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Introduction
Atkins Limited has been commissioned to
undertake a Level 2 Flood Risk Assessment
on behalf of Tamworth Borough Council.

Tamworth Level 2 Strategic Flood Risk Assessment

Executive summary
Tamworth Borough Council in partnership with Atkins Limited have produced this Level 2 Strategic Flood
Risk Assessment (SFRA) in accordance with the National Planning Policy Framework (NPPF). The purpose
of the level 2 SFRA is to facilitate application of the Sequential and Exception Tests.
The purpose of the Sequential Test is to screen the proposed development sites against the Flood Zones
and then assess the sites in Flood Zone 2, 3a and 3b to determine whether there are any alternative sites at
a lower risk of flooding which could facilitate this type of development. This has been undertaken for the
sites allocated by Tamworth Borough Council and results are outlined in this report.
Following the application of the Sequential Test, the Exception Test should be applied where it is not
possible or consistent with wider sustainability objectives to locate all development in zones of lower flooding
probability. In accordance with NPPF, for the Exception Test to be passed:


it must be demonstrated that the development provides wider sustainability benefits to the
community that outweigh flood risk, informed by a SFRA where one has been prepared; and



a site-specific flood risk assessment must demonstrate that the development will be safe for its
lifetime taking account of the vulnerability of its users, without increasing flood risk elsewhere, and,
where possible, will reduce flood risk overall.
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1.

Background

1.1.

Introduction

A Level 1 Strategic Flood Risk Assessment (SFRA) was prepared by Tamworth Borough Council (TBC) in
2008. The Level 1 SFRA was updated in September 2009 following an update of the functional floodplain
mapping (Flood zone 3b).
As part of the Level 1 SFRA all proposed development sites were assessed against the Flood Zones in
terms of their vulnerability in accordance with Planning Policy Statement (PPS 25).
The SFRA should be considered to be a living document, subject to regular review in response to changing
policy requirements, and improved understanding of flood risk that the planning authority should continually
draw upon.

1.2.

Purpose of the Level 2 SFRA

NPPF identifies that the principal purpose of a Level 2 SFRA is to facilitate application of the Sequential and
Exception Tests. More detailed information is required where there is deemed to be development pressure in
areas that are at medium or high flood risk and there are no other suitable alternative areas for development
after applying the Sequential Test. This more detailed study should consider the detailed nature of the flood
hazard, taking account of the presence of flood risk management measures such as flood defences. This will
allow a sequential approach to site allocation to be adopted within a Flood Zone. It will also allow the policies
and practices required to ensure that development in such areas satisfies the requirements of the Exception
Test, to be identified for insertion into the Local Development Documents (LDD).
In general, the SFRA should aim to provide clear guidance on appropriate risk management measures for
adoption on potential sites within Flood Zones 2 and 3, which are protected from flooding by existing
defences, to reduce the extent to which individual developers need to undertake separate studies of the
same problem and to provide guidance as to what issues/aspects would need to be looked at in more detail
as part of a site specific FRA.
A Level 2 Strategic Flood Risk Assessment for Tamworth was required to provide a more detailed
assessment of areas located within flood zone 3 which have been identified as potential development
locations. The following SHLAA sites were selected by TBC for consideration.

ID

Site Name

Developable
Site Area
(Gross) / Ha

399

Coton's van Hire / Millfields House, Lichfield Road

0.65

35

387

Coton House Farm, Coton Lane

4.87

77

390

Coton Hall Farm, Coton Lane

2.85

52

467

Fazeley Auto centre and Units behind

0.52

14

504

Treetops Garage, Dosthill

0.39

16

591

Co-op filling station
0.54
12
Table 1.1 - Site Area and Proposed Development Capacity.

Total Capacity
/ dwellings

The SFRA should provide information on the variation of risk within Flood Zones which are protected by
flood defence infrastructure, draw appropriate conclusions and make recommendations for each potential
development site.
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1.3.

Scope of the Level 2 SFRA

The following scope for the Level 2 assessment was developed in conjunction with TBC:








Data collection and data review from EA/TBC
Preliminary mapping using existing flood information available (Fluvial, Groundwater vulnerability,
Surface water and sewer flooding)
Assessment of proposed development against flood outlines
Review residual risk
Consultation with TBC
Production of site specific reports
Production of a Summary SFRA level 2 report

It was agreed that no hydraulic modelling would be undertaken for the assessment.

1.4.

Deliverables of the Level 2 SFRA

The deliverables of the Level 2 SFRA are:



Project Report;
Individual report for each development site which includes;
 Flood zones across the site;
 Surface water flood risk;
 Groundwater flood risk and
 Flood hazard mapping.

2.

The Sequential Test.

2.1.

Introduction

As part of the Tamworth Local Plan Site Selection Paper (2014) both employment and housing sites have
been subject to the sequential test for flood risk. The sequential test is informed by the Level 1 SFRA (2009
and 2014 addendum) and a technical consultation for all potential allocation sites including the Environment
Agency and the Lead Local Flood Authority (Staffordshire County Council) and has been refined following
the draft Local Plan consultation from March to May 2014.
As detailed in the Site Selection Paper all identified potential employment and housing development land in
Tamworth was considered. The sequential analysis was undertaken in three stages:
1. The first stages of the site selection sieve analysed and eliminated sites that are below size
thresholds for allocation, are unavailable or are not suitable for other planning reasons, taking
account of the Local Plan Sustainability Appraisal. The reasons for elimination are set out in the Site
Selection Paper. The remaining sites represent the reasonably available development alternatives
for the sequential test.
2. The sites were screened against Flood Zones and other flood risk using the Level 1 SFRA and
technical consultation results. This stage also identified sites where a development could be
reasonably accommodated whilst avoiding Flood Zone 3a or 3b.

3. The sequential test was then applied to the screened sites according to their vulnerability to
determine whether they should be allocated, whether the site boundary should be redrawn to
exclude Flood Zone 3a or 3b and whether they should be subject to the exception test.
In order to complete the Sequential Test, as outlined in the NPPF, the sites in Flood Zone 2, 3a and 3b must
be assessed to determine whether there are any alternative sites at a lower risk of flooding which could
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facilitate this type of development. This section summarises the application and results of the Sequential
Test.

2.2.

Screening of Sites

In total 10 employment sites and 29 housing sites were identified as reasonably available. The screening
identified the sites within each Flood Zone and whether they were at risk of flooding from other sources as
detailed in table 2.1. The table shows the highest level of flood risk, for any part of each site.
Following the draft Local Plan consultation, recent modelled flood extents of the River Tame in Tamworth
were provided by the Environment Agency. These were used to update the outline of Flood Zone 3b to take
account of physical constraints reducing the area of the functional floodplain - published in an addendum to
the Level 1 SFRA (2014). The updated Flood Zone 3b outline was used for site screening.
Development
Type

Flood Zone 1
Low
Probability

Flood Zone 2
Medium
Probability

Flood Zone 3a
High
Probability

Flood Zone 3b
Functional
Floodplain

Employment

4

0

0

0

Housing

10

0

1

2

Development
Type

Flood Zone 1
Low
Probability
with Other
Flood Risk

Flood Zone 2
Medium
Probability
with Other
Flood Risk

Flood Zone 3a
High
Probability with
Other Flood
Risk

Flood Zone 3b
Functional
Floodplain with
Other Flood
Risk

Employment

2

0

4

0

Housing

8

1
3
Table 2.1 - Development Type Screening.

