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INTRODUCTION
Introduction

Malone O’Regan have been commissioned to undertake a site specific desktop flood risk
assessment in relation to a proposed residential development at Beechgrove, Belmont,
Co. Offaly. This report has been prepared to outline the findings of the assessment and to
support a planning application for the development.
The flood risk assessment has been carried out in accordance with the Government’s 2009
Planning System and Flood Risk Management Guidelines (hereafter referred to as the
2009 Planning Guidelines). These guidelines adopt a staged approach to the assessment
of flood risk.
This report describes a Stage 2 Initial Flood Risk Assessment which is defined within the
2009 Planning Guidelines as follows:
“A qualitative or semi-quantitative study to confirm sources of flooding that may affect a
plan area or proposed development site, to appraise the adequacy of existing information,
to provide a qualitative appraisal of the risk of flooding to development, including the scope
of possible mitigation measures, and the potential impact of development on flooding
elsewhere, and to determine the need for further detailed assessment.”
The assessment involved a desk study combined with a site visit.
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THE SITE AND PROPOSED DEVELOPMENT

2.1

The Site

The proposed site is located at Beechgrove, Belmont, Co. Offaly, which is accessed via
Chapel Lane and subsequently local road L3007. The proposed development is located
within land partially zoned for Residential development, with a section in the east of the site
zoned for Open Space.


The north of the site is bound by a currently undeveloped greenfield area which is
zoned for future Residential development.



The east of the site is bound by an existing residential development.



The land to the south of the site consist of currently undeveloped greenfield areas.



The land to the west of the site consist of currently undeveloped greenfield areas.

The proposed development includes the construction of 13 residential units via 6 No.
single-storey semi-detached houses and 1 No. single-storey detached house. Details of
the proposed development are indicated on the architect’s plans.
The proposed site has an overall area of 0.97 hectares. A topographical survey has been
conducted which indicates that the site generally slopes towards the northern and southern
boundaries of the existing site. The existing ground level falls from the highest elevation of
+54.58m centrally on the eastern boundary of the site to a lowest elevation of +51.79m at
the south eastern boundary of the site and an elevation of +53.70m at the northern
boundary of the site.

Proposed
Site Location

Figure 1 - Proposed Site Location
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Proposed Development

The proposed development includes the construction of 13 residential units. Details of the
proposed development are indicated on the architect’s plans.
2.3

Surrounding Watercourses

As illustrated in Figure 2, there are no watercourses in the immediate vicinity of the site.
The Brosna River is located approximately 550m to the south of the proposed site and the
Grand Canal is located approximately 800m to the south of the proposed site. In addition,
a minor tributary to the Blackwater River is located 820m to the north of the site.

Brosna River
Tributary of
Blackwater River

Site Location
Grand Canal

Figure 2 – Surrounding Watercourses

2.4

Site Visit

Malone O’Regan visited the proposed site. The purpose of the site visit was to assess the
topography of the area and identify potential sources of flood risk. No potential flood risk
was noted on site due to the topography.
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FLUVIAL FLOOD RISK ASSESSMENT

The following sources of information were reviewed in order to identify any flood risk to the
proposed development site as a result of fluvial flooding:

3.1



The National Preliminary Flood Risk Assessment (PFRA) – Overview Report &
Indicative Flood Maps



OPW Flood Records from www.floodmaps.ie (FRA)



The Offaly County Development Plan 2014-2020, Strategic Flood Risk Assessment
The National Preliminary Flood Risk Assessment

The National Preliminary Flood Risk Assessment (PFRA), which was carried out by the
OPW in March 2012, identified Areas of Further Assessment (AFA) where further, more
detailed assessment was required to determine the degree of flood risk. Flood Risk
Assessment Maps were prepared by the Catchment Flood Risk Assessment and
Management (CFRAM) Study which indicate the extent of flooding caused by fluvial flood
events with an annual exceedance probability (AEP) of 10% (10yr event), 1% (100yr event)
and 0.1% (1000yr event) in these areas. The final versions of the maps were published in
May 2017.
Belmont was not identified as an AFA by the PFRA study and therefore no detailed Flood
Risk Assessment map was produced for the area by the CFRAM study.
3.2

OPW Flood Records

The Office of Public Works (OPW) maintain records of historical flood events in Ireland
which are available for inspection on their website (www.floodmaps.ie). These records
were examined and there were no instances of historical flooding in the vicinity of the
subject site.

Site Location

Extent of 1000
Year Flood

Figure 3 – Extract from OPW Flood Records - Belmont
Malone O’Regan
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Offaly County Development Plan 2014-2020, Strategic Flood Risk Assessment

An extract from the Offaly Country Development Plan 2014-2020, Strategic Flood Risk
Assessment provided in Figure 4 below identifies a number of areas where the risk of
flooding needs to be considered and any development justified using a site-specific flood
risk assessment. The proposed site is not located within any of these areas.

