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1.0 INTRODUCTION 

JPG (Leeds) Limited (JPG) has been instructed by UK Greetings Limited to prepare a 

Flood Risk Assessment for a proposed office extension on the existing UK Greetings 

Warehouse, Dewsbury. 

 

The report will review the flood risk issues associated with the proposed development 

and recommend any mitigation which should take place as part of the 

development. 

 

A separate Drainage Impact Assessment Report will cover the detailed drainage 

strategy document reference 6359-JPG-XX-XX-RP-0621.  This document should be 

read in conjunction with the Flood Risk Assessment Report. 

 

This document is prepared in accordance with the requirements of the Planning 

Practice Guidance & National Planning Policy Framework (NPPF) which states that a 

site specific flood risk assessment should be carried out by (or on behalf of) the 

developer or those proposing development. 

 

The assessment should demonstrate to the decision-maker how flood risk will be 

managed now and over the development’s lifetime, taking climate change into 

account, and with regard to the vulnerability of its users. 

 

The objectives of a site-specific flood risk assessment are to establish: 

 

 whether a proposed development is likely to be affected by current or future 

flooding from any source. 

 whether it will increase flood risk elsewhere. 

 whether the measures proposed to deal with these effects and risks are 

appropriate. 

 the evidence for the local planning authority to apply (if necessary) the 

Sequential Test, and. 

 whether the development will be safe and pass the Exception Test, if applicable. 

 Satisfying the local planning authority that any flood risk to the development or 

additional risk arising from the proposal will be successfully managed with the 

minimum environmental effect, to ensure that the site can be developed and 

occupied safely. 

 

Note the Sequential and Exception Tests are not cover in this Flood Risk Assessment 

report and if required will be undertaken by other consultants.  The NPPF defines 

flood zones as follows: 

 

 Zone 1 – Low Probability – Land having less than 1 in 1000-annual probability (< 

0.1%) of river or sea flooding in any year. 

 Zone 2 – Medium Probability – Land having between a 1 in 100 and 1 in 1000-

annual probability (1% - 0.1%) of river flooding or land having between a 1 in 200 

and 1 in 1000-annual probability of sea flooding (0.5% - 0.1%) in any year. 
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 Zone 3a – High Probability – ~Land having a 1 in 100 or greater annual probability 

(> 1%) of river flooding or land having a 1 in 200 or greater annual probability of 

flooding from the sea (>0.5%) in any year. 

 Zone 3b – The Functional Floodplain – This zone comprises land where water from 

rivers or the sea has to flow or be stored in times of flood.  The identification of 

functional floodplain should take account of local circumstances and not be 

defined solely on rigid probability parameters.  Functional floodplain will normally 

comprise: 

 Land having a 1 in 30 or greater annual probability of flooding (3.3%), with any 

existing flood risk management infrastructure operating effectively; or 

 land that is designed to flood (such as a flood attenuation scheme), even if it 

would only flood in more extreme events (such as 1 in 1000 (0.1%) annual 

probability of flooding). 

 

The local planning authorities should identify in their Strategic Flood Risk Assessments 

areas of functional floodplain and its boundaries accordingly, in agreement with the 

Environment Agency. (Note Zone 3b is not separately distinguished from Zone 3a on 

the Flood Map). 

 

A site-specific flood risk assessment should be provided for all development in Flood 

Zones 2 and 3. In Flood Zone 1, an assessment should accompany all proposals 

involving: sites of 1 hectare or more; land which has been identified by the 

Environment Agency as having critical drainage problems; land identified in a 

strategic flood risk assessment as being at increased flood risk in future; or land that 

may be subject to other sources of flooding, where its development would introduce 

a more vulnerable use. 

 

The NPPF Annex 3 splits development into five “Flood Risk Vulnerability 

Classifications” as follows: 

 

 Essential Infrastructure. 

 Highly Vulnerable. 

 More Vulnerable. 

 Less Vulnerable. 

 Water Compatible Development. 

 

The Sequential Test should be applied first to guide development to the lowest flood 

risk areas. 

 

Table 2 in the NPPF guidance document details which development vulnerability 

classifications are incompatible with the different flood zones.  

 

Where developments contain different elements of vulnerability, the highest 

vulnerability category should be used for assessment, unless the development is 

considered in its component parts. 
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Table 2 is below: 

 

  
 

“†” In Flood Zone 3a essential infrastructure should be designed and constructed to 

remain operational and safe in times of flood. 

 

“*” In Flood Zone 3b (functional floodplain) essential infrastructure that has passed 

the Exception Test, and water-compatible uses, should be designed and 

constructed to: 

 

 Remain operational and safe for users in times of flood. 

 Result in no net loss of floodplain storage. 

 Not impede water flows and not increase flood risk elsewhere. 
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2.0 THE SITE 

2.1 Location 

The site is located approximately 1.5km south of Dewsbury town centre.  The 

approximate centre of the site is located at NGR 425278 420001. 

 

A location plan is provided in Appendix A. 

