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1. INTRODUCTION

1.1 Purpose of this report

This Site-Specific Flood Risk Assessment (FRA) has been prepared for the proposed development
at One North Parade, Manchester. The assessment investigates the potential flood risk impacts
of the proposed development in accordance with the National Planning Policy Framework (NPPF)
and supporting Planning Practice Guidance.

This FRA is considered proportionate to the degree of flood risk and to the scale, nature and
location of the development. This FRA has been prepared in accordance with non-statutory
technical standards for sustainable drainage and NPPF climate change allowances.
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2. THE SITE

2.1 Site Location

The site location is described below:

e Post Code M3 2HS
e OS Reference (X) 383642
e OS Reference (Y) 398492
e National Grid Reference SJ836984

The site location is illustrated in Figure 2.1 below.

Google Earth 2025

Figure 2.1: Indicative Site Location

2.2 Site Description

The site is circa 0.102 ha and is currently occupied by two buildings utilised as offices, with a road
(Back College Land) passing between the building in a southeast — northwest orientation. The
smaller building, located in the northeast of the site, is four storeys high, and the larger building,
located in the southwest is five storeys high. Both buildings include basement structures.

The roadway between the two sites comprises brick paving and holds a narrow width which could
be an obstacle for vehicle access.

The topography of the site is generally flat with levels ranging from 35.46mAOD to the north east
of the site and 36.10mAOD to the south west.

Refer to Appendix A for further details of the existing topography of the site.
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2.3 Existing Site Drainage
The existing site is considered 100% impermeable with associated existing drainage.

United Utilities sewer mapping indicates a 300mm diameter combined water sewer in Parsonage
to the west of the site and a 390x500mm combined water sewer within College Land to the east.
For further details of the sewer networks surrounding the site refer to.the United Utilities sewer
asset map in Appendix B.

2.4 Geology

The following sections provide an overview of the Geology, Hydrogeology and Hydrology. Refer
to ONP-REN-XX-XX-RP-C-00003 - Preliminary Site Investigation report produced by renaissance
for further details.

BGS mapping does not display any made ground deposits on site, however based on the historical
mapping and the development that has taken place, made ground is anticipated which poses a
risk of potentially hazardous materials and the potential for groundwater / surface water
contamination.

BGS mapping indicates the site is indicated to be underlain by superficial Glaciofluvial Sheet
Deposits. This stratum typically comprises of Sand and Gravel.

The deeper solid geology is indicated to be part of the Chester Pebble Bed Formation which
typically comprises of Sandstone

2.5 Hydrogeology & Hydrology

Based on the inferred geology, a summary of the Environment Agency aquifer designations is
presented in the table below:

Stratum Coverage Aquifer Designation

Superficial Secondary (A) Aquifer. These are permeable layers

Glaciofluvial . capable of supporting water supplies at a local rather
Full Site . . :

Sheet than strategic scale, and in some cases forming an

Deposits important source of base flow to rivers.

Bedrock Secondary (A) These are permeable layers capable of
Chester . supporting water supplies at a local rather than strategic
Full Site . . .

Pebble  Bed scale, and in some cases forming an important source
Formation of base flow to rivers.

Table 2.1: Aquifer Designations

The nearest named watercourse to the site is the River Irwell, located 55m to the northwest of the
site.

No active Potable Groundwater Abstraction points are located within 2000m of the site.

2.6 Proposed Development

The proposed development is for a commercial end use, comprising demolition of two existing
buildings and construction of a fourteen-storey office building with an additional basement

Refer to Appendix C for the proposed development plans.
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3. SOURCES OF FLOODING

3.1 Flood Map for Planning (Rivers and Seas)

Fluvial flooding occurs when high flows exceed the capacity of the river channel and spill out onto
the floodplain, usually after a period of prolonged or heavy rainfall.

The Environmental Agency (EA) Flood Map for planning (rivers and sea) has been reviewed
(Figure 4.1). The site falls completely within Flood Zone 1; land assessed as having a less than 1
in 1,000 annual probabilities of river or sea flooding (<0.1%). The risk of flooding from rivers and
sea is therefore very low.

