




 
 
 
 

  
  
  
  
  
  
  
  

  
  
  
  
  
  
  

  
  
  
  
  

  
  
  
  
  
  
  
  

  
  
  
  
  

  
  
  
  
  

  
  
  
  
  

  
  
  
  

  



  
  
  
  
  

  
  
  
  

  
  
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 

 
 

 

 
 
 
 
 
 











Description of Zone  Use within the Precautionary Framework









4



TAN 15 Review Objectives Stage 1 Stage 2 Stage 3 Stage 4







Risk 
Based 

Approach

Strengths and 
Limitations

Innovative and 
Flood Resilient 

Design

Roles and 
Responsibilities

Vulnerability 
Categories

Development
Advice Maps

Local 
Development 

Plans

Flood
Consequence 
Assessments





















 

 
 









Key Strengths 











Type/Date 2012/2013 2011/2012 2005/2006











































http://lle.gov.wales/Catalogue?lang=en&text=flooding


























Depth x(v+0.5) Degree of Flood 
Hazard

Description









Revised TAN 15 acceptability criteria  





 





















http://www.ciria.org/suds/icop.htm


http://randd.defra.gov.uk/Document.aspx?Document=FD2321_7400_PR.pdf


















Development Category Types

Vulnerability Class Land uses and types if development which include 



Vulnerability Class Land uses and types if development which include 



Essential infrastructure 





Document Strengths Weaknesses Opportunities Threats 





























5.  







No. Theme Potential Case Studies Illustrative 
only? 

Interviewees/Case Study Tasks 
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TAN 15 Review
Workshop 1



Welcome
Welsh Government



><

Nodyn Cyngor Technegol 15:
Datblygu a Pherygl o Lifogydd

Technical Advice Note 15:
Development and Flood Risk

Gwerthusiad polisi a chyngor
An evaluation of policy and guidance

Jonni Tomos
Uwch-Reolwr Cynllunio / Senior Planning Manager
Y Gyfarwyddiaeth Gynllunio / Planning Directorate



Wedi gweld
dyddiau gwell..?

An out-of-date 
TAN…?

In 2004…
• Federer won 

Australian Open
• Millennium 

Centre opened
• TAN 15 issued 

by Minister for 
Environment and 
Rural Affairs

Yn 2004…

• Enillodd Federer
yn Awstralia

• Agorwyd Canolfan 
y Mileniwm

• Lansiwyd TAN 15 
gan y Gweinidog 
Amgylchedd a 
Materion Gwledig



Wedi gweld dyddiau gwell..?
An out-of-date TAN…?
• Deddf Cynllunio 2004 yn rhoi 

sylfaen i fynd o CDU i CDLl
2004 Planning Act requires LDPs 
to replace UDPs

• Lansio Cynllun Gofodol Cymru Wales Spatial Plan launched

• Pwyllgor Cynaliadwyedd CCC–
Ymchwiliad i lifogydd 2010

NAfW Sustainability Committee 
- Inquiry into Flooding, 2010

• Adolygiad Pitt Pitt Review

• Cynlluniau Rheoli Traethlin –
ddwywaith

Shoreline Management Plans –
twice

• Mapio dŵr wyneb Surface water mapping



Mwy na TAN 15
Not just TAN 15

2014 2014 2016



• Ymrwymiad i’r fframwaith o 
ragofalon yn parhau

Commitment to precautionary 
framework remains 

• Defnydd anghyson Inconsistent application

• Mathau newydd o ddatblygiad New types of development 

• 20,000 o dai fforddiadwy erbyn 
2021

20,000 affordable homes by 2021

• Egwyddor datblygu cynaliadwy Sustainable development principle

• Adolygu Polisi Cynllunio Cymru Planning Policy Wales review

Pam gwerthuso TAN 15?
Why evaluate TAN 15?



Gofynion y prosiect
Project requirements

• Adroddiad ymchwil gyda argymhellion Research report with recommendations

• Tystiolaeth o gryfderau a gwendidau
polisi cynllunio

Evidence of strengths and limitations of 
planning policy

• Ydy’r profion cyfiawnhad a 
chanlyniadau yn asesiad teg?

Do justification and consequences tests 
provide a fair assessment?

• Asesu fyddai ymagwedd fwy cyfyngol 
yn y lleoedd gyda’r perygl mwyaf yn 
addas

Assess benefits of a more restrictive 
approach in areas of greatest hazard

• Ail-asesu pa ddatblygiadau sy’n fwy a 
llai agored i niwed

Re-evaluate which developments are 
highly vulnerable and less vulnerable

• Enghreifftiau lle mae polisi yn atal 
datblygu risg isel

Examples where policy restricts low risk 
development 



Newidiadau posib
Potential changes
• Eglurdeb ar gyfrifoldebau Clarity on responsibilities

• Newid yr hinsawdd – dangos ar 
fap?

Climate change – show on a map?

• Mwy o bwyslais ar ddŵr wyneb Greater emphasis on addressing 
surface water

• Perthnasedd Cynlluniau Rheoli 
Traethlin

Relevance of Shoreline 
Management Plans

• Mynediad a dianc – y gofynion Access and Egress – the 
requirements

• Terminoleg ac enwau cyfoes Current terminology and names



Beth arall sy’n digwydd
What else is happening



Agenda and Objectives
JBA Consulting



Workshop Agenda

• Welcome
• Workshop agenda and objectives
• Introduce context of TAN 15 review 
• Review scope, findings to date and emerging themes
• Break out group 1: SWOT analysis (45-55 mins)
• Tea Break (15 mins)
• Break out group 2: Themes (45-55 mins)
• Next Steps



Workshop Objectives

• Provide brief context of TAN 15 review

• Enable discussions on strengths and weaknesses of policy

• Focus on key review themes and potential case studies



TAN 15 Review: Context
Welsh Government



Review scope findings 
and emerging themes
JBA Consulting



Challenge of Flood Risk 

Natural Resources Wales s18 report (2014-2016) estimates 
current flood risk
• 208,500 properties are at risk from flooding (rivers and 

sea flooding);
• 11,100 of 148,150 residential properties are at high risk;
• 163,000 total properties at risk of surface water 

flooding;
• 2,126 properties at coastal erosion risk with no active 

intervention (reducing to 145 properties with full 
implementation of SMP policies);

