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Definitions and Abbreviations

TAN15: Technical Advice Note 15: Development, Flooding, and Coastal Erosion (2025): An
updated version of the Welsh Government guidance document published on 31 March 2025. The new
TAN15 and the Flood Map for Planning supersede TAN14 and TAN15 (2004) along with accompanying
Development Advice Map.

NRW: Natural Resources Wales. The governing body responsible for environmental regulation in
Wales.

DAM: Development Advice Map. Now superseded by Flood Map for Planning.

Zone A: Considered to be at little or no risk of fluvial or tidal/coastal flooding (DAM).

Zone B: Areas known to have been flooded in the past evidenced by sedimentary deposits (DAM).

Zone C: Based on Environment Agency extreme flood outline, equal to or greater than 0.1% (river, tidal

or coastal) (DAM)

Zone C1: Areas of the floodplain which are developed and served by significant infrastructure, including

flood defences (DAM).

Zone C2: Areas of the floodplain without significant flood defence infrastructure (DAM).

FMfP: Flood Map for Planning. A map produced by NRW as part of TAN15 guidance, outlining flood
zones across Wales to accompany TAN15. The Flood Map for Planning includes climate change
information to show how this will affect flood risk extents for rivers, the sea and surface water and small
watercourses over the next century. It shows the potential extent of flooding assuming no defences are
in place.

AEP: Annual Exceedance Probability. The probability of a flood of a certain size or larger occurring in
any given year.

FFL: Finished Floor Level.

CC: Climate Change. Used in the context of assessing the impact of climate change on flood risk
models.

Flood Zone 3 (FMfP): displays the extent of flooding from:

Rivers with a 1% (1 in 100) chance or greater of happening in any given year, including an
allowance for climate change.

the sea with a 0.5% (1 in 200) chance or greater of happening in any given year, including an
allowance for climate change.

Surface water & small watercourses with a 1% (1 in 100) chance or greater of happening in
any given year, including an allowance for climate change.

Flood Zone 2 (FMfP): displays the extent of flooding from:

Rivers with less than 1% (1 in 100) but greater than or equal to 0.1% (1 in 1,000) chance of
happening in any given year, including an allowance for climate change.
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the Sea with 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.

Surface water & small watercourses with less than 1% (1 in 100) but greater than or equal to
0.1% (1 in 1,000) chance of happening in any given year, including an allowance for climate
change.

Flood Zone 1 (FMfP): Less than 0.1% chance of flooding in a given year plus climate change.

TAN15 Defended Zones (FMfP): shows areas that benefit from risk management authority owned
flood defence infrastructure, that have a minimum, Present Day level of protection of:

1% AEP for rivers, or

0.5% AEP for the sea.
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1. Introduction
PHG Consulting have been commissioned to undertake a flood consequences assessment report in

support of a planning application for a mixed-use development at a previously developed land at 48

Station Road, Port Talbot.

The first issue (V1) of the report was submitted in December 2023 and was compliant with TAN15 2004.

The FCA is compliant with Technical Advice Note 15 Development, flooding and coastal erosion, last

updated on 31 March 2025. The Flood Map for Planning has been assessed and, due to the positioning
of the site within TAN15 Defended Zones, additional model data was obtained from NRW. The model

output information is based on Port Talbot_5_V3.2 and Port Talbot_5_V3.1 models, which were

provided by NRW in form of both report and model outputs on 07/08/2025 under their licence.

The FCA is compliant with TAN15 and Planning Policy Wales. The Flood Map for Planning, aligned with
TAN15 has been reviewed. Owing to the site's location within TAN15 Defended Zone, we obtained

additional model outputs data from NRW. The flood levels, depths, heights, velocities and extents are

based on the latest Port Talbot Harbourside Hydraulic Model, reference Port Talbot_5_V3.2 and Port

Talbot_5_V3.1.

Existing Site
The existing site is a previously developed land and covers an area of 0.040 ha. The site is located just

off Station Road, Port Talbot at the National Grid reference SS766899. Its location is presented in Figure

1 below.
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Figure 1. Site Location Plan. OS Grid Reference SS766899

Development Proposals
The proposed development will involve construction of mixed-use development including commercial

and residential use at a previously developed land. Frontage of the existing building is likely to be

retained.
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2. Flood Consequence Assessment
This assessment has been prepared to examine potential sources of flooding pertaining to the site and 

the immediate vicinity, determine the likelihood (flood frequency) and the impact (flood consequences) 

of flooding. In Wales, planning policy relating to flooding is governed by Technical Advice Note (TAN) 
15: Development, Flooding and Coastal Erosion. This assessment has been prepared in accordance 

with latest version of TAN15 published on 31 March 2025, which replaces Technical Advice Note 14, 

published in 1998 and Technical Advice Note 15, published in 2004.

