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EXECUTIVE SUMMARY 

Tumu Consulting Ltd have been appointed by Mr & Mrs Reid to undertake a Flood Risk 

Assessment (FRA) for a proposed development at Bumbles Locker and The Meeting Room, 

Fore Street, Beer. This report provides a qualitative assessment of the potential sources and 

effects of flooding in accordance with the guidelines set out in the National Planning Policy 

Framework (NPPF). 

Item Response 

Site location The site is located in the village of Beer, East Devon at approximate 

National Grid Reference 322890, 89410. +6++ 

Size and Current Land 

Use 

The site comprises an existing shop/retail space on the ground floor 

of the building fronting Fore Street, with residential space to the rear 

and on the first floor (Bumbles Locker). There is a rear garden to 

the northwest, which is a mixture of patio and soft landscaping. 

Also, at the rear of the property, and accessed via a separate 

alleyway there is a single storey outbuilding known as The Meeting 

Room. The site is located within an existing urban area and 

comprises an area of approximately 400m2. 

Fluvial (rivers) Flood 

Risk  

Medium Risk (reduced to Low Risk via proposed mitigation 

measures) 

Tidal Flood Risk  Low Risk 

Surface Water Flood 

Risk  

Low Risk 

Groundwater Flood Risk  Low Risk 

Sewer Flood Risk  Low Risk 

Reservoirs, canals & 

other artificial sources 

Low Risk 

Historical Flooding Environment Agency data indicates that two historical flood events 

were recorded in this area in 1999 and 2004. The EA have report 

that approximately 18-properties were flooded during the most 

recent 2004 flood event and that Fore Street was impacted. The 

report also indicated that the site did flood internally during May 

2004 but that flood levels at the property were minimal. 

Proposed Development The proposed development will comprise the refurbishment of the 

existing Bumbles Locker building. The existing shop/retail space on 

the ground floor will be converted to residential accommodation and 

the loft-space will also be converted so that the building will become 

6-bedroom dwelling. The Meeting Room will also be converted into 

a 1-bedroom holiday apartment. Both building conversions are 

classified as ‘Minor development’ in accordance with the NPPF 

Guidance on Flood risk & coastal change. 

NPPF Flood Risk 

Vulnerability 

More Vulnerable 

The risk of flooding to the proposed development has been assessed in accordance with the 

NPPF. It is concluded that the development can be undertaken in a sustainable manner without 

increasing the flood risk to the proposed development or to existing properties/systems within 

the downstream catchment and is therefore compliant. 
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1 INTRODUCTION 

Tumu Consulting Ltd have been appointed by Mr & Mrs Reid to undertake a Flood Risk 

Assessment (FRA) for a proposed development at Bumbles Locker and The Meeting Room, 

Fore Street, Beer. This report provides a qualitative assessment of the potential sources and 

effects of flooding in accordance with the guidelines set out in the National Planning Policy 

Framework (NPPF). 

The purpose of this FRA is to demonstrate that the site can be developed safely, without 

exposing the development to an unacceptable degree of flood risk or increasing the flood risk to 

third parties. 

1.1 Site location 

The site is located in the village of Beer, East Devon at approximate National Grid Reference 

322890, 89410. The site is accessed directly from Fore Street and comprises an existing 

shop/retail space on the ground floor of the building fronting Fore Street, with residential space 

to the rear and on the first floor (Bumbles Locker). There is a rear garden to the northwest, 

which is a mixture of patio and soft landscaping. Also, at the rear of the property, and accessed 

via a separate alleyway there is a single storey outbuilding known as The Meeting Room. The 

site is located within an existing urban area and comprises an area of approximately 400m2 

(0.040-hectares). 

 
Contains Ordnance Survey Data© Crown copyright and database right 2021 

Figure 1-1 Site Location Plan 

1.2 Topography 

A topographical survey of the site was undertaken by AP Land Surveys Ltd in November 2020. 

The survey was undertaken to Ordnance Datum and OS National grid. The topographical 

survey indicates that the site falls from east to west from a high point of approximately 28.15m 
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AOD (Above Ordnance Datum) at the eastern end of the rear garden, to a low point of 

approximately 26.23m AOD at the back of the footway at the southwest corner of the site.  

The existing shop/residential building (Bumbles Locker) has a Finished Floor Level (FFL) of 

26.34m AOD but this floor levels steps up to 26.47m AOD and 26.83m AOD in what are 

understood to be historic extensions of the original building.  

The existing Meeting Room building has an FFL of 27.21m AOD. This building also has a 

historic extension, which houses a WC and Washroom and has an FFL 27.39m AOD. 

The site has a pre-development impermeable area of approximately 230m2. 

