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1 Introduction

1.1 Terms of Reference

JBA Consulting (JBA) was commissioned by New Park Hotel to undertake a Flood
Consequences Assessment (FCA) to support a planning application for the proposed
redevelopment of the Waterside Club at Coracle Way, Carmarthen for residential purposes.

This FCA assesses and demonstrates the suitability of the proposed redevelopment and
describes the flood mitigation measures recommended to appropriately manage flooding at
the site.

1.2 FCA Requirements

This FCA follows the Welsh Government guidance on development and flood risk set out in
the Technical Advice Note 15: Development and Flood Risk (TAN-15). Where appropriate,

the following aspects of flood risk should be addressed in all planning applications over its

expected lifetime in flood risk areas:

e The likely mechanism of flooding

e The likely source of flooding

e The depths of flooding through the site

e The speed of inundation at the site

e The rate of rise of flood water through the site

e Velocities of floodwater across the site

e Overland flow routes

e The effect of access and egress and infrastructure, for example. Public sewer
outfalls

e Combined sewer outflows, surface water sewers and effluent discharge pipes
from wastewater treatment works

e The impacts of the development in terms of flood risk on neighbouring properties
and elsewhere on the floodplain.
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2 Site Summary

The proposed redevelopment site is located at the former Waterside Club, Coracle Way in
Carmarthen. The site is 0.07ha and is currently comprised of a disused building formerly
comprising a social club. The site is located within a predominantly commercial area, at the
southern extent of Carmarthen town centre.

The site is bound by the A4242 Coracle Way to the northern boundary and front elevation
of the building, and The Quay to the southern boundary at the rear elevation of the building.
Immediately west of the site is a car park, with a homewares shop to the east. The River
Towy flows in a predominantly southerly direction to the south of the proposed
redevelopment site.

The site is accessed by vehicles and pedestrians from The Quay at the rear of the building
and by pedestrians at the front of the building. Further information on the site is provided in
Table 2-1.

Table 2-1 Site Summary

Parameter Description

Site Name The Waterside

Site area 0.07ha

Existing land use Disused commercial building
Purpose of development Residential development

OS NGR SN 41289 19882

Local Planning Authorities Carmarthenshire County Council
Lead Local Flood Authority Carmarthenshire County Council

PDP-JBA-XX-XX-RP-Z-0001-S3-P01-The_Waterside_Carmarthen_FCA 2
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Figure 2-1 Site Location

2.1 Site Topography

A topographic survey was undertaken by Gwalia Surveyors in 2016 and is provided in
Appendix A. The topographic survey uses Local Datum and not Ordnance Datum; therefore
to understand the levels around and within the building, a combination of Natural
Resources Wales (NRW) Light Detection and Ranging (LIiDAR) 2018 data (shown in Figure
2-2) and the topographic survey have been used to derive the levels at the site.

Figure 2-2 shows the 1m Digital Terrain Model (DTM) and a comparison with the 1m Digital
Surface Model (DSM). The DTM model removes the surface objects from the DSM and,
therefore does not show the location of the building, whilst the DSM provides an indication
of its location. Levels at the north and south of the building have been identified to infer the
potential Finished Floor Level (FFL) inside the building.

The rear and front elevations of the property have been provided by the architect and are
contained in Appendix A.

These plans identify several doors on the Lower Ground Level to the rear elevation,
accessing The Quay. A comparison to the topographic survey and Google Street View
Imagery shows that there is no step up to Threshold Level of the building. Whilst plans
indicate that on entry to the Lower Ground Floor Level there is a requirement to step up into
the building resulting in a FFL higher than Threshold Level, the value of this level increase
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is unknown. It is therefore deemed appropriate to apply a precautionary approach to this
flood risk assessment, utilising the Threshold Level of the building. Based on the known
information, it is assumed that the Threshold Level on the Lower Ground Floor is the same
a local ground levels on The Quay. This level is derived to be 5.48 mAOD.

The plans also indicate two access doors to the front elevation. Local ground levels derived
from the DTM/DSM comparison suggest that the ground level to the rear of the building is
10.34mAOQOD. However, the topographic survey shows a 3.9m difference in FFL heights
between the ground floor and the first floor. It is therefore estimated that, at a minimum, the
FFL in the upper ground floor is 9.38mAQD. This level has been taken forward within this
FCA as a precautionary approach to flood risk assessment.

g o

BridgeStreet:

HeollFachpYdBony alittle] BridgelStreet

'A4242)

A1,

10.34mAOD

e

5.48mAOD
Legend
[ site Boundary
16 = 1m Contours
1m DTM LiDAR (mAOD)

s 22.51
12
10

0.8215

8 === Profile line

6 0 10 20 m
|
o
¢ 10 20 30 Contains OS data © Crown copyright and database right 2025.
—DTM — DEM O Front level O Rear level Contains Natural Resources Wales information @ Natural Resources Wales and database right. All rights reserved.

