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1 Introduction 

JBA Consulting were commissioned by Motor Park Ltd to prepare a Flood Consequences 

Assessment (FCA) to support a planning application for the construction of 9 industrial units 

at Baldwins Crescent, Port Tennant, Swansea. This FCA demonstrates the suitability of the 

proposed development and describes the flood mitigation measures recommended to 

manage flooding at the site. 

1.1 FCA requirements 

This FCA follows the Welsh Government guidance on development and flood risk set out in 

the Technical Advice Note 15: Development, Flood Risk and Coastal Erosion (TAN-15). 

TAN-15 states that: 

'The prime objective of a Flood Consequences Assessment is to develop a full appreciation 

of: 

- The risks and consequences of flooding on the development; and 

- The risk and consequences (i.e the overall impacts) of the development on flood risk 

elsewhere.'  

To achieve this, the FCA should establish if suitable avoidance and mitigation measures 

can be incorporated, in a manner compatible with the placemaking aims of Planning Policy 

Wales, within the site design to ensure that development is safe and there is: 

• Minimal risk to life;  

• Minimal disruption to people living and working in the area; 

• Minimal potential damage to property; and 

• Minimal disruption to the sustainable management of natural resources. 
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2 Site Description 

2.1 Site Summary 

The proposed site is located at Baldwins Crescent, Port Tennant, Swansea as shown 

Figure 2-1. The site is situated in an established commercial and industrial area of Port 

Tennant and is brownfield in nature.  

The site is bounded to the east and west by industrial buildings and to the south and north 

by Baldwins Crescent. The site is in a predominantly industrial area of Swansea. The site is 

currently disused brownfield land, which has re-greened over time.  

Table 2-1 summarises the key characteristics of the site. 

Table 2-1: Site Summary 

Site name Baldwins Crescent  

Site area 0.19ha 

Existing land use Brownfield land 

Purpose of development Industrial buildings 

OS NGR SS 69455 93127 

Local Planning Authorities Swansea Council 

 
 

 

Figure 2-1 Proposed development site 
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2.2 Site topography 

The Natural Resources Wales (NRW) Open Source 1m Light Detection and Ranging 

(LiDAR) data1 across the site is shown in Figure 2-2. The LiDAR data shows the site is 

predominantly flat with a small variation in levels of between 7.49 and 7.84mAOD. 

 

Figure 2-2: LiDAR Topographic data from NRW (1m resolution) 

2.3 Soils and geology  

The geology of the site has been assessed using the BGS Geoindex Onshore Viewer2. The 

bedrock geology is shown to be South Wales Middle Coal Measures Formation comprised 

of mudstone, siltstone and sandstone. Superficial geology at the site is comprised of blown 

sand.  

The soils on site have been assessed on the Cranfield University Soilscapes Viewer3 and 

are shown to be loamy and clayey floodplain soils with naturally high groundwater. 

  

 

1 LLE Geoportal for Wales: http://lle.gov.wales/catalogue/item/LidarCompositeDataset/?lang=en 

2 Geology of Britain Viewer. https://www.bgs.ac.uk/map-viewers/geoindex-onshore/  

3 Cranfield Soilscapes Viewer. https://landis.org.uk/soilscapes/ 

https://www.bgs.ac.uk/map-viewers/geoindex-onshore/
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2.4 Proposed development 

Development proposals for the site are for the construction of eight industrial units as well 

as associated parking and SuDS features. The plans of the proposed development site are 

shown in Appendix A and an extract in Figure 2-3.  

 

 

Figure 2-3 Development Proposals 
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3 Planning Policy and Flood Risk 

3.1 Planning Context  

Planning Policy Wales (PPW) sets out the land use planning policies of the Welsh 

Government. It is supplemented by a series of Technical Advice Notes (TANs), Welsh 

Government Circulars, and policy clarification letters, which, together with PPW, provide the 

national planning policy framework for Wales. These policies aim to make all development 

in Wales is sustainable and improve the social, economic, environmental, and cultural 

wellbeing of Wales as set out in the Wellbeing of Future Generations Act 2015.   

