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 Introduction  

 Project Background 

Curtins Consulting Limited has been appointed to prepare a site-specific Flood Consequences 

Assessment to support a planning application for the proposed refurbishment of 10 Clarence Place, 

Newport.   

This report provides an assessment of flood risk for the development site. This assessment follows 

Welsh Government guidance with regards to development and flood risk.  

The report is based on currently available information and preliminary discussions. 

Proposals contained or forming part of this report represent the design intent and may be subject to 

alteration or adjustment in completing the detailed design for this project. Where such adjustments 

are undertaken as part of the detailed design and are deemed a material deviation from the intent 

contained in this document, prior approval shall be obtained from the relevant authority in advance of 

commencing such works. 

Where the proposed works, to which this report refers, are undertaken more than twelve months 

following the issue of this report, Curtins Consulting shall reserve the right to re-validate the findings 

and conclusions at no cost to Curtins Consulting. 

 Scope of Assessment 

The assessment has been undertaken in accordance with the standing advice and requirements of 

Natural Resources Wales (NRW) and the Welsh Government as outlined in Planning Policy Wales 

Technical Advice Note 15: Development and Flood Risk. 

The assessment has: 

 Investigated potential risks of flooding to the site. 

 Considered the impact the development may have elsewhere with regards to flooding; and 

 Considered outline proposals to mitigate any potential risk of flooding determined to be present. 
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 Development Proposals 

 Proposed Development 

The site area is 0.0166 hectares (ha) (166m2) and confirms the full extent of the application area. A 

further 0.0098 ha (98m2) lies within the ownership of the development.  

Proposals are to retain the use Class A3 development on the ground floor and to convert the upper 

floors of the derelict grade II listed building to a hostel, Class C4.  

The application is for the proposed refurbishment of 10 Clarence Place to provide: 

 Ground Floor – A3 Unit with welfare facilities (FFL +0.000m AD) 

 First Floor - 2 no rooms with shared Living Space (FFFL +3.345m AD) 

 Second Floor – 4 No Bedrooms with ensuites (SFFL +7.000m AD) 

 Third Floor – 2 No Bedrooms with ensuites (SFFL +9.890m AD) 
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 Existing Site Details 

 Location and Description 

10 Clarence Place is a Grade II listed building located in Newport. The post code is NP19 0LY and 

the site is centred around national grid reference NGR 331405mE 188451mN. The site currently 

comprises a disused restaurant at ground and first floor level with residential accommodation above. 

Access to both areas is currently provided off Clarence Place, a public highway running along the 

northern boundary of the site. The building is adjoined by further buildings to the east and west, with a 

rear garden backing onto adjacent car parking accessed off St Vincent Road to the south. 

The site location plan and its surrounding areas is shown in Figure 1. 

 

Figure 1 - Site Location Plan 
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 Existing Watercourses  

The nearest watercourse to the proposed development site is the River Usk, located approximately 

105m to the west of the site. The River Usk is a tidal river, discharging to the Severn Estuary.  

 Site Geology 

British Geological Survey (BGS) mapping identifies superficial tidal flat deposits of clay and silt 

beneath the site whilst the bedrock beneath the site is classified as ‘Maughans Formation – 

Argillaceous Rocks and [subequal/ subordinate] sandstone, interbedded’ (BGS, n.d.). 
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 TAN 15 – Acceptability of Flood Consequences.  

Section 11 of TAN 15 outlines the basis behind assessing the acceptability of flood consequences 

within different Flood Zones. Section 1 states that:  

‘Whether a development should proceed or not will depend upon whether the consequences of 

flooding can be safely managed, including its effects on flood risk elsewhere.  

There are requirements that must be in place for any development that is permitted to be located in 

flood risk areas. In all circumstances, developers and planning authorities should ensure the following 

conditions are met:  

 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 
 Acceptable consequences for types of use.  

 
If the FCA identifies that the flood consequences are acceptable and the development is justified in its 

location the assessment can be used to establish whether suitable mitigation measures can be 

incorporated within the design to ensure that 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.’ (Welsh Assembly Government, 2004, Section 7) 
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 Statutory Standards and Guidance for Sustainable Drainage Systems (SuDS) 

The Welsh Government have enacted the Flood and Water Management Act 2010 (Schedule 3) that 

came into effect in Wales on 7th January 2019, which requires new developments to include 

Sustainable Drainage System (SuDS) features that comply with national standards.  