1.3 Geology & Hydrogeology 

Geological mapping indicates that the underlying bedrock comprises Upper Greensand 

Formation – Sandstone. This is overlain by superficial deposits of Head – Sand with Clay and 

Gravel. The site is not located within an Environment Agency Source Protection Zone for 

groundwater.  

1.4 Hydrology 

There is an existing partially culverted and generally channelised watercourse which runs along 

the opposite channel of Fore Street adjacent to the site. This is classified by the Environment 

Agency as a Main River. The UK Government’s Flood Risk Map for Planning, available online, 

identifies that the site is partly in Flood Zone 3a (High probability of flooding >1.0% per year). 

Refer to Figure 1-2 below. 

 
Figure 1-2 UK Government Fluvial Flood Risk Mapping 

 

The mapping shows that the existing shop/retail space (Bumbles Locker) is within the extent of 

Flood Zone 3a. However, the Meeting Room building is located in Flood Zone 1. 
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1.5 Existing Surface Water Drainage 

The UK Government’s Surface Water Flood Risk Mapping, available online, identifies that the 

site is at Low risk of flooding due to surface water runoff from adjacent areas. Refer to Figure 1-

3 below. 

 
Figure 1-3 UK Government Surface Water Flood Risk Mapping 

 

South West Water’s sewer record (refer to Appendix A) shows that there is an existing 375mm 

diameter public combined sewer beneath Fore Street to the west of the site. This combined 

sewer flows towards the southeast, following the route of Fore Street. It is understood that all 

existing surface water runoff from the site is discharged to the public combined sewer. 

1.6 Existing Surface Water Runoff Rates 

As the existing development is predominantly hardstanding, we have calculated pre-

development surface water runoff using the Modified Rational Approach (Wallingford 

Procedure) and based upon the average rainfall intensity derived from a 15-minute storm for 

each return period, which is appropriate given the time of concentration that would be 

anticipated for these small areas of existing hardstanding. The parameters used in the 

calculation and results are summarised below in Table 1. 
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Parameter Value Units 

AREA 0.023 ha 

1-year rainfall intensity, i1 27.148 mm 

2-year rainfall intensity, i2 35.130 mm 

30-year rainfall intensity, i30 66.428 mm 

100-year rainfall intensity, i100 85.799 mm 

Q1 1.7 l/s 

QBAR 2.2 l/s 

Q30 4.2 l/s 

Q100 5.5 l/s 

Table 1 Modified Rational Approach calculation for runoff from existing hardstanding areas 

The calculation shows that the total pre-development runoff response to a 30-year return period 

storm event would be 4.2 l/s and to a 100-year return period storm event would be 

approximately 5.5 l/s. 

2 DEVELOPMENT PROPOSALS 

2.1 Description of proposed works 

The proposed development will comprise the refurbishment of the existing Bumbles Locker 

building. The existing shop/retail space on the ground floor will be converted to residential 

accommodation and the loft-space will also be converted so that the building will become 6-

bedroom dwelling. 

The Meeting Room will also be converted into a 1-bedroom holiday apartment.  

As all of the proposed works will be internal, comprising refurbishment and conversion of 

existing buildings, the post-development impermeable area be 230m2. 

Both building conversions are classified as ‘Minor development’ in accordance with the NPPF 

Guidance on Flood risk & coastal change. 

2.2 Flood risk vulnerability classification 

In accordance with Table 3 of the NPPF the development is classified as ‘More Vulnerable’ 
since is comprises ‘Buildings used for: dwelling houses; student halls of residence; drinking 
establishments; nightclubs; and hotels’. 

2.3 Flood risk issues for minor development 

The NPPF Guidance on Flood risk & coastal change states that minor developments are 
unlikely to raise significant flood risk issues unless: 
 

• they would have an adverse effect on a watercourse, floodplain or its flood defences; 

• they would impede access to flood defence and management facilities, or; 

• where the cumulative impact of such developments would have a significant effect on local 
flood storage capacity or flood flows 
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The development proposals will not have an adverse effect on the existing watercourse as this 
runs down the channel on the opposite side of Fore Street. There will be no works within the 
floodplain. There are no existing flood defences in the vicinity of the site and the proposed 
development will not affect or impede access to any flood defences or management facilities. 
The internal refurbishment of these buildings will not have any effect on local flood storage 
capacity or flood flows. 

2.4 Flood risk issues for changes of use 

The NPPF Guidance on Flood risk & coastal change notes that a change in use may involve an 

increase in flood risk if the vulnerability classification of the development is changed.  

As noted above, the proposed development will result in an increase in vulnerability – both on 

the ground floor of Bumbles Locker and for The Meeting Room. In such cases, the applicant will 

need to show in their flood risk assessment that future users of the development will not be 

placed in danger from flood hazards throughout its lifetime.  

