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2. FLOOD RISK 

 

Interrogation of flood mapping (https://flood-map-for-planning.service.gov.uk) shows that the site 

is located in Flood Zone 3 and is at risk of flooding from the sea. Sites located in Flood Zone 3 have 

a 1 in 200 (0.5%) or greater chance of flooding each year. An extract from the mapping is shown in 

Figure 2.1. 

 

The proposed development is residential in nature and as can be seen in Figure 2.2, is classed as 

‘More Vulnerable Development’ (source: https://www.gov.uk/guidance/flood-risk-and-coastal-

change). 

 

 
Figure 2.1 – extract from flood zone mapping 

 

 
Figure 2.2 – Development Classification 
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Figure 2.3: Flood risk compatibility 

 

 

More vulnerable developments placed in Flood Zone 3 are considered appropriate development 

(source: https://www.gov.uk/guidance/flood-risk-and-coastal-change) only if the exception test can 

be passed, as can be seen in Figure 2.3. The Exception Test requires two additional elements to be 

satisfied (as set out in paragraph 164 of the National Planning Policy Framework) before allowing 

development to be allocated or permitted in situations where suitable sites at lower risk of flooding 

are not available following application of the sequential test. It should be demonstrated that: 

 

• development that has to be in a flood risk area will provide wider sustainability benefits to the 

community that outweigh flood risk; and 

• the development will be safe for its lifetime taking account of the vulnerability of its users, 

without increasing flood risk elsewhere, and, where possible, will reduce flood risk overall. 

 

 

2.1 Exception test – sustainability benefits, safety and flood risk 

Surface water run-off from the site will be managed in a way to meet the requirements of the 

‘National standards for sustainable drainage systems (SuDS)’ published by the Department for 

Environment, Food & Rural Affairs (DEFRA) July 2025. 

 

The surface water drainage system has been designed following guidance contained in CIRIA Report 

753 – ‘The SuDS Manual’, and also to meet – and in some cases exceed – the standards set out in 

the National Standards. 

 

The details of the proposed system are set out in a separate document, ‘The Management of Surface 

Water Run-off’ prepared by Herbert Stumpp Ltd., which is included in the information provided as 

part of the planning application; but to summarise here the sustainability benefits of the design, 

there will be no surface water run-off leaving the site and a SuDS system is proposed. Infiltration 

drainage has been selected as the preferred method of control, and surface water will discharge 

into the ground via 2nr rain gardens, but first via rainwater butts. The rain gardens will also provide 

biodiversity and amenity benefits. The design document also demonstrates that the flood risk 
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elsewhere will not be increased and will reduce the flood risk overall. Safety of the development 

over its lifetime is discussed in this document section 3. 

 

 

2.2 Sources of flooding 

The following flood risks have been considered and are discussed in more detail in subsequent parts 

of this document: 

 

• Flood risk from rivers or the sea 

• Flood risk from surface water 

• Flood risk from groundwater and reservoirs 

• Flood risk from sewers 

• Historic flood records 

• Flood risk from the existing site 

• Flood risk from the proposed development 

 

 

The flood risks and their flood risk frequencies are set out in Table 2.1 

 

 

Risk of flooding Yearly chance of flooding 

Very low risk <0.1% 

(less frequently than once in 1000 years) 

Low risk 0.1% to 1% 

(once in every 100 – 1000 years) 

Medium risk 1% to 3.3% 

(once in every 30 – 100 years) 

High risk >3.3% 

(more frequently than once in 30 years) 

Table 2.1: Flood risk & flood risk frequency 

 

 

2.2.1 Flood risk from rivers or the sea 

Interrogation of flood mapping shows that the site is located in an area where there is very 

low yearly risk of flooding from rivers or the sea, and a low risk of flooding from rivers or 

sea between 2036 and 2069. This is shown in Figures 2.4 & 2.5. 
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Figure 2.4 – Yearly chance of flooding (rivers and sea) 

 

 
Figure 2.4 – Chance of flooding (rivers and sea) 2036-2069 
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Interrogation of the Arun DC Strategic Flood Risk Assessment (SFRA) and also Product 4 

data from the Environment Agency (EA) confirm that the site is not at risk from fluvial 

flooding either present day or with climate change considered, but is at risk from flooding 

from the sea. Extracts from SFRA mapping are included in Appendix 2 and Product 4 data 

is included in Appendix 3. 

