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Executive Summary  

Will Rudds was appointed by Tipperary County Council to complete a Stage 2 Flood Risk Assessment 
(FRA) in support of a proposed residential development at Glean Caoin, Borrisoleigh, Co. Tipperary.  

The report sets out the existing level of flood risk at the subject site. This report represents a Stage 2 
Flood Risk Assessment as defined under the ‘Planning System and Flood Risk Management Guidelines’ 
(DEHLG/OPW, 2009). 

The subject site is located approximately 300m north-west of Borrisoleigh town. The subject site is a 
greenfield site. It is bounded to the south by existing residential developments. The west of the subject 
site is bounded by an existing commercial develo pment. The east of the subject site is bounded by 
agricultural land. The north of the subject site is bounded by an EPA delineated watercourse referred to 
as the Borrisoleigh Stream. The watercourse is known locally as the River Cromoge. This is the closest 
hydraulic feature to the subject site.  

The subject site is considered to be primarily at risk of fluvial flooding from the Borrisoleigh Stream. The 
stream is included as part of the Suir CFRAM study. The results of the study show that a portion of the 
subject site is at risk of flooding.  

The flood extents encroach roughly 18m into the northern boundary of the subject site. The proposed 
development does not include the construction of roads or properties within these areas. There is a 
minimum freeboard of 1.66m between the FFLs and the 1 in 1,000 -year (0.1% AEP) flood level.  

In order to future proof the development the subject site was assessed against the MRFS climate change 
scenario. The CFRAM MRFS do not encroach into the area where there is development proposed.  

The proposed development is located in the correct flood zone, Flood Zone C, as outlined in the ‘Planning 
System and Flood Risk Management Guidelines’ (DEHLG/OPW, 2009). Therefore, no further Flood Risk 
Assessment at Level 3 is recommended.  

  



 

 

 

 

 

1 Introduction  

1.1 Background  

Will Rudd’s was appointed by Tipperary County Council to complete a Stage 2 Flood Risk Assessment 
(FRA) in support of a proposed residential development at Glean Caoin, Borrisoleigh, Co. Tipperary.  

This Flood Risk Assessment report considers the level of flood risk from all potential sources of flooding 
and details the flood risk management proposals, which have been developed in conjunction with the 
design team and considering various environmental and stakeholder constraints.  

The Planning System and Flood Risk Management (PSFRM) Guidelines categorise types of development 
into three vulnerability classes based on their sensitivity to flooding. The classification of vulnerability of 
different types of development in the PSFRM Guidelines, “residential developments” are categorised as 
“highly vulnerable” development and as such are considered appropriate in Flood  Zone C (Low 
probability of flooding i.e., less than 0.1% AEP event). 

The report sets out the existing level of flood risk at the subject site. This report represents a Stage 2 
Flood Risk Assessment as defined under the ‘Planning System and Flood Risk Management Guidelines’ 
(DEHLG/OPW, 2009). 

The purpose of this Stage 2 FRA report is to identify, quantify, and communicate the risks of flooding, if 
any, to the proposed development.  

1.2 Overview of the Site  

The subject site is located approximately 300m north-west of Borrisoleigh town. The subject site is a 
greenfield site. It is bounded to the south by existing residential developments. The west of the subject 
site is bounded by an existing commercial develo pment. The east of the subject site is bounded by 
agricultural land. The north of the subject site is bounded by the Borrisoleigh Stream. It is an EPA 
delineated stream and is the closest hydraulic feature to the subject site.  

The Borrisoleigh Stream flows in a south easterly direction away from the subject site. It flows for 
approximately 2km before discharging into the Cromogo River. The Cromogo River then continues to 
flow in a southerly direction before discharging into the River Clodiagh approximately 7.5km from the 
subject site. The River Clodiagh is a tributary of the River Suir.  

The topography of the subject site naturally slopes from south to north towards the Borrisoleigh Stream. 
The existing ground levels within the subject site range from 100.53mOD in the north-eastern corner of 
the subject site. Existing ground levels in the centre of the subject site rise to 104.5mOD. The existing 
site entrance is at 105.5mOD.  



