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Contract 

JBA Project Manager Ross Bryant 

Address Unit 24, Grove Island, Limerick, V94 312N 

JBA Project Code 2025s1719 

 

This report describes work commissioned by Laois County Council. Ross Bryant and 

Conor O’Neill of JBA Consulting carried out this work. 

Purpose and Disclaimer 

Jeremy Benn Associates Limited (“JBA”) has prepared this Report for the sole use of 

Laois County Council and its appointed agents in accordance with the Agreement 

under which our services were performed. 

JBA has no liability for any use that is made of this Report except to Laois County 

Council for the purposes for which it was originally commissioned and prepared. 

No other warranty, expressed or implied, is made as to the professional advice 

included in this Report or any other services provided by JBA. This Report cannot be 

relied upon by any other party without the prior and express written agreement of JBA. 

The conclusions and recommendations contained in this Report are based upon 

information provided by others and upon the assumption that all relevant information 

has been provided by those parties from whom it has been requested and that such 

information is accurate. Information obtained by JBA has not been independently 

verified by JBA, unless otherwise stated in the Report. 

The methodology adopted and the sources of information used by JBA in providing its 

services are outlined in this Report. The work described in this Report was undertaken 

between January and February 2026 and is based on the conditions encountered and 

the information available during that period. The scope of this Report and the services 

are accordingly factually limited by these circumstances. 

Where assessments of works or costs identified in this Report are made, such 

assessments are based upon the information available at the time and where 

appropriate are subject to further investigations or information which may become 

available. 

JBA disclaims any undertaking or obligation to advise any person of any change in any 

matter affecting the Report, which may come or be brought to JBA’s attention after the 

date of the Report. 

Certain statements made in the Report that are not historical facts may constitute 

estimates, projections or other forward-looking statements and even though they are 

based on reasonable assumptions as of the date of the Report, such forward-looking 
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statements by their nature involve risks and uncertainties that could cause actual 

results to differ materially from the results predicted. JBA specifically does not 

guarantee or warrant any estimates or projections contained in this Report. 

Unless otherwise stated in this Report, the assessments made assume that the sites 

and facilities will continue to be used for their current purpose without significant 

changes. 

Where field investigations are carried out, these have been restricted to a level of detail 

required to meet the stated objectives of the services. The results of any 

measurements taken may vary spatially or with time and further confirmatory 

measurements should be made after any significant delay in issuing this Report. 

____________________________________________________________________ 

Copyright  

© Jeremy Benn Associates Limited 2026 

____________________________________________________________________ 

 



 

RSN-JBAI-XX-XX-RP-HO-0002-S3-P02-Variation_2.docx Page iv 

Contents 

1 Introduction 1 

1.1 Purpose and Context 1 

1.2 Policy and Guidance Update 1 

1.3 Terms of Reference 2 

1.4 Methodology 2 

2 Graiguecullen 4 

2.1 Study Area 4 

2.2 Settlement Review 7 

 

List of Tables  

Table 2-1: Available Flood Data for Zone Development 5 

Table 2-2: Other Available Data 5 

Table 2-3 Allowances for Future Climate Change Scenarios 7 

 

 

 



 

RSN-JBAI-XX-XX-RP-HO-0002-S3-P02-Variation_2.docx Page v 

Abbreviations 

1D ............................  One Dimensional (modelling) 

2D ............................  Two Dimensional (modelling) 