 

2.2 Site Description and Topography 

The site comprises a rectangular shaped parcel of land, located adjacent to the 

existing warehouse building to the northwest.  The site measures approximately 18m 

along its northwest to southeast axis and approximately 60m along its northeast to 

southwest axis, occupying an area of 0.12 hectares. 

 

The site comprises a landscaped area with a strip of gravel along the side of the 

building.  The site is flat and level. 

 

The wider site area is accessed off Bretton Park Way through a gated access to the 

west. 

 

The boundaries to the wider site area are formed by post and mesh fencing. 

 

The site is located within an industrial estate.  Land to the north comprises the existing 

UK Greetings warehouse and offices.  Car parking associated with the existing 

warehouse building is located to the south and west. 

 

3.0 EXISTING DRAINAGE NETWORK 

3.1 Watercourses and Land Drainage 

There are no known or visible existing water courses or land drainage systems 

located within the site boundary or immediately outside the site adjacent to the 

boundary. 

 

The River Calder is located approximately 0.25km to the east. 

 

There is no direct access to these watercourses from the site without passing through 

third party land and it is unlikely that a gravity connection would be possible. 

 

3.2 Public Sewer Network 

Public sewer records have been obtained from Yorkshire Water (YW) and indicate 

public sewer assets outside of the boundary in Bretton Park Way.   
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Based on the Yorkshire Water record drawing there is a public foul water sewer and 

public surface water sewer as detailed below: 

 

 750dia. Surface Water Public Sewer (material concrete). 

 150dia.  Foul Water Public Sewer (material vitrified clay). 

 

The law regarding responsibility for drains and sewers changed on the 1 October 

2011.  From this date the Government transferred the majority of drainage pipes that 

are either outside a property's boundary or are shared with other buildings to the 

Sewage/Water companies.  The sewer records may not show all of the transferred 

sewers. 

 

An extract from Yorkshire Water sewer record plan is provided in Appendix C. 

 

3.3 Private Drainage Systems/Network 

There is an extensive existing private drainage system which serves the existing 

building, car park, service yards and access roads. 

 

A schematic private plot drainage layout plan is located in Appendix C. 

 

It is proposed to connect into the existing drainage system for the office 

development, the private drainage has eventual outfall to the adopted sewers in 

Bretton Park Way.  

 

4.0 DEVELOPMENT PROPOSALS 

It is proposed to develop the site for an office development associated with the 

existing warehouse and distribution centre located on the wider site. 

 

A proposed site layout plan showing the location of the proposed extension is 

referenced below, a copy of which is presented in Appendix A of this report. 

 

KPP Architects.  Proposed Site Plan.  Bretton Park.  Job no. 2157-01.  Project 2003.  

Dated January 2025. 

 

5.0 FLOOD RISK ASSESSMENT 

Flooding information was obtained from the Environment Agency (EA) website, 

which confirms the site lies within Flood Zone 2. 

 

The Environment Agency Flood Mapping for surface water is in Appendix E. 

 

Flood Zone 2 comprises land having between a 1 in 100 and 1 in 1000-annual 

probability (1% - 0.1%) of river flooding or land having between a 1 in 200 and 1 in 

1000-annual probability of sea flooding (0.5% - 0.1%) in any year. 
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NPPF Technical Guidance states that less vulnerable development (such as an 

office) is appropriate in Flood Zone 2. 

 

NPPF Technical Guidance states that flood risk should be considered from all 

sources, including: 

 

 Rivers and sea (Fluvial). 

 Adjoining land (Pluvial). 

 Groundwater. 

 Flooding from sewers and drains. 

 Flooding from reservoirs, canals and other artificial sources. 

 

5.1 Flooding from Rivers and Sea (Fluvial) 

The River Calder is located approximately 0.25km to the east. 

 

A copy of the map produced by the Environment Agency showing the extent of 

flooding from rivers and the sea is below. 

 

 
 

The proposed development will not exacerbate the risk of flooding from this source. 

The risk to the development from this potential flooding source is considered to be 

low. 
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5.2 Flooding from Adjoining Land (Pluvial) 

Overland flow/surface water flooding typically arises because of intense rainfall, 

often for a short duration.  This is unable to soak into the ground or enter drainage 

systems.  It can run quickly off land and result in localised flooding.   

 

A copy of the map produced by the Environment Agency showing the extent of 

flooding from surface sources is below. 

 

 
 

As indicated on the above Environment Agency flood map the majority of the 

proposed site is at none or low risk. 

 

Based on the above assessment the risk to the development from this potential 

flooding source is considered to be low.  

 

5.3 Flooding from Groundwater 

A phase 2 Geo-environment Ground Investigation study has been undertaken on 

the site by JPG, refer to “6359-JPG-XX-XX-RP-G-0603-S2-P01-Geoenvironmental_ 

Ground_Investigation” for further details.  

 

The following ground conditions were encountered at the site as confirmed by the 

phase 2 ground investigation.  

 

Made ground was encountered at all exploratory hole locations to a maximum 

depth of 5.30m BGL.  The underlying residual soils were recorded as brown slightly 

silty sandy clay and orangish brown sandy gravel.  