 

 

 

 

 

 

Figure 1.1 – Location of Application Site 

1.3 Proposed Development  

The proposed development will consist of the construction of 28 residential units, access roads and all 
associated ancillary site works including landscaping and services.  



 

 

 

 

 

 

Figure 1.2 – Proposed Site Layout 

 

  



 

 

 

 

 

2 F lood  Risk  Management Guidance  

This Stage 2 Flood  Risk Assessment was carried out in accordance with the following flood risk 

management guidance documents: 

• The Planning System and Flood Risk Management Guidelines for Planning Authorities 
• Flood Risk Management Climate Change Sectoral Adaptation Plan 
• Tipperary County Development Plan (2022 – 2028) 

o Consolidated Strategic Flood Risk Assessment 

2.1 The Planning System and Flood Risk Management Guidelines  

The Planning System and Flood Risk Management Guidelines for Planning Authorities (PSFRM Guidelines) 

were published in 2009 by the Office of Public Works (OPW) and Department of the Environment, 

Heritage, and Local Government (DoEHLG). Their aim is to ensu re that flood risk is considered in 

development proposals and the assessment of planning applications. 

2.1.1 Flood Zones and Vulnerability Classes  

The PSFRM Guidelines discuss flood risk in terms of three flood zones (A, B, and C), which correspond to 

areas of high, medium, or low probability of flooding, respectively. The extents of each flood zone are 

based on the Annual Exceedance Probability (AEP) of various flood events. 

The PSFRM Guidelines also categorise different types of development into three vulnerability classes 

based on their sensitivity to flooding. The guidelines classify residential properties as “highly vulnerable” 

and are therefore considered appropriate in Flood Zone C (less than 0.1% AEP). 

Table 2.2 shows a decision matrix that indicates which types of development are appropriate in each 

flood zone and when the Justification Test (see Section 2.1.2) must be satisfied. The annual exceedance 

probabilities used to define each flood zone are also provided. 

Zone Description 
Justification Test  
Requirement 

Zone A 

High 
probability of 
flooding. 

This zone defines areas with the highest risk of flooding from 
rivers (i.e. more than 1% probability or more than 1 in 100) and 
the coast (i.e. more than 0.5% probability or more than 1 in 
200).  

Required for Highly 
Vulnerable & Less 
Vulnerable 
Developments.  

Zone B 

Moderate 
probability of 
flooding. 

This zone defines areas with a moderate risk of flooding from 
rivers (i.e. 0.1% to 1% probability or between 1 in 100 and 1 in 
1000) and the coast (i.e. 0.1% to 0.5% probability or between 1 
in 200 and 1 in 1000). 

Required for Highly 
Vulnerable 
Developments. 

Zone C 

Low 
probability of 
flooding. 

This zone defines areas with a low risk of flooding from rivers and 
the coast (i.e. less than 0.1% probability or less than 1 in 1000). 

Not Required.  

Table 2-1: Definition of Flood Zones 



 

 

 

 

 

2.1.2 Justification Test  

Any proposed development being considered in an inappropriate flood zone must satisfy the criteria of 

the Justification Test outlined in Figure 2.1 (taken from the PSFRM Guidelines). 

 

Figure 2.1 – Criteria of the Justification Test  

2.2  The Flood Risk Management Climate Adaptation Plan  

The Flood Risk Management Climate Change Sectoral Adaptation Plan was published in 2019 under the 

National Adaptation Framework and Climate Action Plan. This plan outlines the OPW’s approach to 

climate change adaptation in terms of flood risk management.  



 

 

 

 

 

This approach is based on a current understanding of the potential impacts of climate change on flooding 

and flood risk. Research has shown that climate change is likely to worsen flooding through more 

extreme rainfall patterns, more severe river flows, and rising mean sea levels. 

