trip rate of 3 vehicular movements per
unit, represents a more robust figure in this instance. This figure has been summarily agreed



by the applicant.
Effects of Development Traffic on the existing highway network.

The provision of 7 guest suites within the dwelling, together with a housekeeper annex, and
3 additional accommodation suites within the barn (8 beds), would, based on the agreed trip
rate detailed above, likely give rise to circa 39 daily traffic movements. This projection is
based on guests sharing a vehicle for each available guest suite, 1 vehicle sharing 2 single
beds, and 6 daily movements being undertaken by the housekeeper. The figure is, however,
likely to be greater when travel associated with the 8 stated members of staff are factored in.

Clearly the above trips cannot all be considered as new trips to and from the site, as
consideration must be given to the historical trips associated with the property, and
consideration must also be given to the level of traffic that could realistically be generated by
a dwelling of this scale, without the need to necessarily obtain planning permission. As stated
elsewhere within the report, it is reasonable to assume that such a dwelling, could
comfortably, accommodate extended family groups, and also provide circa 3 B&B guest
suites, which, using the same trip generation formula used above, could realistically generate
circa 21 daily trips. Servicing arrangements under both scenarios would likely be similar.

Suggested Mitigation

There has been some debate around the level and number of passing opportunities currently
available along the C1219 county highway, which provides the most legible and logical route
to the site. Whilst the content of the TN is noted, the HA maintains that certain passing bays
identified within the original TS (Appendix 1), do rely upon areas of land that are considered
to be private. The reliance upon these areas for the provision of passing opportunities cannot
therefore be relied upon.

Nonetheless, the HA has undertaken further surveys of the route and conclude that there is
sufficient scope along the route to provide areas of localised widening on both sides of the
highway, which would provide improved passing opportunities for cars and importantly,
pedestrians, cyclists and horses, which would clearly provide a modest level of mitigation.

Conclusion
Policy T1 within the adopted LDP states:

"Travel, Traffic and Transport Infrastructure, traffic management improvements and
development proposals should incorporate the following principal requirements:

1. Safe and efficient flow of traffic for all transport users, including more vulnerable users,
and especially those making 'Active Travel' journeys by walking or cycling;



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, promote and improve
sustainable forms of travel including Active Travel opportunities in all areas."

This application does not include proposals that would encourage the use of alternative
modes of travel to and from the site, however it is accepted that the remote nature of the site
clearly limits such opportunities. Whilst the projected traffic generation numbers likely under
both scenarios are generally low, it is nonetheless evident, that this proposal would clearly
generate a significant increase in traffic (circa 85%) from the site itself. That traffic would
ultimately have to pass through the constrained junction with the B4518/C1219, and along,
what is, a constrained 1.8km length of the C1219 county highway. The increase in vehicle
numbers, with the increased risk of opposing vehicles being forced to reverse, will inevitably,
lead to increased conflict along the route, adversely affecting and inconveniencing the
existing neighbouring properties and businesses.

Notwithstanding the above, it is recognised that this particular element of the wider
development proposals, does not seek to build or introduce new buildings on the site; the
proposal instead, seeks to repurpose existing buildings which have historically, and could
legitimately, generate quite significant levels of traffic. Consideration must also be given to
the fact that a number of modest highway improvements along the existing highway network,
can and will be secured as part of the development. Such improvements would not only help
to mitigate the effects of the development traffic, but they would also provide benefit to
existing highway users. Additionally, the HA understands that a specific planning condition is
to be imposed, which would restrict the use of the on-site facilities, to those persons staying
the accommodation only. As such, further non-residential visitors to the site would be limited.

In consideration of the above, the HA therefore concludes, that on balance, the submission
includes (marginally) sufficient mitigation, to offset the detrimental effects of the increased
development traffic. As such, it contends that an objection on highway grounds could not be
sustained in this instance. Accordingly, should the LPA be minded to approve the proposal,
then the HA respectfully requests that the following highway conditions be attached to any
consent granted.

0 Prior to any works being commenced on the development site the applicant shall
complete the offsite highway works detailed on drawing 1490-004-A of the Technical Note
dated 14th January 2022 to the written satisfaction of the Local Planning Authority. Such
works shall include the replacement of a junction warning road sign and the installation of
ARAF/SLOW painted signage on the B4518 county highway. The design of the traffic sign
shall conform to BS EN 12899-1:2007

0 Prior to any works being commenced on the development site the applicant shall



construct 1 passing bay to an adoptable standard in the location shown on the approved
Technical Note 'Proposed Passing Place' drawing 1490-03-A to the written satisfaction of the
Local Planning Authority.

o] Prior to any works being commenced on the development site the applicant shall
complete the offsite highway works detailed on drawing 1490-002-B of the Technical Note
dated 14th January 2022 to the written satisfaction of the Local Planning Authority. Such
works shall include the carriageway widening at locations 5 & 10, and the removal of
overgrowth at locations 1-3, 9 &11 (Drawing 001 B), together with any subsequent
reinstatement works that may be required thereafter.

Advisory Notes

NOTE: THE ATTENTION OF THE APPLICANT MUST BE DRAWN TO RELATED
HIGHWAYS LEGISLATION WHICH MAKES PROVISION FOR THE FOLLOWING;

1. Under Section 184 of the Highways Act 1980, it is a requirement that a licence is
obtained from the Highway Authority, in addition to Planning Permission, for vehicular access
works.

a. The need to avoid interference with and to make provision for the carrying of existing
highway drainage under the access to the satisfaction of the Highway Authority.

b. The requirement of the Highway Authority for the Developer to ensure that no surface
water is discharged onto the County Highway or, without prior approval, into the highway
drainage system.

2. Under Section 50 of the New Roads & Street Works Act 1991 it is a requirement that
a Streetworks licence is obtained from the Highway Authority to place, or to retain, apparatus
in the highway and thereafter to inspect, maintain, adjust, repair, alter or renew the apparatus,
change its position or remove it.

3. Under section 171 of the Highways Act 1980 it is a requirement that a licence is
obtained from the Highway Authority, in addition to Planning Permission, for the creation of
passing bays or highway re-alignment works.

4. The need to inform and obtain the consent of Statuary Undertakers (Electricity, Water,
Gas, BT), Land Drainage Authority, etc. to the works.

5. The New Roads & Street Works Act 1991 requires that all works, be properly notified
and approved prior to commencement.



Environmental Protection 4th Jan 2022

May | seek clarification regarding the intended use.

Is it the intention of the applicant to open the centre to non-resident guests on a day basis
and could the applicant clarify the Ceremony and ritual activity, again will this be residential
use only or open to non residents and if so, what numbers are envisaged.

Environmental Protection 18th Mar 2022

Environmental Protection has given the application due consideration.

Subject to the NRW being satisfied that all required permits regarding drainage are in order
we have no further comments.

PCC-Ecologist 8th Apr 2022

Policy background:

o) Planning Policy Wales, Edition 11, 2021

o} Technical Advice Note (TAN) 5

0 Powys Local Development Plan 2011 - 2026:

DM2 - The Natural Environment

DM4 - Landscape

DM7 - Dark Skies and External Lighting

DM14 - Air Quality Management

o) Powys Supplementary Planning Guidance: Biodiversity and Geodiversity (2018)
Legislative background:

o} The Conservation of Habitats and Species Regulations 2017 (as amended)

o} Environment (Wales) Act 2016



Statutory sites within 1km:

o} Elan Valley Woodlands - Special Areas of Conservation (SAC)
o) Elenydd Mallaen - Special Protection Areas (SPA)

o] Elenydd Site of Special Scientific Interest (SSSI)

o Coed Y Cefn Site of Special Scientific Interest (SSSI)

o} Cwm Gwynllyn Site of Special Scientific Interest (SSSI)

Given the proximity of the proposed development to the Elan Valley Woodland SAC and
Elenydd Mallaen SPA, potential impact to these sites and the nature of the proposed
development it is considered that there may be a potential for the proposed development to
impact these sites. In that, pollution from construction activities from the whole development
could result in a Likely Significant Effect.

A HRA screening will be completed of the proposed development which will identified if a
likely significant effect cannot be ruled out (please note in light of the recent ruling of the
CJEU it is no longer acceptable to consider mitigation measures during the screening stage
of the HRA). As such, an appropriate assessment of the proposed development may need to
be undertaken to determine whether the proposed development would result in an adverse
effect on the statutory sites recorded within 1km of the proposed development.

Non-statutory sites within 500m:

0 Ancient Woodland (Ancient Semi Natural Woodland and Restored Ancient Woodland
sites) sites are located adjacent to the north west of the proposed developments, and within
160m to the South of the proposed developments.

Records of protected and/or priority species identified within 500m? Yes - 229 records
Comments:

Supporting Ecology Information

The application is informed by the following information:

0 Preliminary Ecological Assessment produced by Ecological Services Ltd dated
9.11.21

0 Bat Survey Report produced by Ecological Services Ltd dated August 2021

Survey effort and methods employed in accordance with current national guidelines?
Yes



Other Document submitted in relation to ecological information:

o] Arboriculture Report produced by Arboricultural Technician Services Ltd dated Sept
21

o) Design & Access Statement (Segment 002)

o] Drainage Strategy Revision 3 - 14.02.212

0 Planning Statement Document produced by Asbri dated November 2021
o) External Lighting Letter dated 14 Feb 22 ref: BD/21.160

o} Email from Ecological Services Ltd dated 8 March 2022

Preliminary Ecological Survey

The site was subject to a visual inspection on the 8 October 2021. Whilst the survey was
undertaken outside of the optimal survey season, the broad habitats present was possible to
be identified in order to inform the planning process. With regards to the change of use
proposed for the main house of Rhydoldog, it is considered that the use and works of the
main house is unlikely to result in the loss of any features of ecological importance and no
works are proposed for the roof structure of the house. Therefore, it is considered that no
further ecological surveys is necessary to be undertaken in relation to the 'main' house at
Rhydoldog.

Bat Survey Report

The 'Barn' was subject to a visual inspection on the 30 May 2021. Due to the potential bat
roosting features noted during the inspections, it is considered that the building has 'high'
potential to support roosting bats. Therefore, further bat activity surveys were carried out in
May and August 2021, where a maximum of 15 bats were recorded roosting within the 'barn’
structure.

Therefore the requirement for an EPS derogation license from NRW prior to works
commencing will be required. However, this has been concluded prior to the amendments to
the proposed plans regarding the 'barn’ structure'

Section 10 and of the Bat Survey Report recommends avoidance, mitigation and
compensation measures regarding bat species to be implemented as part of the proposed
development.

The mitigation measure have been illustrated and described in the following documents;

o} Drawing No. PL112 16.07.21 Barn Section (Sheet 1)



0 Drawing No. PL113 16.07.21 Barn Section (Sheet 2)

o] Drawing No. PL111 16.07.21 Proposed Elevations

o) Drawing No. PL110 16.07.21 Proposed Elevations

o] Drawing No. PL102 19.07.21 First Floor Plans

o External Lighting Letter dated 14 Feb 22 ref: BD/21.160

However these plans have now been amended and the following plans regarding the barn
are relevant to the proposed plans;

o} Drawing No. 1028 PLOOO Rev B (Location)

o) Drawing No. 1028 PL0O11 Rev F (proposed)

o] Drawing No 1028 PL100 Rev B (art studio floor plan)
o Drawing No. PL110 Rev A (art studio elevation)

The bat avoidance, mitigation and compensation measures detailed in section 10 of the Bat
Survey Report and was illustrated on previous proposed plans (which have now been
withdrawn) was appropriate in relation to the previously proposed works. However, the
proposed works have now been amended and the detailed avoidance, mitigation and
compensation measure detailed in section 10 of the Bat Survey Report may not be
considered appropriate to proposed works.

Therefore, it is recommended that the proposed mitigation in section 10 of the ecological
report is reviewed by the ecologist in order to reflect current proposed plans to ensure that
there will be an unlikely negative impact to the favourable conservation status of this species.

All proposed mitigation and compensation details regarding bats need to be clearly illustrated
on the architectural plans in order to demonstrate all proposed mitigation and compensation
measures are appropriate and achievable. The plans must provide sufficient detail to enable
them to be subject to a planning condition/s106 agreement.

External Lighting
Relevant Document:
0 Letter Ref;BD/21.160 dated 14th February 2022

Careful consideration will need to be given to any external lighting design provided through
the proposed development, measures will need to be identified to minimise impacts to
nocturnal wildlife commuting and foraging in the local area.



Any external lighting proposed will need to demonstrate compliance with the
recommendations outlined in the BCT and ILP Guidance Note 8 Bats and Artificial Lighting
(12th September 2018) full details can be found at
https://www.theilp.org.uk/documents/guidance-note-8-bats-and-artificial-lighting/

Any external lighting proposed must avoid conflict with bat mitigation/enhancement measures
and wildlife corridors.

| note that further information has been requested by NRW (consultation response
05/04/2022) with regards to external lighting.

Biodiversity Enhancements

In accordance with Part 1 Section 6 of the Environment (Wales) Act 2016 Local Authorities
are required to Maintain and Enhance biodiversity through all of its functions - this includes
the planning process. The Welsh Government letter to Chief Planning Officers dated 23rd
October 2019 has also clarified the necessity for developments to include biodiversity
enhancement measures prior to determination of applications.

The Preliminary Ecological Assessment identified that the immediate surrounding habitats of
the house is semi-improved grassland and hardstanding. The grassland being frequently
mown and/or grazed which is considered to be of low ecological value. The proposed
landscape planting as illustrated in proposed plans would be beneficial to wildlife, as well as
the addition of the pond, tree and hedgerow planting and provision of bat and bird boxes
onsite.

These features area welcomed. However the details of tree and hedgerow planting, location
and type of the bird and bat boxes have not been confirmed. In order to ensure that the
positioning of the enhancement features are appropriate. | recommended that the proposed
biodiversity enhancement feature (location of the new hedgerow and tree planting, type,
number and location of the bird and bat boxes should be described in a statement or
illustrated on proposed plans.

River Special Areas of Conservation and phosphates

Natural Resources Wales has recently set new phosphate targets for the river SACs in Wales
(21st January 2021). Evidence gathered by NRW has identified that a number of river SAC
catchments in Wales including the River Wye are currently failing these targets. In light of this
proposed development within a phosphate sensitive SAC catchments that might increase the
amount of phosphate within the catchment could therefore lead to additional damaging
effects to the SAC features and/or associated features and therefore such proposals must be
Subject to a HRA in accordance with the requirements of Regulation 63 of the Conservation
of Habitats and Species Regulations 2017 (as amended) in order for a HRA to determine



whether they are likely to have a significant effect on the SAC.

This application has been screened in accordance with Natural Resources Wales' interim
advice for planning applications within the river Special Areas of Conservation (SACs)
catchments (also issued on 21st January 2021). The screening concluded that the proposed
development does not meet the criteria to demonstrate that there would be no likely
significant effect as the potential for an increase in phosphorous contribution to the River Wye
SAC cannot be ruled out (in the absence of mitigation) criteria and as such an Appropriate
Assessment will be required to be undertaken to determine whether the proposed
development would result in an adverse effect to the integrity of the SAC.

