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1.0  INTRODUCTION 
 
Bear Consulting has been instructed to prepare a Flood Consequence Assessment (FCA) for 
the development at Celtic House, Langland Way, Newport, NP19 4PT, to support the 
proposed development of an ‘extension to existing building with an open canopy and the 
erection of a single storey portal frame building for the provision of warehouse storage (use 
class b8)’ (NCC planning ref:25/0476).  
 
This FCA has been prepared in accordance with Technical Advice Note 15 (TAN 15): 
Development, Flooding and Coastal Erosion (Welsh Government, March 2025), together with 
relevant supporting guidance. 
 
The purpose of this assessment is to: 
 

 Establish whether the site is currently affected by flooding. 
 Assess the suitability of the proposed development in this location. 
 Identify and propose mitigation measures to ensure the development and its occupants 

remain safe during a flood event. 
 Demonstrate that the development will not increase flood risk elsewhere. 
 Assess compliance with the acceptability criteria set out in TAN 15 (2025). 
 Provide the additional information requested by Natural Resources Wales (NRW), as 

the statutory consultee for flood risk, to inform the planning process. 
 

2.0  EXISTING SITE AND DEVELOPMENT SUMMARY 
 

2.1 Site Address and OS Grid Reference 
 
The site is located at Celtic House, Langland Way, Newport, NP19 4PT (E.333265, N.186441) 
 

 
Figure 1 – Site Location 

The red line in Figure 1 shows the proposed development boundary. The blue line indicates 
the applicant’s ownership boundary. Vehicular access is gained from Langland Way adjacent 
to the eastern site boundary. 
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2.2 Existing Site Description 
 
The site is a previously developed land within an established industrial area, bounded by other 
industrial plots to the north, south, and west.  
 
The topographical survey (included within Appendix A) shows a steel portal frame building 
centrally located on the plot, storage containers positioned in the north-western area, 
hardstanding gravel surfaces to the west and brick paving to the east of the building, soft 
landscaped margins along the boundaries. 
 
Ground levels across the site range from 7.32m to 8.40m AOD, generally falling gently away 
from the existing building. 
 
The topographic survey also indicates the presence of existing private on-site surface water 
and foul water drainage networks within the site boundary. However, no above-ground surface 
water drainage features, such as drainage channels or gullies, were identified within the 
development area (red line boundary). It is therefore assumed that runoff from the 
development area currently flows in a south-westerly direction, discharging off-site and 
ultimately reaching the Langland Way highway gullies. 
 
The nearest watercourses are: 

 Great Spytty Reen (main river), approximately 100m east. 
 River Usk (main river), approximately 700m west. 

 
There are no Site of Special Scientific Interest (SSSI), Special Area of Conservation (SACs) 
or Local Nature Reserves (LNR) / National Nature Reserves (NNR) / Special Protection Areas 
(SPA) lying within or directly adjacent to the site. 
 
Soilscapes has identified the soil as loamy and clayey soils of coastal flats with naturally high 
groundwater, with naturally wet drainage. The relevant information has been included within 
Appendix C.  
 
The bedrock geology has been identified as Mercia Mudstone Group - Mudstone. The 
superficial deposit has been identified as Tidal Flat Deposits - Clay and silt. The relevant 
information has been included within Appendix D.  
 

2.3 Proposed Development Description 
 
It is proposed to construct an extension (plasma cutting unit and workshop) directly adjacent 
to the west of the existing building, and the erection of a single-storey portal frame building for 
the provision of warehouse storage (use class b8).  
 
Relevant proposed design information has been included within Appendix B. 
 
Given the relationship to the existing buildings, the proposed structures are considered to be 
extensions rather than new stand-alone developments.  



 

5 
 

2.4 Vulnerability Classification  
 
Under TAN 15 (2025), the proposed development falls within the “Less Vulnerable” category, 
as it comprises industrial and warehouse use. 

Vulnerability 
category 

Types 

Highly vulnerable  
development 

All residential premises (including hotels, Gypsy and Traveller sites, caravan 
parks and camping sites). Schools and childcare establishments, colleges 
and universities. Hospitals and GP surgeries. Especially vulnerable industrial 
development (e.g. power generating and distribution elements of power 
stations, transformers, chemical plants, incinerators), and waste disposal 
sites. Emergency services, including: ambulance stations, fire stations, 
police stations, command centres, emergency depots. Buildings used to 
provide emergency shelter in time of flood. 

Less vulnerable 
development 

General industrial, employment, commercial and retail development. 
Transport and utilities infrastructure. Car parks. Mineral extraction sites and 
associated processing facilities (excluding waste disposal sites). Public 
buildings including libraries, community centres and leisure centres 
(excluding those identified as in Highly Vulnerable category and emergency 
shelters). Places of worship. Cemeteries. Equipped play areas. Renewable 
energy generation facilities (excluding hydro generation). 

Water compatible 
development 

Boatyards, marinas and essential works required at mooring basins. 
Development associated with canals. Flood defences and management 
infrastructure. Open spaces (excluding equipped play areas). Hydro 
renewable energy generation. 

Table 1 – Development vulnerability categories extracted from TAN15 (March 2025) 
 

3.0  PLANNING CONTEXT AND FLOOD ZONE CLASSIFICATION 
 

3.1 Planning Status 
 
At the time of writing (August 2025), a planning application for the proposed development (Ref: 
25/0476) has been submitted to Newport City Council and is under consideration. 
 

3.2 Relevant National and Local Policy  
 
This FCA report has been prepared in accordance with: 

 Technical Advice Note 15 (TAN 15): Development, Flooding and Coastal Erosion 
(Welsh Government, March 2025). 