To account for these changes, the Adaptation Plan presents two future flood risk scenarios to consider 

when assessing flood risk: 

• Mid-Range Future Scenario (MRFS) 
• High-End Future Scenario (HEFS) 

Table 2.2 indicates the allowances that should be added to estimates of extreme rainfall depths, peak 

flood flows, and mean sea levels for the future scenarios. 

Parameter 
Mid-range Future Scenario 

(MRFS) 
High-End Future Scenario 

(HEFS)  
Extreme Rainfall Depths + 20%  + 30%  

Peak River Flood Flows + 20%  + 30%  

Mean Sea Level Rise + 0.5 m + 1 m 

Table 2-2: Climate Change Adaptation Allowances for Future Flood Risk Scenarios  

For the purpose of this flood risk assessment, the proposed development has been assessed against the 

Mid-Range Future Scenario as it represents a likely future scenario.  

2.3  Tipperary County Development Plan (2022 –  2028)  

The current Tipperary County Development Plan (CDP) provides a strategic framework for planning and 

sustainable development in county Tipperary for 2022-2028. The Tipperary County Development Plan 

2022 – 2028 was adopted by the Elected Members of Tipperary County Council at a plenary meeting on 

the 11th July 2022. 

Section 4 of the CDP outlines the Settlement Strategy for the county. The county settlement hierarchy 

outlines Borrisoleigh as a “Service Centre” within the county. Service Centres are defined within the 

development plan as “robust rural settlements that have a capacity to accommodate new residential 

growth, employment and enterprise and other appropriate uses. The Service Centres are being targeted 

for growth at an appropriate scale to service their local hinterlands, and to consolidate housing, local 

employment, public transport and a range of services.”  

A Settlement Statement for each Service Centre is set out in Volume 2 of the CDP. The Specific Objective 

of the Council for Borrisoleigh are as follows:  

SO1: To seek to ensure the delivery of sustainable neighbourhoods with an appropriate mix of 

house types, amenities and services as part of new residential development to cater for the 

housing needs of the community. 

SO2: To support and facilitate the provision of infrastructure for, and development of, cluster 

housing schemes in accordance with the ‘Design and Best Practice Guidelines for Cluster 

Housing Schemes in Rural Villages’. 



 

 

 

 

 

SO3: To encourage and support the development of local facilities and services to meet the 

needs of the local community. 

SO4: To seek to develop a riverside walk and amenity area within the village centre. 

SO5: To facilitate the expansion of existing local services and businesses where appropriate and 

to facilitate the provision of further local employment opportunities in accordance with the 

proper planning and sustainable development of the area. 

SO6: To facilitate and encourage the redevelopment of vacant industrial factory sites within the 

village should be encouraged. 

SO7: To facilitate the comprehensive consolidation of the village’s retail core and, where 

appropriate, expansion to the backland areas of the village. 

SO8: To support the preparation of an Enhancement Scheme for Borrisoleigh, which includes a 

focus on the Village Square, enhancement of entry points to the village and also definition of 

core area by way of paving, street lighting, street furniture etc, which incl ude enhanced 

sustainable transport measures, subject to resource being available. 

SO9: To facilitate the carrying out of streetscape enhancement works subject to resources being 

available. 

SO10: To protect the designated Architectural Conservation Area and shall ensure the use of 

quality building materials and best conservation practice in relation to protected structures and 

buildings within the Architectural Conservation Area; 

SO11: To ensure the protection of protected structures, historic buildings and 

buildings/structures of archaeological significance. 

SO12: To support the expansion of public infrastructure within the village. 

SO13: To ensure that new residential development protects existing wayleaves and provides 

appropriate buffer zones adjacent to public waste water infrastructure, having regard to the 

requirement and standards of the Environmental Protection Agency. 

SO14: To require the submission of Flood Impact Statements, as appropriate, in respect of lands 

which are liable to flood. 

The plan identifies that some lands within the village are prone to flooding. It is noted that any proposed 

developments to comply with “The Planning System and Flood Risk Management Guidelines for Planning 

Authorities (DEHLG, 2009) and any amendment thereof.”  

