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This Flood Risk Assessment (FRA) has been prepared by AKTII on behalf of the Applicant, for 
the proposed redevelopment of 57 River Road, Littlehampton  BN17 5DB.

This report identifies potential sources of flooding and risk to the Proposed Development. 
This study has been prepared in accordance with the guidance contained in the National 
Planning Policy Framework (NPPF) and the Arun District Council Strategic Flood Risk 
Assessment (SFRA).

This report should be read in conjunction with the Drainage Assessment report dated August 
2026, also prepared by AKTII.

This report is prepared for the exclusive use of AKTII and the Applicant. All comments and 
conclusions in this report are based on the assumption that the sourced data is reliable. AKTII 
accept no liability for any inaccurate conclusion or assumptions resulting from inaccurate 
information.

1  Introduction
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1.1  Response to EA and 
Reasons for Refusal 2 and 3

1.1.1  Reason  for Refusal 2
The Flood Risk Assessment does not comply with the 
requirements for site-specific flood risk assessments (paragraphs 
20 to 21 of the Flood Risk and Coastal Change Planning Practice 
Guidance) and its site-specific flood risk assessment checklist. In 
particular, it fails to adequately consider how a range of flooding 
events (including extreme events) will affect people and property 
and take the impacts of climate change into account, and it 
fails to make the development safe for its lifetime. It cannot be 
ensured that the site or the wider area will be safe from future 
flood events, and the harm identified will impact both social and 
environmental objectives outline in the NPPF. This is contrary to 
Arun Local Plan policy W DM2 and the NPPF.

The Flood Risk Assessment considers the flood risk from all 
sources and has been updated to reflect the latest flood data 
provided by the Environment Agency (including extreme events) 
and demonstrates that people and property are safe for the 
lifetime of the development.

1.1.2  Reason for Refusal 3
The development has failed the sequential test and exception 
tests utilised to firstly avoid the impacts of flood risk and then 
to ensure that development and the wider area are safe from the 
impacts of flooding.  It cannot be ensured that the site or the 
wider area will be safe from future flood events, and the harm 
identified will impact both social and environmental objectives 
outline in the NPPF. The proposals are therefore contrary to Arun 
Local Plan policy W DM2 and the NPPF.

The Sequential Test for the development requires the Exception 
Test to be undertaken. The Exception Test demonstrates that 
the development provides wider sustainability benefits to the 
community and is safe for its lifetime taking account of the 
vulnerability of it's users, without increasing flood risk elsewhere 
and reducing flood risk overall. Therefore the development passes 
both the Sequential and Exception Tests.
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4  Policy Local planning authorities in conjunction with the Environment 
Agency are responsible for determining that the threat 
of flooding should be managed. This is to ensure that the 
development is and remains safe throughout its lifetime (i.e. it 
has an appropriate degree  of protection) and does not increase 
flood risk elsewhere.

Following flooding in December 2000 the Environment Agency 
(EA) provided indicative flood plain maps to all authorities 
and published them on the EA website. In addition to these 
indicative maps (following a national programme adopted by 
the  Agency in 1996), detailed data and maps for priority areas 
at risk are available, to provide precise information for building 
developments.

The Government looks to local planning authorities under the 
NPPF to apply the risk-based approach to their decisions on 
development control through a sequential test. Under the test, 
sites are to be categorised under the following zones.

1	 Areas with little or no potential risk of flooding (annual 
probability less than 0.1% for rivers, tidal & coastal). These 
areas would have no constraints on development other than 
the need to ensure that the development does not increase 
run-off from the site to  greater than that from the site in its 
undeveloped or presently developed state. For development 
proposals on sites located within Flood Zone 1 comprising 
one hectare or above the vulnerability to flooding from 
other sources as well as from river and the sea flooding, 
and the potential to increase flood risk elsewhere through 
the addition of hard surfaces and the effect of the new 
development on surface water run-off, should be incorporated 
in an FRA.

2	 Areas with low potential risk of flooding (annual probability 
between 1.0% - 0.1% for rivers and between 0.5% - 0.1% 
for tidal & coastal). These areas would be suitable for most 
developments.