Technical Advice Note 15 (TAN-15), originally introduced by the Welsh Government in 2004 

and most recently updated in March 2025, provides technical guidance relating to 

development planning and flood risk in Wales. TAN-15 provides a framework within which 

the flood risks arising from rivers, the sea and surface water, and the associated risk of 

coastal erosion can be assessed. The approach set out in the most recent update to TAN-

15 ensures flooding and coastal erosion are accorded appropriate consideration in plan-

making and development management decisions.  

3.2 Form of Development  

TAN-15 recognises two key forms of development; New Development and Redevelopment. 

The definition of both terms is provided in Table 3-1. 

Table 3-1 Form of Development 

Form of Development Definition  

New Development Any Development on greenfield land 

Redevelopment Any Development on previously developed 

land as defined in Planning Policy Wales  

 

As detailed in Section 2.5, the development proposals are for the Redevelopment of the 

Previously Developed Land at Baldwins Crescent. As such, the proposed development is 

classified as Redevelopment.  

3.3 Vulnerability Classification  

TAN-15 assigns one of three flood risk vulnerability classifications to developments, as 

shown in Table 3-2. The proposed development is for industrial and commercial use and is 

consequently classified as Less Vulnerable Development. 
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Table 3-2 TAN-15 Vulnerability Classification 

Development category  

Highly vulnerable 

development 

All residential premises (including hotels, Gypsy and Traveller 

sites, caravan parks and camping sites).  

Schools and childcare establishments, colleges and universities. 

Hospitals and GP surgeries.  

Especially vulnerable industrial development (e.g. power 

generating and distribution elements of power stations, 

transformers, chemical plants, incinerators), and waste disposal 

sites. 

Emergency services, including ambulance stations, fire stations, 

police stations, command centres, and emergency depots.  

Buildings used to provide emergency shelter in time of flood. 

Less vulnerable 

development 

General industrial, employment, commercial and retail 

development. Transport and utilities infrastructure.  

Car parks.  

Mineral extraction sites and associated processing facilities 

(excluding waste disposal sites).  

Public buildings including libraries, community centres and leisure 

centres (excluding those identified as in Highly Vulnerable 

category and emergency shelters).  

Places of worship.  

Cemeteries.  

Equipped play areas. Renewable energy generation facilities 

(excluding hydro generation).  

Water Compatible 
Development 

Boatyards, marinas and essential works required at mooring 

basins.  

Development associated with canals.  

Flood defences and management infrastructure. Open spaces 

(excluding equipped play areas).  

Hydro renewable energy generation. 

3.4 Lifetime of Development  

Paragraph A1.5 of TAN-15 identifies that a proposed development must provide a safe and 

secure living and/or working environment throughout its lifetime. Section 10.28 of TAN-15 
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advises that "Generally, it is appropriate to think of new dwellings as having a lifetime of 

100 years. Lifetimes for other types of development will vary, but 75 years is considered a 

reasonable rule of thumb." 

As the development proposals are for commercial/industrial development, the following 

assessment has been based on an assumed lifetime of development of 75 years.  

3.5 Flood Map for Planning Classifications 

The Flood Map for Planning (FMfP) is the starting point for consideration of flood risk. The 

map uses flood zones to indicate the degree to which land is at risk of flooding from rivers, 

the sea, surface water and small watercourses. The main zones are Zone 1, Zone 2, Zone 

3 and the Defended Zone. The FMfP displays predicted future flood risk with an allowance 

made for climate change over a 100 year lifetime of development.  

3.5.1 Flood Map for Planning - Rivers  

The site is located in Flood Zone 1 of the Flood Map for Planning for Rivers. This means 

that there is less than a 0.1% Annual Exceedance Probability (AEP) chance of fluvial 

flooding in any given year, including climate change. This is shown by a transparent layer 

on the Flood Map for Planning, and as such, a map has not been provided in this 

assessment.  