Figure 2-2 1m LiDAR

2.2 Soils and Geology

The geology of the site has been assessed using the BGS Geoindex!. The bedrock geology
is shown to be Tetragraptus Beds comprised of Mudstone. Superficial deposits are Tidal
Flat Deposits comprised of clay, silt and sand.

1 https://www.bgs.ac.uk/map-viewers/geoindex-onshore/
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The soils on the site have been assessed using the Cranfield University Soilscapes Viewer?
and are predominantly shown to be freely draining floodplain soils.

2.3 Watercourses and flood defences

Figure 2-3 shows the locations of the nearest waterbodies and watercourses. The site is
located on the banks of the River Towy (as shown in Error! Reference source not
found.), a tidally influenced NRW-designated Main River.

Flood defences are shown to be present along the River Towy to the east of the proposed
redevelopment, however the site does not benefit from the presence of these defences.
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Figure 2-3 Watercourses and flood defences

2.4 Development Proposal

Development proposals are for the refurbishment of the existing building at the Waterside
Club, The Quay for residential purposes. Full plans are contained in Appendix B.

The Lower Ground Floor will be reconfigured to include a bike storage, bin storage and a lift
to the upper floors. It shall not be used for residential living, comprising ancillary use to the

2 https://www.landis.org.uk/soilscapes/
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wider redevelopment proposals. There are no proposed changes to Threshold/Finished
Floor Levels of the Lower Ground Floor as part of the proposals.

The Upper Ground Floor, as well as the construction of two additional floors, will be
developed to provide 23 flats. Primary pedestrian access to the flats will be from the access
route to the front elevation of the building on the Upper Ground Floor, connecting to the
A4242 Coracle Way.
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3 Planning Policy and Flood Risk

3.1 Planning context

Planning Policy Wales (PPW) sets out the land use planning policies of the Welsh
Government. It is supplemented by a series of Technical Advice Notes (TANSs), Welsh
Government Circulars, and policy clarification letters, which together with PPW provide the
national planning policy and improve the social, economic, environmental, and cultural
wellbeing of Wales as set out in the Wellbeing of Future Generations Act 2015.

Technical Advice Note (TAN-15) introduced by the Welsh Government in 2004, provides
technical guidance relating to development planning and flood risk in Wales. The initial
requirements of TAN-15 are to identify the vulnerability classification(s) and flood zones
relevant to the proposed development, and to apply this information to the application of the
justification tests.

An update for TAN-15 was released in October 2021. However, Welsh Government
subsequently suspended this, and it is not currently known when the new TAN-15 will be
published in its final form and implemented.

Although the draft update of TAN-15 is not a material consideration, Welsh Government
and NRW advise that some consideration is given to the Flood Map for Planning (FMfP) as
best available information3. Therefore, where a site is located in a FMfP flood risk zone it is
recommended that an FCA is carried out.

As a result of the above, both the DAM and FMfP are considered as part of this FCA,
although only the current TAN-15 has been applied to the assessment.

3.2 Vulnerability Classification

TAN-15 assigns one of three flood risk vulnerability classifications to a development, as
shown in Table 3-1. The lower ground floor will remain vacant and will be used for cycle
and bin storage and will, therefore, be classified as 'less vulnerable' development. The
upper ground floor and first and second floors will be used for residential development.
Consequently, the development is classified as 'highly vulnerable'.

Table 3-1 Development Categories Defined by TAN-15

Development category

Emergency services Hospitals, ambulance stations, fire stations, police stations,
coastguard stations, command centres, emergency depots
and buildings used to provide emergency shelter in time of
flood.

3 Chief Planner Letter, 15 December 2021. Ref. MA-JJ-3967-21
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Development category

Highly vulnerable All residential premises (including hotels and caravan
development parks), public buildings, (e.g., schools, libraries, leisure
centres), especially vulnerable industrial development and
waste disposal sites.

Less vulnerable General industrial, employment, commercial and retail
development development, transport and utilities infrastructure, car parks,
mineral extraction sites and associated processing facilities,
excluding waste disposal sites.

3.3 Lifetime of Development

Paragraph Al.5 of TAN15 identifies that a proposed development must provide a safe and
secure living and/or working environment throughout its lifetime. Welsh Government
Guidance on Climate Change Allowances for Planning Purposes (September 2021)%
advises that "A rule of thumb is that residential development has a lifetime of 100 years
while a lifetime of 75 years is assumed for all other developments.”

Consequently, the following assessment has been based on an assumed lifetime of
development of 100 years.