3a Areas with high potential risk of flooding (annual probability 
greater than 1.0% for rivers and greater than 0.5% for tidal 
& coastal). These areas will generally be suitable for “Less 
Vulnerable” uses such as commercial, retail and industrial 
uses, provided there are adequate flood defences in place, 
that ensure  buildings are designed to resist flooding, there 
are suitable warning and evacuation procedures in place and 
the new development does not add to flood risk downstream. 
“More Vulnerable” uses such as residential, health and 
education will require the Exception Test to be passed.

3b Areas at highest risk from flooding (including those areas 
behind defences that offer a standard of defence less than 1% 
for rivers and less than 0.5% for tidal & coastal or where there 
is a significant risk that failure could lead to rapid inundation 
by fast flowing water). These areas may be suitable for 
recreation, sport and conservation use.

4.2  EA Standing 
Advice on Flood Risk 
Assessments

The Standing Advice focuses on developments in areas at risk 
of flooding—particularly Flood Zones 2 and 3, or areas with 
critical drainage problems. Developers must conduct a site-
specific flood risk assessment (FRA) if their project involves new 
buildings, changes in land use, or other significant developments 
in these zones. The FRA must demonstrate how flood risks will 
be managed, including the use of flood-resistant and resilient 
construction, and must consider the impact of climate change. 
The guidance also emphasizes the importance of early planning 
and using Environment Agency flood maps and local Strategic 
Flood Risk Assessments (SFRAs) to inform decisions.

The advice outlines the sequential and exception tests. The 
document confirms that more vulnerable development would 
require the exception test in Flood Zone 3a, however would not 
be required in Flood Zone 2. Advice is also provided on Finished 
Floor Levels, Flood Resilience and Resistance, access and escape, 
and surface water management. Normally these considerations 
are part of the process of the exception test to demonstrate 
development should be made safe for its lifetime without 
increasing flood risk elsewhere. The standing advice states that 
the finished floor level of the building should ideally be 300mm 
above the estimated river or flood level where there is a high 
degree of certainty in the flood level. In addition, the building 
should ideally incorporate flood resistant construction to 600mm 
above the estimated flood level.

Finished floor levels should be a minimum of whichever is higher 
of 600mm above the: 

••	 average ground level of the site 

••	 adjacent road level to the building 

••	 estimated river or sea flood level 

Where there is a high level of certainty about your estimated 
flood level, it may be appropriate to reduce this to 300mm. If 
there is a particularly high level of uncertainty it may need to be 
increased.

4.1  National Planning 
Policy Framework (NPPF)

The National Planning Policy Framework (NPPF) has superseded 
Planning Policy Statement 25 “Development and Flood Risk” (PPS 
25) although the requirements and goals remain essentially the 
same:

••	 The susceptibility of land to flooding is a material planning 
consideration;

••	 The Environment Agency has the lead role in providing advice 
on flood issues, at a strategic level and in relation to planning 
applications;

••	 Planning decisions should apply the precautionary principle 
to the issue of flood risk, using a risk-based search sequence 
to avoid inappropriate development on undeveloped and 
undefended flood plains etc;

••	 Developers should fund flood defences and warning measures 
required because of the development; 

••	 Planning policies and decisions should recognise that the 
consideration of flood risk and its management needs to be 
applied on a whole-catchment basis and not only be restricted 
to flood plains.

With regard to the NPPF, those proposing particular developments 
are responsible for:

••	 Providing an assessment of whether any proposed 
development is likely to be affected by flooding and whether 
it will increase flood risk elsewhere and the measures 
proposed to deal with these effects and risks and;

••	 Satisfying the local planning authority that any flood risk 
to the development or additional risk arising from the 
proposal will be successfully managed with the minimum 
environmental effect thus ensuring the safe development and 
secure future occupancy of the site.