 Welsh Government National Standards for Sustainable Drainage (SuDS). 
Where relevant, reference has also been made to other current Natural Resources Wales 
(NRW) policy and guidance. 
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3.3 Development Location Flood Zone  
 
According to the NRW Flood Map for Planning (included within Appendix E), the proposed 
development lies entirely within a Sea Flood Zone 3 area, defined as land with a greater than 
0.5% annual probability (1 in 200) of tidal flooding, including the effects of climate change. 
 
The site is also located within the TAN 15 Defended Zone. 
 

4.0 SOURCES OF FLOOD RISK 
 

4.1 Identify Relevant Sources of Flooding 
 
A desk-based review has been undertaken, including the use of the Natural Resources Wales 
(NRW) Flood Map for Planning (FMfP), to assess potential sources of flood risk affecting the 
site. The relevant information from the NRW Flood Map for Planning(FMfP) has been included 
within Appendix E.  
 
Surface Water Flooding 
 
According to NRW Flood Map for Planning, the site does not lie within Surface Water Flood 
Zones 2 and 3. On this basis, the risk from surface water flooding is considered negligible. 
 
Flood 
Zone 

Probability Explanation 

Zone 2 Medium  Areas with 0.1% to 1% (1 in 1000 to 1 in 100) chance of 
flooding from surface water and/or small watercourses in a 
given year, including the effects of climate change. 

Zone 3 High  Areas with more than 1% (1 in 100) chance of flooding from 
surface water and/or small watercourses in a given year, 
including the effects of climate change. 

Table 2 – NRW Surface Water and Small Watercourses Flood Zones 

 
River Flooding 
 
The nearest river to the site is the main river, Great Spytty Reen, approximately 100m to the 
east of the site and another main river, River Usk, is located approximately 700m to the west 
of the site.  
 
The FMfP confirms that the site does not lie within a designated river flood zone and is 
therefore not at significant risk from river flooding. The risk of flooding from rivers is therefore 
considered negligible. 
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Flood 
Zone 

Probability Explanation 

Zone 2 Medium  Areas with 0.1% to 1% (1 in 1000 to 1 in 100) chance of 
flooding from rivers in a given year, including the effects of 
climate change. 

Zone 3 High  Areas with more than 1% (1 in 100) chance of flooding from 
rivers in a given year, including the effects of climate 
change. 

Table 3 – NRW Rivers Flood Zones 

Sea Flooding 
 
The closest estuary to the site is the Bristol Channel, located approximately 4 km to the south.  
 
According to the NRW Flood Map for Planning, the site lies within Sea Flood Zone 3, defined 
as areas with more than a 0.5% (1 in 200) annual probability of flooding from the sea, including 
the effects of climate change. 
 
Flood 
Zone 

Probability Explanation 

Zone 2 Medium  Areas with 0.1% to 0.5% (1 in 1000 to 1 in 200) chance of 
flooding from the sea in a given year, including the effects 
of climate change. 

Zone 3 High  Areas with more than 0.5% (1 in 200) chance of flooding 
from the sea in a given year, including the effects of climate 
change. 

Table 4 – NRW Rivers Flood Zones 
 

It should be noted that the site is also situated within the TAN 15 Sea Defended Zone, an area 
that benefits from Risk Management Authority flood defences designed for a 1 in 200-year 
(present-day) sea flooding event.  
 
Flood Risk from Reservoir 
 
There are no reservoirs located in the vicinity of the site. The NRW Flood Map for Planning 
indicates that the site is not within an area at risk of reservoir flooding; therefore, the flood risk 
from reservoirs is considered negligible. 
 
Sewer Flooding 
 
Sewer flooding may occur during periods of heavy rainfall when the sewer system is either 
blocked or lacks sufficient capacity. It is noted that there are existing private on-site surface 
water and foul water systems that connect to the highway drain and the DCWW public sewer 
beneath the adjacent public road, Langland Way, according to information from the 
topographical survey and the DCWW sewer map. Existing drainage information has been 
included within Appendix F. At the time of writing, no information is available regarding sewer 
flooding in the vicinity of the site; therefore, the risk of sewer flooding is considered unknown. 

A new drainage system shall be designed that will control surface water runoff to an agreed-
upon, restricted rate. A non-return valve will also be considered to prevent backflow into the 
system. This ensures the development does not put additional strain on the local sewer 
network. Therefore, the risk of sewer flooding can be considered low.  
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Groundwater Flooding 
 
Groundwater flooding is defined as the emergence of groundwater at the ground surface or 
the rise of groundwater into man-made ground when the normal range of groundwater levels 
is exceeded.  
 
Groundwater flooding tends to occur sporadically in both location and time and typically affects 
low-lying areas, below-surface infrastructure, and buildings (e.g., tunnels, basements, and car 
parks) underlain by permeable rocks (aquifers).  
 
It is acknowledged that groundwater conditions can vary across the site. A site investigation, 
including a groundwater assessment, will be carried out at a later stage of the development to 
provide confirmation.  
 
At this stage, the risk of groundwater flooding is unknown. However, as later demonstrated in 
section 6, mitigation measures will be incorporated into the development. Hence, the overall 
risk of groundwater flooding to the proposed development is considered to be low.  
 