3.4 Development Advice Map Classification

The Development Advice Map (DAM) is used to trigger different planning actions based on
a precautionary assessment of fluvial and tidal flood risk.

Figure 3-1 shows that the site is predominantly located within Zone C2. Zone C2 indicates
areas of the floodplain without significant flood defence infrastructure.

Section 6.2 of TAN15 states that “New development should be directed away from Zone C
and towards suitable land in Zone A, otherwise to Zone B, where river or coastal flooding
will be less of an issue. In Zone C the tests outlined in Sections 6 and 7 will be applied,
recognising, however, that highly vulnerable development and Emergency Services in Zone
C2 should not be permitted.”

The proposals involve the redevelopment and change of use of an existing building in Zone
C2. It therefore follows that in terms of the drafting of TAN15 6.2, the proposals should not
be regarded as ‘new development’ and the Justification Test does not apply.

TAN-15 provides no clear guidance on how such redevelopment should be assessed.
However, the latest consultation draft of the updated TAN15 does provide a clear distinction
between 'new development' and 'redevelopment’ which clarifies the policy intentions of
Welsh Government. The consultation draft of the forthcoming TAN15 states that in
assessing redevelopment of existing buildings in a flood risk area, planning authorities may
be sympathetic to changes which bring clear benefits to the area and building.

4 Welsh Government. Flood Consequences Assessment: Climate Change Allowances (Sept 2021)

https://gov.wales/sites/default/files/publications/2021-09/climate-change-allowances-and-flood-consequenceassessments_0.pdf.
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As discussed later in this report, the risk of flooding affects only ancillary areas of site on
the Lower Ground Floor. Whilst residential development is proposed at this site within Zone
C2, the residential aspect will be located on the upper floors of the development,
significantly above flood levels, and will have direct dry access to high ground in all flood
conditions. It is therefore considered inappropriate to rigidly apply the DAM zones without
regard to the vertical arrangement of the proposals.

The report assesses the flood risk from all sources to the proposed redevelopment site
(Sections 4 and 5) and the Acceptability Criteria of TAN-15 (Section 6).

A iy
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[ pAM Zone C2

0 10 20m

Figure 3-1 DAM Map

3.5 Flood Map for Planning Classifications

3.5.1 Flood Map for Planning - Rivers

The proposed redevelopment site is predominantly within Flood Zones 2 and 3, as shown in
Figure 3-2. Flood Zone 2 shows areas with less than 1% but greater than or equal to 0.1%
chance of happening in any given year, including an allowance for climate change and
Flood Zone 3 indicates areas with a 1% chance or greater of happening in any given year,
including an allowance for climate change.
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Figure 3-2 Flood Map for Planning- Rivers

3.5.2 Flood Map for Planning - Sea

As shown in Figure 3-3, the proposed redevelopment site is predominantly located in Flood
Zone 1 of the Flood Map for Planning (shown as transparent), which indicates areas with a
greater than 0.1% chance of flooding including climate change.

The eastern and western boundaries of the site are located in Flood Zone 3 of the Flood
Map for Planning. Flood Zone 3 indicates areas with more than a 0.5% (1 in 200) chance of
flooding from the sea in a given year, including the effects of climate change.
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Figure 3-3 Flood Map for Planning- Sea

3.6 Local Development Plan

The local development plan for the Carmarthenshire County Council® is currently being
reviewed, with a draft Local Deposit Plan for 2018-2033 available. However, this plan has
not formally been adopted, and Carmarthenshire County Council advises that the 2006-
2021 LDP will remain in place for all planning decisions. This FCA therefore reviews the
2006-2021 LDP.

The Local Development Plan provides land use policies and proposals to encourage
sustainable growth within the Carmarthenshire Council Authority area. Strategic Objective
SO2 of the LDP aims to ensure that the principles of spatial sustainability are upheld by "(b)
wherever possible encouraging new development on previously developed land which has
been suitably remediated”, and SO3 aims to makes provision for an appropriate mix of
quality homes.

In relation to sustainability, the LDP promotes the principles of sustainability within Clauses
5.3.5, 5.8.1 and 5.9.30 which highlight the importance of growth within existing settlements
and on previously developed land. Policy SP1 states "proposals for development shall be

5 https://lwww.carmarthenshire.gov.wales/council-services/planning/planning-policy/local-development-plan-2006-2021//
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supported where they reflect sustainable development and design principles by...
promoting, where appropriate, the efficient use of land of previously developed sites."

Policy SP2 supports the integration of flood resilience measures and flood resilient design
for new developments to adapt and minimise for the causes and impact of climate change,
including incorporation of "appropriate climate responsive design solutions including
orientation, layout...".