The key documents published by the Welsh Government are the ‘Statutory Standards for Sustainable 

Drainage Systems – Design, Construction, Operating and Maintaining Surface Water Drainage 

Systems’ and ‘Sustainable Drainage (SuDS) Statutory Guidance’ dated 2018 and 2019 respectively. 

These state that ‘From 7th January 2019, all new developments of more than 1 dwelling house or 

where the construction area is 100m2 or more, will require sustainable drainage (SuDS) for surface 

water. SuDS must be designed and built-in accordance with Statutory SuDS published by Welsh 

Ministers and SuDS Schemes must be approved by the local authority acting in its SuDS Approval 

Body (SAB) role, before construction work begins’ (Welsh Government, 2019).  

This involves engagement with the local SAB, Newport City Council in this instance, for submission of 

a SAB Application, which is in addition to the Planning Application process with the intent that both 

processes run in parallel. 
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 Site Specific Flood Risk Assessment 

 Flood Map for Planning  

The proposed development site is located within Flood Zone 3 (defended) of the Flood Map for 

Planning for Rivers and sea, as shown in Figure 2 below:   

 

Figure 2 – Flood Map for Planning – NRW Mapping 

 

Flood Zone 3 (defended), shows areas with a 1% chance or greater of flooding occurring in any given 

year, including an allowance for climate change. The defended zone are areas that benefits from Risk 

Management Authority flood defences with the following minimum standard of protection:  

 1 in 100 year (present day) for rivers  
 1 in 200 year (present day) for sea.  

For flood defences built from 2016 onwards there must be allowances for climate change and design 

freeboard.  
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 Flooding from Rivers or the Sea 

The Flood Map for Planning (FMfP) indicates the flood risk of an area from a range of flooding 

sources. An extract of the FMfP indicating the flood risk at 10 Clarence Place from both rivers and sea 

flooding is included in Figure 3 and 4 below:  

 

Figure 3 – Flood Map for Planning – River Flooding 
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Figure 4 – Flood Map for Planning – Sea Flooding 

 

The maps identifies that the site lies within an area classified as being risk of flooding from the sea 

and outside of the area classified as being at risk of flooding from the river. Therefore, the main risk of 

flooding to the site is from a tidal source.  

The mapping also indicated that the site is within a defended zone which means that it is subject to 

flood risk management infrastructure which provides a minimum level of protection against flooding 

from the seas in the 1:200 + climate change and freeboard event. The location of these flood 

defences are identified on the mapping above.  
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occupants is deemed low. This data also does not take into consideration any work undertaken to the 

flood defences which will reduce the risk to the site.  

The data for both the undefended and breach scenarios have been considered and the identifies flood 

levels between 0.415m and 0.806m with velocities of between 0.00636 m/s and 0.2116m/s which 

equates to a maximum hazard rating of danger for most. Under this scenario, the predicted flood level 

is some 2.54m below the first habitable floor level (+3.45 mAOD), and therefore the risk is low.   

The flood data for the 1 in 1000-year event in both the defended and undefended scenarios identifies 

flood levels of between 0.5938m and 1.3632m, with a velocity of between 1.3995m/s and 1.8267m/s 

which equates to a hazard rating of a danger for most. Under this scenario, the predicted flood level is 

1.98mAD below the first habitable floor level (+3.345 mAOD). Therefore, the risk is low.  

 Historic Flooding 

The FRA Wales Map also indicates any recorded flood events held for an area, accounting for 

records held by ‘NRW, its predecessors and other Risk Management Authorities’ (NRW, 2020). As 

shown in Appendix B, these records do not indicate any historic flooding at 10 Clarence Place. No 

further historic flood events are shown in the Newport Flood Risk Management Plan, with the closest 

flooding incident to the site noted in the management plan corresponding to a fire service record of a 

flood event at the western end of Grafton Road to the south of the site (Cripps, 2015).  

 Flooding from Sewers 

Given the well-developed, urban nature of the land surrounding the redevelopment site, it can be 

expected that public sewers are located beneath Clarence Place. Any flooding from these sewers 

should be contained by the carriageway and carried within the carriageway away from the site. 

Therefore, the proposed risk to the development from flooding from sewers is considered low.  