Having reviewed the information submitted to date it is considered that currently insufficient
information has been submitted to enable the LPA to undertake an Appropriate Assessment
and that information is required in order to demonstrate that the proposed development would
not result in an adverse effect on the integrity of the River Wye SAC and/or it's associated
features in light of the sites conservation objectives. Sufficient information is required to be
submitted by the applicant including any mitigation measures proposed in order to inform the
HRA Appropriate Assessment, in this instance the following information is required:

Phosphate calculation

0 Details and evidence to demonstrate that the calculator being used is appropriate with
regards to the application including input values and coefficients used and other variables.

o] A clear indication of the proposed volume of daily water discharge of the development

0 Demonstrate all values input represents ALL sources of waste for final maximum site
usage. This may include catering, non residential usage, staff usage, self-catering facilities
and catered facilities, usage of the bath house facility, urine from cabins etc. | recommend
reference is made using Code of Practice British Water Flows and Loads 4 for private sewage
treatment systems.

o) The maximum occupancy of the site for 52 weeks of the year, unless justification is
provided why the site will not be used all year around - P amount must be based on maximum
combined use of the site, which include non-residential visitors.

Chemical Dosing

o] In agreeance with NRW consultation response dated 5/4/22 - further information
required

Reedbed System

Further information is required with regards to the design of the reedbed system that is



proposed. It is intended that residual phosphates remaining after the PTP is being further
mitigated through the installation of the reedbed system. In order to consider the proposed
reedbed in relation to the phosphates loads, further information include;

0 Technical details in relation to the reedbed system;

- details of methods of installation including timings of when the reedbed is expected to work
efficiently

- What is the capacity of water(?) that can be taken from the PTP into the reedbed
- Does efficiency of P uptake remain constant over time,

How will environmental Factors (i.e seasonally efficiency from weather or growing periods)
effect the phosphate removal efficiency of the reedbed,

- Maintenance details of the reedbed, and who will be responsible

- Demonstrate that the amount of P taken up by the chosen reed-bed system equals or
exceeds the amount of P discharged from the PTP

- Constructed wetlands are self-contained systems, the final effluent will discharge to ground
or watercourse beyond the wetland, not seep straight down to the subsoil beneath (as
referred to in the Drainage Strategy Document 21/2/22). Therefore, clarification will be
required to confirm the final designation of the 'effluent’

- Clarification is required to confirm if the reedbed is intended to be hydrologically connected
to the proposed pond

- It is suggested that at this time that a 96% reduction in phosphates is achieved via the
chemical dosing within the PTP, further technical information and evidence is therefore
required to demonstrate what uptake of phosphates can be achieved through the reedbed
system before reaching final destination.

- In accordance with Natural Resources Wales new phosphate standards for the river SACs
in Wales (21st January 2021) Where discharges to ground are proposed, developers should
provide the results of infiltration testing with calculations to demonstrate that the drainage
field size and design is appropriate for the volume of discharge proposed and follows the
relevant British Standard, therefore, confirmation will be required to demonstrate that the
including topography and layout of the reedbed is suitable, percolation test maybe required
in order to demonstrate this.

- PTP systems discharging to ground must be located more than 40m from any surface water



feature such as a river, stream, ditch or drain. It is considered based on current proposals
that the reedbed and pond are in connection with the PTP system, therefore the location of
these features are currently within 40m of the watercourse located to the east.

Further information required prior to determination: YES
Prior to determination;

o] Further information in relation to phosphate flows and loads calculations, chemical
dosing of the PTP and further technical detail in relation to the reedbed.

o] A reviewed Bat Mitigation Strategy to reflect current proposed plans in relation to the
Barn building
0 Specific location and type of product of bird nesting boxes and bat boxes to be installed

(biodiversity enhancement scheme)
o] Details of external lighting as stated in NRW consultation response 5/4/22

Information that could be conditioned, however submission of this information at this stage
could avoid the requirement of a pre-commencement condition being needed.

o] Tree and Hedgerow Planting Scheme including planting methods, specific quantity
and aftercare schedules

0 Landscape Planting Scheme including species, quantities, planting methods and
aftercare

Subject to inclusion of the conditions below, would the development result in a significant
negative effect on biodiversity? N/A

Conditions: N/A

PCC-Ecologist 9th Aug 2022

Holding objection - further information is required

Policy background:

o] Planning Policy Wales, Edition 11, 2021



o] Technical Advice Note (TAN) 5

o] Powys Local Development Plan 2011 - 2026:

DM2 - The Natural Environment

DM4 - Landscape

DM?7 - Dark Skies and External Lighting

DM14 - Air Quality Management

o} Powys Supplementary Planning Guidance: Biodiversity and Geodiversity (2018)
Legislative background:

o} The Conservation of Habitats and Species Regulations 2017 (as amended)
o] Environment (Wales) Act 2016

Comments:

Previous comments provided 07/04/2022.

Further information regarding potential impact to bats from the revised plans has yet to be
provided. It is unclear whether internal works to provide useful storage areas and the artist
studio will impact existing access points or roost features, including use of internal loft
hatches into the roof space. An updated bat mitigation, compensation and enhancement
statement is required prior to determination of the application.

Additional information regarding external lighting as advised by NRW has not yet been
submitted and it is advised that the ecological consultant confirms the required details of
the lighting scheme to accompany the updated bat mitigation, compensation and
enhancement statement.

| have reviewed the updated Drainage Strategy (version 4, dated 14/06/2022). The site is
outside of the mains sewer area. The existing dwelling is currently served by a septic tank
with a discharge to ground. The existing drainage field has failed so a replacement
discharge location will be required. The existing septic tank will be replaced by a package
sewage treatment plant which will serve the proposed development, as well as take liquid
waste from four cabins and a bath house from the adjacent development (21/1904/FUL) if
approved. The amended Proposed Site Plan, Drawing no. PL011, Rev. F, identifies foul
drainage discharge to a pond and reed-bed, which differs from the indicative foul drainage
plan in the Drainage Strategy v.4 and on the revised landscaping scheme (Concept Plan,
Drawing no CP/CC/21 Rev.2.). A revised plan will be required to confirm the foul drainage



details.

NRW guidance for Local Planning Authorities has recently been updated (July 2022) and
includes consideration of chemical dosing (phosphorus removal) in small private sewage
treatment systems such as that proposed by the applicant. NRW advise that chemical
dosing systems may not necessarily be a sufficiently reliable long-term measure for
reducing phosphorus in effluent discharges. The advice states

If phosphorus reduction technologies are proposed for a private system, developers
applying for planning consent should provide sufficient information with their application for
Planning Authorities to have certainty that the proposed system can be installed and
operated effectively in accordance with manufacturers specifications for the lifetime of the
development. Supporting information should include:

o test performance certification issued by a recognised body demonstrating the effluent
phosphorus standards that can be achieved by the proposed treatment system

o a method statement detailing how the sewage treatment plant and phosphorus reduction
technology will be operated and maintained

Note this information is in addition to the provision of manufacturers specifications, design
information and drainage plans etc that should accompany any application.

Phosphorus reduction in private systems does not remove all of the nutrient from effluent.
Therefore, developers and Planning Authorities will need to consider the effect of residual
phosphorus in effluent on a river SAC, as a pathway for impacts remains where discharges
are to watercourses or discharges are to ground not meeting the criteria set out in this
advice.

A test performance certificate has been provided by an appropriate recognised body
demonstrating phosphorus reduction to 0.3 mg/L can be achieved for the chosen sewage
treatment system. A sufficiently detailed method statement (that can be subject to a
planning condition/obligation) will be required to demonstrate how the system will be
maintained for the lifetime of the development. The system is likely to require more frequent
de-sludging and the dosing system will require regular monitoring, topping up and servicing.
Appropriate storage of chemicals should also be considered.

The Strategy notes that all owners of private sewage treatment systems are legally required
to maintain their systems and that no planning condition/obligation to that effect should be
required. However, evidence from multiple sources demonstrates that many systems are
not maintained appropriately, contributing to pollution of waterbodies. (The system at
Rhydoldog has not also been properly maintained despite legal responsibility by previous
owners.) Many systems in the River Wye SAC catchment also do not have the legally



required environmental permit or registered exemption so reliance on existing external
controls in this case is not considered sufficient to satisfy Habitat Regulations requirements.

If you are satisfied that effective management of the proposed dosing system can be
monitored and enforced by the LPA through planning controls for as long as a significant
adverse effect on the River Wye SAC is considered likely, the proposed chemical dosing
may be considered an acceptable mitigation measure. Unfortunately, effective mitigation
has not yet been developed or implemented to reduce in-river phosphorus to target levels
within the River Wye SAC catchment. Therefore, evidence of appropriate maintenance and
monitoring will almost certainly be needed for longer than the 5 year minimum
recommended by NRW as standard practice.

Data for predicted phosphorus loads for the development has also been provided. Loads
are based on 12.2mg/L of phosphorus being discharged from a typical septic tank. If
chemical dosing is to be implemented for the lifetime of the development a reduction in the
amount of phosphorus discharged to the environment will result compared to the current
situation, i.e. betterment will be achieved.

A precautionary approach to calculation of phosphorus concentrations and loadings is
advised given the extremely variable output of phosphorus measured between individual
systems and between sampling times for the same system, as noted in Natural England's
research reports. It is considered prudent to use the cited 'worst scenario' figure in
calculations. Where constructed reed-beds will be relied upon for phosphorus removal the
cited 40mg/L figure should be used to calculate phosphorus concentrations and loading in
the absence of more accurate data.

Details for a constructed reed-bed have been included to provide additional treatment
removing more phosphorus prior to discharge to a soakaway. Constructed reed-beds are
known to remove nitrogen-based nutrients effectively but less is known regarding their long-
term efficacy in phosphorus removal. The strategy states that 'up to 60% of the phosphates'
can be removed, although no source for the figure has been provided. The majority of
phosphorus is typically removed through accumulation in the sediment or is taken up by
actively growing plants (although this varies across the seasons and with the age of the
plants). The type of sand, gravel, etc., used and retention time of effluent within the bed is
a key determinant of how effective phosphorus removal is and for how long it will be
effective for. It is not clear how the size of reedbed and type of substrate/growing media
has been chosen in relation to the predicted phosphorus loading and so it is unclear
whether the proposed design is appropriate. Revised phosphorus loading calculations
should be provided with additional details to demonstrate how the specific design of the
reedbed will remove phosphate, how much is expected to be removed and for how long.
Details for maintenance of the reeds and replacement of the substrate should be informed
by these calculations. Disposal of removed phosphorus-rich substrate should also be



considered.

Soil percolation test results identify that the ground is free-draining with an average Vp
(percolation rate) of less than 15, which is the minimum required by BS6297:2007+A1:2008
for effective drainage fields. If there is a 'de minimus' amount of phosphorus being
discharged to a soakaway following secondary and tertiary treatment, it is considered
unlikely that this will result in a likely significant effect on the SAC. However, ground
conditions appear unsuited to a direct discharge to ground (via a drainage field) using a
package sewage treatment system without additional measures.

Biodiversity enhancement:

The revised Landscaping Scheme Concept Plan is welcome and the proposed diversity of
planting would provide biodiversity benefit. It is proposed to replant a native species
hedgerow along the northern boundary (no hedgerow currently present) and a wildflower
area. To ensure that the species are appropriate to the local area and site, it is
recommended that submission of further details is secured through an appropriately
worded planning condition. Clarification is required regarding creation of a pond and
reedbed (in addition to the foul drainage system). The Landscape Plan does not include
these features but they are identified on the amended Proposed Site Plan.

Further information required prior to determination:

i. An updated bat mitigation/compensation/enhancement statement with revised
external lighting details addressing NRW comments

ii. Revised Proposed Site Plan/Foul Drainage Plan identifying the location of the
package sewage treatment plant, reed-bed and soakaway, and confirming the location of
the pond and reed-bed if retained

iii. Detailed method statement for short, medium and long-term monitoring and
maintenance of the package sewage treatment system including additional treatment
measures

iv. Sufficient details of the proposed reed-bed design to demonstrate the effective
removal of phosphorus and that the design is appropriate for the predicted phosphorus
loading. Loading calculations should be based on precautionary figures unless sufficiently
robust data is available.

V. Detailed method statement for short, medium and long-term monitoring and
maintenance of the constructed reed-bed system



PCC-Ecologist 14th Oct 2022

Objection - for reasons below

Policy background:

o] Planning Policy Wales, Edition 11, 2021

o] Technical Advice Note (TAN) 5

o] Powys Local Development Plan 2011 - 2026:

DM2 - The Natural Environment

DM4 - Landscape

DM?7 - Dark Skies and External Lighting

o} Powys Supplementary Planning Guidance: Biodiversity and Geodiversity (2018)
Legislative background:

o} The Conservation of Habitats and Species Regulations 2017 (as amended)

o] Environment (Wales) Act 2016

Comments:
Previous comments provided 07/04/2022 and 09/08/2022.

A Nutrient Neutrality Report, by Marian Cameron Consultants Ltd, dated September 2022,
has also been provided to inform the application. Application 21/1904/FUL which proposed
to discharge effluent to the private sewage treatment system for the present application
has been withdrawn. Revised nutrient calculations have been provided to demonstrate that
the development will not result in discharge of additional phosphorus (P) to the River Wye
SAC. Nutrient neutrality will be achieved as previously proposed through use of a chemical
dosing system in the package sewage treatment plant, which will reduce P levels in
discharged effluent by 95.5%. An appropriate test certificate has been provided to
demonstrate that the predicted P reduction can be achieved. Discharged effluent will flow
through a reedbed prior to discharge to soakaway but the reedbed will not be relied upon



to provide measurable phosphorus reduction.

Detailed nutrient budget calculations are provided, which is welcome. There are a number
of errors and inconsistencies with the references provided and with the data used to inform
the calculations of P loading for the existing and proposed use of the site. The way data
are presented to make the case of a reduction could also be much clearer.

Use of water efficiency measures are proposed, which is welcome. Sufficiently detailed
data evidencing the reduced water consumption are not provided but reduction in water
use does not appear to be necessary to achieve a nutrient reduction. How the reduced
water flow and resulting higher phosphorus concentration in the influent will affect
frequency of chemical dosing and sludge removal may need consideration.

Nutrient neutrality remains reliant upon use of a PTP with a chemical dosing system.
Manufacturer's specifications and technical details have been provided for the PTP and
dosing system. It is proposed that long-term monitoring and maintenance of the PTP and
chemical dosing system will be achieved via an agreement between the property owner
and Klargester. The report states monthly water quality testing will be undertaken and 'an
emergency buffer allowance' will be built in to the PTP. It is assumed that this relates to the
chemical dosing system but is not entirely clear. A back-up generator will be provided to
ensure the PTP remains operational. Should a longer-term fault develop an alternative
strategy for foul water disposal will be agreed with the LPA and NRW. It is not clear what
this would be but may rely on additional emptying of the system at a licensed WwTW.
Details of contingency measures should be identified prior to the appropriate assessment
to ensure that they can be delivered if and when necessary.

Sludge removal will take place annually and will be disposed of at a licensed WwTW outside
of a River Wye SAC catchment. Disposal destination for sludge is usually determined by
the sewerage undertaker. It is not clear whether this would be sufficiently within the long-
term control of third-party waste management contractors. It will be necessary to ensure all
sludge disposal takes place at a WwTW outside of any phosphorus sensitive SAC
catchment in Wales (and potentially nutrient sensitive SACs in England) or provide
evidence to demonstrate that a significant effect to that SAC will not result.

The LPA will also need to be satisfied that evidence to demonstrate regular monitoring and
maintenance of the entire system, including monthly water quality testing, sludge removal
frequency and destination, chemical dosing records, and annual monitoring and servicing
can be recorded and provided to the LPA (including in the event of landowner change) and
that this can be enforced through appropriate planning condition/obligation. To ensure
mitigation measures deliver nutrient neutrality the measures must be capable of being



secured for the lifetime of the development, i.e. several decades in this instance.

