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1 Introduction 

1.1 This Topic Paper aims to provide a clear overview of the following: 

a) Why the councils have allocated for development a number of key sites within the 

Shoreham Harbour Joint Area Action Plan, in areas at risk of flooding.  

b) How the approach to site selection and flood risk is consistent with national policy and 

guidance 

c) The respective roles and responsibilities of Adur District Council, Brighton & Hove City 

Council, West Sussex County Council and the Environment Agency in assessing the impact of 

development on flood risk and the current position of these bodies in respect of flood risk in 

relation to the allocations in the Local Plan. 

d) The flood risk issues involved with the allocations in the Shoreham Harbour Joint Area Action 

Plan. 

e) The work that has currently been undertaken in respect of flood risk at these sites as well as 

ongoing and outstanding work. 

 

1.2 The councils consider that their approach to development and flood risk in the Shoreham 

Harbour Joint Area Action Plan, meets the soundness tests set out in the National Planning 

Policy Framework (para 182) for local plan preparation in that: 

 The Plan has been positively prepared and has sought to meet objectively assessed 

development and infrastructure requirements as far as it is reasonable to do so and is 

consistent with achieving sustainable development in the regeneration area. 

 The Plan is justified in its approach to allocating sites and is the most appropriate 

strategy for the regeneration area when considered against the reasonable alternatives, 

based on proportionate evidence. 

 The strategy is effective and deliverable over the Local Plan period to 2031.   

 The Plan is consistent with national policy and will enable the delivery of sustainable 

development in accordance with the policies in the National Planning Policy Framework. 

 

1.3 In developing the Plan, the councils have followed national guidance set out in the National 

Planning Policy Framework for “sustainable development” and produced appropriate 

technical studies including a Strategic Flood Risk Assessment which meets the requirements 

for Level 1 and 2.   

 



3 
 

1.4 This position statement should be considered as background evidence to help support the 

approach to development and flood risk in the Shoreham Harbour Joint Area Action Plan. It 

builds upon correspondence and dialogue with the Environment Agency, West Sussex 

County Council and Brighton & Hove City Council as the Lead Local Flood Authorities, and 

the Council’s own drainage engineers. This document should be read in conjunction with:  

 The Shoreham Harbour Joint Area Action Plan 

 Sequential and Exception Test for the Proposed Submission Adur Local Plan March 2016 

 Sustainability Appraisal of the Proposed Submission Shoreham Harbour Joint Area Action 

Plan 2017 

 Sequential and Exception Tests for the Brighton & Hove City Plan Update 2014.  

 

1.5 The councils seek to avoid and address flood risk through the following objective in the 

Joint Area Action Plan: 

 
Objective 6: Flood risk and sustainable drainage: To reduce the risk of flooding and adapt 
to climate change 
 
To ensure that development avoids and reduces the risks from flooding and impacts on 
coastal processes and that risks are not increased elsewhere as a result. To ensure that 
appropriate and comprehensive flood infrastructure is delivered. To ensure surface water 
runoff 
and water pollution have been reduced by the introduction of sustainable drainage 
systems. 

 
1.6 The councils also seek to go as far as possible to address flood risk in the Joint Area Action 

Plan through Policy SH6: Flood Risk and Sustainable Drainage: 

 
1. Development proposals in the regeneration area must comply with the principles and 

approach to flood risk management set out in the Shoreham Harbour Flood Risk 

Management Guide (2015), or subsequent updated guidance. Where development 

creates new or alters flood flow routes, the site specific Flood Risk Assessment must 

assess the potential flood hazard posed by them to ensure that flood risk is not 

increased elsewhere. 

2. Prior consent of the Environment Agency is required for any works within 16m of the 

tidal River Adur. All proposed flood defences, flood defence upgrades, slipways, 

pontoons and floodgates will require prior approval of the Environment Agency, either 

through the Environment Agency Permit or as part of the Marine Management 

Organisation license. New development will need to be setback from the river’s edge 

where flood defence maintenance is required. Set back distance should be discussed 

and agreed with the relevant authority including the Environment Agency. Maintenance 
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arrangements for flood defences should be agreed with the Environment Agency and 

the local authorities prior to construction. 