AEP ..........................  Annual Exceedance Probability 

AFA ..........................  Area for Further Assessment 

AONB .......................  Area of Outstanding Natural Beauty 

CFRAM ....................  Catchment Flood Risk Assessment and Management 

DHLGH ....................  Department of Housing, Local Government and Heritage 

FFL ..........................  Finished Floor Level 

FRA ..........................  Flood Risk Assessment 

FRR .........................  Flood Risk Review 

GSI ...........................  Geological Survey of Ireland 

HEFS .......................  High End Future Scenario 

HPW ........................  High Priority Watercourse 

JLAP ........................  Joint Local Area Plan 

LA ............................  Local Authority 

LAP ..........................  Local Area Plan 

LCC ..........................  Laois County Council 

LiDAR ......................  Light Detection And Ranging 

MRFS .......................  Medium Range Future Scenario 

NCFHM ....................  National Coastal Flood Hazard Mapping 

NIFM ........................  National Indicative Fluvial Mapping 

OPW ........................  Office of Public Works 

PFRA .......................  Preliminary Flood Risk Assessment 

SAR .........................  Synthetic Aperture Radar 

SFRA .......................  Strategic Flood Risk Assessment 

SPR .........................  Standard percentage runoff 

SUDS .......................  Sustainable Urban Drainage Systems 

Tp .............................  Time to Peak 

WFD .........................  Water Framework Directive



 

RSN-JBAI-XX-XX-RP-HO-0002-S3-P02-Variation_2.docx Page 1 

1 Introduction 

Laois County Council has commissioned JBA Consulting to prepare an Addendum to 

the existing County Development Plan SFRA to incorporate Variation 2 of the Laois 

County Development Plan (CDP) 2021-2027. 

1.1 Purpose and Context 

Following the revision of the National Planning Framework in April 2025 the Minister 

issued Section 28 Guidelines in July containing increased Housing Growth Targets. 

The Guidelines require local authorities to review, and if appropriate amend, their 

County Development Plans to align with the Revised National Planning Framework and 

ensure that sufficient zoned land is available to meet updated national housing targets. 

For County Laois, this process involves incorporating the Graiguecullen and Carlow 

Joint Urban Local Area Plan (JULAP) 2025-2031 land use zoning maps, into the CDP. 

The JULAP written statement will continue to remain an active plan. 

The Variation process will proceed under Section 58 of the Planning and Development 

Act 2024, as amended, with public display of Variation 2. 

The purpose of this addendum is to assess only the proposed land use zoning changes 

for Graiguecullen and to inform land use zoning decisions in accordance with the 

Planning System and Flood Risk Management Guidelines. 

This Addendum should be read in conjunction with the parent SFRAs of the 

Graiguecullen and Carlow JULAP and the Laois CDP, which remain the primary 

references for methodology, policy context, and countywide mapping.  

1.2 Policy and Guidance Update 

There have been no substantive changes to national flood risk planning guidance since 

publication of the parent SFRAs. Flood risk assessment continues to be undertaken in 

accordance with The Planning System and Flood Risk Management Guidelines (2009) 

and Circular PL2/2014. CFRAM flood mapping remains the primary national dataset for 

identification of Flood Zones A and B. 

The parent SFRAs anticipated that updates would be required as changes are made to 

any Plan and this Addendum should be read as an extension of that approach rather 

than a replacement of the adopted SFRA methodology or policy framework. 
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1.3 Terms of Reference 

Under the "Planning System and Flood Risk Management" guidelines, the purpose for 

the SFRA is detailed as being "to provide a broad (wide area) assessment of all types 

of flood risk to inform strategic land-use planning decisions. SFRAs enable the LA to 

undertake the sequential approach, including the Justification Test, allocate appropriate 

sites for development and identify how flood risk can be reduced as part of the 

development plan process".  

It is important that the Variation continues to fulfil the requirements of The Planning 

System and Flood Risk Management Guidelines for Planning Authorities (2009), which 

require flood risk management to be integrated into spatial planning policies at all levels 

of the planning process. 

In order to ensure that flood risk is appropriately integrated into the Variation, the scope 

of this SFRA Addendum is to: 

• Undertake flood risk screening of the proposed zoning changes for Graiguecullen; 

• Review and interpret Flood Zone A and B extents using the most up-to-date 

available datasets, including CFRAM, OPW mapping, Flood Relief Scheme 

mapping and post-CFRAM flood defence information; 

• Apply the Sequential Approach and, where required, the Justification Test at 

Development Plan stage; and 

• Provide flood risk management guidance to inform zoning decisions and 

development management, including finished floor levels, residual risk, and 

Sustainable Drainage Systems. 

