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Introduction

Montip Horizon Ltd. propose to complete the residential development known as Jacobs
Island. The development site is located on lands between the N40, South Ring Road and
Lough Mahon.
The lands to date have been largely developed under the parent planning permission,
reference 00/24609. The development completed to date includes as follows.
(i)
(ii)
(iii)

Housing phase 1&2
111 Units (located to the South of the lands)
Housing phase 4&5
36 Units (located to the South of the lands)
Apartment Blocks 1,2,5,6 – 184 Units in 4 Apartment blocks located to the
North West of the lands.

Construction works at Jacobs Island have been ongoing for the past several years,
including the completion of housing to the south of the proposed works. The remaining
lands under the parent permission are yet to be completed and this application provides
for the completion of the development.
The proposed works will consist of the construction of the following apartment blocks.
•
•
•
•
•
•

Block 3 – 152 Apartments
Block 4 – 67 Apartments
Block 7 – 49 Apartments
Block 8 – 40 Apartments
Block 9 – 46 Apartments
Block 10 – 59 Apartments

Typically, each block will vary between 6 & 8 storeys in height with the exception of Block
3, which will be constructed to 25 storeys.
Murphy Matson O’ Sullivan Consulting Engineers ltd. were requested by Montip Horizon
Ltd. to carry out a Flood Risk Assessment (FRA) for the proposed Development as part of
this planning application.
This FRA has been prepared in accordance with the Guidelines for Planning Authorities on
'The Planning System and Flood Risk Management’ published in November 2009 by the
Office of Public Work (OPW) and the Dept of Environment, Heritage and local Government
(DoEHLG). This FRA addresses points 2(i), 2(ii) 2(iii) and 2(iv) of Box 5.1 in section 5.15 of
the Guidelines.
Other sources of information, attached as appendices, used to compile this FRA include:
•

OPW website, www.floodmaps.ie;
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Site Location and Description

The site is currently occupied by undeveloped partially developed lands in the vicinity of
4 no. Apartment blocks to the North of the Jacobs Island lands.
The overall site is bounded by the Lough Mahon Estuary to the East, by the N40 road to
the West and North West, by third party undeveloped lands to the South West and by
completed residential development to the South.

Figure 1 – Site Location Map

Figure 2 – Aerial Site Location Photo (Google Earth)

Refer to figs. 1 & 2 for location details. As noted above the development works will
complete the residential development at the Jacobs Island Lands as follows.
•
•
•

Blocks 3&4 – to be located to the North of the 4 constructed apartment blocks.
Blocks 7, 8 & 9 – to be located to the South of the 4 constructed apartment blocks.
Block 10– to be located to the South East of the 4 constructed apartment blocks.
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The proposed development will provide 413 no. apartments as list above in the 3
locations. In addition ancillary car parking will be provided in a combination of undercroft,
basement and site parking across the 3 locations.
The existing site levels vary as follows.
•
•
•

From approx. 3.2 – 7.0 at Proposed Blocks 3&4.
From approx. 2.3 – 7.0 at Proposed Blocks 7-9.
From approx. 5.9 – 9.0 at Proposed Block 10.

Figure 3a – Site Survey as existing (block 3&4)
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Figure 3b – Site Survey as existing (block 7, 8 &9)

Figure 3c – Site Survey as existing (block 10)

Page 4

Jacobs Island, Cork

Flood Risk Assessment
Residential Development

Figure 4 – Architectural Site Plan

Figure 5 – Architectural Basement and Under croft Plan
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Flooding Context of the Proposed Development

3.1 The Planning System and Flood Risk
‘The Planning System and Flood Risk Management: Guidelines for Planning Authorities’,
published in November 2009, describe flooding as a natural process that can occur at any
time and in a wide variety of locations (as per the key messages box in Chapter 2 of the
Guidelines).
Flooding can often be beneficial, and many habitats rely on periodic inundation. However,
when flooding interacts with human development, it can threaten people; their property and
the environment (as per sections 2.6 - 2.12 of the Guidelines). Flooding may be from rivers,
the sea, groundwater, sewers or overland flow caused by intense or prolonged periods of
rainfall. Climate change effects suggest that the frequency and severity of flooding is likely to
increase in the future.
The Guidelines describe good flood risk practice in planning and development management
and seek to integrate flood risk management into the planning process, thereby assisting in
the delivery of sustainable development. Planning authorities are directed to have regard to
the Guidelines in the preparation of Development Plans and Local Area Plans, and for
development control purposes. For this to be achieved, flood risk must be assessed as early
as possible in the planning process.
Paragraph 1.6 of the Guidelines states that the core objectives are to:
•

