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EXECUTIVE SUMMARY 

 

M Design were commissioned by Mr and Mrs Robson to undertake a Flood Risk Assessment (FRA) 

to support a planning application for the extension of Hott School House, Tarset.  

 

The existing building is a two storey dwelling, the proposals is to place a small extension to the front 

and rear.  

 

The site is shown to be on the edge of flood zone 3 of the watercourse to the north. Therefore the 

client will need to take all practicable steps to reduce the risk to its occupiers should flooding occur. 

This will be discussed within this report. 
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1 INTRODUCTION 

 

1.1 Background 

 
M Design were commissioned by Mr and Mrs Robson to undertake a Flood Risk Assessment (FRA) 

to support a planning application for the extension of Hott School House, Tarset.  

 

The planning process requires an assessment to be made of any flood risks related to proposed 

developments. In particular this involves two key issues; whether the development itself would be at 

risk of being flooded or whether the development would increase the risk of flooding elsewhere. This 

assessment is contained within this report which has been prepared to be submitted with the planning 

application. 

 

1.2 Scope of Report 

 

The following tasks were undertaken in the preparation of this report: 

 An assessment was made in order to identify any risks of flooding to the site, identify drainage 

patterns, receiving watercourses, and to identify any constraints to the drainage system that 

may  restrict the proposed development; 

 Liaison with the Environment Agency was undertaken to establish occurrences of flooding in 

the area; 

 Evaluation was made of how the proposed development would affect the existing surface 

water runoff. 

 
1.3 Consultations and Data Sources 
 

The following tasks were undertaken in the preparation of this report: 

 Environment Agency Flood Maps; 

 CIRIA Document 624 ‘Development and Flood Risk’ 

 Environment Agency 

 Improving the Flood Performance of New Buildings 
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2 Site Description 

 

2.1 Site Location 

 

The proposed development is situated in Tarset, Northumberland, at a grid reference of 

approximately NY 775 858.  

 

 
 

Fig 2.1 Location of Proposed Works. 

 

The site is surrounded mainly by field, dwellings and agricultural buildings. The River North Tyne 

flows approximately 280 to the north.  

 

An aerial photographic image is included within this report as Appendix A. 
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2.2 Site Details 

 

The existing dwelling is a 2 storey house with no ground floor sleeping. 
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2.3 Site Flooding Potential 
 

The development is shown by the Environment Agency flood maps to lie within Flood Zone 3 

(Appendix C). The Environment Agency’s definition of Flood Zone 3 is stated below:   

 

 
 

Zone 3 High Probability 
 
Definition 
This zone comprises land assessed as having a 1 in 100 or greater annual probability of 
river flooding (>1%) or a 1 in 200 or greater annual probability of flooding from the sea 
(>0.5%) in any year. 
 
Appropriate uses 
The water-compatible and less vulnerable uses of land in Table D.2 are appropriate in this 
zone. 
The highly vulnerable uses in Table D.2 should not be permitted in this zone. 
The more vulnerable and essential infrastructure uses in Table D.2 should only be 
permitted in this zone if the Exception Test (see para. D.9) is passed. Essential 
infrastructure permitted in this zone should be designed and constructed to remain 
operational and safe for users in times of flood. 
 
FRA requirements 
All development proposals in this zone should be accompanied by a FRA. See Annex E for 
minimum requirements. 
 
Policy aims 
In this zone, developers and local authorities should seek opportunities to: 
i. reduce the overall level of flood risk in the area through the layout and form of the 
development and the appropriate application of sustainable drainage techniques; 
ii. relocate existing development to land in zones with a lower probability of flooding; 
and 
iii. create space for flooding to occur by restoring functional floodplain and flood flow 
pathways and by identifying, allocating and safeguarding open space for flood storage 
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To establish if the proposed development is appropriate within Flood Zone 3 the vulnerability of the 
site is to be assessed. Although not referred to directly in the table below the proposed works are 
thought to be classed as “More Vulnerable”. 
 
Table D.2: Flood Risk Vulnerability Classification 
 
Essential 
Infrastructure 

• Essential transport infrastructure (including mass 
evacuation routes) 
which has to cross the area at risk, and strategic 
utility 
infrastructure, including electricity generating power 
stations and 
grid and primary substations. 

Highly Vulnerable • Police stations, Ambulance stations and Fire 
stations and Command Centres and 
telecommunications installations required to be 
operational during flooding. 
• Emergency dispersal points. 
• Basement dwellings. 
• Caravans, mobile homes and park homes intended 
for permanent 
residential use. 
• Installations requiring hazardous substances 

consent.19 

More Vulnerable • Hospitals. 
• Residential institutions such as residential care 
homes, children’s homes, social services homes, 
prisons and hostels. 
• Buildings used for: dwelling houses; student halls of 
residence; drinking establishments; nightclubs; and 
hotels. 
• Non–residential uses for health services, nurseries 
and educational establishments. 
• Landfill and sites used for waste management 
facilities for hazardous waste.20 
• Sites used for holiday or short-let caravans and 
camping, subject to a specific warning and 
evacuation plan. 