1.4 Methodology 

This report should be read in conjunction with the SFRA prepared for the Graiguecullen 

and Carlow JULAP 2025-2031 (the parent SFRA). In particular, the parent SFRA sets 

out the planning context and general methodology for strategic flood risk assessment, 

and describes the study area and flood risk data available for Graiguecullen.  

The parent SFRA details the approach to flood management. A strategic approach is 

adopted which follows the planning guidelines. Development should always be located 

in areas of lowest flood risk first, and only when it has been established that there are 

no suitable alternative options should development (of the lowest vulnerability) 

proceed. Consideration may then be given to factors which moderate risks, such as 

defences, and finally consideration of suitable flood risk mitigation and site 

management measures is necessary.  

Assessment of flood risk is based on Flood Zones derived from the best available 

dataset, supported by information on any completed flood defence infrastructure, if 

available. The climate change layer shown within within the figures of Section 2.2.2 

represent a High End Future Scenario (HEFS) flood extent, derived from the 0.1% AEP 
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outlines from the best available dataset. This layer illustrates the potential spatial extent 

of flooding under extreme future climate change conditions and is provided for 

contextual information only. It does not account for flood defence infrastructure or site-

specific mitigation measures and does not alter the Flood Zone A and B mapping 

applied in this Addendum.  

Flood risk management continues to be informed by flood levels, application of 

freeboard, and assessment of residual risk through site-specific Flood Risk 

Assessment. 
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2 Graiguecullen 

2.1 Study Area 

Carlow-Graiguecullen is situated on the River Barrow. The town is subject to an 

existing flood relief scheme. There are also two proposed flood relief schemes under 

consideration on the River Burrin and the Knocknagee stream.  

The town is affected by fluvial flooding. As the River Barrow passes through the town, 

out of bank flooding occurs due to insufficient channel capacity. The River Burrin and 

Knocknagee Stream also contribute to flood risk in the area. 

The primary watercourse in the area is the River Barrow. The largest tributary of the 

Barrow is the Burrin River which meets the Barrow at Carlow Town. The Barrow flows 

in a southerly direction through the town, under Graiguecullen Bridge and over the 

Carlow Weir. The River Burrin flows in a north easterly direction to its confluence with 

the Barrow immediately downstream of Carlow Weir. The Derrymoyle stream, a 

tributary of the Barrow, flows c. 4km in a southerly direction where it meets the Barrow 

just south of the town. 

2.1.1 Review of Flood Zone Data 

This section reviews the sources of Flood Zone mapping for Graiguecullen. The data 

sources are presented in Table 2-1 over page.  

Advice on the expected impacts of climate change and the allowances to be provided 

for future flood risk management in Ireland is given in the OPW Climate Change 

Sectoral Adaptation Plan. The CFRAM High-End Future Scenario (HEFS) is used to 

assess future risk in Portarlington, as defined by Table 2-3.  The approach to climate 

change is precautionary and driven by the First Revision to the National Planning 

Framework, National Policy Objective 78 which sets out the core requirement to take 

account of the potential impacts of climate change on flood risk. 
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Table 2-1: Available Flood Data for Zone Development 

Description Coverage Robustness Comment on usefulness 

CFRAM 
study, OPW 

Covers the river 
Barrow and its 
tributaries 

High 

 

Detailed 1D/2D CFRAM 
HPW model and is useful. 
Site verified by walkover 
and consultation with local 
authority. In general, 
CFRAM provides all 
information needed to 
apply the Justification Test 
(JT) for Plan Making 
under the SFRA. Area is 
listed for update under the 
OPW map review 
programme and this will 
be updated in the County 
Flood Zones when 
available. 

 

National 
Indicative 
Fluvial 
Mapping 
(OPW) 

Watercourses to 
the west of 
Carlow Town 

Moderate  

 

This data is broadscale 
and based on remotely 
sensed ground models.  