3. Where development creates new or alters flood flow routes, the site specific Flood Risk 

Assessment must assess the potential flood hazard posed by them to ensure that flood 

risk is not increased elsewhere. 

4. Residential development proposals must protect against a breach scenario through the 

application of an appropriate finished floor level of 5.77m AOD.  

5. Non-residential development proposals must be designed to be safe for the proposed 

lifetime of the development, assumed to be at least a 60 year period from the date of 

receiving planning permission, unless otherwise agreed with the Local Planning 

Authority.  

6. Where undefended land levels are below the 1 in 200 year tidal flood event for 2115, 

land raising and/or flood defences should be provided to 5.4m AOD. For sites where 

existing defences / land levels do not meet the heights outlined above, developers will 

be required to deliver flood defences or land raising to this height to meet the required 

standard of protection. 

7. Where sheet piling is being proposed, a piling risk assessment must be carried out to 

demonstrate that any proposed piling will not result in contamination of groundwater 

or migration of contamination off-site. Wherever possible piling should be non-

percussive vibro or push piling to minimise impacts to migratory fish. Use of percussive 

methods should be restricted to times when ecological impact is minimal. Displacement 

piling methods are generally preferred on contaminated sites as they produce no spoil 

so that contamination is not exported to the surface. 

8. Where proposals seek to retain existing wharf walls as part of the flood defence 

infrastructure, an extensive structural survey will be required to ensure the 

development will be safe for its lifetime 

9. Where pontoons and mooring opportunities are provided as part of delivery of new 

flood defences, the following requirements apply.  

10. Pontoons should be designed to be freestanding structures.  

11. Where boats are to be moored directly onto piling, a structural survey is required to 

consider whether defences could take the loading over their expected lifetime.  

12. Where loss of habitat occurs due to construction of moorings or pontoons or from 

boats resting on intertidal habitat, creation of new compensatory habitat will be 

required  

13. Proposals should demonstrate how the risks of surface water runoff and water pollution 

have been reduced including through the introduction of sustainable drainage systems 

(SuDS) and water capture/recycling technology. SuDS must also be applied to hard 

landscaping (including paving and road carriageways). 
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14. New developments must incorporate open space, appropriate planting, green roofs 

and/or green walls (suitable for coastal growing conditions) to reduce levels of surface 

water runoff and consequent risk of flooding. 

15. Proposals which seek to provide basement parking in tidal/fluvial flood zones will only 

be acceptable where adequate mitigation and emergency planning are included as part 

of the planning application. 

16. Proposals must include an emergency strategy to ensure the safety of residents at times 

of flooding. 

17. Other relevant policies in the Joint Area Action Plan relating to flood risk in the 

Shoreham Harbour regeneration area include Policy SH1: Climate change, energy and 

sustainable building, Policy SH7: Natural environment, biodiversity and green 

infrastructure, Policy SH8: Recreation and leisure, Policy CA1: South Quayside, and 

Policy CA7: Western Harbour Arm. These policies, and their relevant clauses, are 

located in the Appendices.  

 

2 The Shoreham Harbour Regeneration Area 

2.1 Shoreham Harbour is located between the coastal resorts of Brighton and Worthing, on the 

Sussex coast in southeast England.  The harbour is around 55 miles from London and 30 

miles south of Gatwick Airport. 

2.2 The regeneration area stretches around 3 miles from the Adur Ferry Bridge in Shoreham-by-

Sea through to Hove Lagoon. It is bounded to the north by the West Coastway railway line, 

and to the south by the River Adur and the English Channel. The A259 runs east-west 

through the regeneration area. 

2.3 Shoreham Harbour straddles the local authority boundary between Adur district (within 

West Sussex) and the City of Brighton & Hove. The regeneration area includes parts of 

Shoreham-by-Sea, Kingston-by-Sea, Southwick, Fishersgate, Portslade-by-Sea and Hove. 

 

3 National Policy 

3.1 Paragraph 100 of The National Planning Policy Framework (NPPF) states that ‘Inappropriate 

development in areas at risk of flooding should be avoided by directing development away 

from areas at highest risk, but where development is necessary, making it safe without 

increasing flood risk elsewhere.’ 

