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Executive Summary 
Site Location The proposed 0.4Ha development is located off Victoria Road in South Shields, South 

Tyneside, approximately 900m south of South Shields town centre.  
Site Proposals The proposed development is a change in use and redevelopment of the former Buzzers 

Bar building and Social Club and Institute into residential apartments and Houses in 
Multiple Occupation (HMO) with the addition of a new upper floor level. 

Nearest Watercourse None within vicinity of site. 
Nearest Surface Water 
Sewer 

2No surface water sewers originating to the north and south of the site.  

Nearest Combined 
Sewer 

To the north of the site in Victoria Road. 

Nearest Foul Water 
Sewer 

Originates to the south of the site in the unnamed road adjacent to the existing building.     

Flood Zone EA flood maps indicate that the development boundary is located entirely within an area 
classified as a Flood Zone 1. 

Surface Water Flooding Environment Agency surface water flood maps show that the site is location in an area 
considered to be at ‘very low’ risk of surface water flooding.  

Surface Water Disposal Surface water flows post-development will not be increased as the proposed 
development retains the existing building structure and 100% impermeable roof area. 

Foul Water Disposal A CCTV drainage survey will be required to determine the current foul discharge points 
and a Section 106 application made to NWL based on the post-development foul flows. 
It is anticipated that foul flows will increase post development. Proposed foul flows have 
been calculated to be 0.84l/s based on the proposing building being fully occupied with 
55 persons and a daily flow rate of 200 litres per person per day. 

 

The above summary should not be used in isolation and reference should be made the full report 
which provides a detailed assessment of the risks affecting the development. 
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1. Introduction 
Coast Consulting Engineers have been commissioned by Hedley Planning Services to assess 
the flood risk and drainage strategy associated with the redevelopment of the former 
Buzzers Bar building in South Shields. This Flood Risk Assessment (FRA) is reviewed in 
accordance with the National Planning Policy Framework (NPPF) for Development and 
Flood Risk. In conjunction with assessing the site for flood risk a proposed drainage strategy 
has been prepared. 

This site-specific FRA has been undertaken to determine the risk of flooding to the 
proposed development from all sources in accordance with the NPPF and to assess the 
flood risk to others as a result of the development. The assessment will recommend how 
the risk can be managed in line with planning policy requirements. 

One of the key aims of the NPPF is to ensure that flood risk is considered at all stages of the 
planning process to avoid inappropriate development in areas at risk of flooding and to 
direct development away from areas at highest risk. Where new development is necessary 
in such areas, the policy aims to make it safe without increasing flood risk elsewhere and 
where possible, reducing flood risk overall. 

1.1 National Planning Policy Framework (NPPF) 

The NPPF (2021) requires that: 

 A site-specific flood risk assessment must demonstrate that the development will be 
safe for its lifetime taking account the vulnerability of its users, without increasing 
flood risk elsewhere, and where possible, will reduce flood risk overall. 

 A site-specific flood risk assessment is required for proposals greater than 1 ha in size 
in a Flood Zone 1; all proposals for new development in Flood Zones 2 and 3, or in an 
area within Flood Zone 1 which has critical drainage problems (as identified in the 
Strategic Flood Risk Assessment). 

The following definitions for flood zones are derived from NPPF: 

FLOOD ZONE 1: 

This zone comprises land assessed as having a less than 1 in 1000 annual probability of river 
or sea flooding in any year (<0.1%). 

FLOOD ZONE 2: 

This zone comprises land assessed as having between a 1 in 100 and 1 in 1000 annual 
probability of river flooding (1% – 0.1%) or 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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FLOOD ZONE 3: 

This zone comprises land assessed as having a 1 in 100 or greater annual probability of river 
flooding (>1%) or a 1 in 200 or greater annual probability of flooding from the sea (>0.5%) 
in any year. 

In addition to the risk of flooding from rivers or sea, consideration must also be given to 
surface water flooding, flooding due to ground water and flooding from artificial sources 
such as sewer failure or overtopping of reservoirs.  
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2. Site location, Topographical Features and Proposals 

2.1 Site Location  

The proposed development is located off Victoria Road in South Shields, South Tyneside, 
approximately 900m south of South Shields town centre. 

National Grid Reference: NZ 36667 66446 

436667mE, 566446mN 

Please refer to the site location plan below and in Appendix A.  

 

 

Figure 2.1 - Site Location 

2.2 Existing Site Description 

The proposed redevelopment site has a red line boundary area of approximately 0.4Ha and 
comprises wholly of an existing two storey building formerly known as Buzzers Bar.  

The site is bound by Victoria Road to the north, east and west, and by an unnamed road to 
the south. Existing external levels surrounding the building fall from east to west. 

2.3 Existing Sewers and watercourses 

Existing public sewer records have been obtained from Northumbrian Water Ltd (NWL). 
Foul and surface water sewers originate in the unnamed road to the south of the site and 
flow west, prior to discharging into the combined sewer network. A second surface water 
sewer originates to the north of the building and flows west. A combined sewer originates 
in Victoria Road to the north of the building and flows north. Please refer to Appendix B. 

There are no known watercourses within the vicinity of the site. 