4.2 Known Historic Flooding  
 
According to the Natural Resources Wales (NRW) Flood Map for Planning, there are no 
recorded flood extents at the site 
 

4.3 Existing Flood Defences 
 
According to the NRW Flood Map for Planning, the site is situated within the TAN 15 Sea 
Defended Zone, an area that benefits from Risk Management Authority flood defences 
designed for a 1 in 200-year (present-day) sea flooding event.  
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5.0  FLOOD RISK ASSESSMENT AND ACCEPTABILITY OF FLOOD   
CONSEQUENCES 

 
NRW has provided the 2016 Caldicot and Wentlooge Coastal Model (Ref: 
CaldicotAndWentlooge_5_V1.0_2016_Product6). The relevant flood modelling results 
extracts have been included in Appendix G of this report to support the assessment against 
the criteria set out in TAN 15.  
 

5.1 Frequency Thresholds 
 
In accordance with TAN15 (2025), the proposed development is classified as ‘less vulnerable 
development’ for all commercial/industrial areas. 
 
Section 11.7 of TAN15 states that new developments should be designed to remain flood-free 
during a 1% river flood event (i.e., a flood with a 1 in 100 chance of occurring in any year) and 
a 0.5% coastal flood event (i.e., a flood with a 1 in 200 chance of occurring in any year), 
including an allowance for climate change over the lifetime of the development.  
 

Vulnerability category Flood Event Type 
Highly 
vulnerable  
development 

Emergency services 
(command centres and 
hubs)  

0.1%+CC 
(1 in 1,000) 

0.1%+CC 
(1 in 1,000) 

All other types 
1% +CC 
(1 in 100) 

0.5%+CC 
(1 in 200) 

Less vulnerable development 
 
Water compatible development that may 
be occupied by people 

1% +CC 
(1 in 100) 

0.5% +CC 
(1 in 200) 

Table 4 – Frequency thresholds for Flood events in which development must be flood-free extracted from TAN15 
(March 2025) 

 

According to the NRW modelling information received, the site experiences a flood depth of 
up to 691 mm in a ‘1 in 200-year coastal flooding event with climate change (year 2115 horizon 
year with 95% confidence interval) and flood defence’ scenario.  
 
It should also be noted that section 11.8 of TAN15 states that “if the criteria set out in Table 
4 above cannot reasonably be met, the planning authority should seek the views of the 
relevant risk management authorities on the resilience measures proposed to help it 
reach a decision.” It further notes that “the thresholds may be applied with more flexibility 
for redevelopment, changes of use, conversions, and extensions, where the ability to 
substantially redesign a development is limited". 
 
All proposed building units on the site are considered extensions to the existing site, rather 
than new development. Therefore, the received NRW flood modelling information, which 
shows flooding in a ‘1 in 200 years coastal flooding event with climate change (year 2115 
horizon year with 95% confidence interval) and flood defence’, should not be treated as a 
criterion for refusal of development in this area.  
 
The site is not located within the NRW Flood Map for Planning River Flood Zones. It is 
therefore considered that the risk of flooding from rivers, including climate change allowance, 
is less than 0.1%, meeting the ‘frequency threshold’ criteria set out in section 11.7 of TAN15. 
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Additionally, all proposed units are located outside the Surface Water and Small Watercourses 
flood zones. 
 

5.2 Tolerable Conditions 
 
Table 5 below shows the tolerance condition under which new development may be 
considered acceptable in extreme events.  
 

Types of new 
development 

Maximum depth 
of flooding (mm) 

Maximum velocity of flood 
waters (metres/sec) 

Highly vulnerable 
development 

600 0.15 

Less vulnerable 
development 

600 0.3 

Table 5 – Tolerable conditions in an extreme flood event extracted from TAN15 (March 2025) 

 
It is acknowledged that, according to the NRW flood modelling information, in a ‘1 in 1,000 
years event with climate change (year 2115 horizon year with 95% confidence interval) and 
flood defence, the site may experience flood depths up to 2152 mm and flood velocities up to 
0.94 m/s. 
 
TAN15 states that “each site, however, must be considered individually, and a judgement 
taken in the context of the circumstances which could prevail at that site.”  
 
It should be noted that all proposed building units for this development are considered to be 
extensions to the existing building, rather than new development, as stated previously. 
Therefore, the tolerable conditions described above should not be directly applicable to the 
assessment of this development, and the assessment should instead be based on the specific 
nature of the proposed extensions. 
 
Therefore, it is considered that the proposed commercial/industrial extensions on this site 
broadly comply with the requirements of TAN15, subject to the planning authority’s judgment 
and assessment. The mitigation measures and resilience measures are listed in sections 
below to provide further information to the planning authority to make a planning decision.  

Table 6 below shows the expected flood depth and velocity in various NRW flood modelling 
scenarios analysed above.  

 
 

NRW Flood Modelling Scenario  

Maximum depth 
of flooding 
within the 

development 
area(mm) 

Maximum 
velocity of flood 

waters within 
the development 
area(metres/sec) 

1 In 200 Year Flood Event (with 2115 Climate Change 
Horizon Year and 95% Confidence Interval with Flood 

Defence) 
691 N/A 

1 In 1000 Year Flood Event (with 2115 Climate Change 
Horizon Year and 95% Confidence Interval with Flood 

Defence) 
2152 0.94 

Table 6 – Tolerable conditions in an extreme flood event extracted from TAN15 (March 2025) 
  



 

11 
 

5.3 Acceptability Criteria For Flooding Consequences 
 
The development will ensure the below conditions are met in accordance with the 
requirements set out in section 11.4 in TAN 15: 
 

 No increase in flooding elsewhere  

 Occupiers aware of flood risk  

 Escape/evacuation routes present  

 Flood emergency plans and procedures agreed and in place  

 Flood-resistant and resilient design  

 
Section 11.5 TAN 15 notes that the flood consequence assessment should be used to 
establish whether suitable mitigation measures can be incorporated within the development 
to ensure that the development is as safe as possible and there is:  
 

 minimal risk to life;  

 minimal disruption to people living and working in the area,  

 minimal potential damage to property; 

 minimal impact of the proposed development on flood risk generally; and, 

 minimal disruption to natural heritage. 