HE B

Flood Flood Climate
zone 2 zone 3 change
(present  (present (2070to

day) day) 2125)

Contains OS Data © Crown copyright and database rights 2025

Figure 3.1: EA Flood Map for Planning — River and Sea with Defences Flood Extent Climate Change
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3.2

3.3

Flooding from Land (Pluvial Flooding)

The EA Map showing risk of flooding from surface water is presented in Figure 4.2. This type of
flooding can be difficult to predict, much more so than river or sea flooding as it is difficult to
forecast exactly where or how much rain will fall in any storm. In addition, local features can greatly
affect the chance and severity of flooding.

As illustrated in figure 4.2, the site is at a low (between 0.1% and 1%) risk of surface water flooding

To mitigate any risk associated with surface water flooding, the pavements surrounding the
development are to fall away from the building footprint and into the highway, as is typical for an
adopted footpath.

This map is not definitive and is based on the best information available to the Environment
Agency, such as ground levels and drainage.

Contains OS Data © Crown copyright and database rights 2025
Figure 3.2: EA Flood Map for Planning — 1 in 100 Year Surface Water Flood Extent

Flooding from Groundwater

Groundwater flooding tends to occur sporadically in both location and time. When groundwater
flooding does occur, it tends to mostly affect low-lying areas, below surface infrastructure and
buildings (for example, tunnels, basements, and car parks) underlain by permeable rocks
(aquifers).

The British Geological Survey indicates there is potential for groundwater flooding at the subject
site with a moderate risk rating. A review of the record searches carried out as part of the phase |
geo-environmental survey for the site shows that the site is within a low vulnerability area for
groundwater flooding.

The basement and waterproofing is to be designed with cognisance to the level of risk and future
findings from a Phase |l site investigation.
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3.4 Flooding from Sewers

Sewer flooding occurs when urban drainage networks become overwhelmed and maximum
capacity is reached. This can occur if there is a blockage in the network causing water to back up
behind it or if the sheer volume of water draining into the system is too great to be handled. This
type of flooding tends to occur sporadically in both location and time. The majority of sewers are
built to the guidelines within Sewers for Adoption. These sewers have a design standard to the 1
in 30-year flood event and therefore it is likely that most sewer systems will surcharge during
rainstorm events with a return period greater than 30 years.

As such, the site is not considered to be at risk of flooding from sewers.

October 2025 FLOOD RISK ASSESSMENT Page 6



ONE NORTH PARADE, MANCHESTER

3.5 Flooding from Reservoirs

The Environment Agency Reservoir flood risk map indicates the site to be outside of the maximum
flood extent of a breach to any local reservoir. The site is therefore not considered to be at risk
from this kind of flooding.

contains OS Data © Crown copyright and database rights 2025

@ Extent

. When river levels are normal

When there is also flooding

from rivers

Figure 3.3: Risk of Flooding from Reservoirs

3.6 Summary of Flooding Risks

SOURCE

FLOOD RISK COMMENTS

Fluvial Low Site located in Flood Zone 1

Pluvial Low Typlcally, at a low r'|sk 'arld |mpler'nenta’f|on of new
drainage system will mitigate residual risk.
Risk will be further reduced by the implementation of

Sewers Low ,
the new drainage strategy.

Groundwater Moderate BGS indicates a moderate risk rating

Reservoirs Low Site is outside of the maximum breach extent

Table 3.1 — Flood Risk Summary

October 2025
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4.1

4.2

4.3

SUITABILITY

National Planning Policy

The National Planning Policy Framework (NPPF) and the accompanying Planning Practice
Guidance (PPG) aim to ensure that flood risk is taken into consideration at all stages of the
planning process and advocates the use of a risk-based ‘Sequential Test’ to preferentially locate
development in areas with a low risk of flooding. Where development is necessary in high-risk
areas, the NPPF aims to ensure that the development is safe without increasing flood risk through
the application of the Exception Test.