Extent of
Flood Risk

Site Location

Figure 4: Extract from Offaly Country Development Plan 2014-2020
Flood zones A (AEP greater than 1%) and B (AEP between 0.1% and 1%) are indicated
in Figure 4. Offaly County Council Policy EnvP-21 requires development proposals locating
in Flood Zones A and B to be accompanied by a detailed explanation of how the
Development Management Justification Test has been met where proposals for
development may be vulnerable to flooding.
The proposed site is not located within Flood Zones A or B and is therefore located within
Flood Zone C. The Offaly Development Plan, Strategic Flood Risk Assessment requires
the following:
“The use of the Sequential Test to avoid areas at risk of flooding and to direct and locate
new development in areas at least risk of flooding i.e. Flood Zone C, avoiding Flood Zones
A and B.”
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SEQUENTIAL APPROACH TO PLANNING

The document “Planning Systems and Flood Risk Management: Guidelines for Planning
Authorities November 2009” requires the adoption of a sequential approach to flood risk
management when assessing the location for new developments. This approach is a riskbased method to guide development away from areas that have been identified through
flood risk assessment as being at risk from flooding. The philosophy used in this approach
is outlined in Figure 5 below.

Figure 5 Source: The Planning Systems and Flood Risk Management: Guidelines for
Planning Authorities November 2009
The sequential approach uses mapped flood zones alongside considerations of the
vulnerability of different types of development to give priority to development in zones of
low flood probability.
4.1

Flood Zones

The flood zones are defined on the basis of flooding from rivers and the sea. The different
flood zones recommended in the 2009 Planning Guidelines are:
Flood Zone A – Highest risk area where there is a 1% chance of flooding in any one year
from rivers and a 0.5% chance of coastal flooding.
Flood Zone B – Moderate risk area where the chance of flooding in any one year is 0.11% for rivers and 0.1-0.5% for coastal flooding.
Flood Zone C – Low risk area with less than 0.1% chance of flooding from rivers or the
sea in any given year.
As described in Section 3.3 above, the Offaly County Development Plan, Strategic Flood
Risk Assessment indicates that the proposed development is outside of the area predicted
to flood during a 1 in 1000 (0.1%) year flood event. The development is therefore located
within Flood Zone C in accordance with the 2009 Planning Guidelines.
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Vulnerability Class of Proposed Development

The vulnerability class of the development is dependent on the land use and type of
development proposed. See Table 1 for the vulnerability classes.

Table 1 Classification of Vulnerability to Flooding for Various Development Types
(Source – Table 3.1 Planning System and Flood Risk Management – Guidelines for Planning Authorities
DEHLG, OPW, November 2009)
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The 2009 Planning Guidelines presents a matrix of vulnerability versus flood zone to
illustrate appropriate development and the requirement of justification tests. That matrix
can be seen in Table 2. The proposed residential development is classified as a highly
vulnerable development from Table 1. However, the development will be located in Flood
Zone C and is therefore considered to be appropriate and a Justification Test is not
therefore required.

Table 2 - Matrix of Vulnerability vs. Flood Zone
(Source – Table 3.1 Planning System and Flood Risk Management – Guidelines for Planning Authorities
DEHLG, OPW, November 2009)
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OTHER FLOOD SOURCES
Pluvial Flooding

This type of flooding is typically caused by summer thunderstorms or high intensity rainfall
during longer duration events. This flooding is then generated by overland flows prior to
the run-off entering watercourses / sewers (pipe networks).
All runoff from the roofs of buildings will be collected into a number of downpipes and
gullies and directed towards a new attenuation tank from where it will be discharged into
the public sewers at a controlled rate. External areas will generally be surfaced using
permeable paving. No surface water runoff will be allowed to discharge onto adjoining
lands. It is therefore highly unlikely that the site will be affected by pluvial flooding.
5.2

Groundwater Flooding

Groundwater flooding occurs as a result of water rising up from underlying soils or from
water flowing from abnormal springs. This tends to occur only after long periods of
sustained high rainfall.
The OPW Preliminary Flood Risk Assessments Groundwater Flooding Report concludes
that groundwater flooding is largely confined to the west coast of Ireland, due to the
hydrogeology of that area. The site is therefore not considered to be at risk of groundwater
flooding.
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CONCLUSIONS FROM FLOOD RISK ASSESSMENT

6.1

Conclusions

The Offaly County Development Plan 2014-2020, Strategic Flood Risk Assessment
concludes the following regarding the flood risk present in the town of Belmont:
“No flood history and no fluvial flood risk identified.”
“Not at risk of flooding from other sources. Flooding not a risk/consideration.”
The site specific flood risk assessment concludes the following:


The risk of fluvial flooding on the proposed development site has been considered
using available primary sources of flooding information. This assessment
demonstrates that the entirety of the site is not at risk from fluvial flooding from
either a 1 in 1000 year storm event.



The risk of pluvial flooding on the proposed development site has been considered
using available primary sources of flooding information. It is concluded that the site
is not at risk from pluvial flooding.



A sequential approach to flood risk management was adopted in accordance with
the 2009 Planning Guidelines. After assessing the flooding risk, the proposed
development is considered to be appropriate in this location.
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