Due to the nature of the proposed development and the mitigation measures outlined in the 
sections below, the development is expected to have minimal impact on each of the bullet 
points identified above, as addressed within this report. 
 

6.0 MITIGATION MEASURES 
 

6.1 Site Layout Design 
 
To reduce the risk of flooding to future site occupants, and to ensure that the development 
remains safe throughout its lifetime, it is proposed that the storage units be located in the 
north-western area of the site, with the proposed plasma cutting unit and workshop positioned 
directly to the west of the existing building.  
 
It should be noted that multiple storage containers currently occupy the north-western area of 
the site. These are placed directly on the ground and are presently used for storage as part of 
the site’s operations. The proposed single-storey portal frame warehouse storage unit will be 
located in this area, replacing the existing storage containers. This new building will provide a 
safer, larger, and more efficient internal space, with improved accessibility and improved 
operation environment for site users.  
 
The proposed plasma cutting unit and workshop will be located directly to the west of the 
existing building, where flood depth and velocity are comparatively lower than in the remainder 
of the site as shown in the NRW flood modelling information. 
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6.2 Structural Resilience  
 
All proposed units will have finished floor levels set at least 150 mm above the adjacent ground 
level to mitigate the risk of surface water flooding. Flood-resistant materials will be considered 
for use in external walls, floors, doors, and finishes. In addition, electrical sockets and services 
will be installed a minimum of 600 mm above ground level to provide resilience to flooding.  
 

6.3 Flood Storage Features  
 
A detailed SAB-compliant surface water drainage system is proposed to serve the 
development. The surface water drainage system will incorporate appropriate attenuation 
measures to manage surface water runoff rates and volumes effectively. The inclusion of a 
non-return valve will also be considered within the surface water drainage system to prevent 
backflow during a tidal flooding event. 
 
These measures will ensure that flood risk, both to and from the development, is mitigated in 
accordance with the acceptability criteria set out in Technical Advice Note 15 (2025) and the 
Welsh Government’s National SuDS Standards. The surface water drainage system will be 
based on sustainable principles, ensuring compliance with current legislation while promoting 
long-term drainage and flood resilience. 
  

6.4 Evacuation Plans, Safe Refuge Areas and Warnings  
 
Flood Warning  
 
The site is located within a flood risk area. Therefore, the landowner or acting agents will 
register with NRW’s flood warning telephone service. Guidance on preparing for a flood is 
available on the NRW website (https://naturalresources.wales/flooding/preparing-for-a-flood/). 
Contact details for the site will be registered with the NRW flood warning service to ensure 
timely receipt of flood alerts and warnings. 
 
All site occupants will be made aware of the NRW Floodline telephone number, together with 
the flood warning codes and their meanings. The landowner will act as the designated flood 
warden for the site, ensuring that they understand the local flood mechanisms and that the 
safety of occupants and visitors is not compromised during a flood event.  
 
Flood Plan 
 
All unit occupiers will be expected to prepare a flood plan, setting out the precautions and 
actions to be taken when a flood event is anticipated, in order to minimise potential impacts 
and damage. Sensible measures include raising electrical equipment, irreplaceable, or 
sentimental items off the ground, or relocating them to an upper floor where possible. Other 
recommended actions include rolling up carpets and rugs, switching off utilities, and preparing 
for possible evacuation. Evacuation planning should consider safe access and egress routes 
and the advance preparation of a flood kit containing essential items such as warm clothing, 
medication, a torch, food, and wellington boots. 
 
The flood plan will be treated as a ‘living’ document and should be periodically reviewed and 
updated to ensure it provides clear and practical advice to occupants in the event of an 
extreme flood. By implementing and maintaining the plan, occupiers will reduce their 
vulnerability to flooding and improve awareness of flood mechanisms specific to the site. The 
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designated flood warden will be responsible for monitoring flood levels, keeping occupants 
and visitors informed, and determining when to initiate the flood plan. 
 
Access and egress routes will enable occupants to safely enter and exit properties during the 
designed flood conditions. These routes must also allow emergency services to reach the 
development during a flood event and ensure that flood defence authorities are able to carry 
out any necessary duties during periods of flooding. 
 
Safe Access and Egress Route 
 
A safe access and egress route, including emergency access, will be maintained for vehicles 
and pedestrians. In the event of flooding, people should make their way to areas located 
outside the flood zone. As the entire site is situated within the NRW Sea Flood Zone 3, it is 
recommended that occupants evacuate via the adjacent public road, Langland Way.  
 
The safe access and egress route is illustrated in Figure 3. This identifies the exit route to be 
followed by all site users (occupants and visitors) once a flood warning has been issued. Site 
occupants will evacuate to the north of Spytty Road, following the designated egress route, 
and continue to the public highway outside any NRW-designated flood zones. 
 
It should also be noted that the existing site building is two storeys in height. If evacuation 
cannot be undertaken safely in time, occupants may temporarily seek refuge on the first floor 
of the building until it is safe to leave or assistance arrives.  
 
In the event of a flood warning, essential belongings such as waterproof clothing, necessary 
medication, and items required for infants and children should be collected in advance of 
evacuation. All site occupiers and visitors must be accounted for prior to leaving the premises, 
and the evacuation should proceed along the route shown in Figure 3. 
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Figure 3 – Safe Access and Egress Route 

7.0 ACCESS AND EGRESS 
 

7.1 Access Routes During Flood Events  
 
During a flood event, or once a flood warning has been received, site occupants will follow the 
designated safe egress route shown in Figure 3. This route leads to the public road to the 
north of Spytty Road, which lies outside all NRW flood zones and is expected to remain flood-
free during a flood event.  
 