3.5.2 Flood Map for Planning - Sea 

As shown in Figure 3-1, the majority of the site is located in Flood Zone 2 and a small area 

along the eastern boundary is situated within Flood Zone 3 of the Flood Map for Planning 

for the Sea. Flood Zone 2 indicates areas which have a less than 0.5% (1 in 200) but 

greater than or equal to 0.1% (1 in 1,000) chance of flooding in any given year, including an 

allowance for climate change. Flood Zone 3 indicates areas which have a 0.5% (1 in 200) 

chance or greater of happening in any given year, including an allowance for climate 

change. 
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Figure 3-1 Flood Map for Planning – Sea 

3.5.3 Flood Map for Planning - Flood Risk from Surface Water and Small Watercourses 

Figure 3-2 shows the site to be within Flood Zone 1 of the FMfP- Flood Risk from Surface 

Water and Small Watercourses. Flood Zone 1 represents areas that have a less than 0.1% 

AEP (1 in 1000 year) chance of flooding from surface water or small watercourses.  

 



 

OMI-JBA-XX-XX-RP-Z-0001-D3-C01-Baldwins_Cresent_FCA 14 

 

Figure 3-2 FMfP - Flood Risk from Surface Water and Small Watercourses 

3.6 Local Development Plan 

The Local Development Plan4 is a land use document in which Neath Port Talbot County 

Borough Council sets out its land use development aspirations for a 20-year period. The 

current LDP was adopted in 2014 and expires in 2021 with work already begun on the 

development of the new LDP.  

The LDP emphasises the requirement to ensure suitable employment sites within 

Carmarthenshire, and the council's desire to facilitate a varied economy which reflects the 

diversity within the County. Policy EMP1 of the LDP states, 'Employment land allocations 

identified through policy SP7 and existing employment sites will be safeguarded for such 

uses (B1, B2, B8)'.  

The development proposals result in an employment site within an established commercial 

area. The development proposals will enhance the commercial and industrial facilities 

available in Port Tennant and do not result in a loss or change of location from an 

established location, therefore meeting the requirements of this policy.  

  

 
4 https://www.carmarthenshire.gov.wales/council-services/planning/planning-policy/local-development-plan-2006-2021/  

https://www.carmarthenshire.gov.wales/council-services/planning/planning-policy/local-development-plan-2006-2021/
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4 Flood Risk Assessment 

This section assesses the risk to the proposed development from all sources of flooding, 

the risk of increased flooding to others, and how flood risks can be managed. As a Level 1 

FCA, the flood risk assessment is based solely on a desk-based analysis of existing flood 

risk data.   

4.1 Review of existing flood risk data 

The latest available information on flood risk at the site, published by Natural Resources 

Wales (NRW) is summarised in Table 4-1 below.  

Table 4-1: Summary of flood risk 

Source of Flooding Onsite 
Presence 

Description 

Flood Risk from Rivers  The site is in at very low risk of flooding 
from rivers (Section 4.3).  

Flood Risk from the Sea   The site is at very low risk of tidal 
flooding (Section 4.4).   

Flood Risk from Surface Water 
and Small Watercourses 

  The site is at very low risk of surface 
water flooding (Section 4.5).  

Flood Risk from Groundwater    The site is at very low risk of flooding 
from groundwater (Section 4.6). 

Flood Risk from Reservoirs  The site is not at risk of flooding from 
reservoirs (Section 4.7). 

Flood Risk from Sewers  There is no evidence to suggest that 
the site is at risk of flooding from 
sewers (Section 4.8). 

 

4.2 Historical flooding 

The site is not located within NRW’s recorded flood extents. The Neath Port Talbot Flood 

Risk Management Plan5 (2015) and Local Flood Risk Management Strategy6 does not 

indicate that historic flooding has occurred at the site.  

 

 

 

 

5 Neath Port Talbot Flood Risk Management Plan 2015 

https://www.npt.gov.uk/media/5399/floodriskmanagementplan15.pdf?v=20170627002320  

6 Neath Port Talbot Local Flood Risk Management Strategy 2013 

https://www.npt.gov.uk/media/4930/lfrms_npt_local_flood_risk_management_strategy.pdf?v=20170627002244  

https://www.npt.gov.uk/media/5399/floodriskmanagementplan15.pdf?v=20170627002320
https://www.npt.gov.uk/media/4930/lfrms_npt_local_flood_risk_management_strategy.pdf?v=20170627002244
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4.3 Flood Risk from Rivers 

The site is at very low risk of flooding from rivers according to NRW’s Flood Risk 

Assessment Wales (FRAW) Flood Risk from the Rivers map shown in Figure 4-1. This 

means that there is less than a 0.1% AEP chance of fluvial flooding in any given year.  