There is no modelled 
water level or depth 
associated with this 
dataset. Flood outlines 
have been verified by site 
walkover. 

Historical 
Flood Event 
Outlines 

Coverage of most 
of LAP area from 
previous flood 
event 

Moderate Used indirectly to validate 
flood zones. 

Useful background 
information for flooding in 
specific areas of the 
settlement. 

 

Table 2-2: Other Available Data 

Description Coverage Robustness Comment on usefulness 

GSi 
Groundwater 
and Surface 
Water flood 
information 

Full Study 
Area 

Moderate Provides both historic and 
predictive flood extents for 
groundwater and historic surface 
water flooding. 

Alluvial Soils 
Maps 

Full Study 
Area 

Low Used to provide indication of risk in 
areas with no other mapping 
available. 
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Description Coverage Robustness Comment on usefulness 

Groundwater 
vulnerability 
maps 

Broad 
scale, 
County 
wide  

Moderate Initial assessment of groundwater 
vulnerability. Provides a screening 
tool for use in FRA. 

Historic 
Flood 
Records 
including 
photos, 
aerial photos 
and reports. 

Coverage 
of most of 
JULAP 
area from 
2009 flood 
event and 
spot 
coverage 
for other 
events 

Various Highly useful oversight of historic 
flooding issues provided by the 
Local Authority. 

LiDAR 
height model 

Study 
area 

High Aerial survey is used to appraise 
the topography and identify low 
spots, floodplain and areas 
potentially susceptible to flooding. 

 

As set out in the RSES Regional Flood Risk Appraisal Report, and under the Planning 

Guidelines, the Flood Zone mapping for Carlow Graiguecullen is principally derived 

from the CFRAM where possible.   

All sources of available flood mapping were reviewed, and the best available dataset is 

used. 

Specific guidance is provided on the data review and the site visit is used to confirm the 

most appropriate dataset and flood extents to define the Flood Zones. Professional 

opinion and judgement has been used to develop the recommendations represented 

within the JULAP SFRA (parent SFRA) and this Addendum SFRA. . 

The review of the suite of flood risk data has been developed as a spatial planning tool 

to guide Laois County Council in making land-use zoning and development 

management decisions. The data sets have been deemed appropriate for the planning 

decisions being made at this stage of the plan making process and where flood risk is 

identified the following approach has been undertaken; 

• Application of the Justification Test and/or Sequential Approach within a zoning; 

• Further detailed analysis, or; 

• Rezoning to a less vulnerable use, or; 

• Further assessment at Development Management stage in limited circumstances 

where it has been determined that development should be possible in principle, 

taking into account a site specific opinion. 
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Table 2-3 Allowances for Future Climate Change Scenarios  

2.1.2 Flood Relief Schemes 

The Carlow Flood Relief Scheme was initiated in 1996 following severe flooding in 

1995 and was constructed from 2010 to 2013. The Scheme, which comprises flood 

defence walls and embankments along the River Barrow and Burrin Stream with a 

pumping station at their confluence which provides protection against fluvial flooding to 

the 1% AEP for 185 properties. The flood relief scheme also includes some weir 

alterations and channel improvement works.  

Further works on the Burrin River in the Mill Race/Springfield area and on the 

Knocknagee Stream in the Castle Oaks area were recommended by the CFRAM and 

have been included as part of the first 50 FRSs to be investigated further under the 10-

year government spending plan announced in May 2018. 

2.2 Settlement Review 

A strategic approach to the management of flood risk is important in Graiguecullen as 

the risks are varied, with scales of risk and vulnerability varying across the settlement.  

Following the Planning Guidelines, development should always be located in areas of 

lowest flood risk first, and only when it has been established that there are no suitable 

alternative options should development (of the lowest vulnerability) proceed. 

Consideration may then be given to factors which moderate risks, such as defences, 

and finally consideration of suitable flood risk mitigation and site management 

measures is necessary.  

