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Introduction 

Waterco have received additional comments dated 1st May 2026 from Pell Frischmann acting as Lead Local Flood 

Authority (LLFA) for Wrexham County Borough Council in relation to an outline planning application (P2024/1466) 

for 1450 dwellings and provision of land for a Primary School at Lower Berse Farm, Ruthin Road, Wrexham, LL14 

4HP.  

The LLFA comments are provided as Appendix A. This document should be read in conjunction with the following 

documents: 

• Waterco Flood Consequences Assessment and Drainage Strategy dated August 2024 (document reference 

13840-FCA & Drainage Strategy-09). 

• Waterco Hydraulic Modelling Report dated May 2024 (document reference 13840-25319-HMR-03). 

• Waterco Response to LLFA Comments December 2025 (document reference 13840-Response to LLFA 

Comments – 01). 

• Waterco Response to LLFA Comments April 2026 (document reference 13840-Response to LLFA Comments 

– 02). 

 

The LLFA comments are summarised below: 

1) Clarification on areas used for calculation of greenfield runoff rates. 

2) Clarification of climate change allowances used (40% vs 45%). 

3) For Parcel A (north-eastern extent of the site), a contour/heat map type drawing is required showing the 

interaction between the attenuation pond perimeter/footprint and the 93.89m AOD flood level. 

4) For Parcel H (north-western extent of the site), a contour/heat map type drawing is required showing the 

interaction between the attenuation pond perimeter/footprint and the watercourse, showing that the 

flood extent does not impact upon the pond. 

5) Further details of the flood storage area in the north-eastern extent of the site are required showing levels. 

Further details of the proposed access road level changes and culverting are required (at the proposed site 

access off Ruthin Road).  

6) Further details of the drainage arrangements / levels on the main distributor / spine roads are required.  
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The LLFA comments are addressed below.  

1) In absence of a detailed site layout (owing to the outline nature of the application), existing greenfield 

runoff rates have been based on the area of the individual development parcels. Waterco can confirm that 

at reserved matters / SAB application stage, the greenfield runoff rates will be reviewed and will be 

calculated to exclude any areas of significant green space.  

2) A 40% climate change allowance has been applied to rainfall when sizing drainage features such as 

attenuation ponds. This is in accordance with Table 2 of the Welsh Government ‘Flood Consequences 

Assessments: Climate change allowances’ guidance. Reference to 45% climate change is made in respect 

to assessment of fluvial flooding from the watercourses crossing the site. 45% was the correct ‘upper end’ 

climate change allowance for peak river flows at the time of the planning submission. It is acknowledged 

that the fluvial climate change allowances have been updated by the Welsh Government in March 2026 

(post-submission). 

3) A plan showing maximum water levels during the 1% Annual Exceedance Probability (AEP) plus 45% climate 

change event overlaid onto the site layout is included in Appendix B and also as Figure 1. As shown in Figure 

1, the pond serving Parcel A will be placed on ground above the 1% AEP plus 45% CC flood level of 93.89m 

AOD (the mapping in Appendix B shows flood levels rounded to 93.9m AOD). 

 

 

Figure 1 – Parcel A - 1% AEP plus 45% CC Event – Water Level Mapping 

 

4) As shown in Figure 2, the pond serving Parcel H will be placed on ground above the 1% AEP plus 45% CC 

flood level of 104.07m AOD. No out of channel flooding is estimated in this location.   
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Figure 2 – Parcel H - 1% AEP plus 45% CC Event – Water Level Mapping 

 

5) Existing and proposed Digital Elevation Models are included as Appendix C and show the change in 

elevation in the location of the flood storage area and north-eastern access road. Flood flow routes are also 

provided on the Digital Elevation Models. The flood storage area is existing, and modifications include 

lowering higher ground towards the southern extent of the flood storage area by 300mm to create 

additional storage capacity.  

A sketch plan of the proposed access road culverting arrangement is provided as Appendix D. The existing 

Ruthin Road culvert will be extended southward into the site beneath the access road. A flood relief box 

culvert will be placed beneath the access road to provide a flow pathway for any out of channel flows to 

reach the flood storage area east of the access road (replicating existing flow paths). 

 

6) The Concept Drainage Sketch plans have been updated to show the drainage and indicative levels of the 

main spine road through the site. The Concept Drainage Sketches are provided as Appendix E.  
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Appendix A – LLFA Correspondence 

 
  



  

Project Lower Berse Farm  

Document Title P/2023/0593 - Lower Berse Farm Planning Response. 

Document Reference P_2023_593-PEF-HDG-XX-TN-D-0001 

Revision Reference P02 

Date 01/05//26 

Our initial response was dated 19 February 2026, detailed below.  A meeting took place (March 2026) 

between Wrexham SAB, Pell Frischmann and Warerco after this response was issued.  Waterco has 

now responded (dated 20 April 2026).  Our follow-on response to each pointed is provided in green 

below. 

NB the applicant is required to provide a response to all points raised in the points below to progress 

this stage/process. 

19 February 2026 – P01 

TECHNICAL NOTE – FLOOD RISK & DRAINAGE COMMENTS 

This Technical Note has been prepared to summarise the additional information required to 

demonstrate compliance with Technical Advice Note 15 (TAN15) and the Statutory Standards for 

Sustainable Drainage Systems. The information below is necessary to support assessment by the 

LLFA.  

1. FCA and Drainage Strategy- 

The FCA and Drainage Strategy do not currently provide sufficient detail to satisfy TAN15 Sections 4-

11 and the table set out in Figure 2 relating to Sources of Flood Risk and Flood Consequence 

Assessment requirements. Further evidence is required to demonstrate SAB compliance for both 

drainage and flood risk. 