Local Development Plan
It is noted that as a general principle, LDPs should aim to prevent increasing the intensity of 

development within Defended Zones, with replacement buildings or redevelopment generally matching 

the scale of the existing use (see TAN15, paragraph 10.15). Site is located in R2/1 – Town Centre Area 

as per the latest Local Development Plan. The LDP identifies a strategic goal to develop Port Talbot as 

a hub for commercial, residential, social, and employment activities, through the integrated regeneration 

of the town centre and attraction of new investment (LDP, paragraph 1.2.41). Delivery of additional 

residential and commercial development within the town centre supports this objective.
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Development Category – Flood Zones Compatibility to Flood Map for Planning
The development site is classified as Highly vulnerable development1 and its design life is 100 years2.

The Flood Map for Planning (FMfP) maps, which fully supersede Development Advice Map (which

accompanied the previous version of TAN15), have been included in the assessment.

Flood Map for Planning - Rivers
The site is located within TAN15 Defended Zone, also Flood Zone 2 and partially Zone 3. Further
examination is needed and is included in the Model Output assessment based on Port Talbot_5_V3.1

and Port Talbot_5_V3.2 section of this report.

Figure 2. NRW – Flood Map for Planning  - Flood Zone Rivers

Flood Map for Planning - Seas
The site is located in Flood Zone 1. No further investigation is needed regarding flooding from sea.

1 Technical Advice Note15 (2025): Figure 4- Development vulnerability categories
2 Guidance on Climate Change Allowances for Planning Purposes, CL-03-16, Welsh Government
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Figure 3. NRW – Flood Map for Planning  - Flood Zone Sea
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Flood Map for Planning - Surface Water and Small Water Courses
The site is located outside the Surface Water and Small Watercourses Flood Zones.

Figure 4. NRW – Flood Map for Planning  - Surface Water and Small Watercourses.
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Flood Maps – DAM – Legacy
The Natural Resources Wales (NRW) produced the Development Advice Map (DAM) to accompany the

old version of TAN15 (2004).This section is included in the report for completeness as the first issue of

this report (V1) had been based on the DAM prior to the adoption of the new TAN15 in March 2025.

According to DAM the site is positioned within Flood Zone C1, i.e., area benefits from flood defences.

Figure 5. DAM – now superseded by FMfP

Model Output assessment based on Port Talbot_5_V3.2 and Port Talbot_5_V3.1

Introduction
The FMfP was used to evaluate potential flood risk, in accordance with Planning Policy Wales and the

currently in force TAN15. Further examination against the advisory flood map for planning showed the

site to be at risk of flooding – i.e. Defended Zones from Rivers.

Flood depths, extents, and risk hazard will be examined based on detailed model output data of the

Port Talbot Harbourside Hydraulic Model, as provided by NRW.

Hydraulic modelling availability
A data request was made to NRW for Product 5 and Product 6 (Model Reports and Outputs) and the

data was made available on 07/08/2025. The latest model output data obtained is the Port
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Talbot_5_V3.1 and  Port Talbot_5_V3.2 which were prepared by JBA commissioned by Neath Port

Talbot County Borough Council. The model was developed using software solvers ESTRY-TUFLOW.
Simulation output data in ASCII file format provided as part of Model Outputs, which is included in this

report, and has been processed using QGIS software for this report.

Model Output Data at the Development Site
As obtained under the licence on 07/08/2025, the latest Port Talbot_5_V3.1 and Port Talbot_5_V3.2

model outputs examine various scenarios, encompassing both defended and undefended fluvial

flooding, with and without the climate change allowance.

Tidal Flooding
The development site is not within the Flood Zone 2 or Flood Zone 3 from the Sea, therefore, no further

information is needed.
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Fluvial Flooding
The development site is in an area, which benefits from flood defences. The FMfP indicates that the

site benefits from flood defences against fluvial flooding. In this assessment, the fluvial scenarios for 1

in 100 (1% AEP) plus climate change and 0.1% AEP plus climate change are presented.

Figure 6 below shows the maximum extents of the flood zone for a 1 in 100 event (1% AEP) plus climate
change and the 0.1% AEP plus climate change. The extents of the flood risk areas for the said events

are in alignment with the extents of Flood Zone 3 (1% AEP plus CC) and Flood Zone 2 (0.1% AEP plus

CC) of the latest iteration of the Flood Map for Planning, published May 2025 – see Figure 2.