7.2 Emergency Services Access  
 
During a flood event, emergency services will access the site via the main entrance located 
on the eastern boundary. This access route connects directly to the local highway network, 
providing safe entry and exit for emergency vehicles. The proposed development will ensure 
that water does not accumulate along this route, allowing emergency responders to reach all 
parts of the development safely and efficiently, even during extreme rainfall events. The site 
occupier will ensure that access routes remain clear at all times, enabling emergency services 
to maintain direct access to building frontages. 
 

8.0  DRAINAGE STATEMENT 
 

8.1 Proposed Surface Water Drainage Strategy  
 
A SAB-compliant drainage system will be incorporated into this development and will comply 
with the Welsh Government’s National SuDS Standards. The proposed surface water 

            Safe Ingress Route 
            Safe Egress Route 
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drainage system will incorporate an agreed restricted flow rate with SAB, likely based on the 
greenfield runoff rate, and will provide appropriate attenuation measures. 
 
The drainage system will accommodate a 1 in 100-year rainfall event, with an additional 40% 
allowance for climate change and a 10% allowance for urban creep. Hydraulic modelling will 
be undertaken to demonstrate that the drainage network is feasible and effective. A non-return 
valve will be considered for incorporation into the system to prevent backflow caused by tidal 
flooding. 
 
Runoff water quality will meet the thresholds set out in CIRIA C753, and all SuDS features will 
be in accordance with CIRIA C753 guidance. SuDS features will be incorporated across the 
site to provide the required treatment and attenuation volumes. The surface water drainage 
system will also consider enhancements to amenity and biodiversity, for example, through 
natural channels such as swales. 
 
A SuDS maintenance plan will be prepared and provided to future occupiers and will form part 
of the SAB submission. This plan will ensure that the drainage system remains effective 
throughout the lifetime of the development. 
 
At the time of writing, a SAB pre-application has been submitted to Newport SAB, and the 
proposed drainage strategy has been submitted to planning. The proposed drainage layout 
has been included in Appendix H. 
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8.2 Infiltration Feasibility  
 
A desktop study has been undertaken to assess the potential for surface water discharge via 
infiltration. Information was sourced from the British Geological Survey (BGS) and the 
Cranfield Soil and Agri-food Institute (CSAI) Soilscapes mapping.  
 
The bedrock geology has been identified as Mercia Mudstone Group - Mudstone. The 
superficial deposit has been identified as Tidal Flat Deposits - Clay and silt. Soilscapes has 
identified the soil as loamy and clayey soils of coastal flats with naturally high groundwater, 
with Naturally wet drainage.  
 
Given the soil and geological conditions indicated above, infiltration is considered unsuitable 
for this site. This will be confirmed in consultation with the SAB prior to finalising the surface 
water drainage system. 
 

8.3 Runoff Rates and Volumes  
 
It is proposed that surface water runoff from the development will be discharged at a restricted 
flow rate (Qbar), based on the greenfield runoff rate, to ensure that the development does not 
increase flood risk either on-site or elsewhere. The proposed runoff rate will be agreed with 
the SAB authority during the SAB application stage.  
 

8.4 Exceedance and Overland Flow  
 
Exceedance and overland flow pathways will be considered in the surface water drainage 
system to ensure that the development is safe, flood-resilient, and does not increase flood risk 
elsewhere. In the event of exceedance or blockage, surface water runoff from the site will 
follow the natural topography, flowing toward the lowest part of the site in accordance with the 
existing site conditions. 
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9.0 SUMMARY AND CONCLUSION  
 
This Flood Consequence Assessment (FCA) has been prepared to support the planning 
application (NCC planning ref: 25/0476) and was requested by NRW as additional information 
to enable further consideration of the site. The FCA concludes that the development can 
satisfy the updated criteria of Technical Advice Note 15 (TAN15) (March 2025), subject to the 
planning authority’s assessment and approval. 
 
All proposed commercial/industrial developments should be considered ‘extensions’ to the 
existing building on the site.  
 
The proposed warehouse storage unit will replace the existing storage container units, 
providing a safer, larger, and more open internal space with improved access and operation 
environment for site users. The proposed plasma cutting unit and workshop will be located 
directly to the west of the existing building, where the flood depth and velocity are 
comparatively lower than in other parts of the site, as indicated in the NRW flood model 
information.  
 
The development will incorporate flood-resilient measures, including elevated floor levels and 
appropriate structural provisions. Furthermore, a SuDS Approving Body (SAB)-compliant 
surface water drainage system will be implemented, incorporating flow control and attenuation 
measures to effectively manage surface water while enhancing the amenity and biodiversity 
of the site. Precautionary measures, such as non-return valves, will also be considered to 
mitigate potential backflow. The SAB-compliant surface water drainage system will ensure 
that off-site flood impacts are effectively managed. 
 
The identified safe access and egress routes will be incorporated within a site-specific ‘Flood 
Warning and Evacuation Plan’, developed by the site occupier/agent, to ensure occupant 
awareness and safety. 
 
With these flood mitigation and resilience measures, the development is expected to meet the 
acceptability criteria for flooding consequences. 
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Cranfield Soil and AgriFood Institute Soilscapes Mapping 
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Appendix D 

 
  



 

 

 

British Geology Survey - Bedrock and Superficial Deposit Map 

 

Bedrock Geology: 

Mercia Mudstone Group - Mudstone. Sedimentary bedrock formed between 252.2 and 201.3 million years ago during the Triassic period. 