3 ASSESSMENT OF FLOOD RISK 

3.1 Fluvial (rivers) flood risk 

Fluvial flood risk originates from a watercourse of any size that may affect a site when the 

channel capacity is exceeded. This type of flooding often occurs following an extreme rainstorm 

event or prolonged period of wet weather. The UK Government’s Flood Risk Mapping, available 

online, identifies that the western part of the site, comprising the existing shop/retail space 

fronting onto Fore Street is in Flood Zone 3a (High probability of flooding > 1.0% per year). The 

mapping shows that the Meeting Room building is located in Flood Zone 1. 

 

The Flood Risk Mapping indicates that the principal flood risk arises from the unnamed drainage 

channel on Fore Street and that the flooding is due to fluvial influences. 

 

In response to a Freedom of Information request the Environment Agency (EA)have provided 

details of existing flood defences (refer to Appendix B). This data indicates that there are no 

existing flood defences in the vicinity of the site. 

The EA data states that JFLOW modelling (2012) has been carried out for this areas, 

undefended depth grids have been provided for Beer for the 1% AEP (1 in 100-year) and 0.1% 

AEP (1 in 1000-year) scenarios. As no climate change guidance or allowance modelling has 

been provided by the EA, we have based our assessment on the provided Q1000 (in 1000-year 

defended scenario). The maps indicate that the far west of the site is expected to see flooding 

up to 0.3m during a 1 in 100 and 1 in 1000-year undefended scenario. 

As a result, the risk of flooding from fluvial sources is considered to be moderate for the 

Bumbles Locker building but low for The Meeting Room building.  

3.2 Tidal flood risk 

Tidal flood risk can affect the coastline as well as estuaries and rivers that are tidally influenced. 

Flood events often coincide with the tidal regime, high rainfall events or other natural 

phenomena, which can lead to water levels covering low-lying land or exceeding natural or 

man-made defences. 

Despite its proximity to the coast (approximately 350m to the south of the site, Flood Risk 

Mapping indicates that the site is not at risk of tidal flooding. It is therefore considered that the 

site is at low risk of tidal flooding. 
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3.3 Surface water flood risk 

When interpreting the surface water flood map information, it needs to be taken into account 

that the surface water mapping is generated from high-level information. The flood mapping 

must be correctly interpreted in order to give a fair representation of the site’s surface water 

flood risk and used only as a guide. 

The UK Government’s Surface Water Flood Risk Mapping, available online, identifies that the 

site is at low risk of flooding due to surface water runoff from adjacent areas. 

3.4 Groundwater flood risk 

The underlying bedrock geology is unlikely to be subject to groundwater flooding. A review of 

the GeoSmart Information Ltd Groundwater Flood Map (available online) indicates that the site 

is at a low and negligible risk of groundwater flooding. The risk of groundwater flooding is 

therefore considered to be low. 

3.5 Sewers: combined, foul or surface water flood risk 

The East Devon Strategic Flood Risk Assessment (SFRA) does not indicate that the area has 

previously been subject to sewer flooding. It is therefore considered that the site is at low risk of 

flooding due to existing sewers. 

3.6 Reservoirs, canals & other artificial sources 

The site is not shown to be located in an area at risk of flooding from reservoir failure on the UK 

Government’s online mapping. It is therefore considered that there is low risk of flooding to the 

site from artificial water bodies. 

3.7 Historical flooding 

The East Devon Strategic Flood Risk Assessment (SFRA) indicates that there have been a 

number of historical flood events around Beet. These events are assumed to be associated with 

the watercourse flowing down the opposite side of Fore Street. However, the SFRA does not 

provide details on which properties specifically were impacted by flooding. 

 

The EA data also indicates that two historical flood events were recorded in this area in 1999 

and 2004. The EA have report that approximately 18-properties were flooded during the most 

recent 2004 flood event and that Fore Street was impacted. The report also indicated that the 

site did flood internally during May 2004 but that flood levels at the property were minimal.  

3.8 Development Justification 

Considering that part of the site will be changed from commercial to residential use, and that the 
remainder of the site will also be for residential use, development that are More Vulnerable 
typically require the Sequential and Exception Tests if proposed within Flood Zone 2 or 3. 
 