 

Product 4 data shows that although the site is affected by flooding from the sea, this is in 

the undefended condition. The defended condition (present day and with climate change 

considered) shows that the site is not affected by flooding from the sea. 

 

 

2.2.2 Flood risk from surface water 

Interrogation of flood mapping shows that the site is located in an area where there is very 

low yearly risk of flooding from surface water, and a low risk of flooding from surface water 

between 2036 and 2069. This is shown in Figures 2.6 & 2.7. 

 

 
Figure 2.6 – Yearly chance of flooding from surface water 
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Figure 2.7 – Chance of flooding from surface water 2036-2069 

 

 

2.2.3 Flood risk from groundwater and reservoirs 

Interrogation of flood mapping shows that the site is located in an area flooding from either 

of these sources is unlikely. This is summarised in Figure 2.8 

 

 
Figure 2.8 – summary of flood risk from other sources 

 

 

2.2.4 Flood risk from sewers 

The SFRA contains no record of any sewer flooding at the site. According to the landowner, 

there have been no records of sewer flooding in the past two years. 

 

 

2.2.5 Historic flood records 

Interrogation of the SFRA indicates that the site is located in an area where incidents of 

flooding have been recorded although not at the site address.  
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2.2.6 Flood risk from the existing site 

The existing site comprises a single residential dwelling with the usual hard and soft 

landscaping. The total impermeable area (dwelling + outbuilding + hard landscaping) is 

approximately 150 sq.m. 

 

The roof of the existing dwelling presently drains to a soakaway. The hardstanding at the 

front of the property drains to the road. 

 

 

2.2.7 Flood risk from the proposed development 

Following development of the site, the impermeable area will total approximately 95 sq.m. 

The increase in risk of overland (exceedance) flows reaching adjacent properties will be 

mitigated against by designing the surface water drainage system to cater for flows arising 

from the 1 in 100 year storm event plus an allowance 45% for climate change and a further 

allowance of 10% for urban creep, and the resultant risk of flooding to properties off-site 

will be low. 

 

 

2.2.8 Impact of climate change 

The site is located within an area influenced by tidal flooding, so climate change allowances 

for peak river flow and rainfall are not directly relevant to the assessment of flood risk from 

the sea. 
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3. MITIGATION MEASURES 

It is important to recognise the effects of climate change and for the design of new developments 

to consider and to build in, resilience to flooding of all forms. Figure 2.9 shows the approach to 

design, which is required by current guidance. It has been reproduced from Improving the Flood 

Performance of New Buildings (flood resilient construction), published by Department for 

Communities and Local Government. 

 

 

 
Figure 2.9 – Design Approach 

 

 

The proposed development is a replacement dwelling. The pattern of usage will therefore remain 

the same, but with the exception that sleeping accommodation in the replacement dwelling will be 

provided at first floor level, instead of at ground floor level, which is the existing arrangement. 

 

The proposed development is classed as more vulnerable and the standing advice for such 

developments covers the following: 

 

• floor levels 

• flood resistance and resilience measures 

• access and escape 

• surface water management 
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3.1.1 Floor levels 

The site is not a risk of flooding from fluvial or other sources such as surface water, but 

Product 4 data shows that the site is at risk of tidal flooding, but only in the undefended 

condition. In the defended condition, the site is not at risk of flooding from tidal sources, 

so all the time that defences are present, the site is not at risk of flooding. The risk of 

flooding generally, is therefore very low. 

 

Standing advice recommends that finished floor levels are set 600mm above the highest of 

the following: 

 

• average ground level of the site, is approximately 3.2m above Ordnance Datum 

(aOD); 

• adjacent road level to the building, which is approximately 3.1m aOD; 

• estimated river or sea flood level, which, from product 4 data, is 4.97m aOD for the 

undefended condition. 