 
3.2 The NPPF requires Local Plans to develop policies to manage flood risk from all sources and 

apply a sequential, risk-based approach (the Sequential Test) to the location of 

development to avoid where possible flood risk to people and property and manage any 

residual risk, taking account of the impacts of climate change. 
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3.3 The aim of the Sequential Test is to steer new development to areas with the lowest 

probability of flooding.  

 
3.4 If, following application of the Sequential Test, it is not possible, for the development to be 

located in zones with a lower probability of flooding, the Exception Test can be applied if 

appropriate. The Exception Test is made up of two elements: 

 it must be demonstrated that the development provides wider sustainability benefits to 
the community that outweigh flood risk; and 

 a site-specific flood risk assessment must demonstrate that 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. 

 
3.5 Paragraph 102 of the NPPF makes clear that both elements have to be passed for 

development to be allocated. 

 
3.6 Paragraph 103 states: 

 
‘When determining planning applications, local planning authorities should ensure flood risk 
is not increased elsewhere and only consider development appropriate in areas at risk of 
flooding where, informed by a site-specific flood risk assessment following the Sequential 
Test, and if required the Exception Test, it can be demonstrated that: 

 

 within the site, the most vulnerable development is located in areas of lowest flood risk 
unless there are overriding reasons to prefer a different location; and 

 development is appropriately flood resilient and resistant, including safe access and 
escape routes where required, and that any residual risk can be safely managed, 
including by emergency planning; and it gives priority to the use of sustainable drainage 
systems.’ 

 

4 National guidance 

4.1 Flood risk is defined by the Planning Practice Guidance (PPG) as a combination of the 

probability and the potential consequences of flooding from all sources. The Flood Zones 

refer to the probability of river and sea flooding at current day, ignoring the presence of 

defences.  

4.2 Table 1: Flood Zones (paragraph 065 ref: 7-065-20140306) defines the Flood Zones. It 

separates Flood Zone 3 into zones 3a and 3b. Flood Zone 3b: the functional floodplain is 

defined as land where water has to flow or be stored in times of flood.   

4.3 Paragraph 018 (Ref: 7-018-20140306) sets out the approach of the sequential test: 
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This general approach is designed to ensure that areas at little or no risk of flooding from 
any source are developed in preference to areas at higher risk. The aim should be to keep 
development out of medium and high flood risk areas (Flood Zones 2 and 3) and other areas 
affected by other sources of flooding where possible. 

 
4.4 Table 3: Flood risk vulnerability and flood zone ‘compatibility’ (paragraph 067 ref: 7-067-

20140306) sets the requirement for more vulnerable development in Flood Zone 3a to pass 

the Exception Test. It also shows that all types of development other than water compatible 

uses and essential infrastructure (subject to the Exception test) should not be permitted in 

Flood Zone 3b. 

 
4.5 Paragraph 023 (ref: 7-023-20140306):  

 

The Exception Test, as set out in paragraph 102 of the Framework, is a method to 
demonstrate and help ensure that flood risk to people and property will be managed 
satisfactorily, while allowing necessary development to go ahead in situations where 
suitable sites at lower risk of flooding are not available. Essentially, the two parts to the Test 
require proposed development to show that it will provide wider sustainability benefits to 
the community that outweigh flood risk, and that it will be safe for its lifetime, without 
increasing flood risk elsewhere and where possible reduce flood risk overall. 

 
4.6 Paragraph 026 (ref: 7-026-20140306) defines the lifetime of development: 

 

Residential development should be considered for a minimum of 100 years, unless there is 
specific justification for considering a shorter period. 
The lifetime of a non-residential development depends on the characteristics of that 
development. Planners should use their experience within their locality to assess how long 
they anticipate the development being present for. 

 
4.7 Local Plans should also be supported by a Strategic Flood Risk Assessment (SFRA). 

Paragraph 009 (ref: 7-009-20140306) explains: 

 

A Strategic Flood Risk Assessment is a study carried out by one or more local planning 
authorities to assess the risk to an area from flooding from all sources, now and in the 
future, taking account of the impacts of climate change, and to assess the impact that land 
use changes and development in the area will have on flood risk. 