However, in line with the NPPF Guidance, the proposals comprise a minor development and 
change of use. Therefore, the Sequential and Exception Tests need not apply, and the Standing 
Advice guidance should be followed in their stead. Given the proposal and its location, the site 
is considered suitable, providing flood risk mitigation measures are incorporated into the design 
the property.  
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4 PROPOSED MITIGATION MEASURES 

4.1 Finished Floor Levels (FFLs) 

Standing advice provided by the NPPF guidance states that finished floor levels should be a 

minimum of whichever is higher of: 

• 300 millimetres (mm) above the general ground level of the site 

• 600mm above the estimated river or sea flood level 

The EA have reported that for a 1 in 1000-year return period, flood depths are expected to 

impact the far west of the site and could reach a depth of up to 0.3m. The existing FFL at the 

west of the site (in the Bumbles Locker building) is 26.34m AOD. It is therefore estimated that 

the 1 in 1000-year flood level is approximately 26.64m AOD. 

The Meeting Room building is in Flood Zone 1 and has an existing FFL of 27.21m AOD – which 

is 570mm above the estimated 1000-year flood level. It is therefore considered that this is 

sufficiently above the flood level to be safe from flooding and compliant with the requirements of 

the NPPF. 

For the Bumbles Locker building – which has FFLs varying between 26.34m AOD at the west 

and 26.83m AOD at the east – it is not possible to raise FFLs to 600mm above the estimated 

flood level. The main access into the building is directly onto the public footway on Fore Street 

at the west of the site. This access is set slightly above the footway level with a small step, but if 

it had to be raised 600mm then it would require steps and ramps to be built which would block 

the public footway. Furthermore, the existing building is an old structure – in keeping with the 

character of the rest of the buildings on Fore Street – where lifting the ground floor level by 

600mm is no feasible. 

The NPPF guidance states that where it is not possible to raise FFLs above the estimated flood 

level then extra flood resistance and resilience measures need to be considered instead. 

4.2 Flood Resilient Design 

As it is not possible to raise finished floor levels in line with the standing advice provided by the 

NPPF guidance, the proposed development will provide additional protection measures through 

flood resilient design. The maximum depth of flooding that would affect the building would be 

300mm. NPPF standing advice requires that for water depths up to 300mm: 

The design of the building or development should keep water out as much as possible. 

You should use materials that have low permeability (materials that water cannot pass 

through, for example, impermeable concrete). 

Given the risk to the west of the building, and the sleeping area being situated on the ground 

floor, and possible water ingress points on this side of the building should be fitted with 

appropriated flood resistance measures. These could include: 

• Demountable door and window guards 

• Air brick covers 

• Non-return valves 

It is also recommended that the ground floor areas to the Bumbles Locker building have non-

carpeted floors where possible.  
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5 FLOOD EVACUATION PLAN 

As discussed in Section 4 of this report there is a residual risk of up to 300mm depth of flooding 

impacted the ground floor of the Bumbles Locker building during a 1 in 1000-year flood event. 

Flooding as a result of fluvial flood defences overtopping is forecastable by flood warnings 

which are issued by the Environment Agency. 

The Environment Agency (EA) provides an early flood warning service in England and Wales, 

and supports the public taking action to prepare and respond when these warnings are issued. 

The warnings are provided for flooding from rivers and the sea but are not for localised flash 

flooding from blocked or overloaded sewers or groundwater flooding. 

Warnings are issued through the media on TV and radio weather bulletins and on its website 

(www.environment-agency.gov.uk/floodline). In areas of particular risk, the Environment Agency 

can send a warning message direct to people at home or at work by telephone, mobile, email, 

SMS text message, fax or pager using an Automatic Voice Messaging (AVM) system. The EA’s 

Floodline 0845 988 1188 service for England and Wales carries recorded information on flood 

warnings in force anywhere in England and Wales. The information is regularly updated and is 

available 24 hours a day. 

The Environment Agency’s flood warning system is divided into four categories, depending on 

the stage of flooding and the predicted severity of flooding as shown overleaf. The fourth stage 

of flooding warning is ‘Flood Warning No Longer in Place’. 
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Figure 5-1 Stages of Environment Agency Flood Warning 

 

The Environment Agency have confirmed that the site lies within an Environment Agency Flood 

Alert Area. The site owner will subscribe to the Environment Agency’s flood warning system to 

ensure as far as possible that sufficient warning is provided to all site users. Appropriate 

signage will be provided, and a formal flood evacuation plan will be prepared and adopted by 

the owners of the proposed development. This would allow site users of the Bumbles Locker 

building to evacuate the site or find safe refuge on the upper floors. 

Residents in The Meeting Room would be safe from any flooding and would be advised to stay 

and take refuge in the building rather than leaving the site. 

6 CONCLUSIONS 

The risk of flooding to the proposed development has been assessed in accordance with the 

NPPF. It is concluded that the development can be undertaken in a sustainable manner without 

increasing the flood risk to the proposed development and also reducing the flood risk to 

existing properties/ systems within the downstream catchment and is therefore compliant. 
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South West Water Sewer Record 
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