 

Where it is not possible to raise the floor level to the required height above, standing advice 

is to consider moving vulnerable uses to upper floors and to include extra flood resistance 

and resilience measures. 

 

The proposal is to construct a replacement dwelling, and the finished floor level (ground 

floor level) of the proposed dwelling will be set at the same level as the floor level of the 

existing dwelling, reflecting the floor levels of the existing and adjacent properties. The 

existing finished floor level is approximately 3.4m aOD. It is not practical to replace the 

existing dwelling with a new dwelling, the ground floor of which would be 5.57m aOD (i.e. 

0.6m above the predicted flood level of 4.97m) if the requirements of the standing advice 

were to be adhered to. The risk of flooding is very low and flooding would only occur in the 

event flood defences were not present. The proposal therefore is to set the ground floor 

level at 3.5m and to incorporate flood resistance and resilience measures into the design. 

 

 

3.1.2 Flood resistance and resilience measures 

Standing advice requires that the design should be appropriately flood resistant and 

resilient by incorporating the following measures: 

 

• using flood resistant materials that have low permeability to at least 600mm above 

the estimated flood level 

• making sure any doors, windows or other openings are flood resistant to at least 

600mm above the estimated flood level 

• using flood resilient materials to at least 600mm above the estimated flood level by 

raising all sensitive electrical equipment, wiring and sockets to at least 600mm above 

the estimated flood level 

• making it easy for water to drain away after flooding such as installing a sump and a 

pump 
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• making sure there is access to all spaces to enable drying and cleaning; ensuring that 

soil pipes are protected from back-flow such as by using non-return valve. 

 

 

To protect the dwelling from the risk of flooding from fluvial sources, the intention is to 

adopt a water exclusion strategy. Flood resilient construction (masonry) will be used. There 

are two possible entry points for water into the extension and these are: 

 

• Air vents 

Air vents will be fitted with covers to prevent water ingress which would be fixed in 

place to prevent water entering the sub floor voids. As an alternative, self-closing 

vents could be installed 

 

• Doors. 

To prevent water ingress via the door openings, the doors will either be specialist 

manufactured flood-resistant doors, or a flood barrier will be provided, held in situ 

by channels fixed to the wall on each side of the door opening. The barrier would be 

dropped into place when needed. 

 

 

3.1.3 Access and escape 

The site is located within an area of tidal flooding, which will flood in the undefended 

condition only. The existing dwelling is single storey and sleeping accommodation is at 

ground floor level. Occupants of the existing dwelling are therefore at risk in the event the 

property floods, but this will occur only in the undefended condition. That risk of 

occurrence is considered to be very low. It is however, necessary to ensure that the 

occupants are fully aware of that flood risk and they will be advised to sign up to the 

Environment Agency’s Flood Warning Service. This is a free service and which enables 

people in flood warning areas to receive flood alerts and warnings by telephone, text and 

email. 

 

Standing advice requires details of emergency escape plans to be provided for any parts of 

a building that are below the estimated flood level. These plans should show that any single 

storey buildings or ground floors without access to upper floors can access a safe refuge 

above the estimated flood level; that any basement rooms have clear internal access (for 

example a staircase) to an upper floor above the estimated flood level; a safe route of 

access and escape which is set above the estimated flood level and connects the site to an 

area away from flood risk. 

 

The proposed dwelling is two storey and has no basement level. It has no sleeping 

accommodation at ground floor level. The first floor is 2.8m above ground floor level, at 

6.2m aOD, which is 1.23m above the estimated flood level of 4.97m aOD. There is stair 

access from ground floor level to the first floor, and the first floor provides a safe refuge 

should it be required, being more than 1.2m above the flood level. There are two entry/exit 

points at the property which give access to external escape routes. These are the front door 
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(which gives access to Ancton Way) and the back door (which gives access into the rear 

garden). The escape route would be westwards along Ancton Way, away from the flooded 

areas, which would occupy much of that part of the coast. 