Future flood risks



Planning Policy Wales and TAN 15

Key Legislation 

• Environment Act (Wales) 
2016

• Positive Planning (Wales) 
Act (2015)

• Wellbeing of Future 
Generations (Wales) Act 
(2015)

• Flood and Water 
Management Act (2010);

• Flood Risk Regulations 
(2009)

Development and Flood 
Risk Policy

• Planning Policy Wales 
(Edition 9) 2016;

• Technical Advice Note: 
Development and 
Flood Risk (2004);

• Chief Planning Officer 
Letters;

• Policy Clarifications 
• Updated DAM maps ;



2004 2006 2009 2012 2014 2017

George
Bush re-
elected

Strictly 
Come 
Dancing

Twitter 
launched

Barak 
Obama 
44th

President 
USA

Water 
discovere
d on the 
moon

London 
Olympics

Winter 
Flooding 
Events 
2014 
England 
and Wales

Year of Legends

Events since 2004



TAN 15 Review: Scope

The TAN 15 review has six aims

1. Maintain and strengthen precautionary approach 
2. Risk based evidence analysis 
3. Greater emphasis of surface water flooding;
4. Consider what level of flood risk is acceptable; if any;
5. Review development types/ vulnerability classifications;
6. Evidence the strengths and limitations of existing 

planning policy.



TAN 15 Review : Methods and Timeline
Face to Face 

meetings
• Stage 1

Document
Analysis • Stage 2

Workshops 
and Survey • Stage 3

Follow up 
interviews • Stage 4

December 2016 May 2017 

• Stage 5Case Studies



Stage 1 and 2

• Finalise methods

• Identify any data 
limitations 

• Identify key areas of 
concern and key 
themes

Stage 1: Face to Face 
Meeting 

Stage 2: Document Analysis

• Vulnerability categories
• Development Advice Maps 

(DAM’s)
• Planning Policy Wales and 

TAN 15
• High Level Target Reports, 

s18 reports 
• Planning Policy 

Performance Reports
• Planning Appeals 



No increase in flood risk elsewhere

Site

Stage 1 Face to Face meeting key themes



Wales (2004) TAN 15 England (2014) Practice 
Guidance

Emergency
Services

Hospitals, fire 
and ambulance 
stations, 
command
centres, 

Highly 
Vulnerable 
Development

Residential
Leisure centres
Schools, 
Caravan Parks, 
Libraries
Vulnerable
industrial 
development

Less Vulnerable 
Development

General 
industrial, retail 
or commercial

Essential 
Infrastructure

Essential transport, utility and 
wind turbines

Highly Vulnerable Police and ambulance 
stations
Emergency dispersal points, 
Basement dwellings
Caravans and mobile homes, 

More Vulnerable Hospitals, Residential
institutions, student halls

Less Vulnerable Police, fire and ambulance 
stations not required to be 
operational during flood

Water Compatible 
Development

Flood control infrastructure
Water/transmission pumping
Ship building/navigation

Stage 2 Vulnerability Categories



Stage 2 Development Types

Multi Coloured 
Handbook (2016)



Stage 2 Development Approach in Ireland

The Planning System and Flood Risk Management 
Guidelines, which JBA Consulting co-authored



• Do not include 
– climate change allowances
– surface water flooding 

triggers
– Shoreline Management 

Plan policies
• Used as a trigger for 

vulnerability categories
• Limited to three zones 

(A, B and C (C1 and C2)
– Zone A no or little risk
– Zone B historical flood risk
– Zone C) is extreme flood 

event 0.1%

Stage 2 Development Advice Maps (DAM’s)



• New NRW flood risk maps

Stage 2 Development Advice Maps (DAM’s)



Natural Resources Wales (NRW) S18 report 2014-16
• Strategic Planning had Development Planning 

Advice/Development Management

Annual Performance Reports
• SD4 Resilience to climate change and flood risk indicator 
• National Indicator 31 percentage of dwellings free from hazards 

and;
• National Indicator 32:  number of properties (homes and 

businesses at medium or high risk of flooding from rivers and sea

High Level Target Report 2012-2013
• High Level Target reports estimated 22,378 applications received 

by LPA’s
• EAW responded to 2,724 consultations on all issues of which 977 

were on flood risk grounds.

Stage 2 Existing Reports/Evidence



• Total number (48) of planning appeals/Called in 
Decisions relating to development and flood risk 
since 2012.

• Significant increase since 2014
• 11 of the 48 decisions did not consider flood risk the 

main issue
• Only one appeal of 10 allowed 2016*
• All appeals dismissed in 2014*
• 35 of the 37 cited development within zone C1 and 

C2 and considered justification and acceptability 
tests

Stage 2: Planning Appeals/Called in Decisions



Strengths 
1. Precautionary principles-

directing development to low 
risk

2. Vulnerability types and 
impacts

3. Focussed on justification, 
acceptability and 
consequences

Weaknesses
1. Development Advice Maps (river and 

sea flooding) only expected to be in 
place 3 years.

2. Multiple advice-TAN 15 and Chief 
Planning Officer letters, Ministerial 
Circulars.

3. Strategic/Local/Catchment 
requirements are not clearly defined.

Opportunities
1. Types of development are 

limited to three categories-
potential for more categories 
or flexibility?

2. Stronger integration of surface 
water flooding triggers into 
policy/maps.

3. Align DAM with hazard matrix.

Threats
1. Potentially accepting residential 

development in high risk areas
2. The absence of SMP policy areas in 

DAM’s- a threat?
3. Appendix guidance on FCA is not a 

living document.