 
Paragraph 025 (ref: 7-025-20140306) states that:  

 

In considering an allocation in a Local Plan a level 2 Strategic Flood Risk Assessment should 
inform consideration of the second part of the Exception Test. 
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5 Roles and Responsibilities 

 
5.1 No single agency is responsible for managing flood risk. It is therefore important that the 

key organisations involved work closely together. The following bodies play a key role in 

dealing with flood risk.  However, each body has a slightly different role as explained below: 

 

The Environment Agency 

 
5.2 The Environment Agency is a specific consultation body (defined by the Town and Country 

Planning (Local Planning) (England) Regulations 2012) in the preparation of Local Plans and 

Strategic Environmental Assessment (SEA). They provide technical advice to Local Planning 

Authorities (LPAs) on issues relating to flood risk, biodiversity and water quality.  

 
5.3 The Environment Agency is responsible for taking a strategic overview of the management 

of all sources of flooding and coastal erosion. This includes, for example, setting the 

direction for managing the risks through strategic plans and providing evidence and advice 

to inform Government policy and support others.  The Environment Agency has permissive 

powers to undertake operational roles for managing the risk of flooding from main rivers, 

reservoirs, estuaries and the sea, as well as being a coastal erosion risk management 

authority. The Environment Agency publishes flood maps. The Flood Map for Planning is the 

most up to date map for the current day undefended risk of flooding from rivers or the sea. 

This shows the areas of Flood Zones 2 and 3 and is updated quarterly. The Environment 

Agency has also published the Risk of Flooding from Surface Water map.  

 
5.4 With regard to the flood risk issues relating to the Joint Area Action Plan, a review of 

existing documentation and studies including the Environment Agency Flood Map and 

Strategic Flood Risk Assessments (SFRA) for Adur and Brighton & Hove was carried out to 

compare the current and future flood risk scenarios with the planned development. 

Strategies and plans of other flood defence schemes in the area were also reviewed. An 

overview of current and forecast flood risk is outlined for each site in Sections 4 to 7 of the 

flood risk management guide, relating to the four allocations.  

 
Lead Local Flood Authorities 

 
5.5 The Flood and Water Management Act (2010) has given responsibility for the 

management of local flood risk to Unitary/ County Councils as Lead Local 

Flood Authorities. The Lead Local Flood Authorities, in this case West 

Sussex County Council and Brighton & Hove City Council, are responsible for 

developing, maintaining and applying a strategy for local flood risk 

management in their areas and for maintaining a register of flood risk assets. 

They also have lead responsibility for managing the risk of flooding from 

surface water, groundwater and ordinary watercourses. 
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Adur District Council 

 
5.6 Adur District Council is a key partner in planning local flood risk management and can carry 

out flood risk management works on minor watercourses, working with Lead Local Flood 

Authorities and others, including through taking decisions on development in their area 

which ensure that risks are effectively managed. Adur District Council also acts as a coastal 

erosion risk management authority. 

 
Brighton & Hove City Council 

 
5.7 Brighton & Hove City Council also acts as both a lead local flood authority and a coastal 

erosion risk management authority. 

 
 
6 Local Flood Risk 

6.1 The regeneration area is affected to varying degrees by all sources of flooding, including 

surface water, fluvial, tidal, sewer and ground water. 

6.2 Tidal flooding is a particularly significant issue as the River Adur is a tidal river. For 

Shoreham Harbour, the predominant risk of flooding is therefore from tidal sources. 

6.3 Fluvial flooding is caused by high flows in rivers or streams exceeding the capacity of the 

river channel and spilling onto the floodplain, usually after a period of heavy rainfall. Some 

smaller areas of Shoreham Harbour are at risk from fluvial flooding.  

6.4 Flooding from surface water occurs when the local drainage system cannot cope with the 

rainfall and/or the rainfall cannot be infiltrated to the ground. It is extremely difficult to 

predict precisely where surface water flooding will happen as it is dependent on ground 

levels, rainfall, groundwater levels, blockages and the local drainage network. Some smaller 

areas of Shoreham Harbour are at risk from surface water flooding. 

6.5 Ground water flooding is defined as a rise in the water table in permeable rocks during 

higher than normal rainfall. The majority of Adur District is susceptible to groundwater 

flooding due to the geology of the area.   

