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The current dwelling lies in the countryside and to the east of the B4242. Almost immediately opposite the site lies the large two storey Rock and Fountain Pub. While the number of buildings along the section of this old road are sparsely located, many are modern, large and in commercial use. 
The dwelling exists over two floors with the first floor effectively in the roof. The dwelling sits below surrounding ground levels. The property is built of stone under a slate roof. The dwelling is a former barn converted to a dwelling in 1990.
The dwelling is regularly subject to flooding due to the inadequacies of flood defence and management systems managed by NRW and Neath Port Talbot CBC to the south of the site. The property has suffered many floods over the years each worse than the other. Major incidents are, Dec 2008, Jan 2011, Dec 2012, Storm Callum Oct 2018, Storm Dennis February 2020. 
In heavy rainfall periods, which we are seeing much more of in the UK, the site floods to a level of 13.04m with an existing ground floor level of 11.63m. The pictures below indicate the depths of flood water that then obviously ruin everything on the ground floor of the dwelling and makes a mean of escape through the 1.41m high water levels very difficult and dangerous. 
Extent of Flooding and Note the height of the Flooding which is upto the Middle of the Ground Floor Window
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Storm Dennis Flood Feb 2020 
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Given the intransigence of NRW and Neath Port Talbot CBC to adequately put in place appropriate flood defence and/or management mechanisms to avoid the site flooding, the applicant needs to do something to protect his property and protect life and limb. The solution chosen is to effectively abandon the use of the existing ground floor and add an additional floor to the dwelling. The attached Flood Consequences Assessment analyses existing and proposed flooding levels and indicates that a safe means of escape can be created. Thus, while the voided existing ground floor would flood the introduction of a means of escape as detailed in the FCA combined with the proposed building alterations in the accompanying plans would ensure the long-term sustainable use of the Cloggery as a dwelling. 
Pre application advice provided by NRW dated 15 March 2021 and included in the application evidence states:

‘Flood Risk 

The proposed development is shown to be within zone C2 of the Development Advice Map (DAM) and is classed as highly vulnerable development according to TAN15: Development and Flood Risk (2004). 

However, we acknowledge that the application is for an extension to an existing residential dwelling and given the scale and nature of the development and the proposals outlined within the Flood Consequence Assessment (FCA), we consider the proposal could be acceptable. 

In areas at risk of flooding, we recommend that consideration be given to the incorporation of flood resistance/resilience measures into the design and construction of the development. These could include flood barriers on ground floor doors and access points. ‘
Clearly the operative phrase based om NRW’s pre application advice is that they ‘consider the proposal could be acceptable.’ 