 

 

Figure 4-1 Risk of flooding from rivers 

4.4 Flood Risk from the Sea 

The site is at very low risk of flooding from the sea according to NRW’s Flood Risk 

Assessment Wales (FRAW) Flood Risk from the Sea map shown in Figure 4-2. This means 

that there is less than a 0.1% AEP chance of tidal flooding in any given year. It should be 

noted, that the FRAW dataset does not include consideration of climate change.  

To further assess the flood risk from the sea, including the effects of climate change, a 

review of the site's risk against detailed fluvial flood modelling has been undertaken in 

Section 5.  
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Figure 4-2 Risk of flooding from the sea 

4.5 Flood Risk from Surface Water and Small Watercourses 

The site is at very low risk of flooding from surface water and small watercourses according 

to NRW’s Flood Risk Assessment Wales (FRAW) Flood Risk from the Surface Water and 

Small Watercourses map shown in Figure 4-3. This means that there is less than a 0.1% 

AEP chance of flooding from these sources in any given year.  
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Figure 4-3: Risk of flooding from Surface Water and Small Watercourses. 

4.6 Flood Risk from Groundwater  

Groundwater flooding is caused by unusually high groundwater levels. It occurs as excess 

water emerging at the ground surface or within manmade structures such as basements. 

Groundwater flooding tends to be more persistent than surface water flooding, in some 

cases lasting for weeks or months and can result in damage to property. This risk of 

groundwater flooding depends on the nature of the geological strata underlying the site and 

the local topography.  

The Neath Port Talbot Local Flood Risk Management Strategy7 states ‘there is however no 

specific areas of historical groundwater flooding recorded in the NPT area’.  

The risk of groundwater flooding at the site is therefore considered to be very low. 

4.7 Flood Risk from Reservoirs 

Given the absence of any nearby reservoirs, the NRW’s reservoir flood map shows the site, 

and its surrounding area is not at risk of reservoir flooding. This is shown by a transparent 

layer on the NRW mapping and as such a map has not been provided in this assessment. 

 

 

7 City and County of Swansea Local Flood Risk Management Strategy, 2010. https://www.swansea.gov.uk/floodstrategy 
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4.8 Flood Risk from Sewers 

The Neath Port Talbot Local Flood Risk Management Strategy states ‘it was found that 

there were a total of 430 sewer flooding events that have been recorded by the water 

company, of which 355 were identified as being at high risk with 34 suffering from internal 

flooding’. However, the strategy does not show any evidence of historic sewer flooding on 

or close to the development site. It can therefore be concluded that the risk of sewer 

flooding at the site is very low. 
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5 Detailed Assessment of Tidal Flood Risk 

5.1 Detailed hydraulic modelling 

As the Flood Map for Planning identifies tidal flooding as the main flood risk to the site, a 

more detailed assessment of tidal flood risk has been carried out to understand predicted 

flood depths at the site. Extreme sea level estimates have been calculated and mapped for 

the 0.5% and 0.1% AEP events, for the present day (2025) and with 75 years lifetime of 

development (2100).  

5.2 Extreme sea level estimates 

Extreme sea level estimates have been taken from the Environment Agency Coastal Flood 

Boundary Conditions for UK Mainland and Islands; Design Sea Levels (ref. SC060064)8. 

Extreme sea level predictions are provided at node locations at approximately 2km spacing 

along the coastline. For this assessment, the closest extreme sea level node is Node 484 

located to the south of Swansea Bay, approximately 2.6km from the site. The extreme sea 

level estimates for this node are shown in Table 5-1: 

Table 5-1 Extreme sea level estimates (2017) 

Event (AEP) Predicted sea level (mAOD) 
0.5% 6.37 

0.1% 6.66 

 
For all coastal locations, future sea level rise is a major consideration and should be applied 

to the extreme sea level estimates. Welsh Government guidance suggests that the lifetime 

of a development for an industrial site is 75 years and so extreme sea level estimates have 

been uplifted to include sea level rise to 2100. 