Information previously requested relating to bats remains outstanding.

PCC Ecologist 11t Nov 2022
Recommendation:
Holding objection — further information is required
Policy background:
* Planning Policy Wales, Edition 11, 2021
* Technical Advice Note (TAN) 5
* Powys Local Development Plan 2011 — 2026:
DM2 — The Natural Environment
DM4 — Landscape
DM7 — Dark Skies and External Lighting
» Powys Supplementary Planning Guidance: Biodiversity and Geodiversity (2018)
Legislative background:
» The Conservation of Habitats and Species Regulations 2017 (as amended)
* Environment (Wales) Act 2016
Comments:
Previous comments provided 07/04/2022, 09/08/202, 13/10/2022 and 02/11/2022.
Further information has been provided:
* Letter from Marian Cameron, Environmental Consultant, dated 27/10/2022
* Letter Annex 1 - Rhydoldog - Total Phosphorus Budget Calculations, undated
* Letter Annex 2 - Memorandum of Understanding on Water Quality Testing Between
Charlotte Church and Apem — October 2022

» Watkins, R. (October 2022) Bat Survey: Rhydoldog House Barns, Rhayader, Powys, LD6



5HB,
V3.0. Ecological Services Ltd

The letter from Marian Cameron is welcome and addresses questions/concerns raised. The
capacity of the PTP has been confirmed as sufficient to ensure that increased sludge
accumulation resulting from chemical dosing can be accommodated, particularly if there is a
delay in emptying of the system. Similarly, the capacity proposed (50 person) also allows for
water volumes greater than those proposed.

Following review of the information provided, NRW appear satisfied that use of a chemical
dosing system for the development is acceptable subject to appropriate planning controls.
NRW have made clear that they consider the use of a drainage field is reasonable to retain
any residual phosphorus following discharge of treated effluent.

Use of reed-beds and other planting has yet to be recognised as effective on-site treatment
to ensure nutrient neutrality for an individual development. The Nutrient Neutrality Report
states ‘After the treated foul water flows through the reedbed it will infiltrate into the ground
through a soakaway within a drainage field.....Within the drainage field an orchard will be
planted. Species will include (but not exclusively): Braeburn, Cox, Fuji, Royal Gala and
Golden Delicious. These species all have average phosphorus adsorption rates of between
0.06 and 0.08 kg/yr and will adsorb any excess Total Phosphorus within the soils and
groundwater within the drainage field.’

It is not clear from this that a drainage field constructed to BS 6297:2007+A1:2008 will be
installed. A soakaway is used for surface water discharges not effluent and Building
Regulations 2010 — Approved Document H requires effluent to be discharged to a properly
constructed drainage field.

Whilst there is no objection to installation of a reed-bed prior to discharge to an appropriate
drainage field, tree planting on a drainage field area is considered likely to damage drainage
pipes and may significantly affect retention of phosphorus within the infiltration and adsorption
zones through disturbance of substrate material. BS 6297:2007+A1:2008 advises that
drainage field areas should be free from disturbance, compaction, etc. It is therefore advised
that a drainage field is constructed in accordance with Building Regulations requirements as
a minimum. (Additional planting could be considered where mature root zones would not
impact the drainage field, for example downslope of the existing waterlogged drainage field
area, where phosphorus absorption may be more beneficial and welcome.)

The development will result in daily discharge rate of at least 2.5m3 and the applicant is
aware that an environmental permit will be required for the development.

PCC Development Management have confirmed that it will be possible to secure appropriate



management and maintenance of the foul drainage system as proposed for the lifetime of the
development through appropriate planning conditions. The revised Location Plan, drawing
no PLOOO Rev C. (uploaded to PCC Planning 28/10/2022) confirms that the pond and reed-
bed area are no longer part of the proposal. A revised Site Plan has not been submitted and
currently the only plan with any foul drainage details is the landscaping Concept Plan. A
revised site plan is required reflecting the current proposal to ensure that adherence to foul
drainage details can be appropriately secured via an approved plan. The revised site plan
should state clearly that the package sewage treatment plant will discharge via a reed-bed to
a drainage field as required by Building Regulations and NRW advice not a soakaway.

The revised ecology report by Ecological Services Ltd confirms the details of the bat
mitigation and compensation measures following revision of initial proposals for the adjacent
barns. A dedicated bat loft will be created above a storage area in the southern aspect of the
barns with access points and roost areas created for multiple species, providing
enhancement as well as mitigation and compensation for existing roosts impacted by the
proposal.

It is therefore recommended that adherence to the identified bat mitigation, compensation
and enhancement measures are secured through an appropriately worded planning
condition.

Previous comments (07/04/2022) are reiterated - all proposed mitigation and compensation
details regarding bats need to be clearly illustrated on the architectural plans prior to
commencement of development in order to demonstrate all proposed mitigation and
compensation measures are appropriate and achievable. | note that the current red-line
boundary on the recent Location Plan does not extend to cover the southern part of the barn
where mitigation will be secured.

The ecology report recommends that a detailed external lighting plan will be required to
minimise disturbance to bats using the buildings and surrounding habitat. The amended
elevation plans for the artist’s studio identify the location of two external lights and that these
will be controlled by PIR sensors. In light of previously submitted information and NRW advice
it is therefore recommended

that adherence to wildlife sensitive external lighting measures is secured through an
appropriately worded planning condition.

Further information required prior to determination:

i. A revised Site Plan with amended foul drainage details as described above to inform the
Habitat Regulations Appropriate Assessment

ii. Revised architectural plans detailing bat mitigation/compensation/enhancement measures



as detailed in the revised ecology report.

PCC Ecologist 218t Nov 2022

Recommendation:
No objection — subject to planning conditions and/or planning obligations

Policy background:
¢ Planning Policy Wales, Edition 11, 2021
e Technical Advice Note (TAN) 5
e Powys Local Development Plan 2011 — 2026:
DM2 — The Natural Environment
DM4 — Landscape
DM7 — Dark Skies and External Lighting
e Powys Supplementary Planning Guidance: Biodiversity and Geodiversity (2018)

Legislative background:
e The Conservation of Habitats and Species Regulations 2017 (as amended)
e Environment (Wales) Act 2016

Comments:
Previous comments provided 07/04/2022, 09/08/202, 13/10/2022, 02/11/2022 and
11/11/2022.

Revised architectural plans have not been provided to demonstrate that the proposed bat
mitigation, compensation and enhancement measures can be appropriately accommodated
within the proposed development but are expected prior to the committee meeting.

Following provision of an appropriate plan detailing appropriate foul drainage details, a
Habitats Regulations Assessment (HRA) Test of Likely Significance has been undertaken
to establish whether the proposed development could result in a likely significant impact to
the River Wye SAC and/or its associated features. The HRA screening concluded that a
likely significant effect to the River Wye SAC and/or its associated features could not be
ruled out. (This conclusion was reached by assessing the proposed development in the
absence of mitigation as required by recent CJEU ruling.) An Appropriate Assessment of
the application has, therefore, been undertaken to determine whether the proposed
development would result in an adverse effect on the integrity of the national site network.
The report concludes that subject to inclusion of appropriate conditions and adherence to
approved plans the proposed development would not result in an adverse effect to the
integrity of the River Wye SAC in light of its conservation objectives. | have attached a copy
of the Habitat Regulations Appropriate Assessment report.

In accordance with the requirements of the Requlations, NRW as the Statutory Nature
Conservation Body will need to be consulted to confirm that they are in agreement with the




conclusion of the Appropriate Assessment.

The following conditions must be applied to any consent to secure the proposed mitigation
measures identified within the Appropriate Assessment (subject to NRW comment):

1) Perior to first occupancy of the hereby approved development, evidence shall be
submitted to the Local Planning Authority in writing demonstrating that i) the foul
drainage connection from the property Rhydoldog, Cwmdauddwr, Rhayader,
Powys, LD6 5HB, has been disconnected from the existing septic tank and
connected to the approved package sewage treatment plant, ii) that the existing
septic tank has been emptied by an appropriately licensed waste contractor, and
iii) has been filled with an inert, non-degradable material such as aggregate or
soil to prevent any future reuse.

2) Perior to first occupancy of the hereby approved development, a maintenance and
management plan for the approved foul water drainage system shall be
submitted to the Local Planning Authority in writing. The plan shall include but not
be limited to
i) a timetable for its implementation
ii) details of how the foul water drainage system will be maintained

throughout the lifetime of the development, to include monitoring of the
chemical levels within the dosing system and efficacy of the phosphorus
removal system
fii) contingency measures for foul water disposal in the event that the foul
water drainage system, including the chemical dosing equipment,
develops a fault
The approved plan shall be implemented in full and maintained thereafter.
Documentary records demonstrating adherence to the approved measures shall
be maintained by the operator of the development hereby permitted and be made
available to the LPA upon request.

Subject to inclusion of the conditions above and below, would the development
result in a significant negative effect on biodiversity? No
Conditions:

Should Development Management be minded to approve this application, inclusion of the
following conditions is recommended

1. The development shall be undertaken in strict accordance with Section 10 of Bat
Survey: Rhydoldog House Barns, Rhayader, Powys, LD6 5HB v3.0, by Ecological
Services Ltd, dated October 2022. The measures identified shall be adhered to and
implemented in full and maintained thereafter.

2. The external lighting identified on Artist Studio — Proposed Elevations, Drawing no.
PL110, Rev. A shall be restricted to use of downlighters or cowled or hooded
luminaries angled downwards preventing light spill above the horizontal plane and
there shall be no direct or indirect illumination of adjacent woodland, trees,



hedgerows or bat mitigation features including roost entrances (including bat boxes)
and flightlines. Bulbs emitting light from the warm-white colour spectrum only
(<2700°K) with a peak wavelength exceeding 550nm shall be used. Lighting shall be
controlled using PIR motion sensors set to a maximum of 1 minute and angled to
prevent accidental triggering.

3. All existing external lighting on the approved development shall be replaced with
external luminaries mounted at or below 2.5m above ground level where practical,
and luminary design and operation shall accord with the condition above.

4. Notwithstanding the details submitted, prior to commencement first occupancy of the
approved development, a detailed landscaping scheme shall be submitted to and
approved in writing by the Local Planning Authority. The submitted landscaping
scheme shall include a scaled drawing and a written specification clearly describing
the species, sizes, densities and planting numbers proposed as well as aftercare
measures. Drawings must include accurate details of any existing trees and
hedgerows to be retained with their location, species, size and position. The
approved scheme shall be implemented in full and maintained thereafter.

Reason: To comply with Powys County Council’'s LDP Policies DM2, DM4, DM7 and to
meet the requirements of Planning Policy Wales (Edition 11, February 2021), TAN 5:
Nature Conservation and Planning and Part1 Section 6 of the Environment (Wales) Act
2016.

Informatives:

The following advice for the applicant is also considered appropriate

Warning: A European protected species (EPS) Licence is required for this
development.

This planning permission does not provide consent to undertake works that require an EPS
licence.

It is an offence to deliberately capture, kill or disturb EPS or to recklessly damage or
destroy their breeding sites or resting places. If found guilty of any offences, you could be
sent to prison for up to 6 months and/or receive an unlimited fine.

To undertake the works within the law, you can obtain further information on the need for a
licence from Natural Resources Wales on 0300 065 3000 or at
https.//naturalresources.wales/permits-and-permissions/protectedspecies-
licensing/european-protected-species-licensing/?lang=en

PCC- (S) Land Drainage 21st Dec 2021

Could the following be added as a recommendation for the application.

All: Having assessed the Planning Application Ref 21/2085/FUL, the SuDS Approval Body



(SAB) deem that the construction area is greater than 100m2 and therefore this proposed
development will require SAB approval prior to any construction works commencing onsite.

Please contact the SAB Team on 01597 826000 or via email sab@powys.gov.uk

For further information on the requirements of SAB and where relevant application
forms/guidance can be accessed, please visit the following website
https://en.powys.gov.uk/article/5578/Sustainable-Drainage-Approval-Body-SAB

If for any reason you believe your works are exempt from the requirement for SAB approval,
we would be grateful if you would inform us so we can update our records accordingly.

The requirement to obtain SAB consent sits outside of the planning process but is
enforceable in a similar manner to planning law. It is a requirement to obtain SAB consent
in addition to planning consent. Failure to engage with compliant SuDS design at an early
stage may lead to significant unnecessary redesign costs.

Furthermore, the Lead Local Flood Authority (LLFA) would make the following
comments/recommendations.

The Authority holds no historical flooding information relating to this brownfield site.
However, from the surface water flood mapping in our possession, there is a risk of surface
water flooding to the site. This flood risk information can be seen on NRW's flood risk
mapping webpage, in particular, flooding from surface water and small watercourses,
where it shows that the site is partially located in Flood Zone 2 and Flood Zone 3.
Development should not be permitted within an area at risk from flooding unless it can be
demonstrated that the consequences of any flooding would be acceptable for the
development proposed and that it would not give rise to any unacceptable flooding impacts
elsewhere.

The LPA should require the developer to carry out a limited Flood Consequence
Assessment (FCA) to be prepared to evaluate and assess the flood risk prior to the granting
of any permission.

PCC- (S) Land Drainage 25th Mar 2022

The additional information does not affect out previous comments dated 21st December
2021, which remain unchanged and to be addressed.

PCC-Countryside Services Manager 29th Dec 2021



The applicant is advised that the above public rights of way (PROW) exist within the
application area and the proposed development as shown on the application plans provided
will directly affect them; as such Countryside Services wishes to submit an objection to this
application.

The routes of the PROW as shown on the Location Plan are not an accurate representation
of those routes as recorded on the definitive map, the legal record of public rights of way,
held by Powys County Council, the Highway Authority. As such the proposed creation of
2 parking areas; one of which is covered and one with significant groundworks will both
directly affect the routes of footpaths LC232 and LC285.

In the Local Development Plan, DM13 criterion 9 requires the public right of way to be
enhanced and integrated within the layout of the development proposal, and E6 criterion 2
requires adequate provision is made for parking of vehicles and the storage of
materials/equipment, while E6 criterion 3 requires the construction of new, or conversion
of existing buildings, that form part of the proposal lie within or immediately adjacent to
existing farm building complex. As such the applicant must;

o} submit an application for a Public Path diversion Order to divert the above PROWSs
to alternative alignments in order to accommodate the development as proposed; and this
Order must be confirmed prior to development over the legal alignment of the paths (this is
a separate legal process from planning permission)

or

o} amend the plans to ensure that the PROW are not affected by the development;
ensuring that they remain available for use on their legally recorded route by the public at
all times.

It is therefore strongly advised that the applicant checks the definitive line of the public
rights of way on their land to ensure that they understand where they are located. You can
access a digital interpretation of the Definitve Map using this link:
https://data.gov.uk/data/map-
preview?url=https://geo.powys.gov.uk/geoserver/opendata/wms Please refer to the
accompanying user guide, enclosed.

In addition to the above, Powys County Council has a duty to 'assert and protect' public
rights of way under the Highways Act 1980. The applicant should note:

o] Development over, or illegal interference with, a public right of way, is a criminal
offence and enforcement action will be taken against any applicant who ignores the
presence of affected public rights of way. This includes temporary obstructions such as
rubble mounds, building materials, parked vehicles etc...



o} Landscaping & Surfacing - Advice will need to be sought before interfering or
surfacing a public right of way.

o] New fencing or boundaries - The developer will need to seek a licence for a new
structure if intending to create a boundary across a public footpath or bridleway. We cannot
authorise a structure across a Restricted Byway or Byway Open to All Traffic.

o] Temporary closures - The applicant can seek a temporary closure of a public right
of way from the council if they feel the public may be at risk during the works. The process
can take a couple of months to put into place so early consultation with Countryside
Services is recommended if a temporary closure is required. This is a separate procedure
for which a fee applies.

o] Legal Diversion - If development directly affects a public right of way, the applicant
will need to seek advice and apply for a legal diversion from the Council. No development
can take place on a public right of way until a legal order is confirmed and the process may
take at least 6 months. For more information please discuss with Countryside Services at
the earliest available opportunity.