Stage 1 and 2: Initial SWOT Analysis 



• Incorporate climate change allowances into Development Advice 
Maps

• Align DAM to hazard matrix
• Include surface water flooding policy/mapping triggers
• Lifetime of development
• Amend/Update vulnerability categories
• Role of Local Development Plans
• Interpretation of planning policy
• Flood Consequence Assessment (FCA) Trigger
• Shoreline Management Plan or Coastal Change
• Roles and Responsibilities
• FCA and Strategic FCA Technical Guidance
• Urban Development
• Impact of development on flood risk to others
• Surface Water Drainage 

Stage 1 and 2: Emerging Themes



1. Flood Consequence Assessment (FCA) Trigger
2. Shoreline Management Plan or Coastal 

Change
3. Roles and Responsibilities
4. FCA and Strategic FCA Technical Guidance
5. Urban Development
6. Impact of development on flood risk to others

Stage 3 Workshop Focus Themes



SESSION 1
SWOT Analysis



Strengths 
1. Precautionary principles-

directing development to low 
risk

2. Vulnerability types and 
impacts

3. Focussed on justification, 
acceptability and 
consequences

Weaknesses
1. Development Advice Maps (river and 

sea flooding) only expected to be in 
place 3 years.

2. Multiple advice-TAN 15 and Chief 
Planning Officer letters, Ministerial 
Circulars.

3. Strategic/Local/Catchment 
requirements are not clearly defined.

Opportunities
1. Types of development are 

limited to three categories-
potential for more categories 
or flexibility?

2. Stronger integration of surface 
water flooding.

3. Align DAM with hazard matrix.

Threats
1. Potentially accepting residential 

development in high risk areas
2. The absence of SMP policy areas in 

DAM’s- a threat?
3. Appendix guidance on FCA is not a 

living document.

Stage 1 and 2: Initial SWOT Analysis 





SESSION 2
Key Themes



Theme 1: FCA trigger
TAN 15 does not require an FCA for sites 
located in DAM Zone A. However, in some 
cases there may be flood risks that would 
otherwise be regarded as unacceptable by 
TAN 15 despite the site being located in DAM 
Zone A. This is most clearly evident with 
surface water flood risk and where future sea 
level rise will exceed existing Flood Zones. 

• Are the triggers for requiring an FCA 
clear? 

• Should LPA’s be able to insist on an 
FCA?

• Presumption towards requiring an FCA?
• Could the DAM be replaced with NRW’s 

Flood Map?
• Should all large developments require an 

FCA as in England?



Theme 2: SMP or Coastal Change areas

TAN 15 makes no reference to the policies of the Shoreline Management Plans 
(SMP’s) or Coastal Change areas. Does this area of TAN 15 need improving 
and how? 

• Do the policies and risk mapping contained with the SMP’s need to be 
given greater consideration within FCA’s and SFCA’s?

• Do LDPs identify the SMP policy areas and coastal change areas?

• Should TAN 14 be incorporated into TAN 15?



Theme 3: Roles and responsibilities 

Are the roles and responsibilities of key stakeholders, LPAs and LLFAs in 
planning in flood risk management, made sufficiently clear TAN 15? And do 
these organisations have the resources and expertise to fulfil their duties? 

• Is the scope of NRW consultations and their role well understood?

• Are Lead Local Flood Authorities sufficiently involved in planning 
consultations? 

• Do all planners have sufficient understanding to review sometimes 
complex drainage and flooding issues?

• What level of drainage design is required?



Theme 4: FCA & SFCA Technical Guidance 

TAN 15 Appendix A contains guidance on the technical requirements for the 
production of acceptable Flood Consequence Assessments (FCA). As part of 
the TAN this guidance has not been updated since 2004 and is supplemented 
by a number of documents from WG and NRW. 

• Are the requirements of a FCA & SFCA sufficiently clear?

• What could be done to improve FCA & SFCA technical guidance? 

• Are checklists helpful? 

• Should technical guidance exist outside of TAN 15, and if so who should 
be responsible for this? 



Theme 5: Urban development 

There are specific challenges associated with development within existing 
settlements which are themselves at flood risk. Whilst TAN 15 gives some 
recognition to these challenges (e.g. justification test and Zone C1) in some 
cases existing settlement have been blighted by flood risk. 

• Does TAN 15 give sufficient flexibility to 
LPA to regenerate areas at flood risk? 

• Should ‘urban development’ be 
recognised differently in TAN 15? 

• What consideration is appropriate to 
residual risk (i.e. flood defence failure)?

• In an urban environment, is a more 
pragmatic approach required to third party 
changes in flood risk?



Theme 6: Impact of development on flood risk to others

• What is a ‘minimal impact’?

• Is the current system about right, or too 
inflexible/strict? 

• Who should decide on the acceptability of 
the ‘impact’?

• Can positive impacts outweigh negative 
impacts?

Section 7.3 of TAN 15 states that an FCA should demonstrate the ‘minimal 
impact of the proposed development on flood risk generally’. Section A1.12 
states that development must not cause ‘No flooding elsewhere’. There often 
difficulty in assessing and satisfying these requirements, particularly in urban 
environments, or in delivering flood defences. NRW have chosen to apply a 
policy position that there much be no increase in flood level greater than 5mm, 
and a detailed 1D-2D flood model is almost always required to demonstrate 
this. 



• Brief context of TAN 15 review

• Enable discussions on strengths and 
weaknesses of current policy

• Focus of review themes and potential 
case studies

Workshop 1: Summary



• Prepare a short workshop summary

• Complete follow up interviews 

• Develop ten illustrative case studies

• Submit draft report of review recommendations

TAN 15 Review Next Steps





Powered by

Evaluation of TAN 15:  Workshop 
survey and feedback results
Thursday, April 06, 2017

Final Results: 34 Responses

This supersedes workshop survey  summary dated 29th March 2017



Powered by

Q1: Are the precautionary principles of TAN 15 clear and well supported 
and can you provide examples?
Answered: 34    Skipped: 0



Powered by

Q2: Are there areas of existing policy which are unclear or open to 
interpretation? for example, is it clear that highly vulnerable Development 
Advice Maps (DAM) Zone C2 is not acceptable?