4

2.2.1. Results of Screening
Table 2.2 identifies the specific sites following screening within each Flood Zone that need to pass the
Sequential Test if development is to proceed. The table also identifies whether the sites are partially or fully
within each flood zone and for housing sites partially in Flood Zone 3, whether they could be altered to
exclude areas of Flood Zone 3a or 3b.
Development
Type

Site
Reference

Site Name

Flood
Zone 2

Flood
Zone 3a

Flood
Zone 3b

Other
Flood
Risk

EMP 8

Stonydelph
(retained
land),
adjacent to
Relay Park.
Former local
plan
allocation

No

No

No

Yes

EMP 9

Centurion
Park

No

No

No

Yes

EMP 7

North of
Bonehill
Road, part of
Bonehill Road
employment
area. Former

Partially

Partially

No

Yes
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Local Plan
allocation

Housing

EMP 33

Site off
Bonehill Road

Fully

Partially

No

Yes

EMP 1

Land south of
A5,
Bitterscote
South

Majority

Majority

No

Yes

EMP 2

Cardinal
Point, lapsed
site of
previous
permission
0412/2006

Fully

Majority

No

Yes

347

Phoenix
Special
Purpose
Machines,
Hospital
Street

No

No

No

Yes

357

Northern Part
of
Beauchamp
Employment
Area

No

No

No

Yes

406

Land north of
Coton Lane

No

No

No

Yes

488

Staffs County
Council Care
Home, New
Road

No

No

No

Yes

496

Seaton Hire
Ltd and land
to south,
Wilnecote
Lane

No

No

No

Yes

521

Former
railway goods
yard,
Wilnecote

No

No

No

Yes

541

Adjacent to
Tame Valley
Alloys

No

No

No

Yes

602, 679
and 680

Golf Course

No

No

No

Yes

358

Whitley
Avenue

Partially

No

No

Yes

591

Co-op filling
station

Fully

Partially

No

No

651

Anker Valley

Partially

Partially
but FZ3a
could be
excluded

No

Yes
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2.3.

467

Fazeley
Autocentre
and Units
behind

Fully

Fully

No

Yes

504

Treetops
Garage,
Dosthill

Partially

Partially

No

Yes

399

Coton’s van
Hire /
Millfields
House,
Lichfield
Road

Majority

Partially
but FZ3a
could be
excluded

Partially
but FZ3b
could be
excluded

No

593

Land West of
Co-op filling
station

Fully

Majority

Partially
but FZ3b
could be
excluded

No

387

Coton House
Farm, Coton
Lane

Majority

Partially

Partially
but FZ3b
could be
excluded

Yes

390

Coton Hall
Farm, Coton
Lane

Fully

Partially

Partially
but FZ3b
could be
excluded

Yes

Part of
394, 528
and 529

Dunstall Lane

Partially

Partially
but FZ3a
could be
excluded

Partially
but FZ3b
could be
excluded

Yes

389

Land off
Fully
Fully
Coton Lane
alongside
railway
Table 2.2 - Site Screening Results.

Majority

Yes

Application of the Sequential Test

In accordance with the requirements of the NPPF, sites have passed the Sequential Test where it is
considered that alternative sites are not available to accommodate this type of development and the
development is appropriate to the Flood Zone. The justification for taking these sites forward is detailed
below.
It is important to consider that although there are a range of housing and employment sites available within
Tamworth, these are not sufficient to meet housing or employment land needs. Therefore use of land within
Flood Zones is necessary to deliver the Local Plan strategy and meet as much of Tamworth’s development
needs within the Borough boundary and reduce the level of unmet need to be provided in other authority
areas.

2.3.1.

Employment Sites

Table 2.3 shows the 6 employment sites that are considered to pass the sequential test as the vulnerability
of the proposed use is appropriate to the Flood Zone and it is not possible to accommodate development
needs on reasonably available sites with lower flood risk.
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Site
Reference

Site Name

Results of Sequential Test

Exception
Test
Required

EMP 8

Stonydelph
(retained land),
adjacent to Relay
Park. Former
local plan
allocation

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a less
vulnerable development located in Flood Zone
1.

No

EMP 9

Centurion Park

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a less
vulnerable development located in Flood Zone
1.

No

EMP 7

North of Bonehill
Road, part of
Bonehill Road
employment
area. Former
Local Plan
allocation

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a less
vulnerable development partially located in
Flood Zones 2 and 3a.

No

EMP 33

Site off Bonehill
Road

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a less
vulnerable development located in Flood Zone
2 and partially in Flood Zone 3a.

No

EMP 1

Land south of A5,
Bitterscote South

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a less
vulnerable development with the majority of
the site located in Flood Zones 2 and 3a.

No

EMP 2

Cardinal Point,
lapsed site of
previous
permission
0412/2006

2.3.2.

There are insufficient reasonably available
No
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a less
vulnerable development located entirely in
Flood Zone 2 and the majority in Flood Zone
3a.
Table 2.3 - Employment Sites Considered to Pass the Sequential Test.

Housing Sites

Table 2.4 shows the 18 housing sites that are considered to pass the sequential test as the vulnerability of
the proposed use is appropriate to the Flood Zone and it is not possible to accommodate development
needs on reasonably available sites with lower flood risk. The table indicates sites where the boundary was
redrawn to exclude areas of higher flood risk and where sites must also pass the exception test is they are to
be developed.
Site
Reference

Site Name

Results of Sequential Test

Exception
Test
Required

347

Phoenix Special
Purpose

There are insufficient reasonably available
alternative sites in Tamworth in areas with a

No
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Machines,
Hospital Street

lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development located in Flood Zone
1.

357

Northern Part of
Beauchamp
Employment
Area

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development located in Flood Zone
1.

No

406

Land north of
Coton Lane

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development located in Flood Zone
1.

No

488

Staffs County
Council Care
Home, New Road

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development located in Flood Zone
1.

No

496

Seaton Hire Ltd
and land to
south, Wilnecote
Lane

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development located in Flood Zone
1.

No

521

Former railway
goods yard,
Wilnecote

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development located in Flood Zone
1.

No

541

Adjacent to Tame
Valley Alloys

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development located in Flood Zone
1.

No

602, 679
and 680

Golf Course

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development located in Flood Zone
1.

No

358

Whitley Avenue

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development partially located in
Flood Zone 2.

No

591

Co-op filling
station

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed

Yes
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allocation may be appropriate as it is for a
more vulnerable development located in Flood
Zone 2 and partially located Flood Zone 3a.
651

Anker Valley

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development partially located in
Flood Zone 2 and the site boundary has been
redrawn to exclude Flood Zone 3a.

No

467

Fazeley
Autocentre and
Units behind

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation may be appropriate as it is for a
more vulnerable development located in Flood
Zone 2 and 3a.

Yes

504

Treetops Garage,
Dosthill

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation may be appropriate as it is for a
more vulnerable development partially located
in Flood Zone 2 and 3a.

Yes

399

Coton’s van Hire
/ Millfields House,
Lichfield Road

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development located in Flood Zone
2 and the site boundary has been redrawn to
exclude Flood Zone 3a and 3b.

No but
included in
Level 2
SFRA as
abuts
FZ3b in
close
proximity
to River
Tame

593

Land West of Coop filling station

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation may be appropriate as it is for a
more vulnerable development in Flood Zone 2
and 3a and the site boundary has been
redrawn to exclude Flood Zone 3b.