PCC-Countryside Services Manager 22nd Mar 2022

Following the additional amended information, and reduced scope of the planning
application (as per the agent's letter of the 15th March to PCC planners); Countryside
Services wishes to remove its objection to the application.

That said the routes of the PROW as shown on the revised Location Plan are still not an
accurate representation of those routes as recorded on the definitive map, the legal record
of public rights of way, held by Powys County Council (PCC), the Highway Authority. As
such PCC Countryside Services would still advise that the applicant contact us directly
regarding the PROW through their property.

In the Local Development Plan, DM13 criterion 9 requires the public right of way to be
enhanced and integrated within the layout of the development proposal, and EG6 criterion 2
requires adequate provision is made for parking of vehicles and the storage of
materials/equipment. Should the application be granted planning permission, the applicant
must ensure that the legally recorded routes of the PROW are not obstructed at any time.

It is therefore strongly advised that the applicant checks the definitive line of the public
rights of way on their land to ensure that they understand where they are located. You can
access a digital interpretation of the Definitve Map using this link:
https://data.gov.uk/data/map-



preview?url=https://geo.powys.gov.uk/geoserver/opendata/wms

In addition to the above, Powys County Council has a duty to 'assert and protect' public
rights of way under the Highways Act 1980. The applicant should note:

0 Development over, or illegal interference with, a public right of way, is a criminal
offence and enforcement action will be taken against any applicant who ignores the
presence of affected public rights of way. This includes temporary obstructions such as
rubble mounds, building materials, parked vehicles etc...

o} Landscaping & Surfacing - Advice will need to be sought before interfering or
surfacing a public right of way.

0 New fencing or boundaries - The developer will need to seek a licence for a new
structure if intending to create a boundary across a public footpath or bridleway. We cannot
authorise a structure across a Restricted Byway or Byway Open to All Traffic.

0 Temporary closures - The applicant can seek a temporary closure of a public right
of way from the council if they feel the public may be at risk during the works. The process
can take a couple of months to put into place so early consultation with Countryside
Services is recommended if a temporary closure is required. This is a separate procedure
for which a fee applies.

0 Legal Diversion - If development directly affects a public right of way, the applicant
will need to seek advice and apply for a legal diversion from the Council. No development
can take place on a public right of way until a legal order is confirmed and the process may
take at least 6 months. For more information please discuss with Countryside Services at
the earliest available opportunity.

CPAT 10th Jan 2022

The proposals impact a late 18th - 19th century stone barn range recorded as PRN 134076
(Rhydolog traditional farm outbuildings) which will be converted to a new dwelling space.

There will inevitably be some changes to the existing fabric, fittings and layout of the structure
during the proposed conversion to a new dwelling. We currently have very poor information
relating to this building and a survey of the present form, layout and condition of the building
therefore needs to be preserved prior to changes take place.

We would recommend that a Level 2 survey is completed in accordance with the Planning
Policy Wales (Feb 2021) and TAN 24 (May 2017) guidance and an appropriate condition is



supplied below. The Level 2 survey would include a detailed photographic survey, written
descriptive survey, phased plans of building development and a measured survey using
annotated architects' plans. The recording work must be completed by a professional
archaeological contractor in accordance with CIFA standards and guidance.

The condition in this case would be:

Suggested planning condition to facilitate a programme of historic building recording, the
equivalent of an Historic England Level 2 building survey, in order to allow an adequate
analytical record of the buildings to be made prior to alteration

No development shall take place until a programme of building recording and analysis,
equivalent to an Historic England Level 2 building survey, has been secured and implemented,
in accordance with a brief issued by the local planning authority and a written scheme of
investigation which has been submitted and approved in writing by the local planning authority.
The survey will be completed by a professional archaeological contractor. The programme of
building analysis and recording must meet the standards laid down by the Chartered Institute
for Archaeologists in their Standard and Guidance for the archaeological investigation and
recording of standing buildings or structures.

A copy of the resulting report should be submitted to the Local Planning Authority and the
Development Control Archaeologist, Clwyd-Powys Archaeological Trust (The Offices, Coed y
Dinas, Welshpool, Powys, SY21 8RP Email: mark.walters@cpat.org.uk Tel: 01938 553670).
After approval by the Local Planning Authority, a copy of the resulting report and digital archive
should be sent to the Historic Environment Record Officer, Clwyd-Powys Archaeological Trust
for inclusion in the regional Historic Environment Record and a copy of the report and whole
project archive should also be sent to the National Monuments Record, RCAHMW, Aberystwyth

Reason:

To allow an adequate analytical record of the building to be made, before it is converted, to
ensure that the buildings origins, use and development are understood and the main features,
character and state of preservation are recorded.

| have attached a brief for the Level 2 survey and guidance on sources of archaeological
contractors who may wish to tender for this work. The chosen archaeological contractor will
need to submit a WSI (written scheme of investigation) document to me for approval before
they can commence works on site. Please ensure that this email and all attached documents
are forwarded to the applicant/agent so that they are fully informed of the requirements.

Natural Resources Wales (Mid Wales) DPAS 13th Dec 2021



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. If this information is not
provided, we would object to this planning application. Further details are provided below.

We also advise that based on the information submitted to date, a condition regarding
protected species should be attached to any planning permission granted

Condition - Protected Species: Prior to its installation, full details of lighting shall be submitted
to and agreed in writing by the Local Planning Authority. The Lighting Plan should include:

o Details of the siting and type of external lighting to be used
o and evidence of retained dark corridors and access points for bats.
o Details of lighting to be used both during construction and/or operation

o Drawings setting out light spillage in key sensitive areas (river corridor and hedge line
running north at the eastern side of the gym)and the documents identified below should be
included in the approved plans and documents condition on the decision notice.

o Ecological Services Ltd, August 2021, Version 1, Bat Survey, section 10
o Arbor Architects, drawing PL110 dated 16/07/2021, Proposed Elevations barn conversion
o Arbor Architects, drawing PL111 dated 16/07/2021, Proposed Elevations barn conversion

Without the inclusion of this condition and these documents we would object to this planning
application.

Protected Sites
River Wye Special Area of Conservation

We note the application site is within the catchment of the River Wye 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. As part of this package,
we issued a Planning Position Statement, in which we advised that any proposed
development that might increase the amount of phosphate (or phosphorus) within a river SAC
catchment could lead to damaging effects to the SAC. Therefore, such proposals should be
screened through a Habitats Regulations Assessment (HRA), to determine whether they are
likely to have a significant effect on the SAC. We have also issued Planning Advice (May
2021) which gives specific advice in respect of foul drainage arrangements for new
developments.

We note from the information submitted (section 8.19 of the Design and Access Statement



dated August 2021 and Proposed Site Plan drawing PL0O11D) that a new package treatment
plant is to be installed to provide foul drainage for the house and converted barns. The plan
shows foul drainage pipes extending towards the woodland, indicating that foul drainage for
the associated holiday cabins proposed under application 21/1904/FUL will also be
connected to the same system. The package treatment plant seems to discharge to a pond
and reed bed system; however, it is not clear how water dispersal from the pool will take
place and how it will affect the nearby watercourse. No detailed Drainage Strategy is available
or has not been submitted for our consideration, we therefore consider the proposed
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 as identified in the section titled "What does this mean for development proposals
involving private sewage treatment systems' of that advice.

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). The Applicant
should be made aware that if the total volume of discharge is above 2 cubic metres a day the
discharge would require an Environmental Permit from our permitting team.

It is important to note that a grant of planning permission does not guarantee that a permit
will be granted, should a proposal be deemed to be unacceptable (either because of
environmental risk or because upon further investigation, a connection to mains sewer was
feasible). The Applicant should ensure that they have all the required permissions, consents,
permits and any other approvals in place prior to commencement of works on the site.

More information, including a step by step guide to registering and the relevant application
forms are available on our website. Where private sewage treatment/disposal facilities are
utilised, they must be installed and maintained in accordance with British Standards 6297
and Approved Document H of the Building Regulations. We also refer the Applicant to the
Guidance for Pollution Prevention 4 on the NetRegs website, which provides further
information.

Elenydd Site of Special Scientific Interest & Elenydd-Mallaen Special Protection Area Based
on the information submitted, we consider that the proposed development is not likely to
damage the features for which the nearby Elenydd Site of Special Scientific Interest is of
special interest and it will have no detrimental impact on the features of the Elenydd-Mallaen

Special Protection Area.

Protected Species



We note that the bat report submitted in support of the above application (Bat Survey dated
August 2021 by Ecological Services) has identified that multiple species of bats are present
at the application site. Small numbers of brown long-eared bats, common pipistrelle and
Natterer's bats were detected exiting the barn during the activity surveys.

In this case, the bat report concludes that the proposal is likely to harm or disturb the bats or
their breeding sites and resting places at this site and will, therefore, require a licence.

Bats and their breeding sites and resting places are protected under the Conservation of
Habitats and Species Regulations 2017 (as amended). Where bats are present and a
development proposal is likely to contravene the legal protection they are afforded, the
development may only proceed under licence issued by our licensing team, having satisfied
the three requirements set out in the legislation. A licence may only be authorised if:

i. the development works to be authorised are for the purpose of preserving public health or
safety, or for other imperative reasons of overriding public interest, including those of a social
or economic nature and beneficial consequences of primary importance for the environment.

ii. There is no satisfactory alternative and

iii. The action authorised will not be detrimental to the maintenance of the population of the
species concerned at a favourable conservation status in its natural range.

Paragraph 6.3.7 of Technical Advice Note 5: Nature Conservation and Planning states that
your Authority should not grant planning permission without having satisfied itself that the
proposed development either would not impact adversely on any bats on the site or that, in
its opinion, all three conditions for the eventual grant of a licence are likely to be satisfied.

We note section 9.9 of the bat report states that 'A detailed external lighting plan will be
required to minimise any external light disturbance to the bats using the buildings and
surrounding area.'. The lighting plan has not been submitted in support of this application or
it has not been uploaded on your website.

Provided all the recommendations made in section 10 of the bat report are implemented and
the submission and implementation of a detailed external lighting scheme is secured via
planning condition, we do not consider that the development is likely to be detrimental to the
maintenance of the population of the species concerned at a favourable conservation status
in its natural range. We recommend you include the bat report within the condition identifying
approved plans and documents on the decision notice.

In line with the letter issued by Welsh Government on 1st March 2018, we request that the
following informative is attached to any planning permission granted by your Authority:



Warning: An European protected species (EPS) Licence is required for this development.

This planning permission does not provide consent to undertake works that require an EPS
icence.

It is an offence to deliberately capture, kill or disturb EPS or to damage or destroy their
breeding sites or resting places. If found guilty of any offences, you could be sent to prison
for up to 6 months and/or receive an unlimited fine.

To undertake the works within the law, you can obtain further information on the need for a
licence from Natural Resources Wales on 0300 065 3000 or at Natural Resources Wales /
When you need to apply for a protected species licence

Development should not be commenced until the Applicant has been granted a licence by
Natural Resources Wales pursuant to Regulation 55 of the Conservation of Habitats and
Species Regulations 2017 (as amended), authorising the specified activity/development to
go ahead.

Other Matters

Our comments above only relate specifically to matters included on our consultation topic list,
Development Planning Advisory Service: Consultation Topics (September 2019), 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 environmental
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.

Natural Resources Wales (Mid Wales) 14th Jan 2022
DPAS

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,
you should seek further information from the applicant regarding protected sites. If this
information is not provided, we would object to this planning application.

Further details are provided below.

We also advise that based on the information submitted to date, a condition regarding
protected species should be attached to any planning permission granted



Condition - Protected Species: Prior to its installation, full details of lighting shall be
submitted to and agreed in writing by the Local Planning Authority. The Lighting Plan should
include:

o Details of the siting and type of external lighting to be used
o and evidence of retained dark corridors and access points for bats.
o Details of lighting to be used both during construction and/or operation

o Drawings setting out light spillage in key sensitive areas (river corridor and hedge line
running north at the eastern side of the gym and the documents identified below should be
included in the approved plans and documents condition on the decision notice.

o Ecological Services Ltd, August 2021, Version 1, Bat Survey, section 10
o Arbor Architects, drawing PL110 dated 16/07/2021, Proposed Elevations barn conversion
o Arbor Architects, drawing PL111 dated 16/07/2021, Proposed Elevations barn conversion

Without the inclusion of this condition and these documents we would object to this
planning application.

Protected Sites
The December 2021 Drainage Strategy refers to foul water from Rhydoldog house being
disposed to a septic tank with discharge to ground (NRW exemption NRW-WQE059241).

The report refers to the septic tank being located between the north of Rhydoldog house
and Nant Corwen (within 40m of a watercourse). According to our records the waste-water
private system at this location (grid reference SN94210 67989) is a package treatment
plant with discharge into Nant Gorwen (Permit EPR/UP3823XP issued on 13/06/2012).

The septic tank and associated exemption referred to above appears to be at a different
grid reference (SN94562 67747) which is associated to another property. We would
therefore advise that further clarification is required with regards to the extant method of
foul water disposal and whether the package treatment plant permitted in 2012 is
operational, or if a new system has been installed in 2021.

The location of the proposed new package treatment plant has been included in Figure 2
of the drainage strategy and planning drawing PL011 revision D which has been submitted
in support of associated application 21/2085/FUL.

The drainage strategy includes phosphorus loading calculations based on a predicted
occupancy of 17 people per day using the overall site. However, the site can host up to 32



people (including the owners) in on-site accommodation (8 in the cabins, 18 in the house
and 6 in the barn) plus any other people that may attend events held at the premises if
applicable. There is no justification for why only 53% occupation has been accounted for.

Both the exemption and permit mentioned above allow a maximum daily volume of
discharge of 2 cubic metres per day. There is no indication of the proposed volume of daily
water discharge associated with the development as described in the drainage strategy,
but it is likely to be higher. If the total volume of discharge is above 2 cubic metres a day
the discharge would require an Environmental Permit.

We advise you seek clarification over the nature of the business to understand the type of
events and number of people likely to be using the site. The type of package treatment
plant will need to be of an appropriate size to deal with a maximum capacity scenario
(phosphate and foul water load) and this needs to be clearly detailed.

We also note that the cabins will be fitted with compost toilets with the intention of
separating the liquid from the solids. The liquids will be disposed of within the private waste-
water system and the solids will be composted on site for twelve months with the intention
to spread the compost within the wider Rhydoldog woodland. The fluids from the compost
toilets need to be included in the calculations for sizing the PTP and the receiving discharge
to ground/reed bed.

The spreading of composted solid waste on non-agricultural land will need to be undertaken
in accordance with a deployment to spread waste under an Environmental Permit. It is
unlikely that a deployment would be agreed for the spreading of this treated material in
Ancient Semi Natural Woodland. We would also refer you to our Advice to planning
authorities considering proposals affecting ancient woodland so as to ensure that any
proposals including the use of ancient woodland is properly assessed. If the spreading of
the material is at another location on agricultural land it can be spread on land as a fertiliser
in accordance with the Sludge Use in Agriculture Regulations, and the Code of Good
Agricultural Practice (COGAP).