UK Greetings 

Bretton Park 

Dewsbury  

 

6359  UK Greetings 8 

 

During the investigation, groundwater was encountered in BHRC101 and BHRC102 at 

depths of 5.50m and 5.00m bgl respectively.  This was around the base of the made 

ground.  

 

Monitoring wells were installed to the base of five boreholes on site and subsequently 

monitored for groundwater level.  A summary of the monitored groundwater levels is 

presented in Table 4.7. 

 
Table 4.7 – Summary of Monitored Groundwater Levels 

Location 
Water level during monitoring (m bgl) 

27/01/2025 04/02/2025 12/02/2025 21/02/2025 26/02/2025 

BHRC101 5.10 5.30 5.60 5.60 5.60 

BHRC102 4.95 5.15 5.20 5.40 5.45 

WS102 Dry Dry Dry Dry Dry 

WS103 Dry Dry Dry Dry Dry 

WS104 Dry Dry Dry Dry Dry 

 

It should be noted that the groundwater conditions recorded are based on 

observations made at the time that site work was carried out.  Groundwater levels 

are likely to vary owing to seasonal and weather-related effects. 

 

Groundwater levels were generally steady in BHRC101 and BHRC102 during the 

period of monitoring.  Water levels were recorded between 4.95m and 5.60m bgl. 

 

The GI report indicates that the risk of groundwater flooding occurring on the site is 

negligible. 

 

The overall risk to the development from this potential flooding source is considered 

to be low. 

 

5.4 Flooding from Sewers and Drains 

There are existing adopted foul and surface water drains to the west of site in Bretton 

Park Way. 

 

Public sewers in the locality are maintained by Yorkshire Water and will be subject to 

regular inspection and maintenance as part of their asset management 

programme, therefore blockage of these sewers is unlikely.   

 

Private plot drainage is maintained by the current owner.  As part of the proposed 

development a “Drainage Maintenance and Management Plan” 6359-JPG-XX-XX-

RP-D-0622 has been produced and will detail the ongoing maintenance for the site 

private drainage. 

 

Copies of the private plot drainage and public sewer record drawings are located in 

Appendix C. 

 

The overall risk to the development from this potential flooding source is considered 

to be low. 
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5.5 Flooding from Reservoirs, Canals and Other Artificial Sources 

Review of the Environment Agency flood risk mapping from reservoirs shows that the 

site is in an area at risk from failure of a reservoir when there is also flooding from 

rivers.  

 

A copy of the map produced by the Environment Agency showing the extent of 

flooding from reservoirs and other artificial sources is below. 

 

 
 

This risk to the development from this potential flooding source is considered to be 

low. 

 

6.0 CONCLUSIONS 

This assessment has looked at the flood risk issues to support a planning application 

for a proposed office development associated with the existing warehouse and 

distribution centre park at UK Greetings, Bretton Parlk, Dewsbury.  

 

This report shall be read in conjunction with the Drainage Impact Assessment report 

6359-JPG-XX-XX-RP-D-0621 which contains the detailed drainage design and 

calculations. 

 

This report shall also be read in conjunction with the Drainage Maintenance and 

Management Plan 6359-JPG-XX-XX-RP-D-0622 which recommend drainage 

maintenance activities and schedule. 
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The site is located within Flood Zone 2 and NPPF Technical Guidance states that 

industrial/commercial uses are considered less vulnerable in terms of flood risk and 

are appropriate in Flood Zone 2.   

 

This report has considered all potential sources of flood risk at the site and can 

concluded that these are considered low from all sources. 

 

Overall, this report demonstrates that flood risk to the development is considered to 

be low. 
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Figure 1 – Site Location Plan 

Site UK Greetings, Bretton Park, Dewsbury 

Client UK Greetings Limited 

Job Number 6359 

Scale NTS 

Approximate 

Site Location 

North
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Appendix B Existing Private Drainage & Public Sewer Record 

Plans 
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Appendix C Proposed Site Layout Plan 
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Appendix D Environment Agency Flood Mapping 



Flood map for planning 

Your reference Location (easting/northing) Created

This means: 

• you must complete a flood risk assessment for development in this area

• you should follow the Environment Agency's standing advice for carrying out a flood

risk assessment (see www.gov.uk/guidance/flood-risk-assessment-standing-advice)

Notes 

The flood map for planning shows river and sea flooding data only. It doesn’t include other sources 

of flooding. It is for use in development planning and flood risk assessments. 

This information relates to the selected location and is not specific to any property within it. The 

map is updated regularly and is correct at the time of printing.

Flood risk data is covered by the Open Government Licence which sets out the terms and 

conditions for using government data. https://www.nationalarchives.gov.uk/doc/open-government-

licence/version/3/

Use of the address and mapping data is subject to Ordnance Survey public viewing terms under 

Crown copyright and database rights 2024 OS AC0000807064. https://flood-map-for-

planning.service.gov.uk/os-terms

Your selected location is in flood zone 2, an area with a medium 

probability of flooding. 
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