The PPG, defines the levels of flood risk within England as follows:

e Flood Zone 1 - Low Probability - Land having less than a 1 in 1,000 annual probability of
river or sea flooding.

e Flood Zone 2 - Medium Probability - Land having between a 1in 100 and 1 in 1,000 annual
probability of river flooding; or between a 1 in 200 and 1 in 1,000 annual probability of sea
flooding.

e Flood Zone 3a - High Probability - Land having a 1 in 100 or greater annual probability of
river flooding; or having a 1 in 200 or greater annual probability of sea flooding.

e Flood Zone 3b - Functional Floodplain - Land where water must flow or be stored in times
of flood.

The PPG states that a site-specific FRA is required for all new development proposals located in
Flood Zones 2 and 3, and for any proposal of 1 hectare or greater regardless of its flood zone
classification. The flood zones as described above are shown on the Environment Agency’s Flood
Map for Planning, available online.

Annex 3 of the NPPF classifies development types based on their vulnerability to flooding, ranging
from ‘Essential Infrastructure’ which has to be operational in times of flood, through ‘Highly
Vulnerable’ (e.g. emergency service stations), ‘More Vulnerable’ (e.g. residential dwellings and
establishments), ‘Less Vulnerable’ (e.g. offices/retail), to ‘Water Compatible’ development (e.g.
open space, docks, marinas and wharves).

Table 2 of the PPG indicates which ‘vulnerability classes’ are acceptable in each of the Flood
Zones, and when the Exception Test should be applied. This is reproduced as Table 3.1 below.

Flood Risk Vulnerability

The Flood Risk Vulnerability Classification has been determined in accordance with Planning
Practice Guidance, Flood Risk and Coastal Change. For multi-occupancy sites, the Flood Risk
Vulnerability should be based upon the most vulnerable part of the site. The Flood Risk
Vulnerability Classification is ‘less vulnerable’, which includes ‘Buildings used for shops; financial,
professional and other services; restaurants, cafes and hot food takeaways; offices; general
industry, storage and distribution; non-residential institutions not included in the ‘more vulnerable’
class; and assembly and leisure.

Flood Zone Compatibility

The Flood Zone Compatibility has been reviewed in accordance with Planning Practice Guidance,
Flood Risk and Coastal Change, paragraph 079 and National Planning Policy Framework, Annex
3.

October 2025 FLOOD RISK ASSESSMENT Page 8
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FLOOD RISK VULNERABILITY CLASSIFICATION

Essential

Highly More Less Water
Exception
Zone 2 v Test v v v
Required
Exception Test Exception Test
Zone 3a X pl. x X pl. v v
Required Required
Zone 3b Excepthn Test N N N o
Required
Table 4.1: Flood Risk Vulnerability and Flood Zone Compatibility Key
Key:

v Development is appropriate

X Development should not be permitted

According to Environment Agency flood maps, the site is located entirely in Flood Zone 1. The

vulnerability classification is ‘Less Vulnerable”

Contains OS Data © Crown copyright and database rights 2025

Figure 4.1: EA Flood Map for planning — Flood Zones
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4.4

4.5

Application of Sequential Test & Exception Test

The Sequential Test, as set out in the NPPF, aims to steer developments to areas with the lowest
risk of flooding.

A sequential testis required for major and non-major development if any proposed building,
access and escape route, land-raising or other vulnerable element will be:

e inFlood Zone 2 or 3

e in Flood Zone 3b and the development is not incompatible

e within Flood Zone 1 but is at increased risk of flooding from rivers or sea during its lifetime

e within Flood Zone 1 and the site is at risk of flooding from surface water

e in Flood Zone 1 and the LPA’s SFRA shows it will be at increased risk of flooding during
its lifetime

e subject to sources of flooding other than rivers or sea

The planning practice guidance notes that a proportionate approach should be taken where a site-
specific flood risk assessment demonstrates clearly that the proposed layout, design, and
mitigation measures would ensure that occupiers and users would remain safe from current and
future surface water flood risk for the lifetime of the development (therefore addressing the risks
identified e.g. by Environment Agency flood risk mapping), without increasing flood risk elsewhere,
then the sequential test need not be applied.

The site is located within Flood Zone 1 and is not at risk of flooding from other sources during its
lifetime, apart from surface wate. However, the surface water flood risk will be mitigated by the
proposed drainage network that will manage run-off and restricted flows to the sewer network. As
such it is not necessary to apply the Sequential test.