 Flooding from Surface Water and Small Watercourses 

The FRA Wales Map indicates the flood risk to an area of flooding from surface water and small 

watercourses. The surface water and small watercourse flood risk to the proposed site is indicated in 

Appendix C. This shows both the building itself and much of the surrounding area to lie outside of an 

area classified as being at risk of flooding from surface water and small watercourses, with a small 

strip along the pavement to Clarence Place and much of the adjacent car parking to the southwest of 

the building classified as low risk. Given the city centre location of the site, it can be assumed that this 

risk comes from surface water flooding. However, given its classification as low risk and the likely 

presence of existing positive drainage serving these areas, the risk to the building is considered low.  
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 Flooding from Reservoirs, Canals and Artificial Sources 

The flood risk to the proposed development site from reservoir flooding, as indicated by the Flood 

Map for Planning, is included in Appendix A. This shows that the site is located in an area subject to 

flood risk from reservoir flooding.  

The site is not situated in the vicinity of any canals, and no other artificial sources of flooding are 

currently known. 

 Overall Flood Risk 

The proposed refurbishment site has been demonstrated to be at low risk of flooding from canals, 

surface water, small watercourses and sewers and no historic flood events are recorded at the site. 

However, the refurbishment site has been shown to be located within Flood Zone 3 defended, whilst 

extensive flood defences along the River Usk help to reduce the vulnerability of the site, it is still noted 

as being at low risk of flooding from the sea and as at risk of flooding from reservoirs. Given the Flood 

Zone classification of the site, further justification and assessment of flood consequences is required. 

This will be completed in Section 5.0.  
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 Flood Zone 3 Suitability Assessment  

 Acceptability of Flood Consequence  

Since the proposed refurbishment site is located within Flood Zone 3 defended, it is necessary to 

assess the acceptability of the flood consequence and justify the location of the development, as 

explained in Section 11 of TAN 15 (see Section 3.2 above).  

As this application relates to the conversion of an existing building, the location of the development 

cannot be moved to a lower flood risk area. At present, the building has fallen into disuse, and a lack 

of maintenance is resulting in the building becoming increasingly dilapidated, with the rear yard now 

overgrown and littered with refuse and needles. As outlined in Section 11 of TAN 15, it is necessary to 

balance the flood risk of the site with the negative social and economic consequences already present 

from being abandoned. It is therefore considered that the refurbishment of the existing building is 

justified providing the flood consequences are adequately addressed.  

 Flood Defences  

As indicated in Appendix B, the site is afforded some protection by the extensive flood defences 

installed along the River Usk as it passes through Newport. 

The Severn Estuary Shoreline Management Plan 2 (SMP2)1 was approved in February 2017. Part B 

of the SMP2 provides the SMP2 Policy Statements for the themed areas with the SMP which set out 

the preferred policy options for each Policy Unit and describe the impact of preferred policies on the 

features of the Policy Unit.   The Policy Statement have been divided into individual sixteen theme 

areas (based on easily recognizable settlements, regions, towns and cities around the Estuary).  The 

site lies in the Newport and the River Usk Theme Area and is primarily associated with Policy Unit 

NEW 4.  The policy is to Hold the Line (HTL) of current defended areas.  This covers the short- 

medium- and long-term period, to 2105 (82-yrs) from current date. 

The HLT policy is to: 

“Reconstructed defences should be maintained. Actions should not impact on CFMP policy - take 

actions to reduce flood risk – see Section 3.4 SMP2-CFMP interactions). HTL will manage the risk of 

impacts from flooding residential, commercial and industrial assets in this and linked Policy Units 

(NEW5, CALD 1). 

HTL does not guarantee funding to build or maintain current or future defences or to counter sea level 

rise.”  

 
1 https://severnestuarycoastalgroup.org.uk/shoreline-management-plan/smp2-action-plan/  
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Given the highly central nature of the site, it can be expected that these flood defences will therefore 

be maintained into the future, with further extensions to the flood defences along this section of the 

River Usk proposed. 

However, given its location on the flood plain, there will always be a flood risk to the refurbishment 

site, especially when considering the future impacts of climate change. It is therefore important that 

the refurbishment accounts for this and is designed to mitigate the impacts of flooding where possible.  

 Assessing Flooding Consequences  

Whilst the conversion of an existing building in this area is justified, it is necessary to ensure that the 

consequences of the development flooding are acceptable.  