Yes

387

Coton House
Farm, Coton
Lane

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation may be appropriate as it is for a
more vulnerable development in Flood Zone 2
and partially in 3a and the site boundary has
been redrawn to exclude Flood Zone 3b.

Yes

390

Coton Hall Farm,
Coton Lane

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation may be appropriate as it is for a
more vulnerable development in Flood Zone 2
and partially in 3a and the site boundary has
been redrawn to exclude Flood Zone 3b.

Yes
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Part of
394, 528
and 529

Dunstall Lane

There are insufficient reasonably available
No
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation is appropriate as it is for a more
vulnerable development in partially Flood
Zone 2 and site boundary has been redrawn
to exclude Flood Zone 3a and 3b.
Table 2.4 - Housing Sites Considered to Pass the Sequential Test.

Table 2.5 shows the 1 housing site which does not pass the sequential test as the vulnerability of the
proposed use is inappropriate for the Flood Zone.
Site
Reference

Site Name

389

Land off Coton
Lane alongside
railway

Results of Sequential Test

There are insufficient reasonably available
alternative sites in Tamworth in areas with a
lower probability of flood risk. The proposed
allocation would not be appropriate however
as it is for a more vulnerable use in Flood
Zone 3b
Table 2.5 - Housing Site to Fail the Sequential Test.

3.

The Exception Test.

3.1.

Introduction

Exception
Test
Required
NA

The Exception Test should be applied where it is not possible or consistent with wider sustainability
objectives to locate all development in zones of lower flooding probability. In accordance with the NPPF, for
the Exception Test to be passed:
a) it must be demonstrated that the development provides wider sustainability benefits to the community
that outweigh flood risk, informed by a Strategic Flood Risk Assessment where one has been prepared;
and
b) a site specific flood risk assessment must demonstrate that the development will be safe for its lifetime
taking account of the vulnerability of its users, without increasing flood risk elsewhere, and, where
possible, will reduce flood risk overall.

3.2.

Sites considered under the Exception Test

Following the application of the Sequential Test there are 6 housing sites that need to pass the Exception
Test if development is to proceed.
These are listed in Table 3.2 below together with the evidence for part a) of the Exception Test, drawing on
the Local Plan Sustainability Appraisal.
Site
Reference

Site Name

Part a)
Sustainability benefits to the community

387

Coton House
Farm, Coton
Lane

The development would result in major positive impacts
towards meeting the housing needs of the whole community,
providing affordable, decent, appropriate and sustainably
constructed homes in an accessible location.

390

Coton Hall
Farm, Coton

The development would result in major positive impacts
towards meeting the housing needs of the whole community,
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Lane

providing affordable, decent, appropriate and sustainably
constructed homes in an accessible location.

467

Fazeley
Autocentre and
Units behind

The development would result in positive impacts towards
meeting the housing needs of the whole community, providing
affordable, decent, appropriate and sustainably constructed
homes in an accessible location. It would also result in major
positive impacts towards encouraging the efficient use of land
and soil as it is on previously developed land.

504

Treetops
Garage,
Dosthill

The development would result in major positive impacts
towards meeting the housing needs of the whole community,
providing affordable, decent, appropriate and sustainably
constructed homes in an accessible location. It would also
result in major positive impacts towards encouraging the
efficient use of land and soil as it is on previously developed
land.

591

Co-op filling
station

The development would result in positive impacts towards
meeting the housing needs of the whole community, providing
affordable, decent, appropriate and sustainably constructed
homes in an accessible location. It would also result in major
positive impacts towards encouraging the efficient use of land
and soil as it is on previously developed land.

593

Land West of
Co-op filling
station

The development would result in positive impacts towards
meeting the housing needs of the whole community, providing
affordable, decent, appropriate and sustainably constructed
homes in an accessible location.
Table 3.1 - Sites Required to Pass the Exception Test for Development to Proceed.

4.

Assessment of Proposed
Development Sites

4.1.

Introduction

The following section describes the methodology applied in assessing whether the sites outlined in Section 3
are likely to pass the Exception Test:
‘A site-specific flood risk assessment must demonstrate that the development will be safe for its lifetime
taking account of the vulnerability of its users, without increasing flood risk elsewhere, and, where possible,
will reduce flood risk overall.’
In order to make this assessment the flood risk for each proposed development site has been assessed and
a site summary report is included in Appendix A for each site.

4.2.

Methodology for Assessing Flood Risk

4.2.1.

Flood Risk

Flood risk for each of the proposed development sites has been assessed using existing datasets as
described below.

Fluvial
Fluvial flood risk has been assessed based on the Environment Agency Flood Zones; these zones are based
on 1D and 2D modelling of the Main Rivers such as the River Anker, the River Tame and Plants Brook.
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Where more detailed modelling is available this information has been used to supplement the Environment
Agency Flood Zones.

Surface Water
The Southern Staffordshire Surface Water Management Plan was completed in 2010 it stated that there was
a relatively low number of historic surface water flood occurrences across the Borough, as compared to the
rest of the study area. Many of the events that have occurred relate to the exceedance of sewer capacity,
although some incidences of highways flooding and canal overtopping have also been included. However,
Tamworth is dissected by a number of large watercourses and, as such, incidences of surface water flooding
may have incorrectly been identified as fluvial flooding.
The surface water flood map indicates large areas in which surface water flooding is potentially a high risk
within Tamworth, with nearly 3,500 properties at risk.
Tamworth has been identified within the West Midlands RFRA as being at Medium probability of surface
water flooding and medium consequence, although its probability of fluvial flooding is considered much
higher.
Flood risk to the site from Surface water flooding has been assessed using the Environment Agency’s
Updated Flood Maps for Surface Water (uFMfSW) the uFMfSW better represents the mechanisms that
cause surface water flooding than the previous 2009 Areas Susceptible to Surface Water Flooding
(AStSWF) map in the following ways:








improved ground and surface data in many areas;
sewer flow now represented;
infiltration now represented;
storm duration more representative;
buildings now included;
two storm likelihoods (3.3% AEP and 0.5% AEP event) now mapped; and,
different roughness figures for urban and rural now included.

Where more detailed modelling is available this information has been used to supplement the uFMfSW.

Groundwater
Flood risk to the site from groundwater flooding has been assessed based on the Environment Agency’s
Areas Susceptible to Ground Water Flooding (AStGWF).
1km grid squares are ranked according to susceptibility to groundwater flooding. The scale of this data set is
1:50,000, and should therefore only be used as a broad scale indication of potential areas of groundwater
flood risk. Where sites are identified as being susceptible to groundwater flooding the site specific Flood Risk
Assessment should address this potential issue.

4.2.2.

Lower Tame flood risk management strategy

The River Tame Flood Risk Management Strategy was developed by the Environment Agency to assess
flood risk management options on the River Tame by considering opportunities to manage flood risk across
a wide area, while providing environmental benefits. The EA consulted between May and August 2009 on
the options for managing flood risk in the River Tame. The final Strategy was approved for adoption by the
EA’s Director of Operations in October 2010.
The approved flood risk management scheme consists of 4 flood schemes. These are in Coton, Fazeley,
Kingsbury and Whitacre Heath. There are over 1,000 residential properties at risk from flooding from this
section of the River Tame.
The scheme was split into sections. Work was carried out in the following locations:
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Coton, Tamworth
The £2.5 million scheme in Coton aims to further reduce the risk of flooding to 463 properties in the area.
This scheme includes:





the construction of new flood banks to the north of Coton Lane
the construction of new flood walls along Lichfield Road
the construction of new flood walls near Hopwas Bridge
the construction of a new flood wall around the Fox Pub roundabout

The Environment Agency began construction in October 2012 and completed work in June 2013.