There is also a Land Zoning Map provided in this document. It outlines the proposed land use for the 

village. The subject site is zone for “New Residential”. The proposed development complies with this 

zoning objective.  



 

 

 

 

 

 

Figure 2.2 – Borrisoleigh Land Zoning Map 

2.4  Tipperary CDP 2022 –  2028 Consolidated Strategic Flood Risk 

Assessment  

Tipperary County Council prepared an appropriate level of Strategic Flood Risk Assessment (SFRA) in 

accordance with The Planning System and Flood Risk Management - Guidelines for Planning Authorities 

(Department of the Environment, Heritage and Local Government and Office of Public Works, 2009) and 

Department of the Environment, Community and Local Government Circular PL 2/2014 as part of the 

Tipperary CDP. The SFRA provides an assessment of flood risk and includes mapped boundaries for Flood 

Risk Zones. 

The SFRA identified that there was a small portion of the subject site that is liable to fluvial flooding from 

the adjacent watercourse. There is no indication that the subject site is susceptible to any other form of 

flooding.  

The SFRA prepared indicative Flood Zone Mapping for Borrisoleigh. The mapping showed that the vast 

majority of the subject site is located in Flood Zone C. There is a small portion of the subject site that is 

located adjacent to the watercourse that is located in Flood Zone A and B. Figure 2.7 below, outlines the 

flood zone mapping for the subject site.  

Subject Site 



 

 

 

 

 

 

Figure 2.3 – Borrisoleigh Fluvial Flood Map (Current Scenario)  

 

Figure 2.4 – Borrisoleigh Fluvial Flood Map (MRFS) 

Subject Site 

Subject Site 



 

 

 

 

 

 

Figure 2.5 – Borrisoleigh Fluvial Flood Map (HEFS)  

 

Figure 2.6 – Borrisoleigh GSI Historical Flood Data & Groundwater Predictive Modelling 
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Figure 2.7 – Borrisoleigh Indicative Flood Zones 
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3 Initial Flood Risk Assessment  

3.1 Past Flood Events  

The Office of Public Works’s (OPW’s) National Flood Information Portal 1 provides past flood event 

mapping with records of flooding reports, meeting minutes, photos, and/or hydrometric data. 

There is one past flood event in the vicinity of the subject site. It is a recurring flood event (Flood ID -

3871). The details of the flood event are as follows:  

• Flood Event: Cromoge Borrisoleigh Treatment Plant Recurring 
• Record Type: Recurring  
• Flood Source: River  
• The flood report notes that the stream (Cromoge River) overflow causes floods at the 

sewage treatment plant annually.2  

The recurring flood event is located approximately 0.6km downstream of the subject site. As the flood 

event is located away from the subject site, it is not envisaged that it will have any impact.  

 

Figure 3.1 – OPW Past Flood Events  

 
1 floodinfo.ie 

2 https://static-floodinfo.s3-eu-west-
1.amazonaws.com/media/reports/F310%20Data%20Collection/031%20Tipperary%20North%20Count
y%20Council/004%20Minutes%20Verbal%20Report/tpn_mm_bm_0000002739.pdf 



 

 

 

 

 

3.2  National Coastal Flood Hazard Mapping (NCFHM)  

The National Coastal Flood Hazard Mapping (NCFHM) was completed in 2021. The aim of the project is 

to produce updated national scale coastal flood extent and depth maps for the 50%, 20%, 10%, 5%, 

2%, 1%, 0.5% and 0.1% Annual Exceedance Probabilities (AEPs) for the present day scenario and for 

the Mid-Range Future Scenario (MRFS), High End Future Scenario (HEFS), High+ End Future Scenario 

(H+EFS) and High++ End Future Scenario (H++EFS) which represent a 0.5m, 1.0m, 1.5m and 2.0m 

increase in sea level respect ively. The mapping is based on the extreme levels calculated in the Irish 

Coastal Wave and Water Level Modelling Study (ICWWS). 