The reestablishment of the restaurant on the ground floor does not constitute a change of use and 

therefore this element remains a less vulnerable and focus should be on 

 Ensuring all occupiers of the building are aware of the flood risk. 

 Displaying clear escape/ evacuation routes throughout the premises ; and 

 The building should be designed in accordance with the document ‘Communities and Local 

Government – Improving the Flood Performance of New Buildings, Flood Resilient 

Construction’  

The development will provide a hostel on the upper levels. This development type is classified as 

being highly vulnerable development types by Tan 15. Whilst the more vulnerable development will be 

located on the higher levels of the property, it is necessary to take further steps to minimise the risk to 

occupiers. These include, but are not limited to, 

 Ensuring all occupiers of the building are aware of the flood risk. 

 Displaying clear escape/ evacuation routes throughout the premises; 

 The development of a flood emergency plan to be circulated to all residents;  

 Ensuring all building occupants are signed up to receive flood warnings from NRW; and 

 The building should be designed in accordance with the document ‘Communities and Local 

Government – Improving the Flood Performance of New Buildings, Flood Resilient 

Construction’.  

As this is an existing building, the flood consequences to surrounding areas of refurbishing 10 

Clarence Place are considered negligible as no additional flood storage areas will be built upon.  
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 Access and Egress 

Architects Plans show the restaurant and the hostel to be served by separate access, both off Clarence 

Place which is located within flood zone 3 however is subject to flood defences along the river Usk 

embankment which reduces the overall flood risk of the access. 

The mechanism of flooding has a tidal component and is therefore a longer duration and less ‘flashy’ 

event. The hazard mapping needs to be taken into context with the development of the flood event. As 

such whilst the data identifies a hazard rating of danger for most in the more extreme storm events it is 

only like to occur at the peak of an event, and it will build up to this over a period of time allowing time 

to evacuate if residents deem it necessary.  

The development should also be signed up to the NRW flood warning service to give advanced notice 

of potential flooding events. 
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 Evacuation Plan 

 End User Obligations 

Employers and owners with premises in areas of flood risk have a duty under the Health and Safety at 

Work etc Act 1974 to ensure, as far as is reasonably practical, that their premises are maintained in 

such a way that employees and people using their premises can carry out their work without 

endangering their own health and safety or the health and safety of others. In some circumstances, this 

may require them to establish within the health and safety document suitable emergency procedures 

for any risks to their employees and other persons on their premises, including flooding. 

Any owner / user of a property within an area of flood risk should be aware of the degree of risk and its 

extent and take appropriate action in the event of flood warnings and emergency procedures. 

It will be required to produce a Flood Evacuation Plan to ensure the safety of users and safe egress 

from the site to a location of safe refuge in the event of flooding. 
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 Flood and Warnings  

The development site currently lies within the Usk Estuary Flood Alert and Warning Area and 

occupants and property owners receives NRW flood alerts and warnings. The site and relevant 

warning area is shown in Figure 5 below.  

 

Figure 5 – NRW Flood Alert and Warning Area for Usk Estuary 

 

However, it is recommended that all end users of the proposed units register to the NRW Flood 

Warning Scheme at: 

https://naturalresources.wales/flooding/sign-up-to-receive-flood-warnings/?lang=en 

 
NRW list three types of flood warnings: Flood Alert, Flood Warning and Severe Flood Warning. These 

will help to prepare for flooding and take necessary actions as follows:  
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 Safe Refuge 

Current Architects Plans show the proposed finished floor levels for the buildings.  The lowest 

habitable finished floor height for the HMO is stated as +3.450 m above ground floor level (estimated 

from the architects’ proposals to be 150mm above external ground level AAD.  The assessment of the 

greatest flood depth (above existing ground level on Clarence Place) from NRW modelled scenarios 
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is that for the defended 200 year plus climate change 2115 event.  This identifies a maximum flood 

depth of 2.445 at the location of the development. 

In respect to the Hostel, safe refuge is therefore possible at first floor level and above. 

In respect to the Restaurant, the ground floor area would be at risk of flooding to above ceiling level in 

the worst-case scenario. Therefore, safe refuge is not viable for this part of the development.  A flood 

plan should therefore be focused on safe egress.  

 Safe Egress 

The safest refuge point for the future tenants will be to remain within the building as the residential units 

are to be located above the flood level for current and future storm events. They will be advised to 

remain in the units until the water recedes and there is a safe egress / access from the building.  