Answered: 34    Skipped: 0



Powered by

Q3: Should greater focus be placed on surface water flooding and 
drainage (both policy document and DAMs map)?
Answered: 34    Skipped: 0



Powered by

Q4: Would you like to see changes to Development Advice Maps triggers, 
and what improvements would you like to see?

Answered: 33    Skipped: 1



Powered by

Q5: Would you like to participate in a short follow up interview to the 
workshop?
Answered: 34    Skipped: 0



Powered by

Q7: How would you rate the event over all?
Answered: 27    Skipped: 7



Powered by

Q8: How would you rate the presentation material?
Answered: 27    Skipped: 7



Powered by

Q9: How would you rate the break out groups?
Answered: 27    Skipped: 7



Powered by

Q10: How would you rate the location and venue?
Answered: 27    Skipped: 7
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TAN 15  Review
Key Findings



Methods
Objective Theme Document 

Analysis

Maps Workshops 

and Survey

Follow 

up

Case 

Studies

1. Assess the rigour of existing TAN 15 approach: x x x x x

2. Assess application of TAN 15 tests against C2 x x x x x

3. Assess the need for a more restrictive approach to 
development in areas of greatest risk (more than 1% fluvial or 
0.5% coastal AEP/risk)?

x x x x

4. Identify areas where planning policy restricts development? x x x x

5. Flood Insurance standards comparison to TAN 15? x x x x

6. Broader consideration of availability of land and sustainability 
principles

x x

7. Risk based approach of approach to surface water flooding? x x x x

8. Evaluate what if any flood risk could be considered acceptable 
and if allowances to develop defended areas of floodplain are 
appropriate?

x x x x

9. Evaluate different development types classification, types 
itself?

x x x

10. Strengths and limitations of existing planning policy? x x x x

11. How successful has current policy been? x x x x

12. Consider role of planning policy and flood resilient building 
methods?

x x x



Structure of Final Report

1. Introduction
2. Aims and Objectives
3. Review Methods
4. Precautionary planning policy
5. Risk Based Approach
6. Flood Consequence Assessment
7. Summary



Precautionary planning policy



Precautionary planning policy

• Planning policy to manage flood risks
• Planning Policy Framework;
• Changes in policy since 2004;
• Definition of flood risk;

• Precautionary planning and Sustainable development 
• Strengths and limitations of TAN 15 of current policy, economic and social 

context;
• Updating
• Shifts in policy
• Success of existing policy
• Flood risk management understanding
• Importance of a long term approach
• Interpretation of planning policy and decision making
• Definition of development

• Roles and responsibilities
• Summary and Recommendations



Planning Policy Framework Wales

• PPW Edition 9 (2016) and TAN 15;
• CPO January 2015.
• Climate Change Guidance CL-03-16.
• CPO January 2014.
• CPO 2010 Flood and Water Management Act 2010.
• TCP Notification order 2012.

• Precautionary Principle
• Development Advice Maps
• Vulnerability triggers

• Changes in policy direction since 2004
• Positive Planning Act Wales 2015
• Future wellbeing and Generations Act 2015

• Definition of flood risk
• Probability and Consequence 





;





OPW

Grabs (2016) Benchmarking flood 
risk reduction in Elbe region





Flood risk understanding, language and use of 
probability

• Improving flood risk understanding is key 
(NFCERMS);

• Probability used as a communication tool 
on flood risks, and has changed;

• Potential miss-understanding of risk 
levels;

• Tools, modelling and mapping led;
• Benefits of zoning or hazard mapping 

approach within policy;





Interpretation, Definitions and Roles
• Interpretation of planning policy;

• Clear policy approach and triggers;

• Definition of development;
• All types of “development as defined in 

legislation including change of use
• Whole site;

• Clearly defined roles and responsibilities ;
• Role of Planning
• Role of FRM authorities
• Role of NRW



Planning Policy and Precautionary Principles Summary

• Significant opportunities to strengthen existing 
precautionary approach.

• DAM could easily be adapted or replaced.
• Role of LDP and strategic approach to flood risk could 

be significantly strengthened.
• Improved focus on risk based approach to sources 

and consequences would help to inform and deliver 
more resilient development.

• Role of policy in resilience and design and links to 
TAN 12.

• Current indicators/measures could be improved to 
reflect role of planning and flooding.

• Limited use of probability or technical language in 
policy will be important to wider range of 
users/decision makers.



Risk Based Approach



Risk Based Approach
• Introduction
• Explanation of risk based approach
• Role of Development Advice Maps

• Assess application of TAN 15 tests against C2
• Highlight differentiation between C1/C2
• Fluvial and tidal zones 

• Development types and vulnerability
• Different development type classifications and types
• Flood Consequence (SPRC) model
• Other sources of flood risk

• Surface water flood risk
• Groundwater
• Reservoir or other?

• Evaluation of current risk based approach
• Areas at greatest risk
• Combination of risks
• Assess need for more restrictive policy to development at areas of greatest risk 
• Identify areas where policy restricts development
• Flood Insurance standards



Risk Based Approach

Adapted Example Foresight, 2002

PPW Edition 9 (Welsh 
Government) 
• Separate  but complimentary 

system to environmental 
management;

• Material planning 
consideration

• Climate change is expected to 
influence environmental risks 
over lifetime of development;

• Action through the planning 
system to move away from 
flood defence and mitigation;

• Precautionary principal linked 
to development plan, 
increased climate risks, sea 
level rise and more intense 
rainfall, surface water and 
drainage infrastructure

• Avoidance of development in 
flood hazard areas



Assess the Rigour of Existing TAN 15 approach

• 90% of survey responses at workshops identified that 
there were areas of policy which were unclear and open 
to interpretation.

• 75% survey responses found TAN 15 was clear and well 
supported.

• Definition of “rigour” relates to harshness and inflexibility.
• Rigour of TAN 15  governed by the “Precautionary 

approach” and use of DAM and development 
types/vulnerability.

• Presumption against HVD in C2.
• Focussed on fluvial and tidal sources of flood risk and 

extreme flood events.