Superficial deposits:  

Tidal Flat Deposits - Clay and silt. Sedimentary superficial deposit formed between 11.8 thousand years ago and the present during the Quaternary period. 
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Dŵr Cym ru Cyfynge dig (‘the  Com pany’) give s this inform ation as to the  position of its unde rground apparatus by way of 
ge ne ral guidanc e  only and on the  strict unde rstanding that it is base d on the  be st inform ation available  and no warranty as
to its c orre c tne ss is re lie d upon in the  e ve nt of e xc avations or othe r works m ade  in the  vic inity of the  c om pany’s apparatus.  
The  onus of loc ating apparatus be fore  carrying out any e xc avations re sts e ntire ly on you. The  inform ation whic h is supplie d 
by the  Com pany, is done  so in ac c ordanc e  with statutory re q uire m e nts of se c tions 198 and 199 of the  Wate r Industry Act 
1991 whic h is base d upon the  be st Inform ation available  and, in partic ular, but without pre judic e  to the  ge ne rality of the
fore going, it should be  note d that the  re c ords that are  available  to the  Com pany m ay not disc lose  the  e xiste nc e  of a wate r 
m ain, se rvic e  pipe , se we r, late ral drain or disposal m ain and any assoc iate d apparatus laid be fore  1 Se pte m be r 1989, or, if 
the y do, the  particulars the re of inc luding the ir position unde rground m ay not be  ac c urate . It m ust be  unde rstood that the
furnishing of this inform ation is e ntire ly without pre judic e  to the  provision of the  Ne w Roads and Stre e t Works Act 1991 and 
the  Com pany’s right to be  c om pe nsate d for any dam age  to its apparatus.
Se rvic e  pipe s are  not ge ne rally shown but the ir pre se nc e  should be  antic ipate d.

Whilst e ve ry re asonable  e ffort has be e n take n to c orre c tly 
re c ord the  pipe  m ate rial of DCWW asse ts, the re  is a possibility 
that in som e  c ase s, pipe  m ate rial (othe r than Asbe stos Ce m e nt 
or Pitc h Fibre ) m ay be  found to be  asbe stos c e m e nt (AC) or 
Pitc h Fibre  (PF) . It is the re fore  advisable  that the  possible  
pre se nc e  of AC or PF pipe s be  antic ipate d and c onside re d as 
part of any risk asse ssm e nt prior to e xc avation
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Existing On-Site Private Surface Water Chamber

Existing Off-Site Private Surface Water Chamber
(Assumed Highway Drain Chamber)

Existing On-Site Private Foul Water Drain

Existing DCWW Public Foul Water Sewer

Existing On-Site Private Surface Water Drain

Existing Off-Site Private Surface Water Drain
(Assumed Highway Drain)

Existing Watercourse (Assumed Ditch)

Existing Surface Water Outfall
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Unconfirmed downstream
connection. Assumed to discharge
to DCWW foul water sewer
located beneath Langland Way.
TBC with drainage CCTV survey
prior to SAB full-application.

Unknown connection from gully

Unconfirmed downstream connection

Unconfirmed upstream connection
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Unconfirmed downstream connection.
Assumed to discharge to surface water
drain run (assumed highway drain)
located beneath Langland Way.
TBC with drainage CCTV survey prior
to SAB full-application.

Assumed drain run from EXSMH4 to EXSMH2
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Approx. marshland boundary

Existing outfall discharges towards Marshland
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On-site surface water drain run assumed
currently discharges to off-site surface
water drain run (assumed highway drian)
beneath Langland Way

On-site foul water drain run assumed
currently discharges to DCWW foul
water sewer beneath Langland Way

Marshland assumed currently
discharges to this existing
surface watercourse
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SURFACE WATER DRAINAGE DISCHARGE LOCATION
SCALE 1:1250

Notes:

1. This drawing is to be read in
conjunction with all other geotechnical
engineer, surveys and Bear Consulting
project drawings/specifications.

2. This drawing has been produced for
information only and is not to be used
for construction.

3. Exact location of all apparatus to be
determined on site.

4. Topographical Survey was carried out
by AZIMUTH LAND SURVEYS
LIMITED (Date: May 2025, Ref:
SS4802-01).

5. Existing drainage information was
obtained from topographical survey,
DataMapWales, and DCWW sewer
map. Information shown partially for
indicative purposes with assumptions.

6. Existing drainage information TBC with
drainage CCTV survey prior to SAB
full-application.

7. Other site features may be present.

EXISTING DRAINAGE LAYOUT
SCALE 1:200

Existing drainage information was based on
topographical survey. Drainage CCTV survey
to be carried out to confirm existing drainage
connection prior to SAB full application.
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P0644 - Celtic House, Langland Way

1 In 200 Year Flood Event Flood Depth (with 2115 Climate Change Horizon
Year and 95% Confidence Interval with Flood Defence)

 
Flood Depth
 
<= 0.30m

0.30 - 0.60m

0.60 - 0.80m

0.80 - 1.00m

> 1.00m

Site Boundary

Key

GENERAL NOTES

DRAWINGS AND SPECIFICATIONS: This
drawing is to be read in conjunction with all
relevant Architects, Engineers and Specialists
drawings together with the specification. 

Data obtained from Natural Resources Wales
NRW. 

To be used for Flood Consequence Assessment
(FCA) planning phase only.

NOT FOR CONSTRUCTION.
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1 In 1000 Year Flood Event Flood Depth (with 2115 Climate Change
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<= 0.30m
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Site Boundary
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drawings together with the specification. 