If this is not an option, then the safest exit would be onto Clarence Place which records the lowest 

flood levels / velocities during the various storm events and to head west and across Newport Bridge 

towards and then towards Queensway.  Figure 6 below shows the access route, away from flooding. 

 

Figure 6 – NRW Flood Alert and Warning Area for Usk Estuary 

 Business Flood Plan 

It will also be necessary for the landowner / developer to prepare a Business Flood Plan. The Flood 

Plan is a document that outlines how the business will respond to a flood. A written plan can make 

information easy to access during a flood, easy to communicate to staff, and easy to understand.  
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The Business Flood Plan should include the following: 

 List of important contacts, including Flood line, building services, suppliers and evacuation 

contacts for staff. 

 A map showing locations of key property, protective materials and service shut-off points. 

 Basic strategies for protecting property, preventing business disruption and assisting recovery. 

 Checklists of procedures that can be quickly accessed by staff during a flood. 

If a flood is imminent, the main priority is to make sure that staff are safe. However, there may be 

other actions that can be taken to prepare the buildings and their contents to minimise damage and 

post-flood repair and restoration costs. 
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 Conclusions 

In consideration of the flood risk assessment for the site, the following conclusions and 

recommendations are made. 

It is concluded that: 

 The proposed refurbishment site is located within Flood Zone 3, with the main source of flooding 

being tidal. 

 The Shoreline Management Plan (SMP2) confirms the strategy for the Policy Unit, NEW 4, 

where the development is proposes is to Hold the Line (HTL) of current defended areas.  This 

covers the short- medium- and long-term period, to 2105 (82-yrs) from current date. It can 

therefore be concluded that the development will be protected over its lifetime. 

 The site benefits from extensive flood defences along the River Usk which reduce the flood risk 

to the site. The flood defences are maintained by an approved water authority therefore are it 

can be concluded that defence will likely to be improved in line with sea level rises and climate 

change which will reduce the risk of future overturning / breaching events occurring. Reference 

is also made within the SMP2 in this regard “The Key Policy Drivers in this area are: 

International nature conservation sites – Severn Estuary SAC, SPA and Ramsar, River Usk 

SAC; Critical infrastructure – railway line, electricity substations, docks, M4 and Residential 

developments – Newport and the outskirts of Newport” 

 This assessment relates to the refurbishment of an existing building; therefore, the location of 

the development is fixed. Refurbishment is justified due to the negative economic and social 

consequences of allowing existing city centre, historic buildings such as this to fall into a state 

of disrepair. 

 Records indicate the site has not been subject to historic flooding. 

 The assessment of flood risk from sewers, surface water and small watercourses, reservoirs, 

canals and artificial sources conclude the site to be a low risk from these sources. 

 The undefended 2115, 1:200 year +CC flood risk depths is between 1.45mAOD and 1.82mAOD 

and the first flood level is +3.45m AOD therefore the maximum flood level is 1m below the first-

floor level; residual risk is therefore low, subject to the management measures outlined. 

 The defended 2115, 1:200 year +CC flood risk depths is between 0.45mAOD and 0.8mAOD 

and the first flood level is +3.45m AOD therefore the maximum flood level is 2.54m below the 

first-floor level; residual risk is therefore low, subject to the management measures outlined. 

It is recommended that: 

 The development be designed accounting for the likelihood it will flood, and adequate steps 

must be taken to ensure occupiers are both aware of the risk and are adequately prepared for 

flood events. 
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 Flood resistance and resilience construction should be considered such that should a flood 

event occur, the building may be brought back into serviceability within a shorter period than 

could be expected if these techniques are not considered. 

 As the site is within a flood zone, a flood plan is required to ensure the safety of all tenants of 

the building. This should be conditioned as in place prior to first occupation of the building. 

 In respect to the Hostel, safe refuge is achievable at first floor level, and it is recommended 

that this should be considered should extreme flooding occur. 

 In respect to the ground floor unit 3 it is recommended that the focus of a flood management 

plan is safe evacuation of staff and patrons. 

 The owners and occupiers should individually sign up for NRW Flood Warnings 
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Appendix 

Appendix A – Architect’s Layout  
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Appendix B – Flood Map for planning   
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Appendix C – Historic Flood Events 

 
 

 

  