Key to the LDP is the available housing land supply. Section 5.9.32 sets out the housing
land supply for the LDP period, which indicates that over 15,000 properties are required
over the plan period. SP5 sets out the policy requirement to meet this housing need.
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4 Flood Risk Assessment

This section assesses the risk to the proposed development site from all sources of
flooding, the risk of increased flooding to others, and how flood risk can be managed.
Information is taken from publicly available data sources.

4.1 Review of Existing Flood Risk Data

A summary of the latest available information on flood risk at the site, published by Natural
Resources Wales (NRW) is summarised in Table 4-1 below.

Table 4-1 Summary of Flood Risk

Source of Flooding Onsite Description
Presence

Flood Risk from Rivers v The site is at high to low risk of river
flooding.

Flood Risk from the Sea v The site is at medium to very low risk of
tidal flooding.

Flood Risk from Surface Water | % The site is at very low risk of surface

and Small Watercourses water flooding.

Flood Risk from Groundwater x The site is at low risk of flooding from
groundwater.

Flood Risk from Reservoirs v The site is at low risk of flooding from
reservoirs.

Flood Risk from Sewers x The site is at low risk of flooding from
sewers.

4.2 Historical Flooding

NRW’s map of recorded flood extents shows flooding has previously occurred at the site in
November 1929 and October 1987. Carmarthenshire County Council’s Local Flood Risk
Management Strategy® (LFRMS) does not identify any incidents at the site. However, the
Carmarthenshire County Council's Flood Risk Management Plan’ (FRMP) notes that Welsh
Water has identified a risk of flooding from sewers at The Quay.

Local news articles show pictures of flooding at the site in 20218 resulting from the River
Towy exceeding capacity during Storm Christoph, before the peak of high tide. It s,
however, unclear as to the duration of flooding, or the depth of flooding experienced at the
property in this event.

6 https://www.carmarthenshire.gov.wales/media/v4kalphk/flood_strategy-2013.pdf
7 https://www.carmarthenshire.gov.wales/media/1221957/ccc_frmp_partl.pdf
8 https://www.walesonline.co.uk/news/wales-news/gallery/pictures-show-battering-carmarthen-took-19670540
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4.3 Flood Risk from Rivers

The site is at high to low risk of flooding from rivers, according to NRW’s Flood Risk
Assessment Wales (FRAW) Flood Risk from Rivers map. High risk means that each year,
this area has a chance of flooding of greater than 3.3% Annual Exceedance Probability
(AEP). Low risk means that each year, an area has a chance of flooding of between 0.1%
AEP and 1% AEP. FRAW mapping does not consider the application of climate change
within the shown flood extents.

To further assess the risk of fluvial flooding, a review of the risk against detailed fluvial flood
modelling has been undertaken in Section Error! Reference source not found..
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Figure 4-1 FRAW - Flood Risk from the Rivers

4.4 Flood Risk from the Sea

The site is predominantly at very low risk of flooding from the Sea according to NRW’s
FRAW Flood Risk from the Sea map shown in Figure 4-2. This means there is less than a
0.1% AEP chance of flooding from this source in any given year. The western edge of the
site has a medium to low risk of flooding. Medium risk indicates areas which have a
chance of flooding of between 0.5% AEP and 3.3% AEP. Low risk indicates areas which
have a chance of between 0.1% AEP and 0.5% AEP. FRAW mapping does not consider
the application of climate change within the shown flood extents.
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To further assess the risk of tidal flooding, a review of the risk against detailed fluvial flood
modelling has been undertaken in Section Error! Reference source not found..
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Figure 4-2 FRAW - Flood Risk from the Sea

4.5 Flood Risk from Surface Water and Small Watercourses

The NRW FRAW flood risk from Surface Water and Small Watercourses mapping shows
that the proposed redevelopment site is at very low risk of flooding from these sources, as
shown in Figure 4-3. This means that there is a less than 1 in 1000 (<0.1% AEP) chance of
flooding in any given year.
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Figure 4-3 FRAW - Flood Risk from Surface Water and Small Watercourses

4.6 Flood Risk from Groundwater

Groundwater flooding is caused by unusually high groundwater levels. It occurs as excess
water emerges at the ground surface or within manmade structures such as basements.
Groundwater flooding tends to be more persistent than surface water flooding, in some
cases lasting for weeks or months, and can result in damage to property. This risk of
groundwater flooding depends on the nature of the geological strata underlying the site and

the local topography.

Carmarthenshire County Council's Flood Risk Management Plan® (FRMP) notes
'‘Carmarthenshire County Council’s Flood Risk Engineers acknowledge that groundwater
flooding is an issue in parts of the county, predominately as a result of historical mining'. As
the site is not located near an area of historical mining, it can therefore be concluded that

the risk of groundwater flooding at the site is low.