The UKCP18 User Interface9 has been used in accordance with Welsh Government 

Guidance on Climate Change Allowances for Planning Purposes (September 2021)10 to 

provide climate change uplifts for Swansea Bay. The cumulative increase in sea level has 

been calculated between 2017 and 2025 to uplift extreme sea level estimates to present 

day, and then furthermore to 2100. The climate change uplifts applied to the extreme sea 

level estimates are shown in Table 5-2. 

 

 

 

 

8 UK Government (2019) Coastal flood boundary conditions for the mainland UK coasts and islands https://www.gov.uk/flood-and-

coastal-erosion-risk-management-research-reports/coastal-flood-boundary-conditions-for-the-mainland-uk-coasts-and-island 

9 UK Climate Projections User Interface. https://ukclimateprojections-ui.metoffice.gov.uk/ui/home. 

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

https://gov.wales/sites/default/files/publications/2021-09/climate-change-allowances-and-flood-consequence-assessments_0.pdf. 

 



 

OMI-JBA-XX-XX-RP-Z-0001-D3-C01-Baldwins_Cresent_FCA 21 

Table 5-2 Cumulative sea level rise 

Period Cumulative sea level rise (m 
increase) 

2017-2025 0.05 

2017-2100 1.01 

 
Using the extreme sea level estimates and climate change uplifts calculated in Table 5-3, 

the predicted still water levels have been mapped (tidal projection mapping) for the 0.5% 

AEP and 0.1% AEP events in 2100. 

Table 5-3 Predicted tidal flood levels 

Event (AEP) 2025 Still Water 
Level (mAOD) 

2100 Still Water 
Level (mAOD) 

0.5% 6.42 7.13 

0.1% 6.71 7.42 

 
This method of predicting tidal flood risk does not truly represent the hydraulic connectivity 

of areas to tidal water, but rather assumes the same water levels are maintained across all 

areas irrespective of the distance from the coast for intervening landform features and 

structures. It is therefore important to note that tidal projection modelling is typically 

conservative by nature. 

5.3 Tidal flood risk 

Depth grids, using 1m LiDAR Digital Terrain Model (DTM) data and the predicted still water 

levels, were created to determine the predicted the depth and extent of flooding at the 

proposed development site for the events in Table 5-3.  

The site is predicted to be flood free in all 2025 design events. The site is also predicted to 

be flood free in the 2100 0.5% AEP event, as shown in Figure 5-1. 

The site is predicted to flood to a very limited extent and to very shallow depths in the 2100 

0.1% AEP event, as shown in Figure 5-2. The maximum flood level across the site is 

predicted to be 7.42mAOD, resulting in a maximum flood depth of 9mm.  

There shall be no increase in site levels in the area at risk of flooding. Therefore, there shall 

be no displacement of flood water and associated risk of increasing flood risk elsewhere as 

a result of development proposals.  
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Figure 5-1 2100 0.5% AEP event- maximum flood depth 

 

 

Figure 5-2 2100 0.1% AEP event - maximum flood depth   
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6 Acceptability of Flood Consequences 

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. TAN-15 

sets out the key conditions that should be met to demonstrate that development is 

appropriate for its location.  

6.1 Application of Flood Zones to Development Management Decisions 

When considering a site for development, TAN-15 guides decision making on the basis of 

the nature of the site, vulnerability classification and flood zone identification.  As noted in 

Section 3 the proposed Less Vulnerable development is located on Previously Developed 

Land and almost entirely within Flood Zone 2. Therefore, the development proposals have 

been assessed against this criteria.  

When considering a site for development, TAN-15 sets out the requirements for the form of 

development in any given flood zone. Section 10.19 of TAN-15 sets of the requirements for 

redevelopment proposals in Flood Zone 2; the most relevant sections of which are 

reproduced below:  

Planning applications in Zone 2 require careful consideration and must be consistent with 

the acceptability considerations set out in Section 11.  

They must also be accompanied by a FCA.  