 

 

3.1.4 Surface water management 

The details of the proposed surface water drainage system are set out in a separate 

document, ‘The Management of Surface Water Run-off’ prepared by Herbert Stumpp Ltd., 

which is included in the information provided as part of the planning application. The 

document also demonstrates that the flood risk elsewhere will not be increased and will 

reduce the flood risk overall. 
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APPENDIX 3 



Flood risk assessment data

Location of site: 498828 / 100382 (shown as easting and northing coordinates) 
Document created on: 7 May 2026
This information was previously known as a product 4.
Customer reference number: EIR202622102

Map showing the location that flood risk assessment data has been requested for.



How to use this information
You can use this information as part of a flood risk assessment for a planning
application. To do this, you should include it in the appendix of your flood risk
assessment.

We recommend that you work with a flood risk consultant to get your
flood risk assessment.

Included in this document
In this document you'll find:

how to find information about surface water and other sources of flooding
information on the models used
definitions for the terminology used throughout
flood map for planning (rivers and the sea)
flood defence locations and attributes
information to help you assess if there is a reduced flood risk from rivers and
the sea because of defences
modelled data
modelled climate change data
information about strategic flood risk assessments
information about this data
information about flood risk activity permits
help and advice

Information that's unavailable
This document does not contain:

past floods

We do not have past flooding data for this location.

Please note that:

flooding may have occurred that we do not have records for
flooding can come from a range of different sources
we can only supply flood risk data relating to flooding from rivers or the sea

You can contact your Lead Local Flood Authority or Internal Drainage Board to see
if they have other relevant local flood information. Please note that some areas do
not have an Internal Drainage Board.

• 
• 
• 
• 
• 
• 

• 
• 
• 
• 
• 
• 

• 

• 
• 
• 



Surface water and other sources of flooding
When using the surface water map on the check your long term flood risk service
the following considerations apply:

surface water extents are suitable for use in planning
surface water climate change scenarios may help to inform risk
assessments, but the available data fall short of what is required to assess
planned development
surface water depth information should not be used for planning purposes

To find out about other factors that might affect the flood risk of this location, you
should also check:

reservoir flood risk
groundwater flood risk - you could use the British Geological Survey
groundwater flooding data, groundwater: current status and flood risk and
the guide on mining and groundwater constraints for development - further
information may be available from the lead local flood authority (LLFA)
your local planning authority's SFRA, which includes future flood risk

Your Lead Local Flood Authority is West Sussex County.

For information about sewer flooding, contact the relevant water company for the
area.

• 
• 

• 

• 
• 

• 



About the models used
Model name: Emsworth to Littlehampton Model - Arun to East Head (2016) 
Scenario(s): Defended tidal, defences removed tidal, defended climate change 
tidal, defences removed climate change tidal
Date: 9 April 2016

This model contains the most relevant data for your area of interest.

Terminology used
Annual exceedance probability (AEP)

This refers to the probability of a flood event occurring in any year. The probability 
is expressed as a percentage. For example, a large flood which is calculated to 
have a 1% chance of occuring in any one year, is described as 1% AEP.

Metres above ordnance datum (mAOD)

All flood levels are given in metres above ordnance datum which is defined as the 
mean sea level at Newlyn, Cornwall.



Flood map for planning (rivers and the sea)
Your selected location is in flood zone 3.

Flood zone 3 shows the area at risk of flooding for an undefended flood event with
a:

0.5% or greater probability of occurring in any year for flooding from the sea
1% or greater probability of occurring in any year for fluvial (river) flooding

Flood zone 2 shows the area at risk of flooding for an undefended flood event with:

between a 0.1% and 0.5% probability of occurring in any year for flooding
from the sea
between a 0.1% and 1% probability of occurring in any year for fluvial
(river) flooding

It's important to remember that the flood zones on this map:

refer to the land at risk of flooding and do not refer to individual properties
refer to the probability of river and sea flooding, ignoring the presence of
defences
do not take into account potential impacts of climate change

• 
• 

• 

• 

• 
• 

• 





Flood defences and attributes
The flood defences map shows the location of the flood defences present.

The flood defences data table shows the type of defences, their condition and the
standard of protection. It shows the height above sea level of the top of the flood
defence (crest level). The height is In mAOD which is the metres above the mean
sea level at Newlyn, Cornwall.