9 https://www.carmarthenshire.gov.wales/media/1221957/ccc_frmp_partl.pdf
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4.7 Flood Risk from Reservoirs

The NRW FRAW Flood Risk from Reservoirs map illustrates that a very small area of the
proposed redevelopment site is at risk of flooding from reservoirs, as shown in Figure 4-4.

The site is at risk of flooding from the Llyn Brianne reservoir. This reservoir is located 47km
to the north of the site.

However, as a result of regular inspections covered by the 1975 Reservoir Act, it is
extremely unlikely that a reservoir would fail, and due to the location of the reservoirs in
relation to the site, substantial warning time would be available. Therefore, the risk of
reservoir flooding is considered to be low to very low.

Nl

} Heol Fach Y Bont / Little Bridge Street

Bridge Street

Legend

[ site Boundary

I Flood Risk from Reservoirs
0 10 20m
[ |

Figure 4-4 FRAW - Flood Risk from Reservoirs

4.8 Flood Risk from Sewers

As noted in Section 4.2, Carmarthenshire County Council's Flood Risk Management Plan'®
(FRMP) notes that Dwr Cymru Welsh Water has identified a risk of flooding from sewers at
The Quay. It is unknown as to the exact location, extent and frequency of flooding from this
source at the proposed redevelopment site.

10 https://www.carmarthenshire.gov.wales/media/1221957/ccc_frmp_partl.pdf
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However, development proposals result in no change in footprint to the existing building,
with the Lower Ground Floor retained as storage use only, and all residential development
on the Upper Ground Floor and above. It is therefore considered that the risk of flooding
from sewerage infrastructure is acceptable to the proposals. It is recommended that
consideration is given to property flood resilience measures such as non-return valves in
the refurbishment of the Lower Ground Floor to mitigate the risk of backing up of the
sewerage system into the property.
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5 Detailed Fluvial and Tidal Flood Risk
Assessment

51 Data availability

JBA Consulting were commissioned by NRW in 2016 to undertake flood risk modelling of
Carmarthen. The 1D-2D ESTRY-TUFLOW hydraulic model simulated a range of design
flood events for both fluvial and tidal scenarios, and a 10m grid resolution has been used
for the River Towy floodplain. Climate change values assume a 30% increase in flows from
the original estimates for the fluvial flood events and considers sea level rise over a period
of 100 years to 2116.

It is noted that it has been a number of years since the model has been updated and
consequently the data results in an assessment of risk to 2116 as opposed to 2125, which
would reflect the 100 year lifetime of development associated with the proposals. It is,
however, considered disproportionate to update the model to reflect this lifetime of
development given the nature of flood risk to the proposed redevelopment site. The model
has therefore been used unamended within this study.

The risk of fluvial and tidal flooding has been further assessed below.

5.2 Fluvial Flood Risk

1% AEP plus Climate Change

Figure 5-1 presents the predicted flood extent and depths to the site in the 1% AEP plus
climate change fluvial event. The property is predicted to flood from the River Towy in this
event, with flooding predicted to the rear of the property where ground levels are lower. The
front of the site, facing the A4242 Coracle Way is shown to be flood free.

To more accurately define predicted flood depths to the redevelopment site, the modelled
water level has been compared to the Finished Floor Levels (calculated in Section 2.1) of
the proposed redevelopment. These have been summarised in Table 5-1.

The Lower Ground Floor is predicted to flood to significant depths of 2.13m during this
event. The Upper Ground Floor is predicted to be flood free. Noting the age of the model, it
is considered that with the application of climate change, the increase in flood depths to the
Lower Ground Flood would result in negligible change to the significance of the flood risk
associated with this area of the building. However, the Upper Ground Floor would remain
flood free.
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Figure 5-1 1% AEP plus climate change event- Flood Depths (m)

Table 5-1 Predicted flood depths in the 1% AEP plus climate change fluvial event

Area of the site Finished Floor Flood Level Maximum Flood
Level (mAOD) (mAOD) Depth (m)

Lower Ground Floor 5.48 7.61 2.13
Upper Ground Floor 9.38 Flood free
0.1% AEP

As shown in Figure 5-2, during the 0.1% AEP fluvial event, the predicted flood extent
extends across the existing building, with the front of the building remaining flood free.

The assessment of the predicted flood level against Finished Floor Levels is contained in
Table 5-2.

