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1  Introduction  

1.1  Terms of Reference  

JBA Consulting was appointed by Dublin  City  Council to carry out the Strategic  Flood 

Risk Assessment  to inform the Masterplan for the Jamestown Lands .  Hereafter, this 

will be referred to as an SFRA. 

1.2  Background  

In June 2021, DCC re - zoned 43Ha of industrial lands between Jamestown Road and St. 

Margarets Road/McKee Avenue, Finglas from Land Use Zoning Objective Z6 to Land 

Use Zoning Objective Z14  and designated the lands a Strategic Development and 

Regeneration Are a (SDRA) . The objective that underpinned this decision was "to seek 

the social, economic and physical development and/or rejuvenation of an area with 

mixed - use, or with mixed use, of which residential and Z6 would be the predominant  

uses". These lands are hereafter defined as the Jamestown Lands. These lands have 

subsequently been designated as part of an extended SDRA in the Dublin City 

Development Plan 2022 - 2028  The  extent of the lands subject to the masterplan is 

identified in Figure 1- 1.  

 

Figure 1 - 1  Jamestown SDRA Lands  

This report details the SFRA for this area and has been prepared in accordance with 

the requirements  of the DoEHLG and OPW Planning Guidelines, The Planning System 
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and Flood Risk Management 1 ; these guidelines were issued under the Planning and 

Development Act 2000 and recognise the significance of proper planning to manage 

flood risk.  

1.3  SFRA Overview  

The Jamestown Masterplan will be the key document for setting out a vision for the 

development of the area . It should be noted that the Masterplan SFRA sits under the 

Dublin City Development Plan 2022 - 2028 and its SFRA.  The strategy and Policy 

outlined in the  City Development Plan written statement and SFRA is consistently 

applied in this document; more specifically in relation to SDRA 3 and Area 22A of the 

Finglas Stream .   

To avoid unnecessary duplication of the policy background and descriptions 

of the cont ext of the Planning System and Flood Risk management Guidelines 

it is recommended that this document is read in conjunction with the Dublin 

City Development Plan 2022 - 2028 SFRA .  Section 1.3 and 1.4 of the SFRA 

document cover the background to the Policy a nd Planning Guidelines.  

1.3.1  Purpose  

The purpose of this work is  to provide a broad assessment of flood risk to inform 

strategic land - use planning  decisions  and the master planning of the Jamestown lands.  

This is  in accordance with The Planning System and Flo od Risk Management  Guidelines 

for Planning Authorities and Technical Appendices, 2009.  

Within the SFRA t he Justification Test for SDRA 3 and Area 22A clarifies that.  

1 SDRA 3 identifies brownfield sites with the potential to deliver a  significant 

quantum of  residential and mixed - use development and it sets out  a framework 

plan and guiding principles to guide the development of the area.  

2 Residential development would be  a natural extension of existing development 

in the vicinity of Flood Zones A  and B.  

3  Any development could reasonably be accommodated within the 

extents of Flood Zone C and should not need to extend into Flood Zone 

A or B.  

4  The floodplain lands should be retained as their current water 

compatible uses.  

Furthermore, the Masterplan is seen as an  opportunity to implement best practise in 

terms of both flood risk management and stormwater management.  As such under 

Section 13.5 of the DCDP Written Statement it is further clarified that in terms of the 

consideration of Green Infrastructure the follo wing should be considered:  

5  Retention of existing open watercourses with an appropriate riparian 

zone  

6  The exploration of opportunities to de - culvert existing watercourses 

and their incorporation into the Masterplan where possible,  

7 Extensive tree planting including along street avenues.  

8 Biodiversity planting.  

9 Play.  

The key items above are highlighted in bold  and confirm the general application of the 

sequential approach combined with the additional objective of de - culverting and 

creating an appropriate riparian zone.  

ððððððððððððððððððððððððððððððððððððððððððððð 

1 DoHE LG and OPW (2 0 09) T he P lanning System and Flood Risk M anagement: Guidelines for P lanning A uthorities  
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Guidance and Policy on the riparian zone is provided by Section 9.5.2 and 10.5.5  of 

the CDP W ritten Statement as well as the IFI publication 'Planning for Watercourses in 

the Urban Environment'.  

Key requirements are;  

¶ Policy SI10  -  To require development proposals that are within or adjacent to 

river corridors in the City (excluding the Camac River ) to provide for a minimum 

set - back distance of 10 - 15m from the top of the river bank  in order to create an 

appropriate riparian zone. The Council will support riparian zones greater than 

10 metres depending on site - specific characteristics and where such zones can 

integrate with public/communal open space.  

¶ The riparian zone is considered o n a zonal basis that incorporates the 

watercourse, streamside, middle and outer zones.  

¶ SuDS features can be incorporated into the outer zone.  

Building on the requirements  of the DCDP the SFRA and SWMP will seek to initially 

identify the watercourses through the Jamestown Lands, investigate the flow and 

routes, make an initial estimate of flood risk and suggest potential ways in which the 

watercourse can be de - culverted thr ough an appropriate riparian zone.  