The proposed land use is classified as ‘Less Vulnerable development in accordance with Annex
3 of the NPPF. Table 3.1, shows that all of the ‘vulnerability classes’ including ‘Less Vulnerable
developments are appropriate within Flood Zone 1 and it is therefore not necessary to apply the
Exception Test.

Strategic Flood Risk Assessment (SFRA)

SFRA’s assess the risk associated with all types of flooding and provide the information required
to identify the amount of development permitted in an area; how drainage systems in the area
should function and also how risks in vulnerable areas can be reduced and/or mitigated. The NPPF
states that regional planning bodies (RPB’s) or local planning authorities should prepare SFRA’s
in consultation with the EA.

The Level 1 and Level 2 Strategic Flood Risk Assessments for Manchester, Salford and Trafford
Councils were published in March 2010 and March 2011 respectively.

The Level 1 SFRA provides a spatial assessment of flood risk within key urban areas, which
expands on the detail included in the Association of Greater Manchester Authorities (AGMA) sub-
regional SFRA, which assist in developing Local Development Frameworks (LDFs) and the
production of policies and proposals for development within Manchester, Salford and Trafford.

A summary of the relevant elements of the Level 1 SFRA are as follows:

e Flood Zone Maps

¢ Flood Risk Management Maps

e Climate Change Maps

e Strategic Depth Maps

e A spreadsheet which provides a spatial assessment for proposed development sites
against fluvial and pluvial flooding to aid Local Planning Authorities (LPAs) undertaking
the Sequential Test

October 2025 FLOOD RISK ASSESSMENT Page 10



ONE NORTH PARADE, MANCHESTER

The main source of flood risk in Manchester is from the Grey Irwell, the Rivers Irk, Medlock
and Mersey and Corn Brook. There was flooding from the Mersey in Didsbury and
Northenden in 1998 and on the River Medlock in the centre of Manchester in 1991 and
2002. Surface water flooding is also significant and there is residual risk from the Ashton,
Rochdale and Bridgewater Canals and several reservoirs.
The main source of flood risk in Trafford is from the River Mersey and the MSC. There
was flooding along the Mersey in Carrington in 1998. Surface water flooding is possible
and there is a residual risk from the Bridgewater Canal.
Concludes by providing recommendations for the Level 2 assessment
o Fluvial flood risk at strategic development sites along the Irwell, Irk, Medlock, Grey
Irwell, Corn Brook and the Manchester Ship Canal (MSC).
o Breach of the defences on the Irwell at Kersal and Lower Broughton and on the
Mersey at Carrington.
o Overtopping and breach of embankments along the Rochdale, Ashton and
Bridgewater Canals.
o Detailed surface water analysis should be undertaken across the authorities to
assess flood risk from this source.

The Level 2 SFRA provides a detailed understanding of flood risk across Manchester, Salford and
Trafford from all sources to help support the application of the Sequential Test and provide an
assessment of the likelihood of a site passing the Exception Test.

A summary of the relevant elements of the Level 2 SFRA are as follows:

Considers flood risk from rivers, canals and surface water and sewers and the interactions
between different sources of flood risk.

Provides an understanding of actual risk (taking into account the presence of flood
defences) and identifies residual risk. Residual risks are the risks that remain after all risk
avoidance, substitution, control and mitigation measures have been taken into account.
The residual risks in Manchester, Salford and Trafford are therefore related to the
occurrence of events of low probability, such as extreme flood events greater than the
design capacity of the constrained river system or failure of flood defences or other assets.
Defines Critical Drainage Areas based on surface water flood risk data. It is noted that
these overlap into downstream and upstream local authority areas. This highlights that
Manchester City, Salford City and Trafford Councils should work closely with neighbouring
authorities to ensure that a consistent approach is taken to cross boundary drainage
issues.

Considerers the cumulative impacts of development on flood risk and highlights the need
for floodplain storage when floodplain is lost to development through land raising or raised
defences. It also shows that whilst development control policies to reduce surface water
discharges from new development could have some benefit locally, development in the
wider catchments has an important role to play in reducing flood risk in Manchester,
Salford and Trafford. The adoption of the SFRA guidance on surface water drainage and
the application of aspirational drainage standards upstream are essential and an AGMA
wide drainage policy is required.