The Lower Ground Floor is predicted to flood to significant depths of up to 2.53m during this
event. The Upper Ground Floor (and all residential areas) will remain flood free.
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Figure 5-2 0.1% AEP event- Flood Depths (m)

Table 5-2 Potential flood depths in the 0.1% AEP event

Area of the site Finished Floor Flood Level Maximum Flood
Level (mAOD) (mAOD) Depth (m)

Lower Ground Floor 5.48 8.01 2.53

Upper Ground Floor 9.38 Flood free

53 Tidal Flood Risk

2116 0.5% AEP

Figure 5-3 demonstrates the predicted flood extent to the redevelopment site during the
2116 0.5% AEP tidal event. The flood extent is shown to encroach into the building
footprint, with front access to the building shown to remain flood free.

Table 5-3 contains the assessment of predicted tidal flood level to Finished Floor Levels of
the building. The Lower Ground Floor is predicted to flood to depths of up to 0.49m during

this event. The Upper Ground Floor (and all residential development) will remain flood free.
Noting the requirement to consider climate change to 2125, the increase in flood depths as
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a result of sea level rise from 2116 to 2125 is likely to have a negligible effect in terms of
the impact of flooding on the redevelopment, with the Upper Ground Floor predicted to
remain flood free.
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Figure 5-3 0.5% AEP plus climate change event- Flood Depths (m)

Table 5-3 Potential flood depths in the 0.5% AEP plus climate change event

Area of the site Finished Floor Flood Level Maximum Flood
Level (mAOD) (mAOD) Depth (m)

Lower Ground Floor 5.48 597 0.49

Upper Ground Floor 9.38 Flood free

2116 0.1% AEP

Figure 5-4 presents the predicted flood extent in the 2116 0.1% AEP tidal event, which
does not differ greatly from the 2116 0.5% AEP event. The comparison of the tidal flood
level to the Finished Floor Level is contained in Table 5-4.
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The Lower Ground Floor is predicted to flood to depths of up to 0.61m during this event,
whilst the Upper Ground Floor (and all residential development) is predicted to remain flood
free. Again, when considering the impact of climate change to 2125, it is not anticipated that
the increase in flood level will result in flooding to the Upper Ground Floor or access to the
front facade of the building.
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Figure 5-4 0.1% AEP plus climate change event- Flood Depths (m)

Table 5-4 Potential flood depths in the 0.1% AEP plus climate change event

Area of the site Finished Floor Flood Level Maximum Flood
Level (mAOD) (mAOD) Depth (m)

Lower Ground Floor | 5.48 6.09 0.61

Upper Ground Floor | 9.38 Flood free
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5.4 Flood Risk Summary and TAN-15 Compliance

The Lower Ground Floor of the property is predicted to flood in all TAN-15 design events
and therefore does not strictly comply with the requirements of A1.14 of TAN-15.

A1.15 of TAN-15 provides indicative guidance on tolerable flood depths during the 0.1%
AEP fluvial event, and 0.1% AEP tidal event with an allowance for climate change. This is
600mm for both design events for residential premises. During the 2116 0.1% AEP tidal
event, the Lower Ground Floor is predicted to flood to 610mm, only slightly exceeding the
indicative tolerable flood depth. In the 0.1% AEP fluvial event, flood depths are predicted to
be 2.53m. However, TAN-15 advises that the guidance of A1.15 is ‘indicative' and each site
must be considered individually, a judgement taken in the context of the particular
circumstances which could prevail at a site.

As redevelopment of an existing building, proposals result in an avoidance of new
development within the floodplain. The proposed redevelopment is unlikely to result in a
change of flood risk to the site in comparison to its existing use, with no predicted change in
flood depths, extents or frequency as a result of the redevelopment. However, the
proposals will result in the re-use and re-vitalisation of an existing structure within a well-
established area of Carmarthen, promoting development in sustainable locations and
utilising existing infrastructure. The refurbishment of the existing building offers the
opportunity to provide residential homes within a building in the town centre which would
otherwise remain vacant. The redevelopment therefore contributes to LPA objectives for the
provision of residential dwellings in an already established settlement and reduces the need
for travel as it provides access to facilities within Carmarthen, as noted in Section 3.6.

Policy SP2 of the LPD supports the integration of flood resilient design for new
developments to adapt and minimise for the causes and impact of climate change. This
includes incorporation of "appropriate climate responsive design solutions including
orientation and layout”. Flood risk, including the risk of flooding with the application of
climate change, has been a key consideration during the design of the proposed
redevelopment. The placement of the apartments on the upper and new first and second
floors has ensured that no residential elements of the redevelopment will experience
flooding. The ground floor will remain as storage, with relatively infrequent use, comprising
ancillary functions to the residential properties above. Ancillary areas may be permissible to
flooding where it permits more highly vulnerable land uses to mitigate flood risk.

Further to this, primary access to the residential units is via pedestrian access to the front of
the building, on its northern fagade connecting to The A4242 Coracle Way. The residential
elements of the redevelopment are therefore assured dry access and egress during all
design events.