Figure 6. 1 in 100 events plus climate change and 1 in 1000 event plus climate change. Fluvial Extents

Figure 7 below shows extents and maximum flooding level for the 1% AEP plus CC event. The site is
shown to be partially flooded, with the maximum flood level within the building footprint at 9.455 m AOD.

The FFL of the current property is set above the maximum flood level.
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Figure 7. 1 in 100 fluvial event, + CC  - Max Flood Level at 9.455 m AOD.

Figure 8 below shows the extents and depths of a 0.1% AEP plus CC change flooding. The flooding

reaches levels up to 0.80 m within the building footprint.
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Figure 8. 1 in 1000 fluvial event, + CC  - Depths.

Figure 9 below shows absolute maximum level of flooding during the 0.1% AEP +CC event. The
maximum flood level is estimated at 10.143 m AOD. This level is to be used to inform the minimum

Finished Floor Level.
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Figure 9. Maximum flood level (m AOD) for 0.1% AEP + CC

Figure 10 shows that the maximum velocity of flood waters within application boundary exceeds 1.2
m/s during the 0.1% AEP +CC. This exceeds the tolerable conditions criteria for both commercial and

residential use (0.3 and 0.15 m/s respectively).
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Figure 10. Maximum flood velociity (m/s) for 0.1% AEP + CC

Figure 11 below shows the hazard rating and the potential evacuation route for 0.1% AEP plus CC 

allowance. The route avoids as much as practically possible passing through Danger for All areas.
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Figure 11. 0.1% AEP +CC Hazard Rating and Potential Evacuation Route

Proposed Finished Floor Level
The proposed finished floor levels are to be kept as they are or raised above the existing finished floor

level to provide an additional level of flood risk resilience. The existing finished floor level is estimated

to be at around 9.55 based on the topographical survey (Appendix F).

In accordance with tolerable conditions in an extreme flood event as set out in Figure 6 of TAN15 (of

section 11), the maximum depth of flooding is set to 600 mm and velocities at 0.15 m/s for Highly

Vulnerable Development and 0.3 m/s for Less Vulnerable Development. Lowest proposed finished floor

level against maximum flooding level at 0.1% AEP plus climate change is shown in the table below.

Tolerable conditions are not met due to excessive maximum velocities of flood waters which exceed 1.2

m/s.

The proposed FFLs in both commercial and residential ground floor units are presented in Table 1, as

well their respective predicted maximum flood depths when the FFLs are applied. The maximum flood

depths are calculated using the maximum water level at the site during the 0.1% AEP + CC event.
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In both commercial and residential units, the proposed FFLs ensure the maximum flood depths during

the 0.1% AEP event to be lesser than 600 mm.

Table 1. Finished Floor Levels relative to maximum flooding levels at 0.1% AEP plus Climate Change allowance.

Part of
development

FFL (m
AOD)

Maximum
flood level (m

AOD)

(1% AEP +
climate
change)

Maximum
flood level (m

AOD)

(0.1% AEP +
climate
change)

Maximum depth within
footprint relative to the

proposed FFL (m) during
0.1% AEP

Commercial
unit

9.550 9.455 10.143 0.593

Residential
unit

9.550 9.455 10.143 0.593

The table above shows that the flooding will not exceed 600 mm within the building footprint during the

0.1% AEP event. The property will remain flood-free during the 1% AEP +CC event.

Table 2. Maximum velocity of flood waters and tolerable conditions.

Part of development

Max velocity

Tolerable conditions
limit

(0.1% AEP + climate
change)

Maximum velocity (m/s)

(0.1% AEP + climate change)

Commercial unit 0.3 1.2

Residential unit 0.15 1.2
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Impact on flooding elsewhere

In line with TAN15, the development must ensure no increase in flooding elsewhere.

Given the small scale of the proposed development and the building footprint retained, the development
will not result in any change in flood volume during a flood event.

It is considered that in an event of flooding, the development will not result in an increase of flooding

elsewhere.

Resilience measures – effect of proposed works on flood risk within the
property
As part of the proposed works, a number of flood resilient measures have been proposed, which are in
accordance with the Communities and Local Government document ‘Improving the Flood Performance

of New Buildings Flood Resilient Construction’. These measures will reduce the risk to life and ensure,

during and after a flood event, the consequences are reduced as far as practical.

 Self-closing airbricks/vents – self-closing airbricks to be used. Vents should be raised or
covered where possible.

 Flood proof doors to be used as external doors; these doors would be self-sealing when left
shut. This means that in the event of flooding occurring, no additional actions would need to be

undertaken to protect doorways.

 Where practical, kitchen appliances should be kept above the floor level.

 A sump pump should be considered to help manage any flood water that enters the building by
pumping it out and reducing potential damage.

