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1. Introduction 

1.1. PSA Design Ltd have been commissioned to provide a Flood Risk Assessment (FRA) to 

support a planning application at a former recycling centre off Whalley Road, Langho.   

 

1.2. The application comprises “proposed use of land for open air storage of vehicles within use 

class B8, provision of welfare unit and jet wash. Retrospective application”. 

 

1.3. The location of the site is shown below and in more detail on the location plan included within 

Appendix A. 

 

The site is located at: Former Household Waste Recycling Centre  

  Longsight Road  

  Langho  

  BB6 8AB 

 

 NGR : 370910E 434860N 

 

 

Existing Site 

1.4. The application site comprises the former Lancashire County Council Langho waste recycling 

yard and access road. The site is hard surfaced with the entrance to the site off Longsight 

Road which subsequently connects to Whalley Road.  



Orrells Coach Hire Ltd 

Former Recycling Depot, Langho  

Flood Risk Assessment 

 

2 

 

1.5. To the west of the site is the wooded banking to the Langho roundabout on the A59 which is at 

a higher level. To the north of the main part of the site are three storey flats and a car park off 

Petre Wood Crescent. The access road to the site passes to the south of four terrace houses 

which front onto Petre Wood Close. To the south of the site and its access road, and at a higher 

level, is Petre Garage, a car mechanics garage providing vehicle repairs, MOT’s, jet washing 

facilities and petrol filling station. Adjacent to this the land appears to be being used as a yard 

to store and maintain plant hire equipment and HGV vehicles 

 

Proposed Site 

1.6. Planning application seeks permission in retrospect to use the site for the storage of vehicles 

and to retain the welfare unit and jet wash. The site is currently used to store up to five coaches. 

The welfare unit is used for storage and will be used to provide a toilet and washbasin. There is 

no office at the site, all administration duties are done off-site at the applicant’s home. 

 

Site History 

1.7. The application site was previously used as a household waste recycling centre until 31st March 

2011. The recycling centre comprised a series of skips on the northern and western perimeter 

of the site with a parking and turning area.   

 

1.8. The Architects plans are included as Appendix A. 

 

 

2. Flood Risk Assessment 

2.1. The National Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG) set 

out Government policy aims on development and flood risk for England. The aim is to ensure 

flood risk is taken into account at all stages of the planning process, to avoid inappropriate 

developments in areas at risk of flooding, and to direct development away from areas of 

highest risk. 

 

2.2. Flood mapping from the EA website (extract below) clearly indicates that the site is located 

within Flood Zone 1 and is therefore at very low risk of flooding.  Accordingly, with reference to 

Table 2 from PPG, the proposed development would fall into the “less vulnerable” category 

and, in accordance with Table 3, the site proposals within Flood Zone 1 would be deemed 

“appropriate”.  
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There will therefore be no requirement for a Sequential Test or Exception Test to be 

carried out for this development. 

 

2.3. Notwithstanding the above, aside from fluvial and coastal flood risk, NPPF sets out that risk of 

flooding from ALL sources should be considered. This is discussed in more detail below. 

 

2.4. Surface Water (Pluvial) Flood Risk 

 

2.5. Reference to online surface water flood risk mapping shows there is surface water flood risk in 

the area.  Extracts are included below. 

 

  

1 in 100yr SW Flood Risk 1 in 1000yr SW Flood Risk 
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2.6. The red-line boundary on the above plans generally indicates the proposed site.  It can be 

seen that during the 1 in 100yr event, the site is affected to the northern boundary.  During the 

1 in 1000yr event flooding is shown within most of the existing yard.  In relation to flood risk, 

the design flood event for flood risk assessment purposes is the 1 in 100yr event.   

 

2.7. Further reference to online long term surface water flood risk mapping, indicates that during 

the 1 in 100yr design event, surface water flooding will generally be limited to 20cm deep.  

Climate change allowances do indicate that depths could be deeper in the future, however, 

these appear to be limited to 60cm.   

 

2.8. The proposed use is store coach vehicles.  By definition, coaches have high chassis and it is 

very unlikely they would be affected by shallow surface water flooding.   

 

2.9. Surface water flooding is generally slow to onset and builds up over a prolonged periods when 

surface water drainage systems become surcharged and ground becomes saturated.  This 

would typically be during or after prolonged periods of heavy rain.  Being a coach park, the 

operator will regularly visit the site, and his main office operates within the same regional 

locality.  Flood risk could therefore be systematically monitored during such periods to provide 

a preventative action plan.  This plan would simply be to monitor, and if necessary relocate the 

vehicles temporarily during any such peak flood event. 

 

2.10. The site is currently served by a drainage system including existing yard gullies.  This will 

ensure that surface water flood risk would quickly return to normal following a flood event. 

 

2.11. Most importantly, the site was historically used as a waste recycling centre and more recently 

given approval for B1/B8 use in the form of the erection of 4 business units.  Therefore, in 

flood risk terms, the proposed coach storage use would be far less “vulnerable”.   

 

It is therefore concluded, subject to the operator establishing a suitable flood risk 

management and action plan, in terms of flood risk, the site is appropriate for 

development and will be suitably safe from flood risk during its lifetime. 

 

3. Drainage Strategy 

 

3.1. There are no proposals to alter or amend any drainage related infrastructure.  No new 

impermeable contributing areas will be installed as part of the application. 
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4. Conclusion 

4.1. It has been demonstrated that the proposed development would be deemed appropriate in 

terms of flood risk.  

 

4.2. It is recommended the operator establishes a suitable flood risk management and evacuation 

plan to monitor the site during prolonged periods or heavy rain.  A simple action plan would be 

to remove the vehicles from site would be appropriate.  In reading this report, the operator is 

appraised of the potential risk. 

 

4.3. There will negligible flood risk to people as there are no proposed facilities for people to 

permanently operate from the site other than to temporarily visit to collect and return coaches. 

 

4.4. There proposal will not affect the existing surface water drainage regime. 

 

4.5. Accordingly, there should be no flood risk or drainage reasons why the proposals 

should not be granted planning consent. 
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