As a result of the risk of flooding to the Lower Ground Floor, mitigation measures have
been recommended to enhance the resilience of the building to the known flood risk and
are detailed further in Section 5.5.
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5.5 Flood Risk Mitigation

Property Flood Resilience

The site is shown to be at risk of flooding during all design events. It is therefore
recommended that flood resilience measures are incorporated into the Lower Ground Floor
of the redevelopment. Such practical measures may include, but are not limited to:

e The introduction of resistance measures (flood doors, barriers, self-closing air
bricks etc) to mitigate the entry of water into the Lower Ground Floor

e Raising the electrical junction box, wiring and electrical sockets so that they are
situated above maximum depth of internal flooding where possible

¢ Raise the gas and electricity service meter boxes and the boiler above the
maximum depth of internal flooding where possible

e Applying hard and solid floors

e Using waterproof plaster

It should be noted that recommended maximum height of flood barriers is 600mm above
Floor Level. This is to minimise the risk to the structural integrity of the property in the event
of flooding. Flood depths to the Lower Ground Floor are predicted to exceed this in the
TAN-15 design events. However, provision of PFR measures may increase resilience to
flooding in lower return period events. Focus is also likely to be on internal resilience
measures to restore the Lower Ground Floor to prime functionality swiftly after a flood
event.

Flood Response Plan

Considering the risk of flooding to the site, it is recommended that a Flood Response Plan
is prepared for future occupants of the building. At a minimum, the Flood Response Plan
should cover adequate flood warning, evacuation and access/egress routes in the event of
flooding for the lifetime of the development. NRW provide guidance?!? for the production of
flood emergency plans. This guidance should be used to inform flood response procedures
at the site.

Flood warning and alert service

The proposed redevelopment site is located within the NRW ‘Tidal area at Carmarthen
Quay’ and 'River Towy at Carmarthen Quay, Carmarthen' Flood Warning Area and the
‘Lower Towy’ and the ‘Carmarthenshire coast’ Flood Alert Areas. It is recommended that
the occupants and the building owners sign up for these flood warnings to ensure their flood
plans can be enacted.

NRW flood warnings for fluvial flood events are typically provided 1-2hrs in advance of an
event. Flood warnings give notice that “flooding is expected” and “immediate action is

11 NRW, Preparing for a Flood. Retrieved from: https://naturalresources.wales/flooding/preparing-for-a-flood/?lang=en
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required”. A lower grade flood alert is used to prepare for possible flooding and will
generally be issued with a greater lead-time. Tidal flooding arises from storm surges and
spring tides that are accompanied by significant lead times (>24hrs).
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6 Assessment of Acceptability Criteria

6.1 Acceptability criteria

Table 6-1 details the acceptability criteria required by TAN-15 and the site's compliance in

against these criteria.

Table 6-1 Acceptability Criteria
TAN-15 Justification

Criteria

Comments

Achieved?

Developer is required to
demonstrate that the site is
designed to be flood free for the
lifetime [Ref: TAN-15 A1.5] of
development for a 1 in 100 (1%)
chance (fluvial) and 1 in 200
(0.5%) change (tidal) including an
allowance for climate change in
accordance with TAN-15 table
Al.14.

The Lower Ground Floor is predicted
to flood in the 1% AEP plus climate
change fluvial event and the 2116
0.5% AEP tidal event. However, this
area comprises ancillary area of
redevelopment and there is no
change in risk compared to the
existing arrangements.

Residential development is
contained to the Upper Ground Floor
and above and is predicted to be
flood free in all design events.

The development should be
designed so that in an extreme (1
in 1000) event (fluvial) and 1 in
1000 year plus climate change
(tidal) there would be less than
600mm of water on access roads
and within the property.

The Lower Ground Floor is predicted
to flood in the 1% AEP plus climate
change fluvial event and the 2116
0.5% AEP tidal event. However, this
area comprises ancillary area of
development and there is no change
in risk compared to the existing
arrangements.

Residential development is
contained to the Upper Ground Floor
and above and is predicted to be
flood free in all design events.

No flooding elsewhere.

Redevelopment plans result in no
change to building footprint or
existing FFLs. Consequently, the
redevelopment shall have no impact
on third parties
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TAN-15 Justification

Criteria

Flood defences must be shown
by the developer to be structurally
adequate particularly under
extreme overtopping conditions
(i.e. that flood with a 1 in 1000
chance of occurring in any given
year).

Comments

The site is not protected by the
presence flood defences.

Achieved?

The developer must ensure that
future occupiers of development
are aware of the flooding risks
and consequences.

The developer will provide future
occupants with information on flood
risk in the form of this report. Any
Flood Response Plan should be
known by all site residents and
management companies.

Effective flood warnings are
provided at the site.