Avoid inappropriate development in areas at risk of flooding;

•

Avoid new developments increasing flood risk elsewhere, including that which may arise from
surface run-off;

•

Ensure effective management of residual risks for development permitted in floodplains;

•

Avoid unnecessary restriction of national, regional or local economic and social growth;

•

Improve the understanding of flood risk among relevant stakeholders; and

•

Ensure that the requirements of EU and national law in relation to the natural environment
and nature conservation are complied with at all stages of flood risk management.

The Guidelines aim to facilitate ‘the transparent consideration of flood risk at all levels of the
planning process, ensuring a consistency of approach throughout the country’. The Guidelines
work on a number of key principles, including:
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•

Adopting a staged and hierarchical approach to the assessment of flood risk; and

•

Adopting a sequential approach to the management of flood risk, based on the frequency of
flooding (identified through Flood Zones) and the vulnerability of the proposed land use.

3.2 Vulnerability of Proposed Development
Under the Guidelines, the proposed scheme (Residential) is classified as a ‘Highly Vulnerable
Development‘(refer to Table 3.1 of the Guidelines) (extract below).

3.3 Flood Zoning
Flood zones are described as follows in of the Guidelines (refer to section 2.23 of the
Guidelines).
Flood zones are geographical areas within which the likelihood of flooding is in a particular
range and they are a key tool in flood risk management within the planning process as well as
in flood warning and emergency planning.
There are three types or levels of flood zones defined for the purposes of these Guidelines:
Flood Zone A – where the probability of flooding from rivers and the sea is highest (greater
than 1% or 1 in 100 for river flooding or 0.5% or 1 in 200 for coastal flooding);
Flood Zone B – where the probability of flooding from rivers and the sea is moderate (between
0.1% or 1 in 1000 and 1% or 1 in 100 for river flooding and between 0.1% or 1 in 1000 year
and 0.5% or 1 in 200 for coastal flooding); and
Flood Zone C – where the probability of flooding from rivers and the sea is low (less than 0.1%
or 1 in 1000 for both river and coastal flooding). Flood Zone C covers all areas of the plan which
are not in zones A or B.
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Whilst the proposed development is located adjacent to the Lough Mahon Estuary, it is not
identified in the LcFRAM maps as being in a flood Zone area. The development area is
therefore considered to be in Zone C.
Accordingly, as a less vulnerable development in Zone C, the proposed development can be
classed as appropriate (as per Table 3.2 of the Guidelines) and further justification is not
necessary.

3.4 Flood Risk Assessment
(i)

Tidal Flooding

Tidal flooding is caused by higher than normal sea levels, largely as a result of storm surges,
resulting in the sea overflowing onto the land. Coastal flooding is influenced by the following
factors:
•

High tide level;

•

Low barometer pressure combined with high winds; and

•

Wave action dependent on wind speeds, direction, local topography and exposure.

As noted above, whilst the proposed scheme location is located adjacent to the Lough Mahon
Estuary the site is not indicated to be in a tidal flood risk area. The extract below is from the
relevant LeeCfram Map for the Cork Harbour Area.
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Node 007 on this map identifies the 1 in 1000 year flood return period as a level of 3.46 m
OD. The lowest finished floor level within the development (blocks 3 &4) is proposed at 4.0
and the proposed basement finished floor level is at 3.5 m OD. Both of these levels are above
the 1 in 100 year flood level. Furthermore, the entire foreshore of the Jacobs Island area to
the east of the proposed development is defended by a continuous embankment to a level of
approx. 4.0 - 4.5 m which provides further protection from tidal flooding.