Fazeley, Tamworth
The £3.5 million scheme aims to further reduce the risk of flooding to 216 properties in the area. This
scheme includes:





construction of new flood banks at Mayfair Drive
raising the existing flood bank on Brook End
construction of new flood walls at the Coton Green Football Club car park on New Mill Lane, Brook
End and parts of Colehill Road
working with Staffordshire County Council to improve ways of dealing with surface water flooding

The Environment Agency began construction in June 2013 and completed work in spring 2014.

Whitacre Heath
The £2.5 million scheme aims to further reduce flood risk to 304 properties in the area. This scheme
includes:





increasing the height and width of the existing flood bank south of Birmingham Road
extending the flood bank north of the Birmingham Road
construction of a new flood bank parallel to the railway embankment
a new flood embankment at the northern end of the scheme (Coton Road)

The Environment Agency began construction in July 2013 and completed work in summer 2014.

Kingsbury
The £2.5 million scheme aims to reduce the risk of flooding to 216 properties in the area. The scheme
includes:



construction of a new flood bank between Canalside Cottages (Cudworth) and Fishers Mill Bridge.
This is within Middleton Lakes Reserve and will be parallel to the Birmingham and Fazeley Canal
construction of a new flood wall around Canalside Cottages and close to the Langley Brook.

The Environment Agency began construction in July 2013 and completed work in spring 2014.

4.2.3.

Flood Modelling

The principal flood risk to the River Tame Catchment is the River Tame itself. The current Flood Zone maps
for this area have been generated from the Halcrow 2007/2008 one-dimensional ISIS model of the River
Tame. The Environment Agency flood maps show that all the sites considered by this SFRA are currently
within Flood Zones 2 and 3. The existing flood defences are overtopped in large AEP events.
A flood risk assessment for the Lower Tame Project Appraisal Report (PAR) was produced by Halcrow in
June 2012.
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In order to assess the impact of the proposed flood defence scheme, the proposed site layout, was factored
into the amended ISIS one-dimensional model and run for the 5%, 1%, 0.5%, 1% plus CC, and 0.1% AEP
events under the proposed scenario. The modelling methodology did not produce hazard outputs as per
1
FD2321 .
Residual risk was assessed by undertaking breach analysis at selected points along the various
embankments. The breach analysis results were reviewed for the Level 2 SFRA the resolution provided was
coarse but the results have been used to analyse flood hazard for two sites 390, 387. No overtopping results
were provided.

4.2.4.

Flood Hazard Assessment/Breach Analysis

When considering the safety of the development in terms of the Exception Test, specific local circumstances
need to be taken into account including the characteristics of a possible flood event in terms of the
frequency, speed of onset of flooding, depths and velocity of the flood water.
Flood hazard describes the physical risk that floodwater presents to people (and to vehicles and property). It
is a function of water depth (D), velocity (v) and a debris factor (DF). The flood hazard classification is
summarised in Table 4.1 and is based on Defra guidance FD23211.

Flood Hazard Rating
(D x (v + 0.5) + DF

Degree of Flood Hazard

Description

<0.75

Low

Caution – Flood Zone with shallow
flowing water or deep standing water

0.75-1.25

Moderate

Dangerous for Some (i.e. children,
elderly and infirm) – Danger: Flood
Zone with deep or fast flowing water

1.25-2.5

Significant

Dangerous for most people (i.e.
general public) – Danger: Flood Zone
with deep fast flowing water

>2.5

Extreme

Dangerous for all (i.e. emergency
services) – Extreme danger: Flood
Zone with very deep fast flowing water
Table 4.1 - Flood Hazard Classification (risks to people).

As the proposed development sites are protected by flood defences, there is a risk of both breach and
overtopping to the proposed development sites.
Limited data for breach analysis of flood defences in Coton were provided by the EA, no overtopping results
were provided. This data was fairly coarse however where data has been provided an assessment of flood
hazard for the development site has been undertaken. The approach adopted for these assessments is
summarised within the Site Summary Reports in Appendix A.

4.1.

Results of Assessment of Sites

In total 6 SHLAA sites have been assessed. The Site Summary Reports show the developer if an FRA is
likely to be able to show that the sites can pass the Exception Test. All sites considered by this by this SFRA
will benefit from the flood alleviation works proposed in the River Tame Strategy except site 504.

1

Flood Risks to People, Phase 2, FD2321/TR1, The Flood Risks to People Methodology, Defra, March 2006
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5.

Summary and Recommendations

5.1.

Introduction

This section summarises the findings of the Level 2 SFRA (see Appendix A for site summary reports) and
outlines further recommendations.

5.2.

Summary

This SFRA Report provides an overview of the application of the Sequential and Exception Test to sites
allocated by Tamworth Borough Council. See Appendix A for the site specific reports.
Six SHLAA sites have been considered, five of which have recently benefited from the flood alleviation works
undertaken as part of the River Tame Strategy.

Site

Exception Test Results

Explanation

591 – Co-op filling
station

Likely to Pass the Exception test.

As the site is not within Flood Zone 3a and
has dry access and egress the Exception
Test is likely to be passed. Runoff should
be limited to existing.

387 – Coton House
Farm, Coton Lane

Likely to Pass the Exception test.

As the site is mostly outside Flood Zone 3a
and has dry access and egress the
Exception Test is likely to be passed.
Surface water runoff should be limited to
the Greenfield rate.

390 – Coton Hall Farm,
Coton Lane

The site would not currently pass the
Exception Test.

Safe access and egress routes to the site
are limited. In this instance the site would
fail the Exception Test. The developer must
demonstrate means of safe access and
egress as part of the design of the
proposed development and submit the
proposal as part of a full Flood Risk
Assessment. The site is predominantly
Greenfield and therefore development of
the site will be required to limit runoff to the
Greenfield rate.

399 – Coton’s Van Hire

Likely to Pass the Exception test.

As the site lies outside Flood Zone 3a and
has dry access and egress the Exception
Test is likely to be passed. Runoff should
be limited to existing.

467 – Fazeley
Autocentre

Likely to Pass the Exception test.

As the site is outside Flood Zone 3a and
has dry access and egress the Exception
Test is likely to be passed. Runoff should
be limited to existing.

504 – Treetops Garage

The site would not currently pass the
Exception Test.

The Exception Test would not currently be
passed as a result of the lack of safe
access and egress to the site. Only coarse
modelling is currently available for this site.
Development might be possible if it can be
demonstrated that safe access and egress
is possible and that flood risk will not be
exacerbated elsewhere. A residual risk
assessment to include Flood Hazard and
Breach modelling will need to be
undertaken by developer.

Table 5.1 - SFRA Results Summary.
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5.3.

Recommendations

5.3.1.

Level 1 SFRA Recommendations and Policies

This Level 2 SFRA should be read in conjunction with the Level 1 SFRA. The following policies should also
be applied to all developments.

Requirements for a Flood Risk Assessment
In accordance with NPPF, site specific FRAs are required for all sites over 1 hectare in size, for all sites
located with fluvial Flood Zones 2, 3a and 3b. In addition, as stated in the Level 1 SFRA, FRAs should be
prepared for all sites considered to be at risk from other sources of flooding; therefore a site specific FRA will
be required where:






Sites are over 1 hectare;
Sites are located within Flood Zones 2, 3a and 3b;
Sites are at risk of surface water flooding (as defined by the ‘locally agreed surface water
information’);
Sites are within 250m of an historic flooding location; and
Sites are within a ‘local flood risk area’ defined by the Surface Water Management Plan.