In order to design for a safer dwelling the proposal is to raise the level of the roof by approximately 2m. In plan terms the existing ground floor would become a void with piers supporting the additional accommodation on the first floor to make up for the lost ground floor area. The means of escape in a flood event would be a new stone-faced ramped access. 
It is recognised that extensions to converted dwellings in the countryside are strictly controlled and the applicant, agent and designer have worked with the Council’s urban designer to ensure that the changes to the dwelling would be in keeping with the character of the building and the local area. The first-floor extension would be at right angles to the form of the existing dwelling and form a courtyard. The proposed roofscape would be simple in its pitched and gabled form but sympathetic in its pitch and materials. On the side elevation containing the timber decking the asymmetrical gabled extension is proposed to be finished mainly in glass.  
As demonstared earlier in this statement, a variety of buildings, both commercial, industrial and residential are seen while travelling along the B4242. The enlarged dwelling would not therefore look out of keeping in terms of the character and appearance of the general area. Indeed, the nearby two storey Rock and Fountain Public House already forms an important feature in the vista when travelling along this road. 
In terms of ecology and bio diversity the application is accompanied (as requested) by an ecological assessment by Ecological Services Ltd. 
The Conclusions of the ecological assessment are:
9.0 Concluding Remarks and Recommendations
9.1 Direct evidence of bat use was identified; Common Pipistrelles (Pipistrellus pipistrellus) and Soprano
Pipistrelles (Pipistrellus pygmaeus) was observed using the building as a day roost. A maximum of 59 bats were
observed using the building as a day roost during any emergence survey. Common Pipistrelles (Pipistrellus
pipistrellus) and Soprano Pipistrelles (Pipistrellus pygmaeus) are common species of bats and are often found
roosting in buildings. These types of bats are more tolerant to light disturbance than other species of bats. The
building was assessed as having moderate potential for bat use. The building and its condition did offer limited
features for bat occupation due to recent renovation works including a new roof. The location of the building,
being in a rural environment with excellent ecological connectivity to suitable feeding areas made the location of
the building optimal for bat use. There was no ambient lighting within the vicinity of the building.
9.2 Throughout the surveys, a high number of bat calls were recorded and bats were observed using the building.
The emergence surveys identified a Soprano Pipistrelle (Pipistrellus pygmaeus) maternity roost and a small
occasional day roost of Common Pipistrelle bats. If careful consideration is made to incorporate improved
roosting conditions into the new build scheme, then this project could offer ecological gain for the resident bats.
New roost creation in the new building scheme is required to accommodate crevice dwelling species of bats.
There is potential to offer ecological gain for bats and nesting birds if the project proceeds. This would help
satisfy the local planning authorities legal responsibility to preserve and enhance biodiversity under the
Environment (Wales) Act 2016. The creation of new roosting features will be incorporated into the schedule of
works. This can be achieved at very little expense and with no impact to the owners of the building.
9.3 The building is now a confirmed bat roost. No work that could affect the bat roost is permitted by law,
without the permission from Natural Resources Wales, including any works to the roof. Direct illumination of the
building is also not permitted, as this could constitute disturbance. (Please see Section 5 of this report for further
information).
9.4 If planning is approved, the legal owner must apply and be in possession of a licence to destroy the roost. This
will take approximately 30 working days to be issued. This licence would have to offer a methodology to ensure
that any loss of roosting sites be replaced and preferably enhanced in the new build and the project be
undertaken in a way which minimises any risk to bats. An ecological clerk of works will be appointed and
retained for the duration of the project.
9.5 A detailed external lighting plan will be required to minimise any external light disturbance to the bats using
the building and surrounding area.
9.6 There is no potential for Barn owl to be present in the building.
Section 10 of the ecological study explores suitable mitigation and recommends:
The new roof will be lined with traditional bitumastic (non-breathable) felt (BS747) and double battened creating a gap of 50mm minimum between the felt lining and roof tiles.
The existing roost point will be reinstated if possible.
Two raised ridge tile will be bedded up on black mortar during the re-roofing works this will have a 100x25mm gap left in the mortar and allow access for bats to the underside of the ridge tiles. The row of ridge tiles will be left open internally forming a tunnel and will only be fixed along its bottom edges. The end of the ridge tile at the gable will also be left open giving bat access.
The new glazed area will be mirrored glass which will not allow excessive light to be emitted. This will reduce the chance of light disturbance to the resident bats.
There is extensive woodland in the curtilage of the building. A bird and owl box scheme is proposed to offer new roosting for birds.
RSPB barn owl Box will be situated in a tree within the ownership of the applicant, the exact position will be decided by the retained ecologist. The barn owl box will be situated away from the main house to avoid conflict with the resident bats.

Policy SC1 sets development limits and strictly controls development in the countryside unless particular circumstances apply. While the policy does not allow development to avoid or tackle flooding, this a material consideration in the determination of the application which in the planning balance needs to weigh heavily in terms of the protection of life and the property. 
Policy EN5 allows for the conversion of dwellings in the countryside. Given that the scheme involves the loss of the whole ground floor due to incessant flooding, the scheme needs to involve the creation of a new floor to replace the ‘lost’ ground floor area. The scheme would utilise the same external materials as existing including stone, oak, slate with appropriately sized windows. Given the unique circumstances in this case as a result of now almost annual flooding, it is considered important that in the planning balance the normal 20 per cent increase, albeit this is only guidance not a rule, should be set aside.  The design changes discussed with the Council’s Urban Designer, including an extension at right angles with asymmetrical glazed gable, would ensure that the extended dwelling would be appropriate in its rural location. 
Policy BE1 encourages design quality in development proposals. The increased scale of the dwelling is a function of the need to eliminate the risk of flooding of the existing ground floor. The design would present to the road as an extended cottage style dwelling, partially screened behind the existing wooden fence, which in its propositions, materials and design would be appropriate. The amended design has been discussed with the Urban Designer and has been scaled back and modified from original proposals to be more in keeping with the scale and form of the former barn. This has resulted in less impact on the side elevation as the extension has been reduced in length. As described earlier, the requirement for the increased scale is to counter the present flooding issues which public authorities are sadly presently incapable of tackling. 
Policy EN2/3 seeks to ensure that the visual qualities of Special Landscape Areas are not damaged by inappropriate development. The proposed increase in a portion of the roof would not so seriously damage the visual quality of the site to be visually harmful. 

Policy SP15 seeks to ensure the protection, enhancement and effective enhancement of biodiversity assets. The supporting ecological assessment indicates how any risks to biodiversity interest (especially bats) would be minimised and mitigated.  
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