 
6.6 Sewer flooding can be caused when rainfall is so heavy that it overwhelms the system, 

when groundwater flows into underground drainage networks, or when the sewerage 

system becomes blocked. 

6.7 The following table sets out the varying flood risk issues for each of the allocations 

contained in Section Four of the Joint Area Action Plan: 
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Flood Risk Issues for allocations in the Joint Area Action Plan 

                                                           
1
 Please refer to Flood Map for Surface Water on the Environment Agency website 

Site 
allocation / 
broad 
location 

Flood Zone (Present Day) (Undefended) Flood Zone (Future 2115) (Undefended) Surface Water Flood Risk 

Aldrington 
Basin 

Most of Aldrington Basin currently lies within 
Tidal Flood Zones 2 and 3. Due to the 
significant differences in ground levels within 
the basin, some sites occupy an elevated 
position fronting onto the A259 Kingsway and 
are therefore at a low probability of flooding. 

For sites between the A259 Kingsway and the 
coast, with a 1 in 200 year probability flood event 
in the year 2115 and with forecast sea level rises 
factored in, the majority of this area is shown to 
be at risk from flooding. The maximum flood 
depths for the 1 in 200 year tidal event are 
estimated at 0.50m, with some areas predicted to 
flood to a lesser depth of 0.20m. 
 
With sea level rises factored in for the year 2115, 
the maximum estimated flood depths increase 
significantly to around 1.6m with increased flood 
velocities. 

Surface water management should 
focus on SuDS as set out in Section 3.5 

South 
Portslade 

Being in a more elevated position, South 
Portslade is situated in Flood Zone 1, defined 
as having a low probability of flooding from 
fluvial or tidal sources. 

The South Portslade allocation is elevated above 
the current and future flood extents for fluvial 
and tidal flooding. The minimum land level across 
the site is 5.5mAOD and the majority is in excess 
of 6.0mAOD. Traditional building construction 
should be appropriate and no flood defences or 
flood resistant / resilient measures will be 
required in this location. 

The Brighton & Hove SFRA (2012) does 
identify some parts of the area as 
being at risk from surface water 
flooding for both 1 in 30 and 1 in 200 
year flood events. This can be seen on 
the Flood Map for Surface Water and 
flooding has occurred here in the past1 
.  
 
 

Southwick 
Waterfront 

Sections of Southwick Waterfront site fall 
within Tidal Flood Zones 2 and 3. As Figure 

The estimated flood depth for this site during a 1 
in 200-year tidal flood event has been shown to 

Surface water management should 
focus on SuDS as set out in Section 3.5. 

http://watermaps.environment-agency.gov.uk/wiyby/wiyby.aspx?lang=_e&topic=ufmfsw&layer=0&x=526000&y=105000&scale=10#x=526600&y=104900&scale=11
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6.2 shows, the site is at some risk of flooding 
with areas within Flood Zone 3. However, 
when sea level rise related to climate change 
is factored in, all of the site is considered to 
be at risk from tidal flooding. 

be relatively low (up to 0.4m). The 2115 
prediction factoring in climate change however 
indicates that flood depths could increase to 
between 1m and 1.6m. 

Western 
Harbour Arm 

Many sites along the Western Harbour Arm 
are currently at risk from tidal flooding. Sites 
between the Adur Ferry Bridge and the 
Riverside Business Centre in the west and 
around Kingston Railway Wharf and Kingston 
Beach in the east fall within Flood Zone 3 
with sites between these two areas within 
Flood Zone 2. 
 
Areas within the Western Harbour Arm are at 
a significant risk of flooding but are not 
considered to be functional floodplain 

 
The main flood risk to Shoreham Harbour is from 
tidal flooding and this risk will increase into the 
future as a result of sea level rise associated with 
climate change, necessitating the need for new 
flood defences.  For tidal flooding the effect of 
channel capacity on flood risk is negligible and 
the decision to dredge the channel or not will 
have no bearing on tidal flood risk or the need to 
provide new flood defences. 