Surface Water Drainage Assessment
As part of their FRA developers should demonstrate that the disposal of surface water from the site will not
exacerbate existing flooding.

Greenfield Sites
For Greenfield sites the surface water run-off should be restricted to the Greenfield run-off rate for the range
of annual flow rate probabilities up to and including the one per cent annual exceedance probability (1 in 100
years) including an allowance for climate change.

Brownfield Sites
As a minimum, for the range of annual flow rate probabilities up to and including the one per cent annual
exceedance probability (1 in 100 years) event (including an appropriate allowance for climate change), the
developed rate of run-off into a watercourse, or other receiving water body should show a minimum of a 20%
reduction in peak flows between the existing and developed scenarios. Developers are, however, strongly
encouraged to further reduce runoff rates from previously-developed sites as much as is reasonably
practicable.

Brownfield Sites at Flood Risk
Where the site specific FRA has identified that the site:




is at risk of surface water flooding (as defined by the ‘locally agreed surface water information’); or
has flooded historically; or
is within a ‘local flood risk area’ defined by the Surface Water Management Plan

The surface water run-off should be restricted to the Greenfield run-off rate for the range of annual flow rate
probabilities up to and including the one per cent annual exceedance probability (1 in 100 years) including an
allowance for climate change.

Brownfield Sites where the Runoff Impacts on a Community at Flood Risk
Where the site specific FRA has identified the run-off from the site impacts on a downstream community that
is in an area that:


is at risk of surface water flooding (as defined by the ‘locally agreed surface water information’);
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has flooded historically; or
is within a ‘local flood risk area’ defined by the Surface Water Management Plan

The surface water run-off should be restricted to the Greenfield run-off rate for the range of annual flow rate
probabilities up to and including the one per cent annual exceedance probability (1 in 100 years) including an
allowance for climate change.

Surface Water Drainage Assessment Requirements
A surface water drainage assessment should be undertaken to demonstrate that surface water runoff from
the proposed development can be effectively managed without increasing flood risk elsewhere. A surface
water drainage assessment should include the following:






Assessment of whether the development will increase the overall discharge from the site by
calculating the change in area covered by roofs and hard-standing.
Details of how overland flow from the new development can be intercepted to prevent flooding of
adjacent land.
Details of how additional onsite surface water attenuation can be provided to mitigate against known
flooding problems or as a result of incapacity on the drainage systems.
Demonstration that overland flows will not increase flood risk to both existing development and
receiving watercourses.
Agreement that the rates of discharge from the development are acceptable to the Environment
Agency and sewerage authorities.

Sustainable Urban Drainage Systems
Large increases in impermeable areas for a site could contribute to a significant increase in surface water
runoff peak flows and volumes. In turn this could contribute to an increase in flood risk elsewhere unless
adequate SUDS techniques are implemented as part of a development. Reductions in the rate of surface
water run-off are required for all developments. Volumes of run-off should also be reduced wherever
possible using infiltration and attenuation techniques.
Developers are advised to consult with Staffordshire County Council as the lead local flood authority,
Tamworth Borough Council, Environment Agency and Severn Trent/South Staffs Water Limited early in the
site planning process about their SUDS proposals to ensure that they are adopting the most appropriate
methods.

5.3.2.

Policy Recommendations

Linkages with other Flood Risk Management Strategies
The Council should ensure that in developing and taking forward the findings of the SFRA it has regard to
other developing strategies that consider flood risk management in the area.

SUDS Strategy
Following commencement of the relevant provisions of the Flood and Water Management Act a SUDS policy
should be developed as supplementary planning guidance for Tamworth.

5.3.3.

Development Control Recommendations

Guidance on the application of the Sequential and Exception Tests
The Tamworth Level 1 SFRA has identified that considerable areas of Tamworth have a relatively high risk of
flooding. As a result, and in accordance with NPPF, the Sequential Test and Exception Tests will need to be
applied to many proposed development schemes.
Developers should approach the Council, the Environment Agency, Severn Trent/South Staffs Water and
other key organisations at an early stage to discuss flood risk issues, including the scope of site-specific
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FRAs, in particular design, flood risk and attenuation issues, along with guidance on the application of the
Sequential and Exception Tests.
Any new allocations proposed by Tamworth Borough Council should also be assessed to determine whether
the Sequential and Exception Tests can be passed.

Site Specific Flood Risk Assessments
This Level 2 SFRA does not replace the need for site specific FRAs. A greater level of detail should be
provided by these assessments with respect to flood risk and any protection afforded to the site as discussed
in section 4.2.4. Consideration should be given to the proportion of the site located within specific NPPF
Flood Zones and the implications of this upon the development layout of the site. This process will allow
planning of sites to place higher vulnerability uses within lower risk areas. Where required, the site specific
FRA will address the Exception Test.

5.3.4.

Technical Recommendations

SFRA Review
The SFRA has been produced based on current understanding of flood risk and existing and available flood
risk information. In time, as Environment Agency studies are completed, the Surface Water Management
Plan and Local Flood Risk Management Strategy are developed and further flood risk understanding is
developed the information within this document will become outdated. Therefore, it is important that the
SFRA is reviewed and updated at regular intervals to incorporate this information.
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Appendix A. Site Summary Reports
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Site Name
Site Address
National Grid
Reference
Catchment
Primary Source of
Flood Risk
Secondary Sources
of Flood Risk
Site Area (Ha)
Area within FZ1 (Ha)
Area within FZ2 (Ha)
Area within modelled
100yr Event (Ha)
Area within modelled
20yr Event (Ha)

387
Coton House Farm,
Coton Lane

Key
Development site

418519,305291
River Tame
River Tame
Drainage ditch,
Birmingham and
Fazeley
4.87
0.04 (1%)
4.83 (99%)
1.17 (24%)

0 (0%)

Is the site protected by flood risk
management assets?
What is the flood hazard to the site?
(See Table 1 for Hazard Rating definitions)

Is the site at risk from surface water
flooding?
Is the site at risk from groundwater
flooding?
Will the development result in offsite
impacts, e.g. increased runoff?
Is there dry access and egress to the
site during a flood event for occupants?
Is there safe access and egress to the
site during a flood event for emergency
service vehicles?
Is the site covered by flood warnings?
Is compensatory flood storage
required?
Can the loss of floodplain be
compensated for within the site
boundaries?
Can the development reduce flood risk?
What is the Likelihood of the Exception
Test being passed?