The site is located in two NRW
Flood Warning Areas and two Flood
Alert Areas.

Escape/evacuation routes are
shown by the developer to be
operational under all conditions.

There is no change to existing
escape/evacuation routes from the
current scenario at the site.

Flood free access from the Upper
Ground Floor is available in design
events, with flood free access along
the A4242 to the wider Carmarthen
area.

The development is designed by
the developer to allow the
occupier of the facility for rapid
movement of goods/possessions
to areas away from flood waters.

It is recommended that the occupier
signs up to the NRW flood warning
service so that they are aware of the
potential for any flooding to allow for
the flood free storage of bikes, if
required. PFR measures have been
recommended within this report to
promote the increased resilience of
the building through its
redevelopment to enable swift
recovery following a flood event.

Development is designed to
minimise structural damage
during a flood event and is flood
proofed to enable it to be returned
to its prime use quickly in the
aftermath of a flood.

Flooding, should it occur is unlikely
to cause structural damage.
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7 Conclusions

JBA Consulting was commissioned by New Park Hotel to undertake an FCA to support a
planning application for the proposed redevelopment of the Waterside Club at Coracle Way,
Carmarthen.

Development proposals are for the refurbishment of the existing building at the Waterside
Club, Coracle Way. The Lower Ground Floor will be reconfigured to include bike storage,
bin storage and a lift to the upper floors, therefore comprising ancillary use to the wider
redevelopment proposals. There are no proposed changes to Threshold/Finished Floor
Levels of the Lower Ground Floor as part of the proposals. The Upper Ground Floor, as
well as the construction of two additional floors, will be developed to provide 23 residential
flats.

The site is located within Zone C2 of the DAM Map. Zone C2 indicates areas of the
floodplain without significant flood defence infrastructure. The proposals involve the
redevelopment and change of use of an existing building in Zone C2. It therefore follows
that in terms of the drafting of TAN15 6.2, the proposals should not be regarded as ‘new
development’ and the Justification Test does not apply.

The Flood Map for Planning shows the site to be located within Flood Zone 3 for the Sea
and Flood Zone 2 and 3 of the Flood Map for Planning for Rivers.

The site is at high to very low risk of fluvial flooding and medium to very low risk of tidal
flooding. The site is at low risk of groundwater, sewer, reservoir flooding and very low risk of
surface water flooding. .

A review of JBA's Carmarthen Flood Model indicates that flooding is predicted to the Lower
Ground Floor in all fluvial and tidal design events. However, the risk of flooding affects only
ancillary areas of the redevelopment site, with residential apartments predicted to remain
flood free with dry access/egress with the Upper Ground Floor in all design events.

To manage as far as practical the risk of internal flooding, it is recommended that PFR
measures are installed which will significantly reduce the risk and severity of internal
flooding to the Lower Ground Floor, enabling it to return to prime functionality swiftly in the
event of a flood. Furthermore, the area is served by an effective flood warning service, and
it is recommended that the applicant develop a Flood Response Plan for the site.

The proposed development is unlikely to result in a change of risk to the site in comparison
to its existing use, with no predicted change in flood depths, extents or frequency. However,
the proposals will result in the re-use and re-vitalisation of an existing structure within a
well-established area of Carmarthen, promoting development in sustainable locations and
utilising existing infrastructure. The development would contribute to LPA objectives for the
conversion of brownfield sites and for housing growth, concurrently meeting the objectives
of PPW and National Wales: The Future Plan.
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A Topographic Survey
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Main Entrance

PROPOSED FRONT ELEVATION - North Aspect

Option 2 - 1:50 Scale @ A1 EXTERNAL CLADDING SYSTEMS

1. Render to receive light grey paint finish - colour tbc.

2. Raised render panel to receive mid grey paint finish - colour
tbc.

3. Large 600x900mm slate tiles, ref: tbc.

4. Living/green wall.

5.  New aluminium windows / doors in PPC finish - Anthracite
grey. RAL - 7016

6. New glass Juliet balcony's.
7. Roof tiles/slate, ref: tbc.
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Thomas Parry Design

The Old Sketty Coach House,
21 Gower Road, Sketty
Swansea, SA2 9BX

t: 01792 290755

e: design@thomasparry.co.uk
w: www.thomasparry.co.uk

ALL DIMENSIONS TO BE CHECKED ON SITE: Contractor to check and verify all building and site dimensions. The contractor
is to comply in all respects with the current Building Regulations whether specifically stated on this drawing or not. This drawing
must be read and checked against any other specialist drawing provided.
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New aluminium windows / doors in PPC finish - Anthracite
grey. RAL - 7016

New glass Juliet balcony's.
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Existing white uPVC windows to be replaced with new in PPC
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C Development Plans
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