Assess the Rigour of Existing TAN 15 approach

• TAN 15 and DAM does not relate to 
SMP policy areas or Coastal 
flooding TAN 14 (1998)

• National Strategy for Wales  
“holistic approach” to all sources of 
flood risk including coastal erosion

• Policy needs to help deliver a more 
resilient Wales by directing 
development away from high risk 
locations identified in SMP2

• Opportunity to strengthen role of 
new LDP’s and evidence, Gwynedd 
and Anglesey, Carmarthenshire 
and Snowdonia National Park.

Source: Snowdonia National Park Authority Website



Assess the Rigour of Existing TAN 15 approach
• Presumption against highly 

vulnerable development (residential 
and emergency services) in C2;

• Fifty appeal/Call in decisions since 
2012.

• Significant increase in number of 
challenges .

• Differences between C1 and C2 
considered arbitrary and 
unnecessary by workshop 
participants.

• Acknowledged whilst DAM doesn’t 
include climate change allowances 
it is based on extreme events.

(Gwynedd Council, 2014)



Assess TAN 15 tests application to HVD in C2

• Acceptability criteria (section 7 and appendix 1 TAN 15 tests) 
following application of justification tests.

• The justification and acceptability tests apply (section 6 and 7).
• 50:50 split between survey responses on changes to DAM 

triggers and 90% supported greater focus of surface water 
flooding in policy and DAM’s.

• Use of different maps for Flood Consequence Assessments.
• C1 and C2 have same probability so would a shift to defended 

and undefended scenario’s within FCA required instead for 
appropriate types of development and location. Definition of 
highly vulnerable development/acceptability criteria needs to be 
changed first as interlinked.

• Areas of high risk/hazard as defined by 1 in 75 return period 
should be intolerable to development.

• Development definition (minor and change of use) and whole 
site.

• Justification should be applied also to surface water flood zones-
City of London example?







Surface water flooding

• Interim SuDs standards in Wales are not mandatory or statutory.
• SuDs standards well established (Industry guidance and BS 

standards).
• Flood and Water Management Act 2010 Schedule 3 in Wales not 

enacted yet.
• Drainage and Design to development are key to long term 

sustainability and flood risk management.
• UK Parliament (April 2017) highlights need for strengthened policy 

on SuDs.
• Strong linkages between flood risk and water quality objectives and 

benefits within legislation but not policy.
• Policy should reflect  mandatory requirements for WFD 

assessments development management and consents.
• Existing policy wording suggests planning authorities “may” 

consider imposing a condition requiring developers to examine the 
SuDs option.





Other Sources

• Groundwater 
• Mapping not available publicly
• Broad scale maps intended for limited purposes
• More appropriate for FCA than policy trigger

• Reservoir
• Mapping are publicly available
• Detailed and protected maps
• More appropriate as FCA than policy trigger

• Local flood risk (Non-main river)
• Quality and consistency of data
• S19 reports –can they be used to update zone B

• Coastal Erosion? (or does this need separate attention)







Risk Based Approach Summary
• Risk based approach in policy could be easily strengthened.
• Differentiation of C1 and C2 no longer valid and barrier to 

development and regeneration.
• Analysis of all sources of flood risk key to approach (SPR) as 

identified in Foresight (2002) and Pitt Review (2008) and New 
Approaches (2008).

• Role of evidence base for LDP and SMP needs to be clearly 
strengthened.

• Presumption against all development in areas of intolerable or 
significant risk such as SMP coastal change areas.

• Broader sustainability considerations could help influence and 
shape a redefined set of tests and acceptability criteria. Greater 
weight and emphasis on surface water flooding is required.

• Surface water flood risks in the UK are significant.
• Role of drainage and design to development is key.
• Policy linkages between flood risk and water quality could be 

strengthened.
• Other sources of flood risk and data analysis should feed into risk 

based approach to development and flood risk policy.



Flood Consequence Assessment



Flood Consequence Assessment
• Triggers for an FCA

• DAM’s
• Development Types
• Purpose
• Issues of proportionality
• Role of LDP

• Justification and acceptability tests
• Scale and Proportionality
• Technical requirements and assessments
• Guidance

• Acceptability
• What risk if any is acceptable
• Consequences and impacts
• Tolerable allowances

• Role of planning in flood resilient methods
• Innovation as exception or rule
• Role detailed drainage and design
• Design and Resilience



Triggers for an FCA

These triggers will fundamentally be dependant on 
changes to;
• DAM’s
• Development Types

But updated policy will also need to consider opportunities 
to strengthen policy and address
• Issues of proportionality or scale

• Role of the LDP
• FCA or breach or blockage analysis guidance from 

NRW is which is not available publicly.
• Inclusion of climate change allowances.









FCA Summary

• Acceptability of flood risk consequences relate to type 
of development, vulnerability and probability of risks.

• Understanding of issues of uncertainty and modelling 
and mapping assumptions could be clarified and 
simplified.

• Proportionality of FCA assessment is required.
• Different options of development categories available.
• Defended and undefended scenarios required or worst 

case scenario.
• Roles and responsibilities need to be clearly defined.
• Scope and role of NRW consultations clarified.
• Presumption against development proposals (and 

assessments) in high risk areas.



Overall Summary in Brief

• Precautionary approach to DAM and vulnerability categories will 
dictate “decision tree” of review option recommendations.

• Significant number of opportunities to strengthen policy have been 
identified.

• Tan 15 policy should place greater emphasis on surface water 
flooding.

• Areas at high risk or hazard are identifiable from NRW or NAFRA 
existing maps. 

• Presumption against “development” in high risk areas would 
strengthen planning policy contribution to sustainable development.

• Updates to the justification and acceptability tests needs careful 
consideration, including no increase to flood risk or elsewhere.

• Changes to classification or categories could be easily achieved 
providing they are appropriate to vulnerability and kept simple and 
clear.