Recommendations / Future Data Needs

Yes, A recent flood defence scheme, the Lower Tame PAR
has improved existing flood assets in the area. The
development proposals were focussed on providing a 200
year SoP, by raising existing defences and building raised
defences.
With defences the site is defended.
Residual risk - Significant (the average hazard rating across
the site is 1.25 - 2.5) based on coarse (20m) resolution depth
and velocity breach modelling.
Yes.
Yes, superficial deposits flooding.
At present the site is predominantly Greenfield. The proposed
development will therefore increase impermeable area,
consequently increasing runoff. Limit runoff to existing.
Yes, via Coton Lane.
Yes, via Coton Lane.
Yes, the site is in a Flood Warning area and Flood alert area.
No.
N/A
Sustainable Drainage Systems (SuDS) can be used to
attenuate surface water and may therefore reduce flood risk
elsewhere. Although the potential aquifer flooding issues
would need to be taken into account in designing the SuDS.
As the site is mostly outside the modelled 100yr event
(equivalent to Flood Zone 3a) and has dry access and egress
the Exception Test is likely to be passed.
Development will be possible if it can be demonstrated that
flood risk will not be exacerbated elsewhere. A residual risk
assessment to include Flood Hazard and Breach modelling
will need to be undertaken by developer.
Any new development that is located in an area benefiting
from flood defences, must ensure that finished floor levels are
set to either:

1

(i) 300mm above the peak flood level in the event of
breaching of the flood defences in the 1 in 100 year (with
climate change) event, or
(ii) above the peak flood level for the 1 in 1000 year
(overtopping) event - whichever event produces the highest
threshold elevation.
The developer will be required to arrange a commuted sum
with the Environment Agency and Tamworth Borough
Council, towards the ongoing maintenance of the flood
defence system that provides benefit to the development site.
This sum will cover the lifetime of the proposed development
and will be proportionate, justifiable and relate to the ‘added
value’ created through development.
This is a requirement, as under the National Planning Policy
Framework the developer is required to demonstrate that the
proposed development will remain safe from flooding for the
lifetime of the particular development.
Key
Development Site
20yr
100yr
200yr
100yr +CC

Modelled Flood Risk Map
(Without Defences)

2

Key
Development Site
20yr
100yr
200yr
100yr +CC
Flood defences

Modelled Flood Risk Map (With
Defences)

Key
Development Site
Depth (m)
0.01
0.26
0.51
0.76
>1.00

Breach Model 4 Depth Grid
Output

3

Key
Development Site
Velocity (m/s)
0.03
0.55
1.06
1.57
>2.00

Breach Model 4 Velocity Grid
Output

Key
Development site
Flood Zone 2
Flood Zone 3
Flood defences

Environment Agency Flood Zone
Map

4

Key
Development site
uFMfSW 30
uFMfSW 100
uFMfSW 1000

Flood Map for Surface Water
(uFMfSW) Map

Key
Superficial
Deposits flooding
Flood Zone 3a

Flood defences

Areas Susceptible to Ground
Water Flooding (AStGWF) Map

Reproduced from the Ordnance Survey map with the permission of the Controller of Her Majesty's Stationery Office (HMSO). ©
Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.
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Table 1: Hazard to people as a function of velocity and depth
Hazard Rating (d(v+0.5)+DF)

Degree of
Flood Hazard

Description

<0.75

Low

0.75 - 1.25

Moderate

1.25 - 2.5

Significant

>2.5

Extreme

Caution
“Flood zone with shallow flowing water or deep
standing water”
Dangerous for some (i.e. children)
“Danger: Flood zone with deep or fast flowing water”
Dangerous for most people
“Danger: Flood zone with deep fast flowing water”
Dangerous for all
“Extreme danger: Flood zone with deep fast flowing
water”

Source: Table 3.2, Flood Risks to People, Phase 2, FD2321/TR1, The Flood Risks to People Methodology, Defra, March 2006)
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Site Name
Site Address
National Grid
Reference
Catchment
Primary Source of
Flood Risk
Secondary Sources
of Flood Risk
Site Area (Ha)
Area within FZ1 (Ha)
Area within FZ2 (Ha)
Area within modelled
100yr Event (Ha)
Area within modelled
20yr Event (Ha)

390
Coton Hall Farm,
Coton Lane

Key
Development site

418948,305454
River Tame
River Tame
Drainage ditch,
Birmingham and
Fazeley Canal.
2.85
0.02 (1%)
2.83 (99%)
1.49 (52%)
0.48 (17%)

Is the site protected by flood risk
management assets?
What is the flood hazard to the site?
(See Table 1 for Hazard Rating definitions)

Is the site at risk from surface water
flooding?
Is the site at risk from groundwater
flooding?
Will the development result in offsite
impacts, e.g. increased runoff?
Is there dry access and egress to the
site during a flood event for occupants?
Is there safe access and egress to the
site during a flood event for emergency
service vehicles?
Is the site covered by flood warnings?
Is compensatory flood storage
required?
Can the loss of floodplain be
compensated for within the site
boundaries?
Can the development reduce flood risk?
What is the Likelihood of the Exception
Test being passed?

Recommendations / Future Data Needs

Yes, a recent flood defence scheme, the Lower Tame PAR
has improved existing flood assets in the area. The
development proposals were focussed on providing a 200
year SoP, by raising existing defences and building raised
defences.
With defences the west side of the site is defended.
Residual Risk -Significant (the average hazard rating across
south western corner of the site is 1.25 - 2.5) based on coarse
(20m) resolution depth and velocity breach modelling.
No.
Yes, superficial deposits flooding.
At present the site is predominantly Greenfield. The proposed
development will therefore increase impermeable area,
consequently increasing runoff. Limit runoff to existing.
Undefended there appears to be no safe access and egress
to the site. Defended there appears to be no safe
public/formal access and egress.
Undefended there appears to be no safe access and egress
to the site. Defended there appears to be no safe
public/formal access and egress.
Yes, the site is in a Flood Warning area and Flood alert area.
If the development is situated within the area shown to flood,
compensatory storage will be required.
Possibly.
Yes. Sustainable Drainage Systems (SuDS) can be used to
attenuate surface water and may therefore reduce flood risk
elsewhere. Although the potential aquifer flooding issues
would need to be taken into account in designing the SuDS.
The site would not currently pass the Exception Test as a
result of the lack of access and egress to the site.
Means of safe access and egress would need to be
demonstrated by the developer. A residual risk assessment to
include Flood Hazard and Breach modelling will need to be
undertaken by developer.
Any new development that is located in an area benefiting
from flood defences, must ensure that finished floor levels are
set to either:

1

(i) 300mm above the peak flood level in the event of
breaching of the flood defences in the 1 in 100 year (with
climate change) event, or
(ii) above the peak flood level for the 1 in 1000 year
(overtopping) event - whichever event produces the highest
threshold elevation.
The developer will be required to arrange a commuted sum
with the Environment Agency and Tamworth Borough
Council, towards the ongoing maintenance of the flood
defence system that provides benefit to the development site.
This sum will cover the lifetime of the proposed development
and will be proportionate, justifiable and relate to the ‘added
value’ created through development.
This is a requirement, as under the National Planning Policy
Framework the developer is required to demonstrate that the
proposed development will remain safe from flooding for the
lifetime of the particular development.
Key
Development Site
20yr
100yr
200yr
100yr +CC

Modelled Flood Risk Map
(Without Defences)

2

Key
Development Site
20yr
100yr
200yr
100yr +CC
Flood defences

Modelled Flood Risk Map (With
Defences)

Key
Development Site
Depth (m)
0.01
0.26
0.51
0.76
>1.00

Breach Model 4 Depth Grid
Output

3

Key
Development Site
Velocity (m/s)
0.03
0.55
1.06
1.57
>2.00

Breach Model 4 Velocity Grid
Output

Key
Development site
Flood Zone 2
Flood Zone 3
Flood defences

Environment Agency Flood Zone
Map

4

Key
Development site
uFMfSW 30
uFMfSW 100
uFMfSW 1000

Flood Map for Surface Water
(uFMfSW) Map

Key
Superficial
Deposits flooding

Areas Susceptible to Ground
Water Flooding (AStGWF) Map

Reproduced from the Ordnance Survey map with the permission of the Controller of Her Majesty's Stationery Office (HMSO). ©
Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.
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Table 1: Hazard to people as a function of velocity and depth
Hazard Rating (d(v+0.5)+DF)