1.4  Disclaimer  

It is important to note that, although prepared in compliance with the requirements of 

The Planning System and Flood Risk Management Guidelines for Planning Authorities,  

2009, the SFRA is a work in progress an d is based on emerging and best available data 

at the time of preparing the assessment.  

Accordingly, all information in relation to flood risk is provided for general policy 

guidance only, and may be substantially altered in light of future data and analy sis, or 

future flood events. As a result, all landowners and developers are advised that Dublin 

City Council and their agents can accept no responsibility for losses or damages arising 

due to assessments of the vulnerability to flooding of lands, uses and developments. 

Owners, users and developers are advised to take all reasonable measures to assess 

the vulnerability to flooding of lands and buildings (including basements) in which they 

have an interest prior to making planning or development decisions.  

This SFRA should be reviewed when a new Development Plan is being made, following 

completion of significant flood relief schemes and after significant flood events to 

ensure that its content and emphasis remains relevant, as laid out in Section 7.  

1.5  Technical Principles  

1.5.1  Return Periods  

The probability of a flood event is classified by its annual exceedance probability (AEP) 

or return period (in years).  A 1% AEP flood will occur on average once every 100 years 

and has a 1 in 100 chance (or 1%) of occurring in any given year.  

AEP can be a helpful concept as return period is often misunderstood to be the period 

between large flood events rather than an average recurrence interval.  Annual 

exceedance probability is the inverse of return period as shown in Table 1- 1.  
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Table 1 - 1  Return Periods & Annual Exceedance Probabilities  

Return Period (Years) Annual Exceedance Probability (%) 
2 50 
10 10 
30 3.3 

50 2 
100 1 

200 0.5 

1.5.2  Climate Change  

The Planning Guidelines (originally published in 2009) recommend that a precautionary 

approach to climate change is adopted due to the level of uncertainty involved in the 

potential effects.  

OPW climate change guidance is documented in the ñFlood Risk Management Climate 

Change Sectoral Adaptation Planò, and recommends two climate change scenarios for 

consideration. These are the Mid - Range Future Scenario (MRFS) and the High - End 

Future Scenario  (HEFS).  The MRFS is intended to represent a "likely" future scenario 

based on the wide range of future predictions available.  The HEFS represents a more 

"extreme" future scenario at the upper boundaries of future projections.  Based on 

these two scenari os the OPW recommended allowances for climate change are given 

in Table 1- 2.  

Table 1 - 2  Future Condition Adjustments  

 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 - Galw ay and south of this) 

**   Reduce the time to peak (Tp) by a third; this allow s 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 allow s for increased runoff rates that may arise 
follow ing felling of forestry 
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2  Jamestown  Study Area  

2.1  Introduction  

The Masterplan  area is located on the border with Fingal County Council  and is located 

in the Finglas Stream  catchment  which is part of the wider  Tolka Catchment .   

2.2  Watercourses  

The main watercourse traversing the Jamestown Lands is the Finglas Stream . The 

Greater Dublin Stra tegic Drainage Strategy (GDSDS) studies identified that the Finglas 

Stream originates north of the M50 as a series of undefined channels. The stream is 

culverted under the M50 and through the Charlestown Shopping Centre. Flowing in a 

general north - south di rection .  

North of the M50 t he Finglas Stream  is more rural in nature but after flowing under the 

motorway it  goes through a series of culvert transitions between limited open channel  

sections  before discharging to the River Tolka via bifurcation. The catch ment area at 

the junction with the Tolka River  is approx. 1,080ha (10km2).  

 

Figure 2 - 1 : Jamestown wider settlement and rivers  

The Finglas Stream  enters the Jamestown Lands via a c.700mmX1230mm culvert along 

the northern boundary before discharging to an open channel section behind a series 

of warehouses. This open channel and wider riparian area  is heavily overgrown and 

has restricted access . The channel dimensions are c.3m wide by c.1m depth to bed 

level.  

The Finglas Stream  gets re - culverted c.120m to the south as it passes under the 

Jamestown entrance road beside Van Signs Ltd. This culvert is 1200mmØ circular and 

runs for c.260m, emerging from the Jamestown Lands at the roundabout on St. 

Margaretôs Road and McKee Avenue. The culvert goes through a series of transitions 

between circular and rectangular shapes before discharging to open channel beside the 
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R135 / Finglas Bypass. Refer  to  Figure 2- 2 for a more detailed view of the Masterplan 

area .  

 

 

Figure 2 - 2 : Pathway of the Finglas Stream  through Jamestown Lands (Source: 

GDSDS and Site Walkover)  

The limited section of open  channel within the Masterplan lands was believed to have 

been de - culverted in the 1990s, is heavily overgrown and largely inaccessible.  Figure 

2-3 shows the outlet of the Finglas Stream  in the northern section of the open channel 

section, south of the ESB Archives. Figure 2-4 shows a view across the open channel 

section at  the southern extent of the open area .  






