Criteria MRFS HEFS 

Extreme Rainfall Depths +20% +30% 

Flood Flows +20% +30% 

Mean Sea Level Rise +500mm +1000mm 

Land Movement -0.5mm / year* -0.5mm / year* 

Urbanisation No General Allowance - 
Review on Case by 
Case Basis 

No General Allowance - 
Review on Case by Case 
Basis 

Forestation -1/6 Tp** -1/3 Tp**+10% SPR*** 

Notes: 

* Applicable to the southern part of the country only (Dublin - Galway and south of 
this). 

**  Reduction in the time to peak (Tp) to allow for potential accelerated runoff that 
may arise as a result of drainage of afforested land. 

*** Add 10% to the Standard Percentage Runoff (SPR) rate; this allows for 
increased runoff rates that may arise following felling of forestry. 



 

RSN-JBAI-XX-XX-RP-HO-0002-S3-P02-Variation_2.docx Page 8 

It is important to note that whilst it may be technically feasible to mitigate or manage 

flood risk at site level, strategically it may not be a sustainable approach.  

A summary of flood risks associated with the proposed new land use zoning has been 

provided in the following sections. The Flood Risk commentary indicates whether a 

certain land zoning, in Flood Zone A or B, will need to have the Plan Making 

Justification Test (JT) applied and passed. 

When carrying out a site-specific Flood Risk Assessment, or when planning 

applications are being considered, it is important to remember that not all uses will be 

appropriate on flood risk grounds, hence the need to work through the Justification Test 

for Development Management on a site by site basis. For example, a Town Centre 

zoning objective can include for an integrated mix of residential, commercial, 

community and social uses which have varying vulnerabilities and would not be equally 

permissible within Flood Zone A and B. Implications of vulnerability are considered as 

far as possible at the plan making stage – hereunder. 

A summary of flood risks and mitigation associated with each zoning objective is 

provided within the relevant settlement zoning objectives set out in the Settlement 

Review.  

2.2.1 Flood Risk and Climate Change Review 

There are two sites to be zoned as New Proposed Residential in Graiguecullen as part 

of the Variation. Both are located within Flood Zone C and are not affected by identified 

HEFS climate change impacts. The detailed outcomes of the flood risk and climate 

change screening for these sites are provided in Section 2.2.2 below. 
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2.2.2 Detailed Flood Risk Review 

LS-GN-001  

 

Flood Risk Overview Site LS-GN-001 comprises agricultural land. It is situated in the 

southwest of Graiguecullen, along the L7917 which forms its 

northern boundary. Existing residential development is to the east 

and west, with agricultural fields to the south and southwest. 

The site is not situated within Flood Zones A or B, nor in the 

HEFS 0.1% and 1% AEP zones.  

Historical Flooding No historical flooding events have been recorded on this site. 

Climate Change The proposed site is not within the HEFS 0.1% AEP area.  

Conclusion The proposed variation to the land use zoning is appropriate.  

Flood risk can be managed in line with approved Policy and the 

guidance provided within Section 7 of the SFRA prepared for the 

Graiguecullen and Carlow Joint Urban Local Area Plan (JULAP) 

2025-2031 (the parent SFRA). 
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LS-GN-002   

 

Flood Risk Overview Site LS-GN-002 comprises agricultural land. It is situated in the 

southwest of Graiguecullen, between the L7917 and the Carlow 

Relief Road. Existing residential development is to the east. 

This site is not situated within Flood Zones A or B, nor in the 

HEFS 0.1% and 1% AEP zones.  

Historical Flooding No historical flooding events have been recorded on this site.  

Climate Change The proposed site is not within the HEFS 0.1% AEP area.  

Conclusion The proposed variation to the land use zoning is appropriate.  

Flood risk can be managed in line with approved Policy and the 

guidance provided within Section 7 of the SFRA prepared for the 

Graiguecullen and Carlow Joint Urban Local Area Plan (JULAP) 

2025-2031 (the parent SFRA). 
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