We continue to refer you to our Planning Advice and advise you to seek any other
necessary information as identified in the section titled 'What does this mean for
development proposals involving private sewage treatment systems' of that advice.

Should you conclude that the proposed development is likely to have a significant effect on
the European sites identified above, we look forward to being consulted on your appropriate
assessment under Regulation 63 of the Conservation of Habitats and Species Regulations
2017 (as amended).

Protected Species



Please refer to our response of 13/12/21 and the condition listed above.

Natural Resources Wales (Mid Wales) DPAS 5th Apr 2022

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, you
should seek further information from the applicant regarding protected sites and protected
species. Further details are provided below.

We also advise that based on the information submitted to date, the documents identified
below should be included in the approved plans and documents condition on the decision
notice:

o Ecological Services Ltd, August 2021, Version 1, Bat Survey, section 10

o Arbor Architects, drawing PL110 dated 16/07/2021, Proposed Elevations barn conversion
o Arbor Architects, drawing PL111 dated 16/07/2021, Proposed Elevations barn conversion
o Arbor Architects, drawing PL0O11, Rev D, Proposed Site Plan

Without the inclusion of these documents we would object to this planning application.

Protected Sites

We have reviewed the explanatory email from Asbri Planning dated 16/02/2022 and the
Drainage Strategy (revision 3) dated 14/02/2022. The strategy confirms:

o The existing wastewater private system serving the main house is a septic tank/ package
treatment plant discharging into Nant Gorwen (Permit EPR/UP3823XP, issued on
13/06/2012).

o The permit, as included in appendix 1 of the strategy, confirms the maximum daily permitted
discharge volume is 2m3.

o There is a permit exemption, also included in appendix 1 of the strategy, for a property more
than 350m from the site of this planning application, which has been referred to as a technical
error as the system is registered to Rhydoldog.

o The existing system is to be made redundant and all foul water will be directed to the
proposed package treatment plant (PTP), as illustrated on plan PL011, Rev D.



o The converted barn and the associated holiday let development within the woodland
(application 21/1904/FUL) will also be served by the replacement PTP.

o A Klargester Biodisc Commercial Sewage Treatment Plant BF will be installed to serve the
redevelopment of the site.

o The manufacturers technical specification, as is included in appendix 2 of the strategy,
confirms that the BF model has a maximum daily flow of 10m3.

o The PTP will be fitted with a chemical dosing unit.
o A reed bed and pond are to be constructed for the PTP effluent to discharge into.
Planning and Permitting Synergy

As the permit was issued in 2012 and the copy presented in Appendix 1 of the strategy does
not include any variations, we advise that it is not possible for that permit decision to have
taken account of our Evidence Report 489 Compliance Assessment of Welsh River SACs
against Phosphorus Targets. Our evidence report was published in 2021. The baseline
scenario has therefore changed since the permit was issued and as such your Habitat
Regulations Assessment (HRA) for this planning application must account for the current
baseline. As such we advise that the extant permit cannot be relied upon for the purposes of
your Authority's HRA.

The exemption certificate appears to relate to a property approximately 350m southeast of
this development. We understand that the Agent is seeking clarification as to the discrepancy
of location for this exemption. Until concerns regarding the accuracy of that exemption are
completed, we would advise that the exemption certificate should not be relied upon to inform
your Authority's HRA.

Regardless of the discrepancies, both the permit and exemption confirm the maximum
allowable discharge is 2m3 per day. The strategy confirms that the specified PTP will
discharge up to 10m3 per day. Therefore, based on the submitted information neither of the
extant consents under The Environmental Permitting Regulations (England and Wales) 2010
have been based on the specified PTP for the development in this planning application.

For this reason, it is important to note that a grant of planning permission does not guarantee
that a permit will be granted, and the grant of a permit does not guarantee that planning
permission should be granted. This is because the chronological processing of the two
separate regulatory regimes can be, and in this case appear to have been, progressed at
different times.

We can also confirm that we are not in receipt of an application for a variation to the existing



permit or for a new permit.
Phosphate Calculation

The strategy includes snapshots of a phosphate calculator output. There is no background
information on the phosphate calculator that has been used and if it is fit to use in Powys.

We are aware that there are several phosphate calculators available across the UK, but we
are unaware if there are any regional variances that need to be accounted for when using
one of the calculators in an area for which the calculator was not specifically designed for.

Therefore, we would advise that your Authority needs to have confidence that the input
values, coefficients used, and other variables entered in the phosphate calculator explicitly
represent this development proposal.

Chemical Dosing Unit

We have concerns that a chemical dosing unit is reliant on ensuring that it is maintained and
operated in perpetuity thereby ensuring the PTP achieves the claimed phosphate content of
the effluent. Appendix 2 of the strategy does not include any information about the phosphate
content of the effluent discharging from the PTP with or without the additional chemical dosing
unit. Therefore, it is unclear as to how the 0.3mg/L stated in the strategy has been reached,
why a 96% reduction in phosphate is used, and what the specification and needs of the dosing
system are.

Reed Bed Constructed Wetland and Pond

In principle we welcome the approach to including an end-of-pipe measure but advise that in
the absence of any design specification for the reed bed system it is not possible for us to
advise your Authority on the efficacy of this tertiary treatment measure.

Land spreading

We acknowledge that composted solid waste is now proposed for spreading on agricultural
land in accordance with the Sludge Use in Agriculture Regulations, and the Code of Good
Agricultural Practice (COGAP). We would advise your Authority to consider whether it is
relevant to consider whether the application of the solid waste will remain in the catchment
and as such be an additional source of phosphate that needs considering

in the Total Phosphorus calculation for the development.

In summary, due to the absence of information submitted in support of the planning
application we cannot advise you that the integrity of the River Wye SAC will be avoided or
adequately mitigated for. We would also remind your Authority that the core management
plan for the SAC in addition to maintaining the features, includes an objective to restore the



features. This includes water quality.
Protected Species

We have reviewed the lighting strategy letter from Asbri Planning dated 14/02/2022. We note
reference has been made to lights being mounted at low level (<2.5m), downward angled and
fitted with baffles or shields to avoid lateral light spill. All existing and new devices are to be
fitted with LED bulbs of approximately 3000K. No exterior lighting will be fitted in proximity of
bat roosting area/ access points.

We would refer the applicant to the Bats and artificial lighting in the UK Guidance Note 08/18
published in partnership with the Institute of Lighting Professionals (ILP) and the Bat
Conservation Trust (BCT), 2018 and advise that luminaire with a warm white spectrum
(ideally <2700Kelvin) with peak wavelengths higher than 550nm, should be adopted to avoid
the component of light most disturbing to bats.

We also advise you seek further clarification to establish whether the external security lighting
will be operated manually or using an automated schedule. If an automatic process and
schedule is to be implemented, we would advise that the details are to be submitted to inform
the lighting strategy. An example of this would be whether there is to be central control for
the whole site or whether each luminaire will be programmed individually.

Other Matters

Our comments above only relate specifically to matters included on our consultation topic list,
Development Planning Advisory Service: Consultation Topics (September 2019), 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 environmental 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.

Natural Resources Wales (Mid Wales) 22nd Aug 2022
DPAS

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,
you should seek further information from the applicant regarding protected sites and
protected species. If this information is not provided, we would object to this planning
application. Further details are provided below.



We also advise that based on the information submitted to date, the documents identified
below should be included in the approved plans and documents condition on the decision
notice:

o Ecological Services Ltd, August 2021, Version 1, Bat Survey, section 10

o Arbor Architects, drawing PL110 dated 16/07/2021, Proposed Elevations barn conversion
o Arbor Architects, drawing PL111 dated 16/07/2021, Proposed Elevations barn conversion
o Arbor Architects, drawing PL011, Rev D, Proposed Site Plan

Without the inclusion of these documents we would object to this planning application
Protected Sites - River Wye SAC

We have reviewed the amended Drainage Strategy report, revision 4, dated 14 June 2022
(prepared by I1&G Ecological Consulting, Asbri Planning Ltd and Barratt Associates Ltd).

Firstly, we note the new information that has been provided in respect of the existing foul
drainage system on site. On pages 3-4, the Strategy states: 'The Rhydoldog Estate is
currently served by a septic tank located to the north of the existing house a short distance
from the Nant Corwen watercourse which runs along the northern edge of the estate. The
septic tank currently accepts all foul drainage from the existing house, which includes 6no.
bedroom suites and a 1- bedroom apartment.’ It further states: 'The outfall from the septic
tank appears to run in a 4inch clay pipe into the field below the house and effluent would
appears to then discharge straight into an open trench as illustrated in the images at Figure
1 overleaf. The vegetation surrounding the trench shows classic enrichment from the
nutrients present in the waste which would indicate that the waste is not being treated
effectively'.

We concur that the photograph in Figure 1 indicates the waste is not being treated
effectively, as the image shows 'breakout' on the surface and that is cause for concern, as
a potential source of ground / surface water pollution. However, we question the location
of the septic tank because Figure 1 appears to show the discharge from the system to be
south of the property and not to the north. As you are aware, there is an extant Permit and
an exemption associated with the property. However, the exemption (WQE059241),
applies to a discharge point at grid reference SN94562 67747, and therefore appears to be
unrelated to the application site. The Permit (UP3823XP), for a discharge at grid reference
SN94210 67989, also appears to be irrelevant because it applies to a package treatment
plant (not a septic tank) to the north of the property (not the south) discharging directly to
the Nant Gorwen (not to ground). As such, on the basis of the information now submitted,
it appears that the discharge shown in Figure 1 of the Drainage Strategy is currently
unregulated. We suggest you bring this to the attention of the Applicant and urge them to



contact NRW's permitting team to discuss this further.

In terms of the proposed development, we note the previous proposal (to discharge to
surface water) has been amended. The Drainage Strategy now proposes foul water from
the house and the part conversion of the barn will discharge to a new package treatment
plant (discharging to ground).

We note the proposal to provide a package treatment plant'...fitted with a chemical dosing
unit to treat the phosphates contained within the foul water.! The Drainage Strategy
suggests that this will remove 96% of the phosphorus, with the remaining phosphorus to
be removed via a natural reed bed system, before discharging to ground. The Strategy
concludes that the '...water entering the soakaway will therefore be clean and clear of
phosphate...achieving phosphate neutrality and betterment.'! However, we note that the
concept of the system being able to achieve neutrality is not carried forward into the
calculations in the Strategy or the conclusion. The calculations are based upon a 96%
reduction in phosphorus (as a result of the chemical dosing) and the conclusion simply
states: '..the residual phosphate will be further treated through the proposed reedbed
system...'i.e. there is no attempt to quantify the efficacy of the reedbed treatment. We note
that new information has been provided in respect of the existing and proposed wastewater
flows from the site and that the Strategy concludes that despite a significant increase in
phosphorus generated by the development (a fourfold increase), there will be a reduction
in phosphorus discharged from the site post development (i.e. betterment). This is
attributed to the effectiveness of the phosphorus stripping within the package treatment
plant.

We refer you to our Planning Advice, with regards to the use of chemical dosing in private
sewage treatment systems. We would emphasise that that there are risks associated with
the use of chemical dosing systems in small, private treatment systems in terms of their
ability to deliver phosphorus reductions in the long term.

Furthermore, with regards to the installation of a reed bed system, we would advise caution
when considering their efficacy for phosphorus removal. We note brief mention of
maintenance within the amended Drainage Strategy. Maintenance is an important
consideration to ensure efficacy and give assurance that appropriate provision would be
made for the disposal of any sludge / harvested reeds. As you may be aware, we are
undertaking some work to develop an agreed position on the role and design of constructed
wetlands / reed bed systems as mitigation solutions. However, until that work is completed,
we are unable to provide further advice on their suitability for such purposes.

Therefore, in our opinion, there is uncertainty around whether the proposed system would
be capable of achieving phosphorus neutrality / betterment. We therefore advise
consideration should be given to the potential implications of the system failing to achieve



the stated levels of phosphorus removal and whether this would lead to adverse effects on
the integrity of the SAC.

For the discharge to ground, we note the result of the percolation tests, which give a Vp of
13.85. To be acceptable, normally the Vp would need to be in the range of 15-100.

Therefore, this would need further consideration in the final design of the drainage field, to
ensure effective dissipation could be achieved.

Ultimately, for the proposals to be acceptable, your Authority will need to satisfy itself that
the proposed system can be installed and operated effectively for the lifetime of the
development, such that it will not lead to adverse effects on the SAC. Our role is to provide
advice to assist you with your decision making.

To this end, in summary of the above, we advise that you carefully consider the suggestion
(as stated in the amended Drainage Strategy) that the new package treatment system
would be able to achieve phosphorus neutrality / betterment. There are risks involved with
the option of chemical dosing and uncertainties regarding the efficacy of the reedbed
treatment.

We would also remind you that as per our previous correspondence, we have consistently
advised that a Permit would be required to operate a new Package Treatment Plant.
However, to the best of our knowledge, an application has still not been submitted. We
would caution that on the basis of the information submitted to date, there is no guarantee
a permit would be granted.

As part of any Permit application, there would be detailed consideration of the design of
the system, any risks posed and the efficacy of treatment. For a discharge to ground, the
Applicant would be required to provide a Groundwater Risk Assessment, in order to inform
the Habitats Regulations Assessment (HRA) that would be done by NRW's Permitting
Team.

As a result of the current uncertainties regarding the long term efficacy of the chemical
dosing and the wetland, it may be that alternative methods of treatment / discharge need
to be considered. Indeed, it is possible that an appropriately designed discharge to ground
may make chemical dosing an unnecessary / undesirable addition to a system, if it can be
demonstrated that there would be no effective pathway for phosphorus to enter the river
environment and therefore no effect on the SAC. A permit would only be granted if adverse
effects on the integrity of the SAC could be ruled out with (reasonable) certainty. We would
therefore advise the Applicant to hold pre-application discussions with our North Powys
Environment Team (environmentteam.northpowys@cyfoethnaturiolcymru.gov.uk), at the
earliest opportunity.



In consideration of the above, should you decide more information is required to inform
your determination, you may wish to wait for the outcome of a Permit application before
you proceed. If so, you should encourage the Applicant to submit a Permit application
without further delay.

Protected Species

Please refer to our comments made in the response letter of 05/04/2022.

Natural Resources Wales (Mid Wales) 24th Oct 2022
DPAS

We continue to have concerns with the application as submitted. However, we are satisfied
that these concerns can be overcome if the documents identified below are included in the
approved plans and documents condition on the decision notice:

o Ecological Services Ltd, August 2021, Version 1, Bat Survey, section 10

o Arbor Architects, drawing PL110 dated 16/07/2021, Proposed Elevations barn conversion
o Arbor Architects, drawing PL111 dated 16/07/2021, Proposed Elevations barn conversion
o Arbor Architects, drawing PL011, Rev D, Proposed Site Plan

o Nutrient Neutrality Report by Marian Cameron Consultants Ltd dated September 2022

o Report to Inform the Habitats Regulation Assessment by Marian Cameron Consultants
Ltd dated September 2022

Please note, without the inclusion of these documents we would object to this planning
application. Further details are provided below.

Protected Sites - River Wye Special Area of Conservation (SAC)

We have reviewed the Nutrient Neutrality Report dated September 2022 and the Report to
Inform the Habitats Regulation Assessment dated September 2022 by Marian Cameron
Consultants Ltd and offer the following comments.