After this has been addressed, it is then the local planning 
authority’s responsibility (advised as necessary by the 
Environment Agency) to determine an application for planning 
permission after taking into account all material considerations, 
including the issue of flood risk and how it might be managed or 
mitigated. Local planning authorities  are required to adopt a risk-
based approach to proposals for development in flood risk areas. 
The  assessment of risk should take into account:

••	 The area liable to flooding;

••	 The probability of it occurring, both now and over time;

••	 The extent and standard of existing flood defences and their 
effectiveness over time;

••	 The likely depth of flooding;

••	 The rates of flow likely to be involved; and

••	 The nature of the development proposed and the extent to 
which it is designed to deal with flood risk.
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Figure 6.31  FD2321/TR2 “Flood Risk to People” Extract

6.7.3  Surface water hazard
The depth and velocity values can be used to determine a Flood 
Hazard Rating using the formula:

HR = ((v+0.5)*D) + DF

where v = velocity (m/s), D = depth (m) and DF = debris factor

The 

In the no climate change scenario:

••	 The 0.00 Hazard rating map (Figure 6.23) indicates that the 
majority of the site has a Hazard Rating of 0. A small area at 
the existing entrance gate is at low risk of exceeding this 
Hazard Rating. The section of River Road in front of the site 
has a medium to high risk of exceeding this Hazard Rating.

••	 The 0.25 Hazard Rating map (Figure 6.24) indicates that the 
majority of the site has a Hazard Rating of 0. A small area at 
the existing entrance gate is at low risk of exceeding this 
Hazard Rating. The section of River Road in front of the site 
has a medium to high risk of exceeding this Hazard Rating.

••	 The 0.50 Hazard Rating map (Figure 6.25) indicates that the 
majority of the site has a Hazard Rating of 0. A small area at 
the existing entrance gate is at low risk of exceeding this 
Hazard Rating. The section of River Road in front of the site 
has a medium to high risk of exceeding this Hazard Rating.

••	 The 0.75 Hazard Rating map (Figure 6.26) shows that no part 
of the site or the section of River Road in front of it is at risk 
of reaching this Hazard Rating.

In the with climate change scenario:

••	 The 0.00 Hazard Rating map (Figure 6.27) indicates that the 
area of flooding at the entrance gate shown in Figure 6.9 has 
a low chance of having a velocity of 0 m/s. Outside the site, 
River Road has a medium to high risk of having a velocity of 
0 m/s.

••	 The 0.25 Hazard Rating map (Figure 6.28) indicates that 
there is no surface water flooding on the site that reaches a 
velocity of 0.25 m/s. Outside the site, there is a small patch at 
low risk of reaching a velocity of 0.25 m/s on River Road.

••	 The 0.50 Hazard Rating map (Figure 6.29) shows that there 
is no surface water flooding on the site or in it's vicinity that 
reaches a velocity of 0.50 m/s.

••	 The 0.75 Hazard Rating map (Figure 6.30) shows that there 
is no surface water flooding on the site or in it's vicinity that 
reaches a velocity of 0.50 m/s.

The Environment Agency's Flood risk summary also assesses 
the site to be at low risk of flooding from surface water (refer to 
Appendix 3).

Therefore, based on the above information the site is considered 
to be at low risk of flooding from surface water.
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8  Conclusions ••	 In accordance with the National Planning Policy Framework, 
we would categorise the site as lying entirely within Flood 
Zone 3a but benefits from the flood defences along the banks 
of the River Arun.

••	 The proposed residential use is classified as ‘more vulnerable’ 
in accordance with the NPPF.

••	 In accordance with the NPPF, "more vulnerable" classifications 
are suitable in Flood Zones 1 and 2 but require the Exception 
Test to be undertaken for sites within Flood Zone 3a.

••	 For the reasons outlined in Section 6.3, it is believed that 
the proposed development meets the requirements of the 
Exception Test and the proposed land use is acceptable on 
this site.

••	 The site has been assessed as being at low risk of flooding 
from rivers or tidal sources.

••	 The site has been assessed as being at very low risk from 
surcharging sewers.

••	 The site has been assessed as being at low risk from 
artificial sources.

••	 The site has been assessed as being at low risk from 
groundwater sources.

••	 The site has been assessed as being at low risk from surface 
water flooding sources.

••	 Therefore, the proposed development has an acceptable 
flood risk within the terms and requirements of the National 
Planning Policy Framework.

••	 The proposed development also has an acceptable flood risk 
within the terms of the requirements of the Arun District 
Council SFRA.

••	 The developer must ensure that all warning and evacuation 
plans are in place. 

••	 The comments stated above are based on information 
received from other consultees. The flood risk classification 
of this site has been based on the above observations, and 
the recommendations stated. This report is intended for the 
use of the developer of the site in support of their planning 
application for the site only.
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