It is considered that where 
appropriate, areas of public realm 
could be incorporated as part of the 
overall SuDS strategy and utilised to 
safely detain urban runoff 
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Adur and Worthing Councils Strategic Flood Risk Assessment: 

 
6.8 Adur and Worthing Councils Strategic Flood Risk Assessment (SFRA) builds upon the 

Environment Agency’s flood map.  

 
6.9 The SFRA was updated in 2012 to help inform the location of new development within the 

Local Plan area and satisfy the requirements of a Level 1 and Level 2 SFRA.  The SFRA 

considers flooding from all sources, now and in the future, taking account of the impacts of 

climate change (as assessed at that time). The SFRA also distinguishes between Flood Zones 

3a and 3b.  

 
Brighton and Hove Council Strategic Flood Risk Assessment: 

 
6.10 The Brighton and Hove City Council Strategic Flood Risk Assessment (BHCC SFRA) replaces 

the previous document "Brighton & Hove Strategic Flood Risk Assessment, Final, March 

2008". 

 
6.11 The report contains information on flood zones and an assessment of risks from all sources 

of flooding and also contains more detailed information on the nature of flood hazards that 

exist in areas that do flood. In addition, the strategic responses that should be considered 

to address the effect of proposed development allocations are described to address 

conditions as they are now and as they will be in the future. 

 

Shoreham Adur Tidal Walls 
 
6.12 Due to the risk of flooding to the towns of Shoreham-by-Sea and Lancing from the River 

Adur, the Environment Agency is developing a flood risk management scheme to improve 

the tidal defences in Shoreham-by-Sea, called the Shoreham Adur Tidal Walls Scheme.  The 

scheme is being delivered in partnership with West Sussex County Council, Adur District 

Council and the Coast to Capital Local Enterprise Partnership and will improve or replace 

the existing defences from Shoreham Fort to Ricardo on the west bank and Coronation 

Green to the A27 on the east bank.  The tidal walls scheme was granted planning 

permission in June 2016 and construction started in October 2016.  It is anticipated that the 

scheme will be completed in 2018.  

 
6.13 Although the aim of the scheme is to protect existing properties and businesses, the tidal 

walls will change the flood zone of the Shoreham Airport area from flood zone 3b 

(functional floodplain) to 3a (high probability). This will allow the proposed allocation at 

Shoreham Airport to proceed once the Adur Tidal Walls are in place. (Please see Policy 7 of 

the Adur Local Plan and the Sequential and Exception Test for more information). 
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Brighton Marina to River Adur Flood and Coastal Erosion Risk Management Strategy 

6.14 The Strategy presents the business case and implementation plan for the management of 

the Brighton Marina to River Adur coastal frontage and Shoreham Locked Section by 

Brighton and Hove City Council and Adur and Worthing councils. This report examines the 

problem, identifies strategic objectives and identifies and appraises options to manage the 

shoreline in line with the current Flood and Coastal Erosion Risk Management (FCERM) 

Appraisal Guidance. 

 

Historic Flooding in Adur 

 
6.15 Significant widespread flooding occurred across West Sussex in the summer of 2012 and 

winter of 2013/2014 as a result of heavy rainfall. In December 2013 a tidal surge up the 

River Adur caused the western flood defence along the river to be breached, resulting in 

flooding of the airport.   

 
6.16 The Adur and Worthing Councils SFRA documents a number of flooding events concerning 

groundwater, surface water and sewer flooding within the northern section of New Monks 

Farm. In addition, in 1974 sewer and surface water flooding affected Shoreham Airport. 

 
 
Historic Flooding in Brighton & Hove 

 
6.17 The Brighton and Hove Council SFRA 2012 states there has been a wide range of flooding 

events within Brighton and Hove over the last 15 years with surface and groundwater 

flooding being the most notable sources of flooding. The autumn and winter event of 

2000/2001 is the largest recorded event when extreme weather conditions caused flooding 

across the City. 

 
6.18 There have been recorded incidences of sewer flooding in Brighton and Hove. Records of 

incidents since 1995 were obtained from Southern Water as part of the SFRA (2008). 