As per our previous response, we note from the drainage strategy that the Rhydoldog
Estate is 'currently served by a septic tank located to the north of the existing house a short
distance from the Nant Corwen watercourse which runs along the northern edge of the
estate. The septic tank currently accepts all foul drainage from the existing house, which
includes 6no. bedroom suites and a 1- bedroom apartment.' It further states: 'The outfall
from the septic tank appears to run in a 4inch clay pipe into the field below the house and



effluent would appears to then discharge straight into an open trench as illustrated in the
images at Figure 1 overleaf. The vegetation surrounding the trench shows classic
enrichment from the nutrients present in the waste which would indicate that the waste is
not being treated effectively".'

The proposed development is to provide a package treatment plant .. .fitted with a chemical
dosing unit to treat the phosphates contained within the foul water.' The Drainage Strategy
suggests that this will remove 96% of the phosphorus, with the remaining phosphorus to
be removed via a natural reed bed system, before discharging to ground.

Since our previous response, we note the following amendments have been made to the
proposals:

o Application 21/1904/FUL, for the proposed log cabins and bathhouse, is no longer part
of the development proposals. As such, the accompanying Nutrient Neutrality report and
the Report to Inform the Habitats Regulation Assessment focus purely on application
21/2085/FUL,;

o It is no longer proposed to hold weddings on site once a month; and

o Itis proposed that all fixtures and fittings that use water on site will be replaced, facilitating
permanent water saving techniques. The details submitted suggest that a planning
condition is imposed to secure implementation.

Further information has also been submitted in respect of the proposed package treatment
plant. The Nutrient Neutrality report states that water quality testing will be carried out once
a month after the new foul system has been installed, in order to confirm its efficacy. The
report suggests that maintenance of the treatment plant and the water quality testing would
be controlled by the use of suitably worded planning conditions to be attached to any grant
of consent. The report discusses emergency contingency options if the system were to fail,
for example, tankering the effluent away to a wastewater treatment works outside of the
River Wye catchment. The report also recommends that all design measures are fully
implemented prior to the occupation of the development and remain for the lifetime of the
development. This would need to be secured by an appropriately worded condition.

We have reviewed the calculations provided in the report and confirm that they appear to
use reasonable values from valid sources. The current calculation assumes there would be
a direct pathway for treated effluent to enter the watercourse. The approach taken does
not take account of the potential for a drainage field to retain phosphorus where suitable
ground conditions exist and can disrupt the flow pathway for phosphorus between the
treatment system and the adjacent watercourse. It is our opinion that it is reasonable to
assume phosphorus would be retained in the drainage field with the flow pathway disrupted



given the percolation values provided for the site.

In consideration of the above, we are satisfied that when comparing the existing and
proposed systems, the phosphorus in the proposed system's effluent would represent
neutrality/betterment when compared to the existing drainage arrangements on site.

However, we would remind you that ultimately, it is for your Authority and NRW's Permitting
Team both to be satisfied that the information provided with regards to the proposed system
and how it would be managed and maintained in the long term, is adequate for the level of
certainty required.

As per our previous correspondence, we have consistently advised that a Permit would be
required to operate a new Package Treatment Plant. However, we note from Neutrality
Report that it has been confirmed that the Applicant will not be applying for a Permit until
after planning permission has been granted.

Again, we would caution that on the basis of the information submitted to date, there is no
guarantee a permit would be granted. As part of any Permit application, there would be
detailed consideration of the design of the system, any risks posed and the efficacy of
treatment. For a discharge to ground, the Applicant would be required to provide a
Groundwater Risk Assessment, in order to inform the Habitats Regulations Assessment
(HRA) that would be done by NRW's Permitting Team. As a result of the current
uncertainties regarding the long term efficacy of the chemical dosing, it may be that
alternative methods of treatment / discharge need to be considered. Indeed, it is possible
that an appropriately designed discharge to ground may make chemical dosing an
unnecessary / undesirable addition to a system, if it can be demonstrated that there would
be no effective pathway for phosphorus to enter the river environment and therefore no
effect on the SAC. A permit would only be granted if adverse effects on the integrity of the
SAC could be ruled out with (reasonable) certainty. We would therefore advise the
Applicant to hold pre-application discussions with our North Powys Environment Team
(environmentteam.northpowys@cyfoethnaturiolcymru.gov.uk), at the earliest opportunity.

In consideration of the above, and as we have previously advised, should you decide more
information is required to inform your determination, you may wish to wait for the outcome
of a Permit application before you proceed. If so, you should encourage the Applicant to
submit a Permit application without further delay.

Ultimately it is a matter of judgment for you, as Competent Authority, to satisfy yourselves
that the proposed development will not result in a significant effect on the SAC.

Protected Species

Please refer to our comments made in the response letter of 05/04/2022.



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

Welsh Water 9th Dec 2021

Dwr Cymru Welsh Water are not the sewerage operator for this area and it appears the
applicant does not propose to connect to the public sewer, we therefore have no further
comments regarding sewerage.

Contaminated Land Officer 22nd Dec 2021

The application proposal involves the conversion of an agricultural building to form a
residential unit. Agricultural buildings and land could contain Potential sources of
contamination, depending on what they were used for in the past, such as: pesticides, fuels
and oils, slurry tanks and pits, fire sites, animal burial pits or other buried waste, fertiliser,
sheep dip pits, asbestos, old machinery, waste chemical drums and ammunition. Any
building constructed before 2000 may have asbestos products which should be considered.

2. Paragraph 6.9.14, of Chapter 6 'Distinctive and Natural Places', of the Welsh
Government document 'Planning Policy Wales' (2018) states:

"Responsibility for determining the extent and effects of surface and subsurface risks
remains with the developer. It is for the developer to ensure that the land is suitable for the
development proposed, as a planning authority does not have a duty of care to
landowners."

3. In respect of contaminated land paragraph 5.55, of the Welsh Government (WG) circular
‘The Use of Planning Conditions for Development Management' (ref: WGC 016/2014),
states that: "Conditions might also be imposed requiring the developer to draw to the
attention of the planning authority the presence of significant unsuspected contamination
encountered during redevelopment".

Furthermore, in paragraph 5.56 of the WG circular (ref: WGC 016/2014) it is stated: "The
level of work required must be proportionate to the problems that are envisaged and the



more onerous conditions should not be imposed as a matter of course." Based on the
available information and current planning guidance, it is recommended that the following
condition and note, to the applicant, are attached to any permission granted for planning
application:

Potential Contamination

In the event that the presence of contamination is encountered when carrying out the
approved development immediate contact must be made with the local planning authority
and works must cease in that area. An investigation and risk assessment must be
undertaken and where remediation is necessary a remediation scheme must be prepared,
which is subject to the approval in writing of the local planning authority.

Following completion of the remedial works identified in the approved remediation scheme,
a verification report that demonstrates compliance with the agreed remediation objectives
and criteria shall be produced, and is subject to the written approval of the local planning
authority, prior to commencement of use of the development.

Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors [in accordance with
policy  of the adopted Local Plan (date)].

Hafren Dyfrdwy 16th Dec 2021

The above site is out of Hafren Dyfrdwy's waste water area, and therefore we have no
comment to make.

Powys Ramblers 24t Jan 2022

Powys ramblers wish to comment on this application please.

We wish to support the comments made by Countryside Services and add the other
comments we made in relation to application 21/1904 which relates to the same site:

In the first instance we wish to support the comments made by Countryside Services.
However we would like to add some further points:

1. For many years the footpaths going through the grounds of the development have
been a joy for local residents and visitors to the area. They are well signed and have



gates rather than stiles in appropriate places. Previous owners of the house have put in
steps in some steep places along one of the footpaths and have kept them in good order.
The views from the footpath running across the grounds at the rear of the house offer
stunning views. The two waterfalls at either end are also spectacular. In short the
footpaths here are an integral part of the local rights of way network. Previous owners
provided an excellent example of how to properly welcome right of way users across land
they own and we are sure that the new owners will wish to continue with this practice.

2. Countryside Services have said that the paths marked on the plan don't conform with
the definitive map. If the applicants wished to seek a diversion order along the current
route on the ground that could be a separate legal process. Powys Ramblers would be
unlikely to object to such an order.

3. We were very pleased to see the exciting plans from the existing owners and hope
they can overcome some of the issues raised by other consultees and turn them into
reality.

4. Care will need to be taken with the positioning of the proposed cabins and bath house
to avoid, as far as possible, users of them feeling that their privacy is being compromised
by walkers passing close by.

5. We would be happy to comment further upon receipt of any further information from the
applicant about this.

Representations

Following the display of a site notice on 15t December 2021 and advertisement in the
local press on 17t December 2021, 14 public representations have been received, 9 in
objection, 3 in support and 2 as neutral comments. The representations are
summarised below:

e Traffic or highways — increase in traffic in general along no through single track
highway, increased traffic using unsuitable alternative road to the site,
inadequate access, too much traffic using unsuitable narrow and twisty highway
(including icy conditions in Winter and other existing users e.g. walkers, horses
and livestock, agricultural traffic already using highway), no official passing bays,
query traffic movements data, concerns over junction onto Elan Valley Road,
passing bays would solve the problems

Inadequate public transport provisions

Close to adjoining properties

Affect local ecology — Swallows, House Martins and bats use the house and barn
Conflict with local plan, environmentally sensitive area for rare fauna, birds, fungi
and wildlife, project would enhance local environment and biodiversity

General dislike of proposal

e Increase of pollution — into brooks/streams in the locality and overflowing of reed



bed

Drainage — groundwork involved to make car park and may involve run off onto
neighbouring land

Loss of privacy — including from conversion of barn

Noise nuisance — conversations travel along the valley

Light pollution — dark sky area

Out of keeping with character of area — design of barn conversion inappropriate,
solar panels not in keeping and visible from highway, polytunnels out of character
Proposal complements the character and appearance of the area

Over development — formerly an unspoilt, tranquil valley and would outnumber
the current residents in the area

Strain on existing community facilities

Development too high

Negative impact upon existing holiday accommodation and horse trekking
business which use same highway

Visitors may have pets that would roam and worry livestock.

Increased carbon footprint.

Potentially contaminated land

Assist in keeping area economically vibrant, supporting the local area and
services and enhance tourism economy

Planning History

App Ref Description Decision Date
AGRI/2010/0  Ag/Notification: Erection of shed Consent 8th Mar 2010
013 to store farm equipment

RAD/1996/02 Erection of implement shed (SN Consent 17th Sep 1996
77 96 NW)

P/2011/1021 Householder: Remodel the north Consent 19th Dec 2011

west wing to accommodate a
‘granny flat', erection of an
orangery style extension to the
north east side of the property,
erection of a outdoor kitchen and
garden house and other internal
and external alterations

P/2014/0305 Full: Installation of domestic grid  Consent 27th May 2014

connected hydro electricity plant

21/1904/FUL  Proposed development of 4 log Application 12th Sep 2022

cabins, a bath house and withdrawn



associated works

Principal Planning Constraints

Ancient Woodland
Ancient Woodland
Phosphorous Welsh River SACs

Plantation on Ancient Woodland
Restored Ancient Woodland Site

Special

Right of Way 144/287/1
Right of Way 144/285/1
Right of Way 144/232/2
Site of Special Scientific Interest Elenydd
Protection Area Elenydd Mallaen
Principal Planning Policies
Policy Policy Description Year
NATPLA Future Wales - The
National Plan 2040
PPW Planning Policy Wales
(Edition 11, February 2021)
TANS Nature Conservation and
Planning
TANG Planning for Sustainable
Rural Communities
TANS8 Renewable Energy
TAN23 Economic Development
TAN11 Noise
TAN12 Design
TAN18 Transport
TAN13 Tourism
TAN16 Sport, Recreation and

Open Space

Local Plan

National Policy

National Policy

National Policy

National Policy

National Policy
National Policy
National Policy
National Policy
National Policy
National Policy

National Policy



TAN24

SP5

SP6

SP7

DM2

DM4

DM5

DM6

DM7

DM10

DM13

DM14

DM15

D1

T1

RE1

The Historic Environment
Settlement Hierarchy

Distribution of  Growth
across the Settlement

Hierarchy

Safeguarding of Strategic
Resources and Assets

The Natural Environment
Landscape

Development and Flood
Risk

Flood Prevention Measures
and Land Drainage

Dark Skies and External
Lighting

Contaminated and
Unstable Land

Design and Resources

Air Quality Management

Waste Within
Developments

Tourism Development
Travel, Traffic and

Transport Infrastructure

Renewable Energy

National Policy

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026
Local Development
Plan 2011-2026

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026

Local Development
Plan 2011-2026



SPGBIO Biodiversity and Local Development

Geodiversity SPG (2018) Plan 2011-2026

SPGLAN Landscape SPG Local Development
Plan 2011-2026

SPGRES Residential Design Guide Local Development
SPG (2020) Plan 2011-2026

SPGHE Historic Environment SPG Local Development
(2021) Plan 2011-2026

SPGRE Renewable Energy SPG Local Development

Plan 2011-2026
Other Legislative Considerations
Crime and Disorder Act 1998
Equality Act 2010
Planning (Wales) Act 2015 (Welsh language)
Wellbeing of Future Generations (Wales) Act 2015

Marine and Coastal Access Act 2009

Officer Appraisal

Section 38 (6) of the Planning and Compulsory Purchase Act 2004

This application has been considered in accordance with Section 38 (6) of the Planning
and Compulsory Purchase Act 2004, which requires that, if regard is to be had to the
development plan for the purpose of any determination to be made under the Planning
Acts, the determination must be made in accordance with the plan unless material
considerations indicate otherwise.

Site location and description

Rhydoldog is located approximately 2.9km to the west of the centre of Rhayader. The
application seeks consent for the change of use of dwelling (C3) to a D1 (well-being and
healing retreat), conversion of part of barn to artist's studio and store, creation of a
pond, installation of solar arrays and all associated works. Access is via a private road
off the C1219 highway.



According to the submission, the dwelling was partially renovated in 2011, with the
addition of a ‘granny flat’ to the main house and the Arts and Crafts elevations being
replaced with modern render and sandstone details. Extensive remodelling to the
internal layout of the house granted under planning permission P/2011/1021 has also
more recently been carried out. The dwelling would be used as a well-being and healing
retreat including 7 guest bedrooms for use in connection with the well-being and healing
retreat and retention of the existing self-contained annex accommodation, which is
designated for the use of a housekeeper.

The barn is a former agricultural building located to the south-west of the dwelling but
grouped with the dwelling. The barn is to be converted with the northerly part of the barn
into an artist’s studio and stores and part of the southern end into a store to be used in
connection with the wellbeing and healing retreat.

The 39kw solar pv array would be located to the south-east of the dwelling and would
broadly follow the curve of the access road. The array would comprise 14 south-facing
rows of 7 panels, each row measuring approximately 7m by 2m and being separated by
approximately 2.7m. The panels would be placed onto aluminium ground mounts with
the highest part of the panels being approximately 1.3m in height.

Principle of Development

The site is located approximately 2.9km from the centre of Rhayader and is considered
to be ‘open countryside’, outside of any town or village or retail and commercial centre
as defined within the Powys LDP.

Future Wales (2040) highlights that Mid Wales has a wealth of outstanding natural
assets which contribute to an outstanding tourism offer. Given that the development
would provide tourist facilities, would be located close to or within a well-known tourist
asset, the Elan Valley and that it re-uses an existing rural building, the development is
considered to comply with LDP Policy TD1.

In respect of the conversion of part of the detached barn to an artist’s studio and store,
the barn was originally an agricultural building and as such it's conversion for a
business re-use in connection with the well-being and healing retreat is supported under
TANG and TANZ23. The building is capable of conversion without major reconstruction.
Given that the conversion would be used for purposes ancillary to the use of the main
property, it is not considered that the conversion leads to dispersal of activity on such a
scale as to prejudice the town and village vitality. It is however recommended that a
condition is attached to ensure that the use remains ancillary.