It's important to remember that flood defence data may not be updated on a
regular basis. The information here is based on the best available data.

Use this information:

to help you assess if there is a reduced flood risk for this location because
of defences
with any information in the modelled data section to find out the impact of
defences on flood risk

• 

• 





Flood defences data

Label Asset
ID

Asset Type Standard of
protection
(years)

Current
condition

Downstream
actual crest level
(mAOD)

Upstream actual
crest level
(mAOD)

Effective crest
level (mAOD)

1 127642 Embankment 100 Fair 5.50

2 127641 Embankment 100 Good 4.99

3 153093 Beach 100 Poor 5.50

Any blank cells show where a particular value has not been recorded for an asset.



Modelled data
This section provides details of different scenarios we have modelled and includes
the following (where available):

outline maps showing the area at risk from flooding in different modelled
scenarios
modelled node point map(s) showing the points used to get the data to
model the scenarios and table(s) providing details of the flood risk for
different return periods
map(s) showing the approximate water levels for the return period with the
largest flood extent for a scenario and table(s) of sample points providing
details of the flood risk for different return periods

Climate change

The climate change data included in the models may not include the latest flood
risk assessment climate change allowances. Where the new allowances are not
available you will need to consider this data and factor in the new allowances to
demonstrate the development will be safe from flooding.

The Environment Agency will incorporate the new allowances into future modelling
studies. For now, it's your responsibility to demonstrate that new developments will
be safe in flood risk terms for their lifetime.

Modelled scenarios

The following scenarios are included:

Defended modelled fluvial: risk of flooding from rivers where there are flood
defences
Defences removed modelled fluvial: risk of flooding from rivers where flood
defences have been removed
Defended modelled tidal: risk of flooding from the sea where there are flood
defences
Defences removed modelled tidal: risk of flooding from the sea where flood
defences have been removed
Defended climate change modelled fluvial: risk of flooding from rivers
where there are flood defences, including estimated impact of climate
change
Defended climate change modelled tidal: risk of flooding from the sea
where there are flood defences, including estimated impact of climate
change
Defences removed climate change modelled tidal: risk of flooding from the
sea where flood defences have been removed, including estimated impact
of climate change

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 









Strategic flood risk assessments
We recommend that you check the relevant local authority's strategic flood risk
assessment (SFRA) as part of your work to prepare a site specific flood risk
assessment.

This should give you information about:

the potential impacts of climate change in this catchment
areas defined as functional floodplain
flooding from other sources, such as surface water, ground water and
reservoirs

Your Lead Local Flood Authority is West Sussex County.

About this data
This data has been generated by strategic scale flood models and is not intended
for use at the individual property scale. If you're intending to use this data as part
of a flood risk assessment, please include an appropriate modelling tolerance as
part of your assessment. The Environment Agency regularly updates its modelling.
We recommend that you check the data provided is the most recent, before
submitting your flood risk assessment.

Flood risk activity permits
Under the Environmental Permitting (England and Wales) Regulations 2016 some
developments may require an environmental permit for flood risk activities from the
Environment Agency. This includes any permanent or temporary works that are in,
over, under, or nearby a designated main river or flood defence structure.

Find out more about flood risk activity permits

Help and advice
Contact the Solent and South Downs Environment Agency team at 

 for:

more information about getting a product 5, 6, 7 or 8
general help and advice about the site you're requesting data for

• 
• 
• 

• 
• 



Use of Environment Agency Information for Flood Risk Assessments  
 
Important  
The Environment Agency are keen to work with partners to enable development which is 

resilient to flooding for its lifetime and provides wider benefits to communities.  If you have 

requested this information to help inform a development proposal, then we recommend 

engaging with us as early as possible by using the pre-application form available from our 

website:  

https://www.gov.uk/government/publications/pre-planning-application-enquiry-form-
preliminary-opinion  
 
We recognise the value of early engagement in development planning decisions.  This allows 

complex issues to be discussed, innovative solutions to be developed that both enables new 

development and protects existing communities. Such engagement can often avoid delays in 

the planning process following planning application submission, by reaching agreements up-

front. We offer a charged pre-application advice service for applicants who wish to discuss a 

development proposal. 