(ii)

Fluvial Flooding

Fluvial flooding refers to the channel capacity of a watercourse being exceeded during higher
flows and generally relates to Rivers and Streams. Flooding occurs when the capacity of a
watercourse is exceeded, or the channel is blocked or restricted, and excess water spills out
from the channel onto adjacent low-lying areas. Fluvial Flooding is not relevant to this
location, given the size of the adjacent estruary.
There are no LeeCfram flood maps for this area relating to Fluvial flooding and therefore
fluvial flooding is not identified as a concern.
The OPW website, www.floodmaps.ie shows records of any flood events in chosen areas.
Further to review there is no noted flood events attributed to Fluvial Flooding.
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Extract from the OPW website, listing flood events from the Lough Mahon Area.
(iii)

Pluvial Flooding

Pluvial or surface water flooding is the result of rainfall generated flows that arise before
runoff can enter a watercourse or sewer. In undeveloped land overland flow occurs when the
amount of rainfall exceeds the infiltration capacity of the ground to absorb it. This excess
water flows overland forming ponds in natural hollows. Note the overall lands were
developed in the early 2000’s with sufficient capacity within the drainage system provided to
drain the entire Site by gravity sewers with an outfall to the estuary.
Generally, in order for a site to be considered at risk from overland flooding, it would require
steep gradients within or surrounding the site and a reasonably large catchment area. In this
case the surrounding areas are relatively flat.

(iv)

Drainage System Flooding

Flooding resulting when the flow entering a drainage system exceeds it discharge capacity
and the system becomes blocked and/or cannot discharge due to a high water level in the
receiving watercourse or outfall
The existing surface water drainage network around the site was originally designed to drain
the entirety of the development lands when constructed. The lands are currently drained to
the Lough Mahon estuary where a non-return valve has been provided.
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In summary, the surface water drainage network for the proposed scheme is as set out in
section 2.2 of this report.
Based on the above, the risk of flooding of the proposed site from the drainage system is
considered low.
(v)

Groundwater Flooding

Groundwater flooding occurs when the level of water stored in the ground rises, as a result
of prolonged rainfall, to meet the ground surface and flows out over it. Groundwater flooding
tends to be very local and result from site specific factors such as tidal variations.
The development is drained by the system of surface water sewers that outfall into the
esturay. The site levels around the buildings/road are reasonably level but the hardstanding
and roof areas have been designed to be laid to sufficient falls to ensure that the storm water
discharges by gravity to gulleys and drainage channels and on into below ground gravity pipe
network, to the proposed attenuation chamber where appropriate and into existing sewer
networks.
As stated in Section 4.3, the site is not vulnerable to groundwater flooding and the risk can be
considered low.
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Flood Risk Assessment
Consequences of Flooding and Residual Risk on Occupancy of Site

A review of the flood risk assessment in section 3.4 above has found that the site is not at risk from
flooding. The lowest basement level under blocks 7-9 is well above the predicted tidal flood levels. In
addition the site is defended by a continuous embankment to a minimum level of 4.0 m along the
eastern boundary.

4.2

Proposed Flood Protection and Mitigation Measures

All internal foul & surface water drainage (from roofs & balconies) from upper levels will be routed at
u/s of the Ground Floor podium slab to discharge by gravity to the existing network of gravity sewers
around the site and will fall eastwards through the existing outfall to Lough Mahon Estuary.
As the basement floor level under block 7-9 is below the adjacent surface water sewer level, only
surface water which will fall direct to the basement car park ( through air vents and via entry ramp)
will be routed through a class 1 petrol interceptor and pumped up to Ground floor level foul gravity
sewer system (in accordance with local authority requirements). Appropriate maintenance and
management of the relevant on-site drainage infrastructure by a management company will minimise
the risk of siltation, blockages and operational failure. All pumps to be Dual and assist systems, i.e.
back up pumps for operation provided should one pump fail. Telemetry and alarm systems to provide

5

Justification Test

The sequential approach is illustrated as following in The Planning System and Flood Risk Management
Guidelines for Planning Authorities.
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It is clear the following applies:
•

The site is in Flood Zone C;

•

The Development is highly vulnerable;

•

The development is deemed appropriate as per the note above schematic and table 3.1
below. A justification test is therefore not required.
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Conclusion

The flood risk assessment for the Proposed Residential development has shown the site to be within
Flood Zone C and therefore no Justification test is required. The residual risks of flooding can be
managed by incorporation of good building practice in the design and construction of the
development and by maintenance and management of the property. As outlined above the
development has been demonstrated to be in compliance with the core objectives of the Planning
System and Flood Risk Management Guidelines.
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