Less Vulnerable • Buildings used for: shops; financial, professional 
and other services; restaurants and cafes; hot food 
takeaways; offices; general industry; storage and 
distribution; non–residential institutions not included 
in ‘more vulnerable’; and assembly and leisure. 
• Land and buildings used for agriculture and 
forestry. 
• Waste treatment (except landfill and hazardous 
waste facilities). 
• Minerals working and processing (except for sand 
and gravel working). 
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Table D.3: Flood Risk Vulnerability and Flood Zone ‘Compatibility’ 

 
Flood Risk 

Vulnerability 
classification 

(see Table D2) 

Essential 
Infrastructure 

Water 
compatible 

Highly 
Vulnerable 

More 
Vulnerable 

Less 
Vulnerable 

Zone 1 YES YES YES YES YES 

Zone 2 YES YES Exception Test 

Required 

YES YES 

Zone 3a Exception 

Test 

Required 

YES NO Exception 

Test 

Required 

YES 

Zone 3b 

‘Functional Floodplain’ 

Exception 

Test 

Required 

YES NO NO NO 

 

As shown previously the site is within Flood Zone 3 and is classed as More Vulnerable. Table D.3 

confirms that the development is appropriate, but an exception test is required. As this application is 

for an extension of use then an exception test may not be required. The site does however fulfil the 3 

main points of the test.  

 

1) it must be demonstrated that the development provides wider sustainability benefits to 

the community that outweigh flood risk 

 

2) the development should be on developable previously developed land or, if it is not 

on previously developed land, that there are no reasonable alternative sites on 

developable previously developed land; and 

 

3) a FRA must demonstrate that the development will be safe, without increasing flood 

risk elsewhere, and, where possible, will reduce flood risk overall. 

 

In relation to the above we would like to make the following comments: 

 

 The flood risk will be managed on site and will not increase the flood risk over the current 

situation.  

 The development is on previously developed land 

 This report will prove that the flood risk will be managed and not increase the likelihood of 

flooding elsewhere. The development just a minor extension so should have no major affect 

on the flood risk in the area. 

 
. 
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Surface Water Flooding 

 

M Design have also considered other forms of flooding. The below plan shows that there is no risk of 

surface water flooding for storm event up to a 1 in 1000 year event. 

 

 
 

 

The risk of flooding from a local reservoir failing has also been investigated. Shows that if the local 

reservoir was to fail there could be flooding on site. However, the Environment Agency state that this 

is an extremely unlikely event. 

 

.  
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3 Proposed Development 

 

3.1 Proposed Development Description 

 

The proposed application is to construct a small extension to the front and rear of the building. The 

extension is less than 25m2 so classed as a minor extension. There will be no sleeping 

accommodation within the extension.  
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3.2 Proposed Development Surface Water Runoff & Proposals 

 

There will be a small increase in impermeable area. The client will investigate the possibility of using 

soakaways as a method to discharge the additional flows. Investigations will be carried out on site to 

confirm of the ground conditions are suitable for the use of soakaways. If they are found not to be 

viable then the extension will connect into the drainage system for the existing house. 

 

3.3 Risk and Resilience  

 
As the site is within a flood zone it is important to ensure the users of the building are kept as safe as 

possible. If it is not already the case the occupiers should sign up to the Environment Agency early 

flood warning system. This will give advanced warning of potential flowing so they can prepare or 

evacuate to higher ground.  The house is on the edge of the flood zone and approximately 100m 

away from flood zone 1. 

 

The flood risks and evacuation route from the property should be included within the deeds of the 

house so future occupiers are aware of the risks. As the building is 2 storey the users could seek 

refuge on the higher floors if required.  

 

CGL 2007 Improving Flood Performance of New Buildings document recommends that the 

construction should adopt a flood resilient approach if the water is below 600mm deep and prevent 

water entering the building. The exact depths are not known but it is assumed to be below 600mm as 

the site is near the edge of the flood zone.  The document shows a number of mitigation measures 

which have been shown below. The client will incorporate any that are feasible for this development.  
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Foundations 

 
Floors 
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Walls 
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Doors and Windows 
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Fittings 

 
 

Services 
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4 Conclusions 

 

4.1 Conclusions 

 

The site is shown to be within flood zone 3 of the Environmental Agency flood maps. However, the 

use of the building is acceptable within this zone.    

 

As the building is in a flood zone it is recommended that the residents sign up to the Environment 

Agency early warning system which gives advanced notice of any possible flooding. 

 

The extension is minor works and will not have a great affect on the impermeable area of the site. The 

use of soakways will be investigated for the disposal of the surface water flows.  

 

The works will not increase the risk to the users and there will be no sleeping accommodation within 

the extension.  

 

Therefore the development is deemed to be acceptable in terms of flood risk.  
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APPENDIX A 
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