A summary of the key risks in the Manchester council district are as follows:

o The River Irk, River Medlock, Cornbrook and surface water (including the risk of
sewers and culverted “lost” or “hidden” watercourses surcharging) pose the
highest risk of more frequent flooding. Surface water drainage from new
developments is critical in reducing the risk of localised flooding. The SFRA has
identified the Conurbation Core, Manchester and Trafford South, Levenshulme
and Fallowfield and Didsbury Critical Drainage Areas within the Manchester
District.

October 2025 FLOOD RISK ASSESSMENT Page 11
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o There is a significant residual risk of flooding from defences overtopping or
breaching on the Lower Irwell at Lower Broughton (originating in Salford district)
and in extreme flood events from the Grey Irwell. The interactions between
different sources of risk is complex, especially between the River Medlock and
the Bridgewater Canal. Elsewhere canals are a secondary source of flooding, with
the highest potential risk likely to be from a breach on the Ashton Canal.

A summary of the key risks in the Trafford council district are as follows:

o Surface water (including the risk of sewers and culverted watercourses
surcharging) poses the highest risk of more frequent flooding. Surface water
drainage from new developments is critical in reducing the risk of localised
flooding. The SFRA has identified the Conurbation Core and Manchester and
Trafford South Critical Drainage Areas within the Trafford District.

o Groundwater rebound poses a risk in the Trafford Core area. Pomona Island is at
significant risk of flooding from both the Manchester Ship Canal and the
Bridgewater Canal. The Bridgewater Canal is a potential source of flood risk,
mainly from overtopping as a result of floodwaters from the River Medlock
entering the canal. Flood risk from a breach of the canal is a lower secondary
source but one that should be considered in any detail site assessment where
indicated by the SFRA canal flood maps.

o There could be widespread flooding from the River Mersey in a 1 in 100 year flood
event, although this is mostly constrained to the undeveloped floodplain. Flooding
is limited from other watercourses, with the exception of the Sinderland Brook.
There is a significant residual risk of flooding from the Manchester Ship Canal in
the Trafford Core area and at Carrington and Partington Canalside.

4.6 Places for Everyone

In March 2024 Manchester City Council adopted the Places for Everyone development plan. A
summary of the main elements and policies relating to flood risk are detailed below:

Returning rivers to a more natural state, where practicable
Working with natural processes and adopting a natural flood management approach to
slow the speed of water drainage and intercept water pollutants
Locating and designing development so as to minimise the impacts of current and future
flood risk, including retrofitting or relocating existing developments, infrastructure and
places to increase resilience to flooding
Expecting developments to manage surface water run-off through sustainable drainage
systems and as close to source as possible. Development should achieve greenfield run-
off rates unless it is demonstrated to be impracticable. District local plans should consider
setting more detailed surface water drainage policies to reflect local circumstances,
including alternative surface water discharge rates, such as in areas with critical drainage
issues
Ensuring that sustainable drainage systems
o Are designed to provide multifunctional benefits wherever possible, including for
water quality, nature conservation and recreation
o Avoid adverse impacts on water quality and any possibility of discharging
hazardous substances to ground
o Are delivered in a holistic and integrated manner, including on larger sites split
into different phases
o Are managed and maintained appropriately to ensure their proper functioning
over the lifetime of the development

October 2025 FLOOD RISK ASSESSMENT Page 12
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e Policy JP-S4: Flood Risk and the Water Environment - An integrated catchment-based
approach will be taken to protect the quantity and quality of water bodies with reference
to the North West River Basin Management Plan and managing flood risk, by:

O
@)