 Any plasterboard fitted at ground floor internally shall be placed horizontally, given the poor
post-flood integrity, these sections can be removed should flooding occur.

 All electrical sockets should be a minimum of 600 mm above finished floor level at ground floor.

Mitigation measures
Following mitigation measures are proposed:

1. Finished floor levels have been set to be less than 600 mm below the maximum flood level.

2. Easy access to the first floor to be provided for safe refuge in an event of extreme flood.

3. Proposed evacuation route has been shown in Figure 11 to be used in case of emergency due

to flooding. The Flood Evacuation Route drawing is included in Appendix E.

4. NRW Flood Warning Service can be used by end users of the emergency housing units to

receive warnings regarding flood risk on site.
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5. Resilience measures to be introduced, i.e., raised electrics where possible, and hard surfaced

flood resilient flooring within areas susceptible to flood risk.

Acceptability Criteria Assessment

Acceptability criterion Comments
Achieved/not

achieved

Acceptable consequences for
nature of use

Site is at risk of flooding for 1 in 100

event plus climate change due fluvial
flooding, but located within Defended

Zone. Proposed development is of a

mixed commercial and residential

nature

Achieved

Occupiers aware of flood risk NRW Flood Warning Service to be
used. Emergency Flood Plan to be

prepared.

Achieved

Escape/evacuation routes
present

Evacuation route has been prepared

to the nearest area outside Flood
Zone. The evacuation route will be

fully usable for 1% AEP. The Flood

Evacuation Route drawing is included

in Appendix E.

Achieved

Effective flood warning
provided

NRW Flood Warning Service is

recommended to be used.

Achieved

Flood emergency plans and
procedures

Emergency Flood Plan is

recommended. Evacuation route has

been suggested. The Flood
Evacuation Route drawing is included

in Appendix E.

Achieved

Flood resistant design Specific resilience measures are

recommended.

Achieved
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No increase in flooding 
elsewhere

The development will not increase the 

risk of flooding elsewhere.

Achieved

Less than 600 mm of flooding 
for 0.1% AEP event within the 
building footprint

The finished floor level set to ensure 

600 mm flooding not exceeded for the 

extreme event (0.1% AEP)

Achieved

Maximum velocity threshold 
as per TAN15 Figure 6 – 
Tolerable conditions

Maximum velocity threshold of 0.15 

m/s for Highly Vulnerable and 0.3 m/s 

for Less Vulnerable uses. Not 

achieved as the velocities exceed 1.2 

m/s during the 0.1% AEP +CC

Not Achieved

Structural damage to the 
building to be minimised 

Resilience measures are 

recommended.

Achieved

What to do if you get a flood warning or alert

Flood alert. Be prepared.

 prepare a flood kit of essential items

 monitor local river levels 

 check the 5-day flood risk.

 farmers should consider moving livestock and equipment away 

from areas likely to flood

Flood Warning. Immediate action required

 move family, pets, and valuables to a safe place

 turn off gas, electricity and water supplies if it is safe to do so

 put flood protection equipment in place
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Severe Flood Warning. Danger to life.

 stay in a safe place with a means of escape

 be ready to leave your home

 cooperate with the emergency services

 call 999 if you are in immediate danger
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3. Conclusions
- The proposed development site is of 0.040 ha and comprises a mixed-use development.

- Flood Map for Planning – site is in TAN15 Defended Zone from Rivers – indicating a risk of

flooding from the Rivers. Flood model output was obtained in form of Port Talbot_5_V3.2 and

Port Talbot_5_V3.1 under the license on 7th August 2025. The FMfP shows no flooding for tidal

events (less than 0.1% AEP +CC), and no surface water and small watercourses flooding.

- The data obtained from the model output grids are in line with the Flood Map for Planning for

0.1% +CC and 1% AEP + CC fluvial events.

- The maximum depth of flooding for the extreme 0.1% AEP plus climate change event will be

no greater than 600 mm within the footprint relative to the proposed FFLs. The current FFL is

set above the maximum flood level during the 1% AEP +CC event and the development will

remain flood-free during this event.

- During a 0.1% AEP + CC, and to a lesser extent 1% AEP +CC, the wider area surrounding the

site is likely to flood. A Flood Emergency Plan should be undertaken. NRW Flood Warning

Service should be used by the end users of the proposed units.

- The maximum velocity during the 0.1% AEP +CC event will be higher than the tolerable

conditions thresholds. Due to this, the tolerable conditions are not achieved.

- The proposed building will remain flood-free during the 1% AEP +CC event.

- The proposed development is unlikely to result in an increase in flooding elsewhere.

- Resilience measures have been recommended.

- Minimum Finished Floor Level has been set to the minimum of 9.55 m AOD.
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