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1.0 INTRODUCTION 
 

 
WYG Engineering Ltd has been engaged to carry out a Flood Risk Assessment (FRA) for a new 

Timpson’s Concession Pod at an existing Sainsbury’s Store in Shripney Road, Bognor Regis. The 

FRA is to be prepared in support of a planning application for the development. 

 

This Flood Risk Assessment is prepared in accordance with the requirements of National Planning 

Policy Framework (NPPF) and accompanying technical guide.  NPPF sets out the framework for 

planning decisions made by the local, regional and national government and the Environment 

Agency (EA). In order that planning authorities can make informed decisions on the development 

of sites in areas at risk of flood, NPPF requires the developer to carry out an assessment of flood 

risk. These requirements include the following: 

 

 Assessment of the magnitude and severity of flood risk to the site 

 

 Assess suitability of site and development through the use of the Exception Test (if 

required) 
 

 Consider flood risk due to overtopping of existing flood defences 

 
 Assess impact of proposed development on flood risk to adjacent developments 

 

 Determine ability of existing and proposed drainage to accommodate development flows 

with respect to surface flooding 
 

 Demonstrate that appropriate mitigation measures have been taken to prevent flooding 

 

 Demonstrate that appropriate emergency situations have been considered e.g. overland 

flow paths, evacuation routes 
 

 

This report addresses the requirements of NPPF and other issues which are deemed relevant to 

flood risk. 
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2.0 DEVELOPMENT DESCRIPTION AND LOCATION 

2.1 Development and location 

 

The development is a Timpson’s retail concession pod, located outside an existing Sainsbury’s 

Store in Bognor Regis.  The existing store is located adjacent to the A29 (Shripney Road), on the 

north eastern fringes of Bognor Regis, as shown by the location plan in Appendix A. The site is 

bordered to the south by the Aldingbourne Rife and a development of business units, to the west 

by the A29 Shripney Road, to the north by the Southern Cross trading Estate and to the East by 

railway lines.   

 

The proposal is for a single storey standalone retail concession space, approximately 14.5sq m, 

with a dry cleaning operation, shoe and watch repairs, key cutting and engraving services. The 

proposed pod is positioned on the north-east side of the store, adjacent to an existing trolley 

storage bay and bench, which will be relocated adjacent to the proposed unit. The concession 

will be accessed from outside of the store and comprise of customer service counter and waiting 

area with staff working area beyond. The existing and proposed site plans can be found in 

Appendix B. 

 

2.2  Vulnerability Classification 

 

The development is classed as Less Vulnerable, as it is retail, under Table 2 of the NPPF 

Technical Guidance.  According to the EA’s flood risk maps the site is located in Flood Zone 3a. 

The EA’s flood risk maps are included in Appendix C. The proposed development is appropriate 

in areas of Flood Zone 3a under Table 3 of the NPPF Technical Guidance document. 

Flood risk vulnerability 

classification 

Essential 

infrastructure 

Water 

Compatibility 

Highly 

Vulnerable 

More 

Vulnerable 

Less 

Vulnerable 

F
lo

o
d
 Z

o
n
e
 

Zone 1 √ √ √ √ √ 

Zone 2 √ √ Exception 

Test 

required 

√ √ 

Zone 3a Exception 

Test required 

√ X Exception 

Test 

required 

√ 

Zone 3b Exception 

Test required 

√ X X X 

 

Key: √  Development is appropriate 

X   Development should not be permitted
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3.0 DEFINITION OF THE FLOOD HAZARD 

 

3.1 Sources of Flooding 

 
The identified sources of potential flooding on the site are: fluvial, tidal, surface water, 

groundwater, infrastructure failure and sewers. 

 

3.1.1 Flooding from Rivers 

 

The new development is entirely situated within Flood Zone 3a (High risk). This zone is 

defined as land having a 1 in 100 or greater annual probability of flooding from rivers (>1%).  

 

The Arun Strategic Flood Risk Assessment shows the site to have low risk of fluvial flooding.  

However, this is a broad scale assessment and the EA maps should be used in order to assess 

flood risk for the development. SFRA maps can be found in Appendix D. 

 

The EA map for flood risk from rivers and sea that include the effect of flood defences shows 

that the site has a high chance of flooding from rivers and sea. This means that each year, 

the site has a chance of flooding of greater than 1 in 30 (3.3%).  

 

This takes into account the effect of any flood defences that may be in this area. Flood 

defences reduce, but do not completely stop the chance of flooding as they can be 

overtopped or fail.  

 

The Flood Risk Assessment that was prepared for the Sainsbury’s Store in 2008 states that 

according to the EA, a level of 1.90m AOD can be applied in this area as the level of the 1 in 

100 year fluvial flooding event, including for climate change. 

 

3.1.2 Tidal Flooding 

 

As mentioned above, the new development is within Flood Zone 3a. This is land having a 1 in 

200 or greater annual probability of flooding from the sea (>0.5%). 

 

The Arun Strategic Flood Risk Assessment does not show the site as being at risk from 

flooding from the sea on the actual flood risk map (Map A1-T taking into account defences), 

showing that the defences protect the site against a flood event of 1 in 200 years (0.5%). 

However, there is still a significant risk of flooding from the sea should these defences be 

overtopped or breached in an extreme event. 
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3.1.3 Flooding from Surface Water 

 

The EA flood maps for the proposed development show this area has a chance of flooding of 

less than 1 in 1000 (0.1%) from surface water. there are no reported incidents of surface 

water flooding within or around the site.  