We can also provide a preliminary opinion for free which will identify environmental 
constraints related to our responsibilities including flooding, waste, land contamination, water 
quality, biodiversity, navigation, pollution, water resources, foul drainage or Environmental 
Impact Assessment. 
  
In preparing your planning application submission, you should refer to the Environment 
Agency’s Flood Risk Standing Advice and the Planning Practice Guidance for information 
about what flood risk assessment is needed for new development in the different Flood Zones. 
This information can be accessed via:  
 
https://www.gov.uk/flood-risk-assessment-standing-advice 
http://planningguidance.planningportal.gov.uk/ 
 
 
You should also consult the Strategic Flood Risk Assessment or other relevant materials 
produced by your local planning authority.  
 
 
You should note that: 
 
1. Information supplied by the Environment Agency may be used to assist in producing a 

Flood Risk Assessment (FRA) where one is required, but does not constitute such an 
assessment on its own.  
 

2. This information covers flood risk from main rivers and the sea, and you will need to 
consider other potential sources of flooding, such as groundwater or surface water runoff. 
Information produced by the local planning authority referred to above may assist here. 
 

3. Where a planning application requires an FRA and this is not submitted or is deficient, 
the Environment Agency may raise an objection.  
 

 

 







Culverting 
The Environment Agency is likely to oppose culverting as it is damaging to the ecological integrity of the river 

channel and its corridor and acts as a barrier to the movement of wildlife, including fish and may also increase flood 

risk. If the proposal will impact an existing culvert the Environment Agency may oppose planning consent for 
development either over, or within 8 metres of an existing culvert. Wherever possible, existing culverts should be 
removed and the river channel and bankside habitat reinstated to restore the ecological continuity of the river 
channel and its corridor. 

Water Framework Directive (WFD) 
Any marine works below MHWS require an assessment of possible impacts on Water Framework Directive 
(WFD)  . The assessment should include all elements of the works that fall within, or have the potential to affect, a 
WFD water body and any of the protected areas therein (including Bathing Waters and Shellfish Waters). 

The WFD assessment should follow the ‘Clearing the Waters for All’ guidance  available at https://www.gov.uk/
guidance/water-framework-directive-assessment-estuarine-and-coastal-waters

Where appropriate, a WFD Assessment should assess any potential impacts and demonstrate that the required 

enhancements will be delivered. In some cases the requirements of a WFD assessment can be incorporated into 

an Environmental Impact Assessment (EIA). Any development that has the potential to cause deterioration in 

classification under WFD or that precludes the recommended actions from being delivered in the future is likely to 

be considered unacceptable to us. 

Permits & Consents 

Environmental Permitting Regulations 
To see if your proposed development requires an Environmental Permit under the Environment Permitting 

Regulations please refer to our website: https://www.gov.uk/guidance/check-if-you-need-an-environmental-permit 

From 6 April 2016 an Environmental Permit is required for any proposed works or structures, in, under, over or 
within 8 metres of the top of the bank of designated Main River, and within 16 metres of a tidal defence. 

Ordinary Watercourse Consent 
The prior written consent of the relevant Lead Local Flood Authority is required for the erection of any flow control 
structures, culverting or diversion of ordinary watercourses, including streams, land drains and ditches. 

Marine Licence 
A marine licence may be required for any activities at the mean high water spring tide up to the territorial limit.This 

also includes the waters of every estuary, river or channel where the tide flows at mean high water spring tide. 

Any development must demonstrate how adverse impacts on migratory fish, bathing waters, shellfish waters, 

designated sites, protected and priority species and habitats will be avoided, minimised, mitigated and if necessary 

compensated for. Works within or affecting a Water Framework Directive (WFD) waterbody will need to 

demonstrate that compliance with WFD objectives will be achieved. 'Clearing the Waters for All' provides guidance 

on how the impacts on WFD should be addressed, and should be used when preparing an assessment, including 

the screening and scoping of activities. https://www.gov.uk/guidance/water-framework-directive-assessment-

estuarine-and-coastal-waters 