Degree of
Flood Hazard

Description

<0.75

Low

0.75 - 1.25

Moderate

1.25 - 2.5

Significant

>2.5

Extreme

Caution
“Flood zone with shallow flowing water or deep
standing water”
Dangerous for some (i.e. children)
“Danger: Flood zone with deep or fast flowing water”
Dangerous for most people
“Danger: Flood zone with deep fast flowing water”
Dangerous for all
“Extreme danger: Flood zone with deep fast flowing
water”

Source: Table 3.2, Flood Risks to People, Phase 2, FD2321/TR1, The Flood Risks to People Methodology, Defra, March 2006)
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Site Name
Site Address
National Grid
Reference
Catchment
Primary Source of
Flood Risk
Secondary Sources
of Flood Risk
Site Area (Ha)
Area within FZ1 (Ha)
Area within FZ2 (Ha)
Area within modelled
100yr Event (Ha)
Area within modelled
20yr Event (Ha)

399
Coton's van Hire /
Millfields House,
Lichfield Road

Key
Development site

419493,304263
River Tame
River Anker / River
Tame (Flood Relief
Channel)
Drainage ditch,
Birmingham and
Fazeley Canal
0.65
0.39 (65%)
0.61 (94%)
0 (0%)
0 (0%)

Is the site protected by flood risk
management assets?
What is the flood hazard to the site?

Is the site at risk from surface water
flooding?
Is the site at risk from groundwater
flooding?
Will the development result in offsite
impacts, e.g. increased runoff?
Is there dry access and egress to the
site during a flood event for occupants?
Is there safe access and egress to the
site during a flood event for emergency
service vehicles?
Is the site covered by flood warnings?
Is compensatory flood storage
required?
Can the loss of floodplain be
compensated for within the site
boundaries?
Can the development reduce flood risk?

What is the Likelihood of the Exception
Test being passed?

Recommendations / Future Data Needs

Yes, a recent flood defence scheme, the Lower Tame PAR
has improved existing flood assets in the area. The
development proposals were focussed on providing a 200
year SoP, by raising existing defences and building raised
defences.
Moderate, as the flood hazard modelling shows that the
majority (94%) of the site is within Flood Zone 2 but none of
the site is within the modelled 100yr event (equivalent to
Flood Zone 3a).With defences the site is defended.
No.
Yes, superficial deposits flooding.
Unlikely, as the site is currently Brownfield with little
permeable area. Limit runoff to existing.
Yes, via Lichfield Road.
Yes, via Lichfield Road.
Yes, the site is in a Flood Warning area and Flood alert area.
No.
N/A
Sustainable Drainage Systems (SuDS) can be used to
attenuate surface water and reduce flood risk elsewhere by
attenuating surface water. Although the potential aquifer
flooding issues would need to be taken into account in
designing the SuDS.
As the site is outside the modelled 100yr event (equivalent to
Flood Zone 3a) and has dry access and egress the Exception
Test is likely to be passed.
Development will be possible if it can be demonstrated that
flood risk will not be exacerbated elsewhere. A residual risk
assessment to include Flood Hazard and Breach modelling
will need to be undertaken by developer.
Any new development that is located in an area benefiting
from flood defences, must ensure that finished floor levels are
set to either:

1

(i) 300mm above the peak flood level in the event of
breaching of the flood defences in the 1 in 100 year (with
climate change) event, or
(ii) above the peak flood level for the 1 in 1000 year
(overtopping) event - whichever event produces the highest
threshold elevation.
The developer will be required to arrange a commuted sum
with the Environment Agency and Tamworth Borough
Council, towards the ongoing maintenance of the flood
defence system that provides benefit to the development site.
This sum will cover the lifetime of the proposed development
and will be proportionate, justifiable and relate to the ‘added
value’ created through development.
This is a requirement, as under the National Planning Policy
Framework the developer is required to demonstrate that the
proposed development will remain safe from flooding for the
lifetime of the particular development.
Key
Development Site
20yr
100yr
200yr
100yr +CC

Modelled Flood Risk Map
(Without Defences)

2

Key
Development Site
20yr
100yr
200yr
100yr +CC
Flood defences

Modelled Flood Risk Map (With
Defences)

Key
Development site
Flood Zone 2
Flood Zone 3
Flood defences

Environment Agency Flood Zone
Map

3

Key
Development site
uFMfSW 30
uFMfSW 100
uFMfSW 1000

Flood Map for Surface Water
(uFMfSW) Map

Key
Superficial
Deposits flooding

Areas Susceptible to Ground
Water Flooding (AStGWF) Map
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Site Name
Site Address
National Grid
Reference
Catchment
Primary Source of
Flood Risk
Secondary Sources
of Flood Risk
Site Area (Ha)
Area within FZ1 (Ha)
Area within FZ2 (Ha)
Area within modelled
100yr Event (Ha)
Area within modelled
20yr Event (Ha)

467
Fazeley Autocentre
and Units behind

Key
Development site

420509,302882
River Tame
River Tame
Drainage ditch,
Birmingham and
Fazeley Canal.
0.52
0 (0%)
0.52 (100%)
0 (0%)
0 (0%)

Is the site protected by flood risk
management assets?
What is the flood hazard to the site?

Is the site at risk from surface water
flooding?
Is the site at risk from groundwater
flooding?
Will the development result in offsite
impacts, e.g. increased runoff?
Is there dry access and egress to the
site during a flood event for occupants?
Is there safe access and egress to the
site during a flood event for emergency
service vehicles?
Is the site covered by flood warnings?
Is compensatory flood storage
required?
Can the loss of floodplain be
compensated for within the site
boundaries?
Can the development reduce flood risk?

What is the Likelihood of the Exception
Test being passed?

Recommendations / Future Data Needs

Yes, a recent flood defence scheme, the Lower Tame PAR
has improved existing flood assets in the area. The
development proposals were focussed on providing a 200
year SoP, by raising existing defences and building raised
defences.
Moderate, as the flood hazard modelling shows that the
entirety of the site is within Flood Zone 2 but none of the site
is within the modelled 100yr event (equivalent to Flood Zone
3a).With defences the site is defended.
No.
Yes, Clearwater and Superficial deposits flooding.
Not likely as the site is currently Brownfield with little
permeable area. Limit runoff to existing.
Yes, via Fazeley Road.
Yes, via Fazeley Road.
Yes, Flood Warning area and Flood alert area.
No
N/A
Sustainable Drainage Systems (SuDS) can be used to
attenuate surface water and reduce flood risk elsewhere by
attenuating surface water. Although the potential aquifer
flooding issues would need to be taken into account in
designing the SuDS.
As the site is outside the modelled 100yr event (equivalent to
Flood Zone 3a) and has dry access and egress the Exception
Test is likely to be passed.
Development will be possible if it can be demonstrated that
flood risk will not be exacerbated elsewhere. A residual risk
assessment to include Flood Hazard and Breach modelling
will need to be undertaken by developer.
Any new development that is located in an area benefiting
from flood defences, must ensure that finished floor levels are
set to either:
(i) 300mm above the peak flood level in the event of

1

breaching of the flood defences in the 1 in 100 year (with
climate change) event, or
(ii) above the peak flood level for the 1 in 1000 year
(overtopping) event - whichever event produces the highest
threshold elevation.
The developer will be required to arrange a commuted sum
with the Environment Agency and Tamworth Borough
Council, towards the ongoing maintenance of the flood
defence system that provides benefit to the development site.
This sum will cover the lifetime of the proposed development
and will be proportionate, justifiable and relate to the ‘added
value’ created through development.
This is a requirement, as under the National Planning Policy
Framework the developer is required to demonstrate that the
proposed development will remain safe from flooding for the
lifetime of the particular development.