Returning rivers to a more natural state, where practicable
Working with natural processes and adopting a natural flood management
approach to slow the speed of water drainage and intercept water pollutants;
Locating and designing development so as to minimise the impacts of currentand
future flood risk, including retrofitting or relocating existing developments,
infrastructure and places to increase resilience to flooding;
Expecting developments to manage surface water run-off through sustainable
drainage systems and as close to source as possible. Development should
achieve greenfield run-off rates unless it is demonstrated to be impracticable.
District local plans should consider setting more detailed surface water drainage
policies to reflect local circumstances, including alternative surface water
discharge rates, such as in areas with critical drainage issues;
Ensuring that sustainable drainage systems:
= Are designed to provide multifunctional benefits wherever possible
including for water quality, nature conservation and recreation;
= Avoid adverse impacts on water quality and any possibility of discharging
hazardous substances to ground;
= Aredelivered in a holistic and integrated manner, including on larger sites
split into different phases; and
= Are managed and maintained appropriately to ensure their proper
functioning over the lifetime of the development.
Securing the remediation of contaminated land and the careful design of
developments to minimise the potential for urban diffuse pollution to affect the
water environment; and
As a minimum, residential development should meet the mandatory water
efficiency standard of 125 litres/person/day as set out in Building Regulations.
District local plans may and should consider setting a tighter water efficiency
standard of 110 litres/person/day where there is a clear local need with reference
to national guidance on housing optional technical standards.

4.7 Manchester City Council Core Strategy

Manchester's Core Strategy was adopted on the 11 July 2012 and is the key document in the
Manchester Local Plan. It was updated in March 2024, after the Places for Everyone joint
development plan was adopted. It sets out the long-term strategic policies for Manchester's future
development and will form the framework that planning applications will be assessed against. The
policies relating to flood risk are detailed below:

e Policy EN 14 - Flood Risk

o

o

In line with the risk-based sequential approach contained within PPS25,
development should be directed away from sites at the greatest risk of flooding,
and towards sites with little or no risk of flooding; this should take account of all
sources of flooding identified in the Manchester-Salford-Trafford Strategic Flood
Risk Assessment (SFRA).

In addition to the requirements for site-specific Flood Risk Assessments (FRASs)
set out in PPS25, an appropriate FRA will also be required for all development
proposals, including changes of use, on sites greater than 0.5ha within Critical
Drainage Areas (CDAs) and Canal Hazard Zones identified in the SFRA.

All new development should minimise surface water run-off, including through
Sustainable Drainage Systems (SUDS) and the appropriate use of Green

October 2025
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Infrastructure. Developers should have regard to the surface water run-off rates
in the SFRA User Guide. In CDAs, evidence to justify the surface water run-off
approach / rates will be required.

o The City of Manchester contains many sections of rivers which are culverted or
'hidden’; where these are indicated in the SFRA beneath the proposed
development site, further investigation will be required and the development
proposal should take this into account; where feasible and appropriate
development should seek to open up culverted/hidden rivers to reduce the
associated flood risk and danger of collapse, taking advantage of opportunities to
enhance biodiversity and Green Infrastructure.

October 2025 FLOOD RISK ASSESSMENT Page 14
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5. DRAINAGE STRATEGY

For the detailed Drainage Strategy refer to renaissance Outline Drainage Strategy report, ONP-
REN-XX-XX-RP-C-00001. A brief summary of the principles to be adopted is included below.

5.1 Drainage Hierarchy

In accordance with NPPF, runoff from the development shall be discharged to the following final
destinations, to the maximum extent practicable, in accordance with the below hierarchy:

priority 1: collected for non-potable use

priority 2: infiltrated to ground

priority 3: discharged to an above ground surface water body

priority 4: discharged to a surface water sewer, or another piped surface water drainage
system

e priority 5: discharged to a combined sewer

5.2 Climate Change

The post development discharge rates will include for an increase in the rainfall intensity of 40%
and 45% for the 1 in 30-year and 1 in 100-year storm events respectively to allow for climate
change. This is consistent with a design life for the development of 100 years, as outlined by the
National Planning Practice Framework (NPPF).
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6. CONCLUSION

The study has investigated alternative mechanisms for flooding at the site and has concluded that
the site is not at risk of flooding and will not cause any increase in flood risk elsewhere once the
development is operational.

The site is located within flood zone 1 and the probability of flooding is very low.

The risk of flooding from pluvial, surface water, sewers, and reservoirs are all considered to be
low.

Provided the recommendations outlined in this report are adopted as part of the development
proposal and surface water runoff is managed effectively the development is entirely appropriate
on this site from a flood risk perspective.
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Kitchen
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