• Case studies will be used throughout report to highlight strengths, 
limitations and opportunities.
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1. Scope 
 
The Welsh Government seeks to ensure new development is sustainable in the long term 
and does not create a legacy of problems for future generations.  Its national planning 
policy aims to direct new development away from areas of flood risk and ensure any flood 
risk and associated impacts both on and off-site can be appropriately managed.  The 
preparation of a Flood Consequences Assessment (FCA) is key in identifying the flood risk 
to and from a development.  It can also be used to demonstrate what mitigation measures 
will be required to reduce the risks and impacts to ensure the development itself is as safe 
as possible and that there is minimal impact on flood risk generally. 
 
This guidance has been developed by Natural Resources Wales (NRW) to provide good 
practice advice for developers and their consultants who are preparing flood risk 
documentation to support development planning proposals associated with flood risk.  
 
It should be noted that this document is a living draft and will be updated as a result of any 
future changes or amendments made to the Welsh Governments flood risk, or 
development planning legislation and data.  
 
 
2. Regulatory Information 
 
Most development proposals require planning permission from the Local Planning 
Authority (LPA). In gaining that permission, any development shown to be at risk of 
flooding will need to comply with the Welsh Government’s Planning Policy Wales and 
Technical Advice Note 15 (TAN15)1. In some circumstances, a formal Flood Defence 
Consent is also required, either from NRW for locations at risk of flooding from main rivers 
or the sea, or from a Local Authority for ordinary watercourses such as streams. 
 
Information on whether a location is at river or coastal flood risk can be found by referring 
to the Welsh Government’s development advice map2. Further detail on all sources of 
flood risk can be found on NRW’s own flood maps3.  
 

                                            
1http://gov.wales/topics/planning/policy/tans/tan15/?lang=en 
2 http://data.wales.gov.uk/apps/floodmapping/ 
3 https://naturalresources.wales/our-evidence-and-reports/maps/flood-risk-map/?lang=en 
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A key requirement of TAN15 is that a Flood Consequence Assessment (FCA) must be 
produced for any development at risk of river or coastal flooding.  The results of the FCA 
should be used to inform the final design of a development and to demonstrate that all 
risks have been identified and appropriately mitigated for. This is vital to ensure that the 
development will be safe for people to live in or use for all of its proposed lifetime. 
 
NRW is a statutory consultee in the Town & Country Planning process. Our role regarding 
flood risk is to provide technical advice to LPAs on the acceptability of flood risk 
assessment and the measures proposed to manage that risk to people and property from 
any new development proposal.  
 
NRW assess FCAs and any other supporting flood risk documentation that accompany 
planning application consultations to identify whether  the applicant has met the 
requirements of Planning Policy Wales and TAN15. Within our advice to the LPA, we 
provide comment regarding the acceptability of flooding consequences and the technical 
soundness of an FCA.  It is important to note however that there are matters related to 
flood risk that we are unable to give advice on, such as emergency plans, procedures and 
measures to address structural damage that may result from flooding.  For such matters, 
advice should be sought other professional advisors. 
 
Although TAN15 primarily refers to built development such as housing, industrial or 
commercial premises, the principles of assessing flood consequences relate to any 
development at risk of flooding that requires planning permission and/or land drainage 
consent and the production of a FCA.  
 
Ideally, the FCA/assessment of flood risk will be a standalone document and should be 
considered as early as possible in the development feasibility stage. To comply with the 
requirements of TAN15, the FCA/ appraisal must include: 
 
 an assessment of the consequences of flooding to the development. 
 consideration of an appropriate allowance for climate change in line with current 

government guidance at the time of application. Current national planning policy 
requires climate change to be considered on all fluvial flows up to and including the 1% 
(1 in 100) annual probablilty of occurence and on all coastal flood levels up to and 
including the 0.1% (1 in 1000) annual probability of occurence.  

 an assessment of the flood consequences of the development to third parties for an 
appropriate range of fluvial flows and coastal flood levels (including climate change) up 
to and including the 0.1% annual probability of occurrence (1 in 1000 in any given 
year). 

 
 
If a development covers an area of combined fluvial (river) and coastal flood risk then 
agreement with NRW’s Operational Flood Risk Analysis  team must be made about the 
combinations of joint probability to be assessed. Please note, where a development is 
located in an area at risk from any other source of flooding (incl. surface water 4/ 
groundwater), the FCA should include an assessment of this risk. Information pertaining to 
surface water or groundwater flooding will be assessed by the Local Authority in their role 

                                            
4 http://naturalresources.wales/flooding/managing-flood-risk/whats-my-flood-risk/?lang=en 
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as Lead Local Flood Authority (LLFA), as per the Floods and Water Management Act 
2010. 
 
Section A1.12 of TAN15 states that any new development must show ‘no flooding 
elsewhere’. Current national policy suggests this should include a flood event with a 0.1%  
(1 in 1000) annual probability of occurrence (including climate change for coastal flood 
levels).  
 
TAN15 also advises that a FCA can be used to establish whether appropriate mitigation 
measures can be incorporated within the design of a development to ensure that it 
minimises risk to life, damage to property and disruption to people living and working on 
the site or elsewhere in the floodplain. NRW will review the FCA and hydraulic modelling 
and advise the LPA on the submissions technical competence and the merits of the 
proposed mitigation.  Our assessment of the FCA will have two key aims: 
 
 to identify whether the flood risks to both to the development itself and elsewhere have 

been fully identified and quantified. 
 to advise the LPA on whether every reasonable mitigation measure has been included 

in the final proposed design to ensure the development is as safe as possible and that 
the consequences of flooding  meets the requirements of current planning policy. 

 
 
NRW advice on flood risk matters is intended to assist the LPA in making a fully informed 
decision based on the merits of a proposed development. 
 
 
3. Interaction with NRW for Flood Data and Technical Advice 
 
The first point of contact for provision of NRW hydraulic model data is via the 
organisation’s ‘Access to Information’ team who can be can be contacted via email at: 
datadistribution@cyfoethnaturiolcymru.gov.uk .  They will liaise with the Operational Flood 
Risk Analysis teams, who are the custodians of the organisation’s hydraulic models. 
 