The Irish Coastal Wave and Water Level Modelling Study (ICWWS) was undertaken in 2018. The study 

provides an update to the Extreme Coastal Water Levels for the coastal of Ireland. The study provides 

an update to the water levels presented in the Irish Coastal Protection Strategy Study (ICPSS) undertaken 

between 2004 and 2013.3 

Table 3-1 below outlines the extreme water levels at node S26 which is the closest ICWWS node to the 

subject site. The node is approximately 60km southwest of the subject site. Figure 3.1 below outlines the 

node location in relation to the subject site.  

Return Period  Existing Scenario Water Level 
(mOD) 

Mid-Range Future Scenario 
(MRFS) Water Level (mOD) 

1 in 100-Year (1% AEP) Event 4.18 4.68 

1 in 200-Year (0.5% AEP) Event 4.27 4.77 

1 in 1,000-Year (0.1% AEP) Event 4.50 5.00  

Table 3-1: ICWWS Modelled Extreme Water Levels 

 

3Irish Coastal Wave and Water Level Modelling Study(ICWWS) 
 Microsoft Word - IBE1505_ICWWS_Ph1_Rp01_F02.docx  

https://s3-eu-west-1.amazonaws.com/docs.floodinfo.opw/floodinfo_docs/ICWWS-2018/Phase-1/IBE1505_ICWWS_Ph1_Rp01_F02.pdf


 

 

 

 

 

 

Figure 3.2 – ICWWS Node Location 

3.3  National Indicative Fl uvial  Mapping (NIFM)  

The National Indicative Fluvial Mapping (NIFM) provide an indication of areas that may flood during a 

flood of an estimated probability of occurring.  The maps may be used in the Stage I Flood Risk 

Assessment (Flood Risk Identification) to identify areas where further assessment would be required if 

development is being considered within or adjacent to the flood extents shown on the maps. Similarly, 

the maps may be used to identify whether flood risk might be a relevant issue when considering a 

planning application, or when discussing a potential application at pre-planning stage. The mapping was 

finalised in December 2020.  

Parts of the Borrisoleigh Stream are modelled as part of the NIFM study. The model shows that portions 

of the watercourse are susceptible to flooding during the 1 in 100-year and 1 in 1000-year flood events. 

The flood extents are located approximately 250m upstream of the subject site. The NIFM mapping does 

not extend to the subject site as this portion of the Borrisoleigh Stream is covered by the CFRAM study. 

The details of this are outlined in section 3.4 below.  

Subject Site 

Node S26 



 

 

 

 

 

 

Figure 3.3 – NIFM Extents  

3.4  Catchment Flood Risk Assessment and Management Study  

In 2015, the OPW produced flood maps as part of the Catchment Flood Risk Assessment and Management 

(CFRAM) Study. The flood extents in these maps are based on detailed modelling of Areas for Further 

Assessment identified by the National Preliminary Flood Risk Assessment.4. 

The Borrisoleigh Stream is modelled as part of the Suir CFRAM Study (Unit of Management 16). It is 

referred to as the River Cromogue in CFRAM Hydraulic Report. The CFRAM mapping for the watercourse 

shows that the subject site is liable to flooding during the 1 in 100-year (1% AEP) and 1 in 1,000-year 

(0.1% AEP) flood events. The CFRAM flood extents are shown in Figure 3.3 below.  

The CFRAM study also provides water levels as part of the assessment. The closest node to the subject 

site is node CROMO009129. The water level during the 1 in 100-year (1% AEP) and 1 in 1,000-year (0.1% 

AEP) flood events are 101.598mOD and 101.683mOD respectively. The CFRAM map for the subject site is 

included as Appendix C of this report.  

 

 

4 https://www.floodinfo.ie/about_frm/  

https://www.floodinfo.ie/about_frm/


 

 

 

 

 

 

Figure 3.4 – CFRAM Current Scenario Extents  

The CFRAM study also includes an allowance for climate change. The climate change event that is 

accounted for is the Mid-Range Future Scenario (MRFS). The MRFS allows for a 20% increase in river flow 

rates.  