Key
Development Site
20yr
100yr
200yr
100yr +CC

Modelled Flood Risk Map
(Without Defences)

Key
Development Site
20yr
100yr
200yr
100yr +CC
Flood defences

Modelled Flood Risk Map (With
Defences)

2

Key
Development site
Flood Zone 2
Flood Zone 3
Flood defences

Environment Agency Flood Zone
Map

Key
Development site
uFMfSW 30
uFMfSW 100
uFMfSW 1000

Flood Map for Surface Water
(uFMfSW) Map

3

Key
Clearwater and
Superficial
Deposits flooding

Areas Susceptible to Ground
Water Flooding (AStGWF) Map
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Site Name
Site Address
National Grid
Reference
Catchment
Primary Source of
Flood Risk

504
Treetops Garage,
Dosthill

Development site

421520,300394
River Tame
River Tame

Site Area (Ha)

Drainage ditch,
Bourne Brook and
Mill Brook
0.39

Area within FZ1 (Ha)

0.16 (41%)

Area within FZ2 (Ha)

0.23 (59%)

Area within FZ3 (Ha)

0.19 (49%)

Area within modelled
20yr Event (Ha)

0 (0%)

Secondary Sources
of Flood Risk

Key

Is the site protected by flood risk
management assets?
What is the flood hazard to the site?

Is the site at risk from surface water
flooding?
Is the site at risk from groundwater
flooding?
Will the development result in offsite
impacts, e.g. increased runoff?
Is there dry access and egress to the
site during a flood event for occupants?
Is there safe access and egress to the
site during a flood event for emergency
service vehicles?
Is the site covered by flood warnings?
Is compensatory flood storage
required?
Can the loss of floodplain be
compensated for within the site
boundaries?

No.
High, as 49% of the site is within Flood Zone 3 and 59% is
within Flood Zone 2.
Yes.
Yes, superficial deposits flooding.
Unlikely as the site is currently Brownfield with little
permeable area. Limit runoff to existing.
Possibly, via High Street.
Possibly, via High Street.
Not in a Flood Warning area but in a Flood alert area.
If the development falls within Flood Zone 2/3 then
compensatory storage would be required.
Unlikely.

Can the development reduce flood risk?

Yes. Sustainable Drainage Systems (SuDS) can be used to
attenuate surface water and may therefore reduce flood risk
elsewhere. Although the potential aquifer flooding issues
would need to be taken into account in designing the SuDS.

What is the Likelihood of the Exception
Test being passed?

The site would not currently pass the Exception Test.

Recommendations / Future Data Needs

Development might be possible if it can be demonstrated that
safe access and egress is possible and that flood risk will not
be exacerbated elsewhere. A residual risk assessment to
include Flood Hazard and Breach modelling will need to be
undertaken by developer.

1

Key
Development Site
20yr

Modelled Flood Risk Map
(Without Defences)

Key
Development site
Flood Zone 2
Flood Zone 3
Flood defences

Environment Agency Flood Zone
Map

2

Key
Development site
uFMfSW 30
uFMfSW 100
uFMfSW 1000

Flood Map for Surface Water
(uFMfSW) Map

Key
Superficial
Deposits flooding

Areas Susceptible to Ground
Water Flooding (AStGWF) Map
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Site Name
Site Address
National Grid
Reference
Catchment
Primary Source of
Flood Risk

591
Co-op filling station

Secondary Sources
of Flood Risk

Drainage ditch,
Bourne Brook and
Mill Brook
0.54
0 (0%)
0.54 (100%)

Site Area (Ha)
Area within FZ1 (Ha)
Area within FZ2 (Ha)
Area within modelled
100yr Event (Ha)
Area within modelled
20yr Event (Ha)

Key
Development site

421520,300394
River Tame
River Tame

0 (0%)

0 (0%)

Is the site protected by flood risk
management assets?
What is the flood hazard to the site?

Is the site at risk from surface water
flooding?
Is the site at risk from groundwater
flooding?
Will the development result in offsite
impacts, e.g. increased runoff?
Is there dry access and egress to the
site during a flood event for occupants?
Is there safe access and egress to the
site during a flood event for emergency
service vehicles?
Is the site covered by flood warnings?
Is compensatory flood storage
required?
Can the loss of floodplain be
compensated for within the site
boundaries?
Can the development reduce flood risk?

What is the Likelihood of the Exception
Test being passed?

Recommendations / Future Data Needs

Yes, a recent flood defence scheme, the Lower Tame PAR
has improved existing flood assets in the area. The
development proposals were focussed on providing a 200
year SoP, by raising existing defences and building raised
defences.
Moderate, as the flood hazard modelling shows that the
entirety of the site is within Flood Zone 2 but none of the site
is within the modelled 100yr event (equivalent to Flood Zone
3a). With defences the site is defended.
Yes.
Yes, Clearwater and Superficial deposits flooding.
Yes the site is a combination of Greenfield and Brownfield.
Development of Greenfield will increase the impermeable
area, consequently increasing runoff. Limit runoff to existing.
Yes, via Bonehill Road.
Yes, via Bonehill Road.
Yes, the site is in a Flood Warning area and Flood alert area.
No.
No.
Yes. Sustainable Drainage Systems (SuDS) can be used to
attenuate surface water and reduce flood risk elsewhere by
attenuating surface water. Although the potential aquifer
flooding issues would need to be taken into account in
designing the SuDS.
As the site is not within the modelled 100yr event (equivalent
to Flood Zone 3a) and has dry access and egress the
Exception Test is likely to be passed.
Development will be possible if it can be demonstrated that
flood risk will not be exacerbated elsewhere. A residual risk
assessment to include Flood Hazard and Breach modelling
will need to be undertaken by developer.
Any new development that is located in an area benefiting
from flood defences, must ensure that finished floor levels are
set to either:

1

(i) 300mm above the peak flood level in the event of
breaching of the flood defences in the 1 in 100 year (with
climate change) event, or
(ii) above the peak flood level for the 1 in 1000 year
(overtopping) event - whichever event produces the highest
threshold elevation.
The developer will be required to arrange a commuted sum
with the Environment Agency and Tamworth Borough
Council, towards the ongoing maintenance of the flood
defence system that provides benefit to the development site.
This sum will cover the lifetime of the proposed development
and will be proportionate, justifiable and relate to the ‘added
value’ created through development.
This is a requirement, as under the National Planning Policy
Framework the developer is required to demonstrate that the
proposed development will remain safe from flooding for the
lifetime of the particular development.
Key
Development Site
20yr
100yr
200yr
100yr +CC

Modelled Flood Risk Map
(Without Defences)

2

Key
Development Site
20yr
100yr
200yr
100yr +CC
Flood defences

Modelled Flood Risk Map (With
Defences)

Key
Development site
Flood Zone 2
Flood Zone 3
Flood defences

Environment Agency Flood Zone
Map

3

Key
Development site
uFMfSW 30
uFMfSW 100
uFMfSW 1000

Flood Map for Surface Water
(uFMfSW) Map

Key
Clearwater and
Superficial
Deposits flooding

Areas Susceptible to Ground
Water Flooding (AStGWF) Map
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