Data obtained from Natural Resources Wales
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To be used for Flood Consequence Assessment
(FCA) planning phase only.

NOT FOR CONSTRUCTION.
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1 In 1000 Year Flood Event Flood Velocity (with 2115 Climate Change
Horizon Year and 95% Confidence Interval with Flood Defence)

 
Site Boundary

 
Flood Water Velocity
<= 0.10m/s

0.10 - 0.20m/s

0.20 - 0.30m/s

0.30 - 0.45m/s

> 0.45m/s

Key

GENERAL NOTES

DRAWINGS AND SPECIFICATIONS: This
drawing is to be read in conjunction with all
relevant Architects, Engineers and Specialists
drawings together with the specification. 

Data obtained from Natural Resources Wales
NRW. 

To be used for Flood Consequence Assessment
(FCA) planning phase only.

NOT FOR CONSTRUCTION.
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Existing On-Site Private Foul Water Chamber

Existing DCWW Public Foul Water Chamber

KEY

Existing On-Site Private Surface Water Chamber

Existing Off-Site Private Surface Water Chamber
(Assumed Highway Drain Chamber)

Existing Watercourse (Assumed Ditch)

Existing Surface Water Outfall

Existing Watercourse (Assumed Marshland)

Existing On-Site Private Foul Water Drain

Existing DCWW Public Foul Water Sewer

Existing On-Site Private Surface Water Drain

Existing Off-Site Private Surface Water Drain
(Assumed Highway Drain)

SAB Boundary

Proposed Private Surface Water Drain

Proposed Private Perforated Drain

Proposed PPIC Type 3 Private Surface Water
Chamber

Proposed Private Hydrobrake/Flow Control Unit

Proposed RWP

Proposed Rodding Eye

Proposed ACO SuDS Swale Inlet
(Or Similar Approved Erosion Control)

Proposed Lined Enhanced Swale

Proposed Lined Geocellular Crate System

Proposed SuDS Planter

SuDS

RWP

Proposed Lined Filter Drain

Applicant Ownership Boundary

Proposed Structure (Refer to Architect's Plan)

Proposed ACO Drainage Channel

Proposed Unlined Permeable Paving
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VC 375mm

RWP

RWP

RWP

RWP

RWP ACO

RWP

RWPRWP

RWP

Proposed Flow
Control Unit HB01
Proposed maximum
discharge rate: 0.14l/s

Proposed Lined Geocellular Crate
Volume: 94m³
(12m x 11m x 0.75dp x 0.95por.)
Volume TBC prior to SAB full-application

Lined Filter Drain 02
0.5m width x 38.5m length

Lined Enhanced Swale 01
Area: 50m²

Proposed surface water drain to connect
to existing on-site surface water drain run.
Assumed ultimate discharge to marshland
via existing off-site private surface water
drain (assumed highway drain).
TBC with drainage CCTV survey.

Existing surface water drain run to be
diverted if required. TBC prior to SAB full
application with drainage CCTV survey.

Proposed Canopy RWP to
discharge to adjacent existing
private surface water drain run

Proposed Plasma Cutting Building
RWP to discharge to adjacent existing
private surface water drain run

Proposed Proposed Northern
Storage Unit Roof A RWP to
discharge via Lined Filter Drain 02

Proposed Southern Store Unit RWP to
discharge via Lined Filter Drain 02

Proposed Proposed Northern Storage Unit Roof B
RWP to discharge via unlined enhanced swale 01

Existing surface water drain
run from RWP to be diverted.
Arrangement TBC.

Existing surface water drain
run from RWP to be diverted.
Arrangement TBC.

Assumed existing private surface water
drain run

Proposed
Northern
Store Unit

Proposed
Southern
Store Unit

Proposed
Plasma
Cutting Unit

Proposed
Canopy

It is understood that no
proposed foul drainage
runoff/waste is expected as
part of this development.

EXFMH1
CL 8.01
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EXFMH2
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EXFMH3
CL 7.93
IL 6.71

EXFMH4
CL 7.97
IL 6.70

EXFMH5
CL 7.95
IL 6.68

EXFMH6
CL 7.92
IL 6.68

Unconfirmed  downstream
connection.
Assumed to discharge to
DCWW foul water sewer
located on Langland Way.
TBC with drainage CCTV
survey prior to SAB
full-application.

Unknown connection from gully

EXSMH1
CL 7.97
IL 6.45

EXSMH2
CL 7.94
IL 5.73

EXSMH3
CL 7.88
IL 5.52

EXSMH4
CL 7.90
IL 6.40

Unconfirmed downstream
connection.
Assumed to discharge to
surface water drain run located
beneath Langland Way
(assumed highway drain).
TBC with drainage CCTV
survey prior to SAB
full-application.

Existing gravel ground to be
replaced with 'unlined' permeable
paving.

Unrestricted flow rate from
proposed plasma unit.
Discharge rate offsite to be
'compensated'/offset as part
of store unit hydraulic
calculations

Area A
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Approx. marshland boundary

Existing outfall discharges towards Marshland

Existing outfall discharge towards Marshland

Existing drain/ditch discharges
to Marshland
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On-site surface water drain run assumed
to currently discharge to off-site surface
water drain run (assumed highway drain)
beneath Langland Way

On-site foul water drain run assumed
to currently discharge to DCWW
public foul sewer beneath Langland
Way

Refer to Proposed Drainage Plan

Marshland area assumed to currently
discharges to existing surface
watercourse (ditch). TBC prior to SAB full
application.
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FOR INFORMATION

SURFACE WATER DRAINAGE DISCHARGE LOCATION
SCALE 1:1250

Notes:

1. This drawing is to be read in conjunction with all other geotechnical
engineer, surveys and Bear Consulting project
drawings/specifications.