Proposals for redevelopment on brownfield land of any vulnerability will need to assist, and 

be consistent with, the Development Plan strategy to regenerate an existing settlement or 

achieve key economic or environmental objectives 

As noted in Section 3.6, the redevelopment proposals shall contribute to the employment 

and economic objectives of the LDP, specifically EMP1, by providing enhanced facilities to 

an already established employment area. These facilities will help to sustain and grow 

employment on the site and thus contribute to the economic objectives of the LDP.  

An assessment against the Acceptability Criteria has been undertaken in Section 6.2. 

6.2 Acceptability criteria  

6.2.1 Frequency thresholds: designing development to be flood free  

New development must be flood free during the 1% AEP plus climate change fluvial flood 

event and the 0.5% AEP plus climate change tidal flood event over the lifetime of 

development. TAN-15 notes that this threshold may be applied with more flexibility for 

redevelopment. The proposed redevelopment site is flood free from both fluvial and tidal 

flooding in this design event, with all built development sited above predicted flood levels.  

Therefore, it is concluded that the development proposals meet this frequency 

threshold.  
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6.2.2 Tolerable conditions: managing consequences in an extreme flood event 

The flood free thresholds relate to very serious but not extreme flood events. During 

extreme flood events there is recognition that it may not be possible to keep development 

flood-free. Figure 6 of TAN-15 provides indicative tolerable flood depth and velocity 

conditions for the 0.1% AEP event, including an allowance for climate change (for both 

fluvial and tidal sources). Up to 600mm of flooding is considered tolerable within Less 

Vulnerable Developments, and it is understood that some flexibility to this indicative value is 

afforded to redevelopment sites.  

As per Section 5 of this report, the proposed buildings are predicted to be flood-free 

in the extreme tidal flood event, with extremely shallow flooding to a small area in the 

south east of the site during the 0.1% AEP plus climate change tidal flood event. This 

therefore complies with the tolerable conditions as outlined in Figure 6 of TAN-15.  

6.2.3 Other Acceptability Requirements 

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

compliance against these criteria.  

Table 6-1 Assessment of Acceptability Criteria 

TAN-15 Justification 

Criteria 

Comments  Achieved? 

No increase in flooding 
elsewhere. 

All built development is retained 
outside of the floodplain for the 
duration of its lifetime. Therefore, the 
proposals will result in no increase in 
flooding elsewhere   

Yes 

Occupiers aware of flood risk The site owners will be provided with 
information on the risk to the site in 
the form of this report. 

Yes 

Escape/evacuation routes present Flood free access routes are 
available along the western area of 
Baldwins Crescent and allow dry 
access from the site.  

Yes 

Flood emergency plans and 
procedures agreed and in place 

A flood response plan may be 
beneficial to highlight actions to 
evacuate/stay put in the event of a 
flood.   

Yes 

Flood resistant and resilient 
design  

N/A - The built areas of the site are 
not predicted to flood.  

Yes 

Acceptable consequences for 
type of use  

Detailed in Sections 6.2.1 and 6.2.2. Yes 
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7 Conclusions 

JBA Consulting were commissioned by Motorpark Ltd to prepare a Flood Consequence 

Assessment (FCA) to support a planning application for the construction of 8 industrial units 

at Baldwins Crescent, Port Tennant, Swansea.  

The development proposals are classified as Less Vulnerable development under TAN-15. 

The site is located in Flood Zone 1 of the Flood Map for Planning for Rivers and is 

predominantly located within Flood Zone 2 of the Flood Map for Planning for the Sea. 

NRW’s Flood Risk Assessment Wales maps show the site has a very low risk of all sources 

of flooding, without the application of climate change. 

Extreme sea level calculations and tidal projection mapping, shows the site to be flood free 

in the 0.5% AEP event with an allowance for climate change and flood to a very limited 

extent to depths of 9mm in the 0.1% AEP event with an allowance for climate change, 

assuming a 75 year lifetime of development. 

This FCA has demonstrated that all aspects of the acceptability criteria set out in TAN-15 

have been satisfied. Consequently, we conclude that on the grounds of flood risk, the 

proposed development meets the requirement set out in TAN15 and the aims of Planning 

Policy Wales. 
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Trapezoidal profile
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