If a NRW hydraulic model already exists in the area of interest, we can provide the starting 
model (under licence if required) and provide advice on the scope of any work that may be 
required to achieve the objectives of the hydraulic modelling work. Please note that 
provision of this information may incur a cost.  
 
If a hydraulic model does not exist at the area of interest, our Operational Flood Risk 
Analysis teams can assist with defining the scope of the hydrological and hydraulic model 
required.  
 
Pre application discussions with the relevant Flood Risk Analysis team is strongly 
recommended as they can provide local knowledge, data and advice on the suitability of a 
hydraulic model's fitness for purpose.  
 
A hydraulic model may also be used to provide design water levels. Site specific hydraulic 
model accuracy and safety margins (freeboard) should also be discussed and agreed with 
the relevant Flood Risk Analysis team.  
 

mailto:datadistribution@cyfoethnaturiolcymru.gov.uk
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If a development project has a long duration or a flood event occurs, it may be necessary 
to review the hydrology, hydraulic model calibration and blockage scenarios being 
considered in light of new data becoming available. 
 
NRW will also specify final data deliverables that are required if changes to the Flood Map 
are to be requested as part of the development proposal. 
 
Please  note that NRW will not accept a hydraulic model for review and consideration to be 
included within our library of hydraulic models, or as part of a FCA, unless it is 
accompanied by a hydraulic modelling technical/user report, log, record and results files.  
 
 
4. Mitigation Evidence 
 
It is usually necessary to undertake mitigation work to address any increased flood risk 
elsewhere. The following evidence is required as part of the FCA/development appraisal to 
ensure a full assessment of the risks and impacts to third parties of any development, and 
to pass the acceptability criteria in line with the requirements of current planning policy. 
 
 An appropriate baseline hydraulic model must be constructed to represent current 

conditions and include the latest hydraulic modelling software (if a hydraulic model is 
used), topography and flood flow estimates available at the time of the planning 
application. 

 A proposed hydraulic model must be developed where the proposed permanent and 
temporary works have been integrated with the baseline hydraulic model. 

 Both the baseline and proposed hydraulic models must produce, where possible for the 
model software and hydrological input, outputs that clearly calculate the flood risk in 
terms of depth, velocity, rate of rise, speed of inundation and extent for the appropriate 
range of flood flows chosen. 

 A comparison of Baseline and Proposal results. 
 An appropriate range of flood flows “up to and including” the maximum event should be 

considered, particularly around the threshold of flooding, if considered to be critical to 
the results. 

 An appropriate allowance for climate change must be considered in line with current 
government guidance at the time of application. 

 
 

5. Increased Flood Risk and its Measurable Limit 
 
Calculations will be carried out to the appropriate numerical precision; however, for the 
purposes of determining any flooding impact, depth and level results will be produced in 
metres to two decimal places due to model resolution. For example; a baseline water level 
would be calculated to 100.000m Above Ordnance Datum (AOD), the proposed change in 
water level would be calculated as 100.004m AOD and therefore reported as 
100.00mAOD. That is, no reported change.  
 
Conversely in the same example, should the calculated proposed water level be 
100.005mAOD, then this would be reported as a change in water level with a proposed 
water level of 100.01mAOD. This is a positive change in water level from the baseline.  
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Velocity, rate of rise of flood water and hazard values must also be measured in metres to 
one decimal place. 
 
To demonstrate that a proposed development has not increased flood risk elsewhere the 
FCA and hydraulic modelling must show:  
 
 No increased depth, velocity, rate of rise or extent for flood water outside the river 

channel, or agreed flood storage area. 
 No change to the onset of flooding.  
 No impact to infrastructure within or connected hydraulically to the river channel. 
 
 
Where parts 1, 2 and 3 cannot be fully met, all appropriate evidence must be provided  
within the FCA to enable NRW to advise the LPA on the merits and acceptability of the  
development proposal in comparison to any demonstrated increased flood risk elsewhere.  
The FCA must therefore clearly identify the residual increase in flood risk elsewhere and  
provide comprehensive detail on depth, velocity, rate of rise, speed of inundation and /or  
extent and the number and type of property and/or infrastructure affected. 
 
NRW technical advice to the LPA will be based on the evidence presented in the FCA.  
 





Next »

Flood Risk Indicator

Show all answers Hide all answers 

- What is a Flood Risk Indicator?

The Flood Risk Indicator is a textual result indicating flood risk to registered 
land.

The Flood Risk Indicator combines Environment Agency  and Natural 
Resources Wales  flood data with HM Land Registry property data to 
provide customers with a high level indication of whether a piece of land is at 
risk of flooding.

The result is provided on a title-by-title basis for registered properties within 
England and Wales.

It is available via HM Land Registry's Find a property Service, providing 
customers with an instant online indicator of flood risk for the land they are 
interested in.

Please see: Flood Risk Indicator example

- Why is a Flood Risk Indicator useful to me?

The Flood Risk Indicator result is designed to increase awareness of the 
likelihood of flooding for any registered piece of land in England and Wales to 
encourage people living and working in areas prone to flooding to find out 
more and take appropriate action.

The Flood Risk Indicator can also be used by those people who wish to apply 
for planning permission to see whether the site they plan to develop is in a 
flood risk area. It will appeal to those involved in buying and selling houses, 
property owners and developers.

For further information see Environment Agency  and Natural Resources 
Wales

- How is a Flood Risk Indicator result produced?

Flood Risk Indicator combines HM Land Registry address data with 
Environment Agency  and Natural Resources Wales  flood data to identify 
flood risk for a registered piece of land within England and Wales.

The flood information from the Environment Agency combines detailed local 
data from modelling and mapping studies with information from a national 
model of England and Wales.

For rivers, detailed survey data information about the topography or ground 
surface is combined with information on flows.

For coastal areas, Environment Agency and Natural Resources Wales takes 
detailed survey data and combines it with analysed sea level and wave data. 
This allows it to work out the water level at the coast and how the water could 
flood inland.

Where detailed mapping is unavailable, the Environment Agency have 
supplemented its data with national generalised modelling, which gives a 
consistent picture of flood risk for all rivers with a catchment size greater than 
3 km² and the sea.