The CFRAM MRFS extents are outlined in Figure 3.4 below. The figure shows that there is a minimal 

increase in the flood extents within the subject site. The majority of the increase in extents occurs on the 

northern bank of the watercourse.  



 

 

 

 

 

 

Figure 3.5 – CFRAM Current Scenario Extents  

3.5  OPW Drainage Districts and Arterial Drainage Schemes  

The OPW Drainage Districts were carried out by the commissioners of Public Works under a number of 

drainage and navigation acts from 1842 to the 1930s to improve land for agriculture and to mitigate 

flooding.5 The local authorities are charged with the responsibility to maintain Drainage Districts. 

Benefited lands are areas that were previously subject to poor drainage and/or flooding but that have 

benefited from the implementation of Arterial Drainage Schemes carried out under the Arterial Drainage 

Act 1945. 

The subject site has not benefited from any arterial drainage scheme and is not located in a Drainage 

District. 

3.6  Geological Survey Ireland (GSI) Mapping  

GSI Groundwater Flooding Probability Maps for the subject site were reviewed. There are no historic 

groundwater flood extents noted in the vicinity of the subject site. The closest recorded groundwater 

flood event is located approximately 23km north-west of the subject site.  

 

5 www.floodinfo.ie 



 

 

 

 

 

 

Figure 3.6 – GSI Groundwater Flood Mapping 

GSI also provide SAR Seasonal Flood Maps. These are historical, satellite-derived maps and observe how 

seasonal rainfall impacts maximum standing water extents over time. The SAR maps give an indication 

of potential pluvial flooding.  

The closest SAR Seasonal Flood extents are located 1.2km southeast of the subject site. Figure 3.5 

outlines the SAR Seasonal Flood extents in the vicinity of the subject site.  

Subject Site 

Groundwater 
Flooding  

Approx. 23 km 



 

 

 

 

 

 

Figure 3.7 – GSI SAR Seasonal Flood Extents Map  

GSI subsurface mapping of karst features in the area show that there is no Karst Features located in the 

vicinity of the subject site. The closest Karst Feature to the subject site is a borehole which is located 

approximately 7.5km southeast. Figure 3.6 outlines the Karst Features in the area.  
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Figure 3.8 – GSI Karst Features  
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4  Detailed Flood Risk Assessment  

With reference to the PSFRM guidelines, the proposed residential development is considered ‘highly 

vulnerable’. Therefore, residential properties are considered appropriate in Flood Zone C (Low 

probability of flooding i.e., less than 0.1% AEP). 

4.1  Coastal Flooding  

The subject site is located approximately 60km inland. The nearest ICWWS node estimate the 1 in 1000-

year (0.1% AEP) MRFS water level to be 5.00mOD. The minimum ground levels on the subject site are 

100.53mOD.  

4.2  Fluvial Flooding  

The CFRAM mapping for the watercourse shows that the subject site is liable to flooding during the 1 in 

100-year (1% AEP) and 1 in 1,000-year (0.1% AEP) flood events. This would place portions of the subject 

site in Flood Zone A and B.  

The flood extents are along the northern boundary of the subject site where the river overtops its’ banks. 

The flood extents encroach no more than 20m onto the subject site. The extents are localised to areas 

of low topography along the banks of the river. A review of the proposed site layout shows that there is 

no development proposed in the areas of flood risk.  

The CFRAM study also provides water levels as part of the assessment. The closest node to the subject 

site is node CROMO009129. The water level during the 1 in 100-year (1% AEP) and 1 in 1,000-year (0.1% 

AEP) flood events are 101.598mOD and 101.683mOD respectively. These levels are significantly below 

the proposed FFLs of the development which range from 103.345mOD to 104.45mOD. There is a minimum 

freeboard of 1.66m between the FFLs and the 1 in 1,000-year (0.1% AEP) flood level. The proposed roads 

levels are also above the estimated flood levels. The lowest proposed road level is 101.75mOD.  