Former Buzzers Bar, South Shields  Page | 4 
Flood Risk Assessment & Drainage Strategy 
 
 

 

 
Coast Consulting Engineers Ltd 
7 Silverton Court, Northumberland Business Park, NE23 7RY 
Tel. 0191 597 7879 

2.4 Development Proposals  

The proposed development is a change in use and redevelopment of the former Buzzers 
Bar building and Social Club and Institute into residential apartments and Houses in 
Multiple Occupation (HMO), with the addition of a new upper floor level. Proposals by 
Vaughan Architecture Ltd show 6No. 1-bedroom flats, 5No. 2-bedroom flats and 2No. 8-
bedroom HMO’s across three floors with a games area and cycle store located in the 
basement. Please refer to Appendix C. 
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3. Potential Sources of Flooding and Proposed Mitigation 
As required by the National Planning Policy Framework (NPPF) and Technical Guidance to 
the NPPF, each potential source of flooding needs to be considered; rivers and sea, land, 
groundwater, sewers and artificial sources (such as reservoirs and canals). Consideration 
also needs to be given to the flood risk vulnerability classification for this type of 
development. 

3.1 Flood Zone Classification  

Environment Agency flood maps have been acquired to assist with this assessment. The 
flood maps indicate that the development boundary is located entirely within an area 
classified as a Flood Zone 1. Land located within a flood zone 1 is defined as having less 
than a 1 in 1,000 annual probability of flooding from rivers or the sea (low risk). Refer to 
the extract below which identifies the Flood Zones within and in proximity to the 
development site. The site is not considered to be at risk of flooding from rivers or sea. 

 

 

Figure 3.1 – Flood Zone Classification 
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3.2 Flood Risk Vulnerability Classification  

Table 2 of the Planning Practice Guide (2014) states the following with respect to flood 
risk vulnerability classification. 

More vulnerable  

 Hospitals. 

 Residential institutions such as residential care homes, children’s homes, social 
services homes, prisons and hostels. 

 Buildings used for dwelling houses, student halls of residence, drinking 
establishments, nightclubs and hotels.  

 Non–residential uses for health services, nurseries and educational establishments.  

 Landfill and sites used for waste management facilities for hazardous waste. 

 Sites used for holiday or short-let caravans and camping, subject to a specific warning 
and evacuation plan 

Table 3 of the Technical Guidance to the National Planning Policy Framework states the 
following with respect to appropriate land uses: 

Table 3: flood risk vulnerability and flood zone ‘compaibility’ 
Flood Risk 
Vulnerability 
Classification 
(See Table 2) 

Essential 
Infrastructure 

Water 
Compatible 

Highly 
Vulnerable 

More 
Vulnerable 

Less 
Vulnerable 

Zone 1 
 

     

Zone 2   Exception Test 
required 

  

Zone 3a Exception Test 
required 

 x Exception Test 
required 

 

Zone 3b 
functional 
floodplain 

Exception Test 
required 

 x x x 

Key:  Development is appropriate. 
  X Development should not be permitted. 
 

An exception test will not be required in this instance as development is located outside of 
a flood zone 2 or flood zone 3. 

3.3 Surface Water Flood Risk  

Environment Agency surface water flood maps show that the site is location in an area 
considered to be at ‘very low’ risk of surface water flooding.  
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Figure 3.2 – Extent of surface water flooding 

 

3.4 Reservoir Flood Risk  

Artificial sources of flood risk such as man-made ponds or reservoirs can cause a potential 
risk of flooding. The flood map below shows that there is no potential flooding of the site 
from reservoirs, therefore the risk of flooding due to this source can be deemed as low. 

 

 

Figure 3.5 – Extent of reservoir flooding 

The proposed development is considered appropriate within a Flood Zone 1 in line with 
the guidance contained within the NPPF for flooding. 
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4. Surface and Foul Water Disposal 

4.1 Surface Water 

The existing building occupies the full extent of the 0.4Ha site. Surface water flows post-
development will not be increased as the proposed development retains the existing 
building structure and 100% impermeable roof area. If rainwater downpipe locations are 
to be moved a survey should be carried out to ensure that existing connections to the public 
sewer network are utilised.  

4.2 Foul Water 

Northumbrian Water Ltd have confirmed that a Pre-Planning Enquiry will not be required 
for this development. Existing sewer plans have been obtained from NWL which show foul 
and combined sewers surrounding the site however this does not show private connections 
from the existing development. A CCTV drainage survey will be required to determine the 
current foul discharge points and a Section 106 application made to NWL based on the 
post-development foul flows. 

It is anticipated that foul flows will increase post development. Proposed foul flows have 
been calculated based on the proposing building being fully occupied with 55 persons and 
a daily flow rate of 200 litres per person per day. 

Dry Weather Rate per person = 200L/day 

Infiltration rate    = 10% 

Dry Weather Flow  = 6 

Flow per person   = (200 x 1.1 x 6) / (24 x 60 x 60) = 0.01528l/s 

Total flows    = 0.015 x 55 = 0.84l/s 
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Existing Sewer Plans 
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Northumbrian Water must be given two working days notice of their intention to excavate trial holes. With effect from 1 October 2011, private lateral drains and sewers automatically transferred to Northumbrian Water under a scheme made by the Secretary of State pursuant 
to section 105A Water Industry Act 1991. These former private drains and sewers together with existing private connections may not be shown but their presence should be anticipated.  WARNING...Where indicated on the plan there could be abandoned asbestos 
cement materials or shards of pipe. If excavating in the vicinity of these abandoned asbestos cement materials, the appropriate Health & Safety precautions should be taken. Northumbrian Water accepts no liability in respect of claims, costs, losses or other liabilities
which arise as the result of the presence of the pipes or any failure to take adequate precautions. Emergency Telephone Number: 0345 717 1100
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Appendix C – 
Proposed Layout 
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