In terms of the principle of siting a solar array, national and local policies support
proposals for small-scale solar PV arrays and renewable energy.

Overall, the principle of development is considered acceptable and the other material
planning considerations will be discussed below.



Design, visual and landscape impact

The application site is located within the RDNRVS139 Visual and Sensory aspect area
of the LANDMAP system and is evaluated as high. The aspect area is described as
follows:

‘Single area formed by several small shallow valleys with prominent central wooded,
isolated hill forming focal point of area... Gentle slopes, backed by steeper slopes up to
Cambrian Mountain plateau, with a mixture of semi-natural rough grassland, wetland,
improved & traditional pastures, scattered scrub, woodland & trees... Generally quiet,
attractive area with good views to adjacent hillsides...’

The other aspect areas are evaluated as follows:

Historic landscape — high
Landscape habitats — high
Geological landscape — spans moderate and high

The site is located within a valley with the dwelling and barn in an elevated prominent
position looking down the valley in a south-easterly direction. The solar pv array would
be sited on lower ground to the front (south-east) of the dwelling and alongside the
private road which leads up to the dwelling and barn from the classified highway. The
site has a backdrop of woodland to the north-west, west and south-west directions.
There are open views of the application site, particularly when travelling along the
classified highway, at a distance of approximately 180m from the solar pv array site and
300m from the dwelling and barn. The views are however interspersed with roadside
hedgerows and trees.

There are also public rights of way in the locality, with public rights of way 144/285/1,
144/287/1 and 144/232/2 travelling through the application site to the west (rear) of the
barn and dwelling. Public right of way 144/283/3 is located at its closest point
approximately 183m from the solar array site. The closest residential properties are
located approximately 180m distant from the solar pv array site in a south-easterly
direction. Other visual receptors of the development include other public rights of way in
the area, public highways and individual residential properties, some of which may be
used as holiday accommodation.

Whilst the appearance of the dwelling has changed, the works are understood to have
been carried out following the grant of planning permission or under permitted
development rights. Otherwise, the proposed change of use itself is not considered to
cause any visual or landscape change.

The proposed design for the partial conversion of the barn is considered to respect the
structure, form and character of the building with minimal changes and as such this
element of the development is not considered to cause an unacceptable visual or



landscape change.

The solar pv array would be a new feature in the landscape which would cover an area
of approximately 500 square metres. The solar array has been sited on the lower part of
the site and whilst the array would be visible from public vantage points, its scale is
such that the array is not considered to be unacceptable in visual and landscape terms.
In addition, there are no known similar developments with which the solar array would
have a cumulative effect.

Public Rights of Way

Whilst Countryside Services have removed their initial objection to the development,
they advise that the applicant contact them directly regarding the Public Right of Way
(PROW) through their property and have advised that an informative should be attached
to any grant of consent. Subject to an informative it is therefore considered that the
proposed development could be managed to an acceptable level to ensure no adverse
impact to the users of those PROW.

Residential Amenity

Public representations have raised concerns over the impact of the development upon
amenity particularly in respect of privacy, noise, light and general change to the area.
The Council’s Environmental Protection service has not raised concerns or objected to
the development.

A ‘right to a view’ is not a material planning consideration. Whilst however, the nearest
neighbouring properties are located approximately 180m distance from the solar pv
array, visual impacts from the solar pv array in particular are not considered to
detrimentally impact upon the character of that area given the scale and distances to
nearby residential properties including intervening topography.

In terms of noise, there is physical separation and intervening features as described
above which would mitigate any impacts and generally, D1 and tourist accommodation
uses are not incompatible with the use of surrounding residential properties. Although it
is appreciated that the development would generate some additional noise in terms of
additional persons on site and additional traffic, the Council’s Environmental Protection
service has offered no objection to the development in respect of noise as noise from
traffic would not be materially different from that already using the local highway network.

Increased lighting is possible and the proposed plans for the barn identify the location of
two external lights which would be controlled by PIR sensors. Conditions are
recommended to control the lighting and given that the proposed external lights on the
barn are considered appropriate as wildlife sensitive lighting, it is considered that the
development would not cause an unacceptable impact upon residential amenity.

It is therefore considered that the distance between the site and neighbouring dwellings



is sufficient to avoid any unacceptable overlooking or loss of amenity to nearby dwellings.

Highway access and safety

Rhayader Town Council, the Local Member and public responses have raised concerns
over the impact of the development upon highway safety.

Access to the site is predominantly via the C1219 highway from the B4518 highway.
The submission indicates 18 parking spaces (including disabled and electric charging
spaces). It is noted that public representations refer to an alternative route along the
U1257 highway which may cause problems for users of the highway due to its physical
characteristics. It is considered that visitors to the development could be advised
through advertising and booking literature not to use this route and as such, the effect
on highway safety for users of the C1219 and B4518 highways has been considered,
rather than the less likely U1257 route.

The submission and the Highway Authority consider that the development would clearly
generate an increase in traffic (circa 85%) using the highway. The traffic would have to
pass through what the Highway Authority has described as a constrained junction with
the B4518/C1219, and along a constrained 1.8km length of the C1219 county highway.
The Highway Authority has advised that the increase in vehicle numbers, with the
increased risk of opposing vehicles being forced to reverse leads to increased conflict
along the route, adversely affecting and inconveniencing the existing neighbouring
properties and businesses.

Notwithstanding the above, the Highway Authority recognises that the development
does not seek to build or introduce new buildings on the site; instead it seeks to reuse
existing buildings which have historically, and could legitimately, generate quite
significant levels of traffic. Consideration must also be given to the proposed modest
highway improvements along the existing highway network which can be secured as
part of the development (construction of a passing bay, carriageway widening and
removal of overgrowth and replacement of junction warning sign and painted signage
on the highway). The Highway Authority have advised that such improvements would
not only help to mitigate the effects of the development traffic, but they would also
provide benefit to existing highway users. In addition, it is considered that a condition
could be attached to restrict the use of the facilities to those persons staying at the
accommodation only. As such, further non-residential visitors to the site would be
limited.

The Highway Authority has concluded, that on balance, the submission includes
sufficient mitigation, to offset the detrimental effects of the increased development traffic
and that an objection on highway grounds cannot not be sustained in this instance.
Therefore, based on the advice received from the Highway Authority and subject to the
use of the conditions recommended by the Highway Authority, it is considered that the
effect on highway safety is acceptable. It is also recommended that a condition is
attached to require 10% of the parking spaces to have electric vehicle charging points



as required by Policy 12 of Future Wales.

Natural environment

Public responses refer to the impact upon local ecology. The Preliminary Ecological
Assessment included with the submission identifies that the immediate surrounding
habitats of the dwelling are semi-improved grassland and hardstanding. The grassland
being frequently mown and/or grazed which is of low ecological value.

- River SAC Catchment

The application site is within the catchment of the River Wye Special Area of
Conservation (SAC). The existing defective septic tank system will be replaced with a
larger capacity 50-person (PE) package sewage treatment plant (PTP) with a discharge
to ground. The Nutrient Neutrality Report submitted in support of the application states
that due to the underlying geology groundwater it is unlikely for any discharge to reach
the River Wye SAC or its tributaries. NRW have accepted that the ground conditions are
suitable for a discharge to drainage field and that any residual phosphorus is expected
to be retained within the drainage field.

Following provision of an appropriate plan detailing appropriate foul drainage details, a
Habitats Regulations Assessment (HRA) Test of Likely Significance has been
undertaken to establish whether the proposed development could result in a likely
significant impact to the River Wye SAC and/or its associated features. The HRA
screening concluded that a likely significant effect to the River Wye SAC and/or its
associated features could not be ruled out. An Appropriate Assessment of the
application has, therefore, been undertaken to determine whether the proposed
development would result in an adverse effect on the integrity of the national site
network.

The report concludes that subject to inclusion of appropriate conditions and adherence
to approved plans the proposed development would not result in an adverse effect to
the integrity of the River Wye SAC in light of its conservation objectives.

- SSSI/ SPA

The Elenydd SSSI and Elenydd-Mallaen SPA are located adjacent to the barn and
dwelling. Natural Resources Wales have advised that the development is not likely to
damage the features for which the nearby Elenydd Site of Special Scientific Interest is
of special interest and it will have no detrimental impact on the features of the Elenydd-
Mallaen Special Protection Area due to the nature of the development proposed and the
re-use of the existing buildings on site.

- Ancient Woodland Site

The dwelling and barn part of the application site is located adjacent to a woodland area



designated as a Restored Ancient Woodland Site on the 2011 Ancient Woodland
Inventory. Given that the physical works are limited to the barn, the development is not
considered to unacceptably affect the designated ancient woodland site.

- Protected species

A Bat Survey accompanies the submission which identifies small numbers of brown
long-eared bats, common pipistrelle and Natterer's bats were detected exiting the barn
during the activity surveys. A dedicated bat loft will be created above a storage area in
the southern aspect of the barns with access points and roost areas created for multiple
species, providing enhancement as well as mitigation and compensation for existing
roosts impacted by the proposal.

Provided all the recommendations made in the bat report are implemented and that
external lighting is controlled via planning condition, Natural Resources Wales advise
that they do not consider that the development is likely to be detrimental to the
maintenance of the population of the species concerned at a favourable conservation
status in its natural range. An EPS license will be required from NRW prior to the
commencement of any works.

Furthermore, Development Management considers that all three conditions for the
eventual grant of a licence are likely to be satisfied. Revised architectural drawings for
the barn conversion are expected prior to the committee meeting and as such an
update report will be provided to include the relevant amended drawings within the
recommended conditions.

Therefore, the impact upon protected species is considered acceptable subject to the
conditions recommended by Natural Resources Wales and the Council’s Ecologist,
including external lighting.

- Biodiversity Enhancement

It is proposed to replant a native species hedgerow along the northern boundary (no
hedgerow currently present) and a wildflower area. Subject to requiring the specific
species details and implementation via condition it is considered that the application
proposes appropriate biodiversity enhancement for the development.

Dark Skies

Public representations have raised concerns over the impact of the development on the
dark skies in the locality.

The Elan Valley Estate achieved International Dark Sky Park status in 2015. The
application site is located outside of this but is understood to be within approximately
200m of the Elan Valley Estate boundary.



The amended elevation plans for the barn identify the location of two external lights and
that these will be controlled by PIR sensors. A condition is also recommended to control
external lighting. Otherwise, no other external freestanding lights are indicated. Given
that the proposed external lights on the barn are considered appropriate as wildlife
sensitive lighting, it is considered that the development would not cause unacceptable
levels of light pollution and an unacceptable adverse effect on the visibility of the night
sky.

Contaminated Land

Given that the development includes the conversion of part of a former agricultural
building, which could contain potential sources of contamination, the Council’s
Contaminated Land Officer has recommended the use of a condition to address
contamination if it is encountered when carrying out the development. The condition is
considered appropriate.

Land Drainage

Public responses have raised concerns that groundwork involved to make the car
parking area may involve run off onto neighbouring land.

The Council’s Land Drainage Team have advised that SAB approval will be required, if
the development area is over 100m?2. In addition, the Land Drainage department as the
Lead Local Flood Authority (LLFA) have advised that the Authority holds no historical
flooding information relating to this brownfield site. However, from the surface water
flood mapping, there is a risk of surface water flooding to the site with the site being
partially located in Flood Zone 2 and Flood Zone 3 and the Land Drainage department
requested the submission of a Flood Consequences Assessment.

The mapping indicates that the risk of flooding occurs either side of the existing dwelling
through the land to the front of the dwelling and across part of the site for the solar pv
array and foul drainage system. The parking area indicated on the site to the front of the
barn is not located within the flood zone and is understood to be an existing
gravelled/stoned area. Given that the application seeks for change of use only for the
dwelling this element is not considered to increase surface water flood risk. Given the
design of the solar pv array, in terms of limited attachment to the ground and raised
panels off the ground, it is considered that this element would also not increase surface
water flood risk. As such the submission of a Flood Consequences Assessment is not
considered necessary in this instance.

Historic assets

Clwyd Powys Archaeological Trust have advised that the development impacts a late
18th - 19th century stone barn range recorded as PRN 134076 (Rhydoldog traditional
farm outbuildings). As such, CPAT have requested a condition to require a survey of the
building to allow an adequate analytical record of the building to be made to ensure that



the buildings origins, use and development are understood, and the main features,
character and state of preservation are recorded. Given the minimal works required for
the conversion of the building and the recommended condition to record the existing
building as it is, it is considered that the development would fundamentally comply with
relevant policy.

Loss of agricultural land

Part of the application site (predominantly the solar pv array) would be sited on land
currently in agricultural use. According to the Predictive Agricultural Land Classification
Map, the land is grade 3b land which is not the best and most versatile land. As such
the development does not conflict with planning policy (Planning Policy Wales) in this
respect.

Carbon footprint

Public responses have stated that the development would lead to an increased carbon
footprint. It may be that additional traffic generated by the development would increase
greenhouse gas emissions for example, however the development would include
electric vehicle charging points and a solar pv array which would contribute to
renewable energy. As it currently stands there are no specific planning policy
requirements that dictate that a certain amount of greenhouse gas generation from a
development would be unacceptable and neither does it state that tourism
developments should not be supported for this reason. Rather, by making
determinations in line with the development plan, it can be reconciled that the
development is acceptable in planning terms.

RECOMMENDATION

Whilst the concerns raised from the Town Council, Local Member and Public
Representations have carefully considered it is considered that through the use of
planning conditions and the mitigation/enhancements proposed through the submission
the impacts from the development can be managed to an acceptable level.

It should be noted that a statutory consultation response is awaited from Natural
Resources Wales (NRW), the Statutory Nature Conservation Body, on the Appropriate
Assessment undertaken by the Local Planning Authority. Therefore should Members be
minded to approve the application, it is recommended that the final decision is
delegated to the Professional Lead - Planning in consultation with the Chair and Vice
Chair of the Committee subject to confirmation from NRW of agreement with the
Appropriate Assessment.

Conditions

1. The development to which this permission relates shall be begun no later than the
expiration of five years from the date of this permission.



2. The development shall be carried out in accordance with the following approved
plans and documents: 2101 Rev. A, 2103 Rev. A, 1028/PL000 Rev C, 1028/PL100
Rev. B, 1028/PL011 Rev. H, 1028/PL110 Rev. A, Ecological Services Ltd, Bat
Survey: Rhydoldog House Barns, Rhayader, Powys, LD6 5HB October 2022 V3.0,
Ecological Services Ltd, August 2021, Version 1, Bat Survey, section 10, Nutrient
Neutrality Report by Marian Cameron Consultants Ltd dated September 2022,
Report to Inform the Habitats Regulation Assessment by Marian Cameron
Consultants Ltd dated September 2022, Drawing no. 1490-002-B of acstro
Technical Note dated 14th January 2022, Drawing no. 1490-004-A of acstro
Technical Note dated 14th January 2022, Drawing no. 1490-03-A of acstro
Technical Note dated 14th January 2022, Ground Mounts HPV-Ground Mounts-
RevC-291121-ARC Rev. C.