In order to future proof the development the subject site was assessed against the MRFS climate change 

scenario. The CFRAM MRFS mapping is shown in Figure 4.1 below. This shows that the proposed 

development will not be impacted by the modelled 1 in 100-year (1% AEP) and 1 in 1,000 -year (0.1% 

AEP) MRFS flood events.  



 

 

 

 

 

 

Figure 4.1 – CFRAM MRFS with the proposed Site Layout 

4.3  Pluvial Flooding  

Surface water arising on the proposed residential development will be managed by a dedicated 

stormwater drainage system in accordance with Sustainable Drainage Systems (SuDS) principles, 

limiting discharge from the site to greenfield runoff rates.  

The landscaping and topography of the developed site will provide safe exceedance flow paths and 

prevent surface water ponding to minimise residual risks associated with an extreme flood event or a 

scenario where the stormwater drainage system becomes blocked.  

Therefore, it is estimated that risk of pluvial flooding associated with the proposed development is 

minimal.  

4.4  Groundwater Flooding  

Based on a review of Geological Survey Ireland (GSI) subsurface mapping of karst features and predicted 

groundwater flooding in the area, there is no evidence to suggest liability to groundwater flooding at the 

subject site. 

 

  



 

 

 

 

 

5 Conclusion  

Will Rudd’s was appointed by Tipperary County Council to complete a Stage 2 Flood Risk Assessment 
(FRA) in support of a proposed residential development at Glean Caoin, Borrisoleigh, Co. Tipperary.  

With reference to the PSFRM guidelines, the proposed residential development is considered ‘highly 

vulnerable’. Therefore, residential properties are considered appropriate in Flood Zone C (Low 

probability of flooding i.e., less than 0.1% AEP). 

Coastal Flooding  

The subject site is located approximately 60km inland. The nearest ICWWS node estimate the 1 

in 1000-year (0.1% AEP) MRFS water level to be 5.00mOD. The minimum ground levels on the 

subject site are 100.53mOD.  

Therefore, it is estimated that risk of coastal flooding associated with the proposed development 

is minimal.  

Fluvial Flooding  

The subject site is liable to fluvial flooding from the adjacent watercourse. The flood extents 

encroach roughly 20m into the northern boundary of the subject site. The proposed 

development does not include the construction of roads or properties within these areas. There 

is a minimum freeboard of 1.66m between the FFLs and the 1 in 1,000-year (0.1% AEP) flood 

level.  

In order to future proof the development the subject site was assessed against the MRFS climate 

change scenario. The CFRAM MRFS do not encroach into the area where there is development 

proposed.  

Therefore, it is estimated that risk of fluvial flooding associated with the proposed development 

is minimal.  

Pluvial Flooding  

There is no evidence of any pluvial flooding on the subject site based on available records.  

Surface water arising on the proposed mixed-use development will be managed by a dedicated 

stormwater drainage system in accordance with Sustainable Drainage Systems (SuDS) 

principles, limiting discharge from the site to greenfield runoff rates.  

The landscaping and topography of the developed site will provide safe exceedance flow paths 

and prevent surface water ponding to minimise residual risks associated with an extreme flood 

event or a scenario where the stormwater drainage system becomes blocked.  

Therefore, it is estimated that risk of pluvial flooding associated with the proposed development 

is minimal.  

 

 



 

 

 

 

 

Groundwater Flooding  

There is no evidence to suggest groundwater as a potential source of flood risk to the proposed 

subject site. 

Based on the results of this flood risk assessment, it is estimated that there is potential risk of flooding 

to the subject site along the northern boundary. The flood risk is limited to the low-lying areas adjacent 

to the watercourse. The proposed site layout and design levels mitigate the risk of flooding to critical 

infrastructure on the site such as properties or access roads.  

  



 

 

 

 

 

Appendix A  –  Topographic Survey  
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Appendix B –  Site Layout  
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Appendix C –  CFRAM Mapping  