2. This drawing has been produced for information only and is not to
be used for construction.

3. Exact location of all apparatus to be determined on site.

4. Topographical Survey was carried out by AZIMUTH LAND
SURVEYS LIMITED (Date: May 2025, Ref: SS4802-01).

5. Existing drainage information was obtained from topographical
survey, DataMapWales, and DCWW sewer map. Information
shown partially for indicative purposes with assumptions.

6. Existing drainage information TBC with drainage CCTV survey
prior to SAB full-application.

7. Proposed drainage layout shown indicatively. Final layout TBC in
SAB full application.

8. Proposed RWP locations shown indicatively. TBC with Architect
prior to SAB full application.

PROPOSED DRAINAGE PLAN
SCALE 1:200

Existing drainage information has been based
on topographical survey (Ref:SS4802-01).
Drainage CCTV survey to be carried out to
confirm existing drainage connection prior to
SAB full application.

Surface Water Drainage Strategy:

The proposed surface water network shall adhere to the Welsh Ministers’ Statutory Standards for sustainable drainage systems, where possible. Liaison with Newport City Council SAB authority will be required, and a full SAB application will be submitted and approved prior to construction.

The following summarises the Welsh Ministers Standards and the design approach taken:

Statutory Standard S1 Surface Water Destination Overview -

Priority Level 1: The site is situated within an industrial area and has no foreseeable demand for the use of a rainwater harvesting system. DWR Cymru Water Resources Management Plan (October 2024) indicates that the SEWCUS area, of which the site is located, does not expect any
potential stresses on water main supplies when considering the planned interventions outlined in DCWW’s Final Water Resources Management Plan 2024.

Priority Level 2: The bedrock geology has been identified as Mercia Mudstone Group - Mudstone and the superficial deposit has been identified as Tidal Flat Deposits - Clay and silt from BGS mapping information. Soilscapes has identified the soil as Loamy and clayey soils of coastal flats
with naturally high groundwater, with Naturally wet drainage.Due to the indicated soil type from the above information, it is considered that the use of infiltration is not suitable for this site and it is considered that a BRE 365 soakaway testing shall be omitted. This is to be confirmed with SAB.

Priority Level 3: There is a drain/ditch feature located approximately 100m to the east of the site. This drain/ditch feature appears to discharge to an assumed ‘marshland’ feature located approximately 100m to the south of the site.

Priority Level 4: The DCWW sewer map identifies an existing private off-site surface water drain (assumed to be a highway drain) on Langland Way. It is assumed that the existing private on-site surface water drainage network currently discharges to this highway drain beneath Langland
Way. The DCWW sewer map indicates that this highway drain ultimately discharges to the aforementioned ‘marshland’. It is likely that the 'marshland' then discharges to a surface watercourse to the south.

It is proposed to discharge the surface water runoff to the existing on-site private surface water chamber. It is assumed that this existing chamber ultimately discharges to a surface watercourse to the south of the marshland via an existing highway drain. A CCTV survey shall be carried out to
confirm this connection prior to the SAB full application.

It is assumed that runoff from the development currently discharges in a south-westerly direction before exiting the site boundary, and eventually towards the public road Langland Way with highway gullies. It is therefore considered that the ultimate discharge location from the development
area remains unchanged.

Statutory Standard S2 Hydraulic Control Overview -

It is proposed to discharge the runoff from just the proposed plasma unit and canopy roof at an unrestricted rate to the existing onsite private drainage network. As a result, it is proposed to restrict runoff from the remaining areas within the SAB boundary to a maximum flow rate of 0.14 l/s .
This value  has been calculated by subtracting the QBar flow rate from the 'Plasma Cutting Unit' (Area B) from the QBar discharge rate for the 'Storage building(s)' (Area A)
Essentially it has been calculated as follows: Max. Flow Rate Off Site = Qbar (Area A) - Qbar (Area B). The remaining hardstanding areas within the green line boundary shall not be modelled as part of the hydraulic network as it is an existing concrete hardstanding area that is to be
replaced with permeable paving. There is no 'point discharge' into the permeable paving system (the area only serves itself) and therefore no positive drainage outfall to the SW drainage system. The permeable paving area will therefore be modelled as a separate infiltration system.
The maximum flow rate and required attenuation storage shall accommodate all rainfall events up to and including the 1 in 100yr +40% climate change and 10% Urban Creep allowance.

Statutory Standard S3 Water Quality Overview -
It is proposed to utilise SuDS features in accordance with the CIRIA C753 Simple Index Approach to provide suitable mitigation measures. SuDS features include lined enhanced swale, and lined filter drain..

Statutory Standard S4 Amenity Overview -

It is proposed to maximise the amenity offered by SuDS components by optimising the location of the lined enhanced swale, The feature have been located such that they are clearly visible to visitors and staff.

Statutory Standard S5 Biodiversity Overview -

It is proposed to maximise the biodiversity offered by the introduction and planting specification of the lined enhanced swale, A planting specification will be submitted in the SAB full application to maximise the biodiversity potential on site.

Statutory Standard S6 Construction & Maintenance Overview -

All proposed drainage components shall be specified such that each feature can be constructed as easily, safely and cost-effectively as practically possible. All of the proposed surface water drainage on site serving the new development shall be privately maintained.

Foul Water Drainage Strategy:

It is understood that no proposed foul drainage runoff/waste is expected as part of this proposed development.

A 13/08/25 Updated to suit client's comments WH PC
B 18/08/25 Updated following client meeting WH PC
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