 

The new development will not increase the impermeable area of the site, therefore, no 

additional surface water runoff will discharge into the existing surface water network.  

 

3.1.4 Flooding from Groundwater 

 

 The site does not lie in a Groundwater Source Protection Zone according to the EA’s maps. 

Map G1 of the Arun Strategic Flood Risk Assessment (Appendix D) shows that even though 

the site is not within a groundwater Emergence Zone, Groundwater Flood Risk in the area is 

classified as being high. 

 

The Arun Strategic Flood Risk Assessment states that deep foundation, basements and 

underground infrastructure will be most at risk of groundwater flooding.  

 

The new development is only a minor extension to an existing site. No incidents of 

groundwater flooding have been reported and appropriate mitigation measures have been 

incorporated to the design of the existing store.  

 

3.1.5 Flooding from Existing Infrastructure Failure 

 

Canals, Reservoirs, lakes and pumping stations can be considered for assessing existing 

infrastructure failure. Such infrastructure was not identified during the Arun Strategic Flood 

Risk Assessment.  

 

3.1.6 Flooding from Sewers 

 

There are both surface and foul water public sewers running parallel to the western edge of 

the site, under the A29 Shripney Road. The public sewers are the responsibility of Southern 

Water and are assumed to be well maintained. A copy of the Southern Water Asset maps can 

be seen in Appendix E.  

 

There are a number of private surface and foul water sewers currently on site (see Appendix 

F for details). Since the site has been recently redeveloped, the existing infrastructure is 

assumed to be in good condition and well maintained. There are no historic incidents of 
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flooding from sewers in the vicinity of the site. The Arun SFRA map of historic 

flood events from various sources can be seen in Appendix D. 

 

3.2 Existing  Surface  Water  Drainage 

 

There are a number of surface water sewers and ACO drains currently on site. All surface 

water passes through a Class 1 Bypass Interceptor before discharging from the site. The 

trolley shelters which are being replaced by the concession pod have no formal drainage 

arrangements.  

There is an existing 375mm diameter pipe next to the proposed development that is used to 

drain surface water from the Store’s Roof. The new development does not increase the 

impermeable area of the site and will not create additional flows into the existing surface 

water network.  

 

4.0 PROBABILITY 
 

4.1 Flood Zone 

 
According to EA flood risk mapping the site currently falls within Flood Zone 3a (see Appendix 

C). 

 

4.2 Existing Rates of run-off from the site 

 
The new development is within an existing Sainsbury’s Store. As the new concession pod will 

be built over an impermeable area, the surface water run-off will be the same pre and post-

development and there will be no increase in flood risk on site or elsewhere.  
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5.0 FLOOD RISK MANAGEMENT MEASURES 
 

5.1 Site flooding protection 

Surface water runoff from the new concession pod will discharge into the existing surface 

water network currently on site. The concession pod is built on an impermeable area and will 

not create any addition flows into the existing system. 

 

6.0 OFFSITE IMPACTS 
 

6.1 Managing off-site flood risk 

 
By ensuring that the existing run-off rate from the site is maintained, there will be no increase 

of flood risk at any other locations downstream. The project has no other effect on the 

flooding of the area, as it does not alter any watercourse or flow route in any way. 

 

6.2 Remaining Risks 

 
The flood-related risks that will remain after the development has been completed are as 

follows: 

 

 Risk of tidal flooding. 

 Risk from groundwater flooding. 

 

 

6.3 Residual Risk Management 

 
The Environment Agency and Arun District Council are responsible for the management and 

maintenance of existing sea defences. 
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7.0 DRAINAGE STRATEGY 
 
 

7.1 Foul Drainage 

 

There is no foul drainage requirement for the proposed Timpson pod. 

 

7.2 Surface Water Drainage 

 

Currently, runoff from the trolley shelters drains into the nearby ACO channels of the car 

park.  

 

It is proposed to keep the drainage arrangements the same for the new Timpson concession 

pod and utilise the sites existing surface water drains and channels.  
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8.0 CONCLUSION 
 
 

 The site is in Flood Zone 3a and suitable for less vulnerable retail development according to 

NPPF table 3. 

 

 Surface water drainage arrangements will remain the same as present, with the drainage 

channel of the car park picking up the surface water of the new concession pod.  

 

 There are no foul connections in the concession pod. 

 

 The development is not considered to be at significant risk of flooding or to increase flood risk 

to the site or surrounding area.  
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APPENDIX A  
 

Location Plan 
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APPENDIX B 
 

Existing & Proposed Site Plan 
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APPENDIX C 

 
Environmental Agency’s Indicative Flood Risk Map 

 
 
 
 
 
 
 

 
 
 
 
 
 
 



 

Appendix C: Flood Map for Planning 



 

Appendix C: Risk of Flooding from Rivers and Sea 



 

Appendix C: Risk of Flooding from Surface Water 



 

N:\Projects\A089000 - A089500\A089544 - Sainsbury's Framework\A089544 - 01_Bognor Regis FRA\Correspondence\Reports 12 

 
APPENDIX D 

 
SFRA Maps 
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APPENDIX E 

 
Southern Water Asset Maps 
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APPENDIX F 

 
Existing Drainage 

 
 