- What information does a Flood Risk Indicator result contain?

Flood Risk Indicator is a textual result indicating whether the registered land 
you are interested in is:

• wholly outside of a floodplain and therefore also indicates how close the 
land is to the nearest floodplain

• wholly within a floodplain and therefore also indicates the likelihood of that 
land being affected by flooding

• affected by a floodplain and therefore also indicates the likelihood of 
flooding for the part of the land affected by the floodplain (unfortunately we 
are unable to indicate which specific part of land is affected)

- What's included in the Environment Agency assessment of flood risk and what 
isn't?

The NaFRA includes flooding from all rivers with a catchment size greater than 
3 km², and all flooding from the sea (both along the open coast and tidal 
estuaries). Smaller rivers are included in the assessment where they fall within 
the area that could be affected by an extreme flood (0.1% chance in any year). 
It does not include other forms of flooding such as from highway drains, 
sewers, overland flow or rising groundwater.

The assessment takes into account the type, location and condition of flood 
defences.

For further information see Environment Agency  and Natural Resources 
Wales

- Why doesn't the Environment Agency flood data include other forms of flooding 
in their data, as well as flooding from rivers and the sea?

The Environment Agency's National Flood Risk Assessment is of the risk of 
flooding from rivers and the sea. It is published online as the Risk of Flooding 
from Rivers and Sea  map. The Environment Agency also publishes maps 

and Risk of Flooding from Reservoirs

For further information see Environment Agency  and Natural Resources 
Wales
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Specimen Flood Risk Indicator 
 

This is an example of a Flood Risk Indicator of the title number set out below. 
This example is created purely for illustrative purposes only. For detailed 
information on each of the points below, please refer to the Flood Risk 
Indicator help pages. 
 

 
 
 

1) The whole of the land under a registered title number falls within a river or sea floodplain.  
2) The land under a registered title number is affected by a river or sea floodplain.  
3) The whole of the land under a registered title falls outside of a river or sea floodplain.  
 
You will also receive an indication of the likelihood of flooding where it is possible to do so. 

 
 
Flood Risk Indicator 

 
Title number and property description 

 CS72510 
23 Cottage Lane, Kerwick, PL14 3JP. 

 
Flood risk  
The land registered under the above title number falls within 
a river or sea floodplain. 
 
The land is in an area that has a low chance of flooding from 
rivers or the sea which means that it is unlikely to flood 
except in extreme conditions. The chance of flooding each 
year is less than 1 percent (1 in 100), but greater than or 
equal to 0.1 percent (1 in 1000). This takes into account the 
effect of any flood defences that may be in this area.  
 
This result was produced on 15 December 2014 based on 
Environment Agency and Natural Resources Wales flood risk 
data that was current as of 1 December 2014 and Land 
Registry data that was current as of 15 December 2014. The 
Flood Risk Indicator is based on the most up to date 
Environment Agency and Natural Resources Wales flood 
data available at the date and time of your search 

 

When the property falls outside of 
a floodplain the result will indicate 
the proximity to the nearest 
floodplain for that land expressed 
in metres 
 
When the land falls within a flood 
plain or partially within a floodplain 
the result will also show the 
likelihood of flooding for that land. 
 

This uses information on the 
predicted likelihood of flooding 
from rivers or the sea for defined 
areas. 

The title number is Land 
Registry’s unique reference 
number for this registered land.    

The Flood Risk Indicator is a textual result that will identify one of 3 scenarios for land registered under a title 
number: 



 
Disclaimer 

 
The information contained in this document is for general information 
purposes only. The flood risk information is provided by the 
Environment Agency and Natural Resources Wales. You should note 
that:- 
 
The Flood Risk Indicator shows only the predicted likelihood of 
flooding of areas of land from rivers or the sea and it is not detailed 
enough to describe the likelihood of flooding for individual properties. 
  
Individual properties may not always face the same chance of 
flooding as the areas that surround them because, for example the 
property may be higher than the surrounding land. There may also 
be particular occasions when flooding occurs and the observed 
pattern of flooding does not in reality match the predicted patterns 
shown on the Environment Agency and Natural Resources Wales 
flood data.  
 
Because the flood data from the Environment Agency and Natural 
Resources Wales is created as a result of a modelling process, it 
may by its nature not be as accurate as might be desired. 

 
If you believe that a particular property does not face the chance of 
flooding shown on the Environment Agency and Natural Resources 
Wales flood data, or if you have information that you believe may not 
have been taken into account, then you should contact your local 
Environment Agency or Natural Resources Wales office or see the 
Environment Agency or Natural Resources Wales website for more 
information on flood data. 
 
We will endeavour to keep the information up to date and correct but 
make no representations or warranties of any kind, express or 
implied, about the completeness, accuracy, reliability, suitability or 
availability with respect to the flood data. Any reliance you place on 
such information is therefore strictly at your own risk. 

 
See https://www.gov.uk/browse/environment-countryside/flooding-
extreme-weather  
and http://naturalresourceswales.gov.uk/flooding-and-water 

 

https://www.gov.uk/browse/environment-countryside/flooding-extreme-weather
https://www.gov.uk/browse/environment-countryside/flooding-extreme-weather
http://naturalresourceswales.gov.uk/flooding-and-water


 
 
 

 
Specimen VAT Receipt 

 
This is an example of a VAT receipt for the Floor Risk Indicator result. It will 
be automatically included in each result. This example is created purely for 
illustrative purposes only. For further information please refer to the Flood 
Risk Indicator Help pages. 
 
   

        
     VAT receipt 
     Date 

04 August 2009 
      
     Items 

Flood risk indicator for CS72510  
 
WorldPay transaction ID: 5322757 
 
Net value    £0.00 
 
VAT @ 0%    £0.00 
 
Total including VAT   £0.00 
 
 
Land Registry 
Trafalgar House 
1 Bedford Park 
Croydon 
CR0 2AQ 
 
VAT registration number: GB 8888 181 53 
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