• The ReFH2 method has been used for computing greenfield runoff rates.  Table 1 of the FCA 

and DS lists the total area for a parcel.  Presumably this is the overall parcel area and 

includes spaces which will be permeable/soft landscaped?  i.e the impermeable area will be 

less than the total area used for the runoff rate calculations?  Whilst this is acceptable for 

areas with high impermeable/development, the calculations should not include/capture areas 

of significant green space.  i.e such areas should be removed the runoff rate calculation.  

Please confirm that is the case or will be the case. 

2. Overarching Drainage Strategy 

In accordance with TAN15 Sections 4-11, an overarching strategy including drainage layout covering 

all phases is required, demonstrating compliance with the Statutory Standards for SUDs, including 

sufficiently detailed sizing and proposed levels for attenuation ponds and the main access road. 

• 45% climate change.  We can see that 40% was agreed at a meeting between Waterco, 

Wrexham CBC and Redrow.  Is the additional 5% to account for urban creep? 



• Preliminary infiltration rates provided for various areas, so the potential is there.  This is to be 

investigated during detailed design.  At Reserved Matters it will require more extensive 

infiltration testing at designed invert levels to prove viability for parcels, or part of parcels.       

• Where discharge to the watercourse is the best viable option for a parcel, limiting the 

discharge rate to the one-year greenfield runoff rate is acceptable. 

• The concept strategy indicates viability in terms of parcel levels and drainage via gravity to 

attenuation ponds/structures.  The indicative ponds demonstrate initial viability but are 

assumed to have the basic minimum geometry.  At detailed design the attenuation ponds will 

need to be modelled to provide suitable access/serviceability space, benches etc so this will 

probably impact effective parcel and highway space. 

3. North-East Attenuation Pond (not confirmed with a clear drainage strategy layout plan only 

indicated within masterplan) 

The pond is adjacent to Flood Zone 3. Under TAN15 Section 9 (Vulnerability & Flood Zone 

Compatibility) and Section 11 (Acceptability of Flood Consequences), detailed before/after levels and 

extents must be provided. 

• Please provide a contour/heat map type drawing showing the interaction between the pond 

perimeter/footprint and the 93.89m level/contour. 

4. North-West Pond (not confirmed with a clear drainage strategy layout plan)  

The same requirements as Item 3 apply. Further detail is required on flood levels, extents and pond 

function. 

• Northwest pond – noted on relative levels, please provide a contour/heat map type drawing 

with levels/contours on relative to the pond perimeter/footprint and the watercourse.  We need 

to see the impact of the pond on the flood zone in greater detail than the flood model 

mapping.  A cursory view appears to show the pond in/partly in Zone C2.  Actual site levels 

may show this be untrue, hence this request. 

5. Flood Storage Area 

Further detail to be provided for the compensatory flood storage area, including proposed storage 

calculations and level/volume information must be provided. 

• The flood maps are an important pointer on viability, but we require some more detail as 

follows: 

o Provide the requested levels/volume information in the form of a contoured and flow 

route plan (proving connectivity to the watercourse to allow exceedance runoff to 

reach the flood storage area).  Please provide this for the existing and proposed 

situation, based on topographic levels and proposed levels/surfaces respectively.  

Please also provide a comparison surface model. 

o Undertake a similar exercise for the new access road/junction area. 

o The above two requests can be combined into one piece of work/model. 

o We are not expecting final/detailed design, but we do require levels/contours models 

to be developed enough for us to be satisfied that flood risk in this part of the site will 

not be increased because of the development. 

• We require more details of the proposed culverting at the main access point.  Again, not 

detailed design level, but a detailed sketch of what is envisaged in this area is required 



• At detailed design take account of the existing (theoretical) surface water flood risk storage 

areas within the site so that equivalent storage is provided over and above that required for 

the development (unless actual localised areas coincide with impermeable surfaces anyway - 

in which case no net change). 

6. Hydraulic Model  

Full model input/output files must be provided for LLFA review. 

• Noted and closed. 

7. Access Road Levels and Culverting 

In accordance with TAN15 Section 11, existing and proposed levels for the A525 tie in and flood 

levels must be submitted. 

• Please provide as requested.  This can be linked/combined with point 5 above. 

8. Bryn Coch Properties 

TAN15 Section 11 requires demonstration of no increased flood risk elsewhere.  

• Closed on the basis that the modelling is based on matching the 1 year greenfield runoff rate 

and flood risk is not displaced as a result of the levels changes in the northeastern portion of 

the site, with particular reference to the introduction of the access road. 

9. South-West Culvert 

Assessment required under TAN15 Sections 4 to 6 for small watercourse flood risk. A more detailed 

outline drainage strategy is required. 

• Not required now/closed.  However, details such as flood exceedance routes/plans for all 

parcels, including this area, will be required at the Reserved Matters stage. 

10. Preliminary Site Levels Strategy 

A site-wide preliminary levels plan is required prior to Reserved Matters in accordance with TAN15. 

• The Concept Drainage Sketch provides many of the level information requested.  To close 

this comment please provide some indicative levels on the main distributor roads/spine roads.  

We do not require detailed design level of information, but we require sufficient additional 

levels in the same manner as the key points shown on the parcels. 
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Appendix B – Water Level Mapping  
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Appendix C – Digital Elevation Models 
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Appendix D – Culvert Sketch Plan 
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Appendix E – Concept Drainage Sketches  
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