3. No development shall take place until a programme of building recording and
analysis, equivalent to an Historic England Level 2 building survey on the barn,
has been secured and implemented, in accordance with a brief issued by the local
planning authority and a written scheme of investigation which has been submitted
and approved in writing by the local planning authority. The survey will be
completed by a professional archaeological contractor. The programme of building
analysis and recording must meet the standards laid down by the Chartered
Institute for Archaeologists in their Standard and Guidance for the archaeological
investigation and recording of standing buildings or structures. A copy of the
resulting report should be submitted to the Local Planning Authority and the
Development Control Archaeologist, Clwyd-Powys Archaeological Trust (The
Offices, Coed y Dinas, Welshpool, Powys, SY21 8RP Email:
mark.walters@cpat.org.uk Tel: 01938 553670). After approval by the Local
Planning Authority, a copy of the resulting report and digital archive should be sent
to the Historic Environment Record Officer, Clwyd-Powys Archaeological Trust for
inclusion in the regional Historic Environment Record and a copy of the report and
whole project archive should also be sent to the National Monuments Record,
RCAHMW, Aberystwyth.

4. Prior to any works being commenced on the development site the applicant shall
complete the offsite highway works detailed on drawing 1490-004-A of the
Technical Note dated 14th January 2022 to the written satisfaction of the Local
Planning Authority. Such works shall include the replacement of a junction warning
road sign and the installation of ARAF/SLOW painted signage on the B4518 county
highway. The design of the traffic sign shall conform to BS EN 12899-1:2007.

5. Prior to any works being commenced on the development site the applicant shall
construct 1 no. passing bay to an adoptable standard in the location shown on the
approved Technical Note ‘Proposed Passing Place’ drawing 1490-03-A to the
written satisfaction of the Local Planning Authority.



6. Prior to any works being commenced on the development site the applicant shall
complete the offsite highway works detailed on drawing 1490-002-B of the
Technical Note dated 14th January 2022 to the written satisfaction of the Local
Planning Authority. Such works shall include the carriageway widening at locations
5 & 10, and the removal of overgrowth at locations 1-3, 9 &11 (Drawing 001 B),
together with any subsequent reinstatement works that may be required thereafter.

7. Prior to the first use of the development hereby approved, a minimum of 10% of
the approved car parking spaces shall have electric vehicle charging points as
indicated on drawing number 1028/PL011 Rev. H. The electric charging points
shall comply with the size restrictions set out in Classes D and E of The Town and
Country Planning (General Permitted Development) (Amendment) (Wales) Order
2019 unless otherwise agreed in writing with the Local Planning Authority. This
provision shall be maintained thereafter for as long as the approved development
remains in existence.

8. Prior to first occupancy of the hereby approved development, evidence shall be
submitted to and approved in writing by the Local Planning Authority demonstrating
that:

i) the foul drainage connection from the property Rhydoldog, Cwmdauddwr,
Rhayader, Powys, LD6 5HB, has been disconnected from the existing
septic tank and connected to the approved package sewage treatment
plant,

ii) that the existing septic tank has been emptied by an appropriately
licensed waste contractor, and

iii) has been filled with an inert, non-degradable material such as aggregate
or soil to prevent any future reuse.

9. Prior to first occupancy of the hereby approved development, a maintenance and
management plan for the approved foul water drainage system shall be
submitted to and approved in writing by the Local Planning Authority. The plan
shall include but not be limited to:

a. atimetable for its implementation
b. details of how the foul water drainage system will be maintained
throughout the lifetime of the development, to include monitoring of
the chemical levels within the dosing system and efficacy of the
phosphorus removal system
c. contingency measures for foul water disposal in the event that the
foul water drainage system, including the chemical dosing
equipment, develops a fault
The approved plan shall be implemented in full and maintained thereafter.
Documentary records demonstrating adherence to the approved measures shall
be maintained by the operator of the development hereby permitted and be made
available to the Local Planning Authority upon request.



10.The development shall be undertaken in strict accordance with Section 10 of Bat

11.

Survey: Rhydoldog House Barns, Rhayader, Powys, LD6 5HB v3.0, by
Ecological Services Ltd, dated October 2022. The measures identified shall be
adhered to and implemented in full and maintained thereafter.

The external lighting identified on Artist Studio — Proposed Elevations, Drawing
no. PL110, Rev. A shall be restricted to use of downlighters or cowled or hooded
luminaries angled downwards preventing light spill above the horizontal plane
and there shall be no direct or indirect illumination of adjacent woodland, trees,
hedgerows or bat mitigation features including roost entrances (including bat
boxes) and flightlines. Bulbs emitting light from the warm-white colour spectrum
only (<2700°K) with a peak wavelength exceeding 550nm shall be used. Lighting
shall be controlled using PIR motion sensors set to a maximum of 1 minute and
angled to prevent accidental triggering.

12. All existing external lighting on the approved development shall be replaced with

external luminaries mounted at or below 2.5m above ground level where
practical, and luminary design and operation shall accord with condition 11
above.

13. Notwithstanding the details submitted, prior to the first occupancy of the

approved development, a detailed landscaping scheme shall be submitted to and
approved in writing by the Local Planning Authority. The submitted landscaping
scheme shall include a scaled drawing and a written specification clearly
describing the species, sizes, densities and planting numbers proposed as well
as aftercare measures. Drawings must include accurate details of any existing
trees and hedgerows to be retained with their location, species, size and position.

14. All planting, seeding or turfing comprised in the approved details of landscaping

shall be carried out in the first planting and seeding seasons following the
occupation of the buildings or the completion of the development, whichever is
the sooner; and any trees or plants which within a period of 5 years from the
completion of the development die, are removed or become seriously damaged
or diseased shall be replaced in the next planting season with others of similar
size and species.

15.The proposed Artist Studio and Store as indicated on drawing 1028/PL011 Rev.

H shall not be used at any time other than for purposes ancillary to the well-being
and healing retreat use of the premises known as Rhydoldog.

16.The premises known as Rhydoldog and the land the subjection of the application

shall be used for a well-being and healing retreat for persons resident at the
retreat only and not for day visitors and for no other purpose (including any other
purpose in class D1 of the schedule to the Town and Country Planning (Use



17.

Classes) Order 1987 (or in any provision equivalent to that class in any statutory
instrument revoking and re-enacting that order with or without modification).

In the event that the presence of contamination is encountered when carrying out
the approved development immediate contact must be made with the local
planning authority and works must cease in that area. An investigation and risk
assessment must be undertaken and where remediation is necessary a
remediation scheme must be prepared, which is subject to the approval in writing
of the local planning authority. Following completion of the remedial works
identified in the approved remediation scheme, a verification report that
demonstrates compliance with the agreed remediation objectives and criteria
shall be produced, and is subject to the written approval of the local planning
authority, prior to commencement of use of the development.

Reasons

1. Required to be imposed by section 91 of the Town and Country Planning Act 1990.

2. To ensure adherence to the plans approved by the Local Planning Authority in the
interests of clarity and a satisfactory development.

3. To allow an adequate analytical record of the building to be made, before it is
converted, to ensure that the buildings origins, use and development are
understood and the main features, character and state of preservation are
recorded in accordance with Technical Advice Note (TAN) 24: The Historic
Environment (2017).

4. In the interests of highway safety in accordance with Policy T1 and DM13 of the
Powys Local Development Plan (2011-2026).

5. In the interests of highway safety in accordance with Policy T1 and DM13 of the
Powys Local Development Plan (2011-2026).

6. In the interests of highway safety in accordance with Policy T1 and DM13 of the
Powys Local Development Plan (2011-2026).

7. In the interests of sustainability in accordance with Planning Policy Wales (Edition
11, 2021, part 4.1.41) and Future Wales: The National Plan 2040.

8. To comply with Policy DM2 of the Powys Local Development Plan (2011-2026)

and to meet the requirements of Planning Policy Wales (Edition 11, February
2021), Technical Advice Note (TAN) 5: Nature Conservation and Planning (2009)
and Part1 Section 6 of the Environment (Wales) Act 2016.



9. To comply with Policy DM2 of the Powys Local Development Plan (2011-2026)
and to meet the requirements of Planning Policy Wales (Edition 11, February
2021), Technical Advice Note (TAN) 5: Nature Conservation and Planning (2009)
and Part1 Section 6 of the Environment (Wales) Act 2016.

10. To comply with Policy DM2 of the Powys Local Development Plan (2011-2026)
and to meet the requirements of Planning Policy Wales (Edition 11, February
2021), Technical Advice Note (TAN) 5: Nature Conservation and Planning (2009)
and Part1 Section 6 of the Environment (Wales) Act 2016.

11.To comply with Policies DM2 and DM7 of the Powys Local Development Plan
(2011-2026) and to meet the requirements of Planning Policy Wales (Edition 11,
February 2021), Technical Advice Note (TAN) 5: Nature Conservation and
Planning (2009) and Part1 Section 6 of the Environment (Wales) Act 2016.

12.To comply with Policies DM2 and DM7 of the Powys Local Development Plan
(2011-2026) and to meet the requirements of Planning Policy Wales (Edition 11,
February 2021), Technical Advice Note (TAN) 5: Nature Conservation and
Planning (2009) and Part1 Section 6 of the Environment (Wales) Act 2016.

13.To comply with Policies DM2, DM4 and DM7 of the Powys Local Development
Plan (2011-2026) and to meet the requirements of Planning Policy Wales
(Edition 11, February 2021), Technical Advice Note (TAN) 5: Nature
Conservation and Planning (2009) and Part1 Section 6 of the Environment
(Wales) Act 2016.

14.To comply with Policies DM2, DM4 and DM7 of the Powys Local Development
Plan (2011-2026) and to meet the requirements of Planning Policy Wales
(Edition 11, February 2021), Technical Advice Note (TAN) 5: Nature
Conservation and Planning (2009) and Part1 Section 6 of the Environment
(Wales) Act 2016.

15.To ensure the use of the barn remains ancillary to the main property in
accordance with Policies DM13 and T1 of the Powys Local Development Plan
(2011-2026) and Technical Advice Note (TAN) 6: Planning for sustainable rural
communities (2010) and Technical Advice Note (TAN) 23: Economic
development (2014).

16.In the interests of highway safety in accordance with Policies T1 and DM13 of the
Powys Local Development Plan (2011-2026).



17.To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters,
property and ecological systems, and to ensure that the development can be
carried out safely without unacceptable risks to workers, neighbours and other
offsite receptors in accordance with Policy DM10 of the Powys Local
Development Plan (2011-2026).

Informatives
Powys County Council Countryside Services:

It is strongly advised that the applicant checks the definitive line of the public rights of
way on their land to ensure that they understand where they are located. You can
access a digital interpretation of the Definitive Map using this link:
https://data.gov.uk/data/map-
preview?url=https://geo.powys.gov.uk/geoserver/openda/wms

In addition to the above, Powys County Council has a duty to ‘assert and protect’ public
rights of way under the Highways Act 1980. The applicant should note:

e Development over, or illegal interference with, a public right of way, is a criminal
offence and enforcement action will be taken against any applicant who ignores the
presence of affected public rights of way. This includes temporary obstructions such as
rubble mounds, building materials, parked vehicles etc...

e Landscaping & Surfacing - Advice will need to be sought before interfering or
surfacing a public right of way.

e New fencing or boundaries — The developer will need to seek a licence for a new
structure if intending to create a boundary across a public footpath or bridleway. We
cannot authorise a structure across a Restricted Byway or Byway Open to All Traffic.

e Temporary closures — The applicant can seek a temporary closure of a public right of
way from the council if they feel the public may be at risk during the works. The process
can take a couple of months to put into place so early consultation with Countryside
Services is recommended if a temporary closure is required. This is a separate procedure
for which a fee applies.

e Legal Diversion — If development directly affects a public right of way, the applicant will
need to seek advice and apply for a legal diversion from the Council. No development
can take place on a public right of way until a legal order is confirmed and the process
may take at least 6 months. For more information please discuss with Countryside
Services at the earliest available opportunity.

For advice, please contact Countryside Services with details of the development at:
rightsofway@powys.gov.uk or 01597 827500

Highway Authority:
Advisory Notes


https://data.gov.uk/data/map-preview?url=https://geo.powys.gov.uk/geoserver/openda/wms
https://data.gov.uk/data/map-preview?url=https://geo.powys.gov.uk/geoserver/openda/wms

NOTE: THE ATTENTION OF THE APPLICANT MUST BE DRAWN TO RELATED
HIGHWAYS LEGISLATION WHICH MAKES PROVISION FOR THE FOLLOWING;

1. Under Section 184 of the Highways Act 1980, it is a requirement that a licence is
obtained from the Highway Authority, in addition to Planning Permission, for
vehicular access works.

a. The need to avoid interference with and to make provision for the carrying
of existing highway drainage under the access to the satisfaction of the
Highway Authority.

b. The requirement of the Highway Authority for the Developer to ensure that
no surface water is discharged onto the County Highway or, without prior
approval, into the highway drainage system.

2. Under Section 50 of the New Roads & Street Works Act 1991 it is a requirement
that a Streetworks licence is obtained from the Highway Authority to place, or to
retain, apparatus in the highway and thereafter to inspect, maintain, adjust, repair,
alter or renew the apparatus, change its position or remove it.

3. Under section 171 of the Highways Act 1980 it is a requirement that a licence is
obtained from the Highway Authority, in addition to Planning Permission, for the
creation of passing bays or highway re-alignment works.

4. The need to inform and obtain the consent of Statuary Undertakers (Electricity,
Water, Gas, BT), Land Drainage Authority, etc. to the works.

5. The New Roads & Street Works Act 1991 requires that all works, be properly
notified and approved prior to commencement.

Further advice on the above highway matters can be obtained from:-
http://www.powys.gov.uk/en/roads-transport-parking/
street.works@powys.gov.uk

Street Works

Powys County Hall

Spa Road East

Llandrindod Wells

Powys

LD15LG

0845 6027035

Contaminated Land:

Further advice on compliance with the contaminated land condition may be obtained by


http://www.powys.gov.uk/en/roads-transport-parking/
mailto:street.works@powys.gov.uk

contacting the Council’s Environmental Health Service on 01597 827645.
SAB Approval:

The SuDS Approval Body (SAB) deem that the construction area is greater than 100m2 and
therefore the development will require SAB approval prior to any construction works
commencing onsite. Please contact the SAB Team on 01597 826000 or via email
sab@powys.gov.uk For further information on the requirements of SAB and where relevant
application forms/guidance can be accessed, please visit the following website
https://en.powys.gov.uk/article/5578/Sustainable-Drainage-Approval Body-SAB If for any
reason you believe your works are exempt from the requirement for SAB approval, we
would be grateful if you would inform us so we can update our records accordingly. The
requirement to obtain SAB consent sits outside of the planning process but is enforceable in
a similar manner to planning law. It is a requirement to obtain SAB consent in addition to
planning consent. Failure to engage with compliant SuDS design at an early stage may lead
to significant unnecessary redesign costs.

Ecology:

Warning: An European protected species (EPS) Licence is required for this
development.

This planning permission does not provide consent to undertake works that require an
EPS licence.

It is an offence to deliberately capture, Kill or disturb EPS or to damage or destroy their
breeding sites or resting places. If found guilty of any offences, you could be sent to
prison for up to 6 months and/or receive an unlimited fine.

To undertake the works within the law, you can obtain further information on the need
for a licence from Natural Resources Wales on 0300 065 3000 or at Natural Resources
Wales /When you need to apply for a protected species licence

Development should not be commenced until the Applicant has been granted a licence
by Natural Resources Wales pursuant to Regulation 55 of the Conservation of Habitats
and Species Regulations 2017 (as amended), authorising the specified
activity/development to go ahead.

Case Officer: Kate Bowen, Senior Planning Officer
Tel: 01938 551268 E-mail: kate.bowen@powys.gov.uk