Surface water flooding occurs in Brighton and Hove, and is a particular concern in urbanised 

areas, where floods occur quickly in response to heavy rainfall events. In general, surface 

water flooding is the most frequent cause of flooding, although floodwaters are typically 

shallower and persist for shorter durations than other types of flooding. 
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Brighton & Hove City Council Local Flood Risk Management Strategy 
 
6.19 A scoping report was produced for the Strategic Environmental Assessment (SEA) in relation 

to the Draft Local Flood Risk Management Strategy (LFRMS) for Brighton & Hove City. The 

Strategy for Brighton and Hove will set out how flood risk will be assessed and what 

measures will be put in place in order to manage flood risk. 

 
6.20 In general, there are only two main areas of tidal flood risk throughout Brighton and Hove: 

Portslade-by-Sea - including the eastern arm of Shoreham Harbour and Brighton Marina. 

However, the Brighton Marina company monitors and maintains its own defences, which 

are funded by the residents and businesses within the site. As such the minimum standards 

of protection will continue to be maintained. 

 
6.21 There are three areas along the Brighton and Hove coastline which suffer notable increases 

in flood extent as a consequence of climate change: Portslade-by-Sea/Shoreham Harbour, 

Brighton Beach at Palace Pier and Brighton Marina. The effect of climate change on wave 

overtopping has not been looked at as part of the existing studies, given that the region is 

highly susceptible to wave overtopping, it should be noted that the true risk of future 

climate change is only partially presented. 

 
 
7 Approach to Site Selection and Flood Risk 

 
 
Adur Local Plan Sequential Test 

 
7.1 The purpose of the Sequential Test, as set out in the NPPF and the PPG, is to steer new 

development towards areas with the lowest probability of flooding.  Only where there are 

no reasonably available sites in Flood Zones 1 or 2 should decision-makers consider the 

suitability of sites in Flood Zone 3, taking into account the flood risk vulnerability of land 

uses and applying the Exception Test if required. 

 
7.2 A Sequential Test has been undertaken for the emerging Adur Local Plan.  This shows that 

due to the limited number of available sites in the Local Plan area and high proportion of 

land within Flood Zones 2 and 3, it is not possible to meet Adur’s housing and employment 

needs entirely within Flood Zone 1. Therefore sites located in Flood Zone 2 and Flood Zone 

3 have also been considered.  This includes the strategic allocation of Shoreham Harbour. 

 
7.3 Although Shoreham Harbour has a high probability of flooding, it was shown to pass the 

sequential test.  
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Brighton and Hove Council Sequential Test 

 
7.4 The National Planning Policy Framework requires Local Plans to “apply a 

sequential, risk-based approach to the location of development to avoid 

where possible flood risk to people and property and manage any residual 

risk, taking account of the impacts of climate change, by applying the 

Sequential Test, and, if necessary, applying the Exception Test. 

 
7.5 All the proposed Development Area allocations have passed the Sequential Test. 

 
7.6 The Exception Test has also been applied to DA2 (Brighton Marina) and DA8 (Shoreham 

Harbour) and it is considered that the wider sustainability benefits of development at both 

locations outweigh the flood risks. Site specific FRAs produced to support proposals will 

ensure that development will be safe for its lifetime taking account of the vulnerability of its 

users, without increasing flood risk elsewhere. It is therefore considered appropriate to 

allocate both sites in the Brighton & Hove City Plan. 

 
7.7 Further detail regarding flood risk and mitigation for Shoreham Harbour is set out below. 

 
 
8 The Exception Test and Flood Mitigation for Shoreham Harbour 

 
 
Sequential and Exception Test for the Proposed Submission Adur Local Plan March 2016 

 
8.1 Shoreham Harbour benefits from a natural coastal setting and accessible water 

environment. It has a rich and diverse landscape including the River Adur Estuary SSSI, 

Kingston Beach lighthouse and Shoreham Port as a highly engineered, operational 

environment. There is an opportunity to bring underused sites back into active use for 

employment and housing developments, raise the quality of community spaces and 

improve waterfront access. The regeneration of Shoreham Harbour has been an objective 

of the local authority and the Port Authority for a number of years.  

8.2 Residential development is proposed at Shoreham Harbour and, due to its location in Flood 

Zone 3, an Exception Test must be undertaken.  Under Part 1 of the Exception Test it must 

be demonstrated that new development will provide wider sustainability benefits to the 

community that outweigh flood risk.  By assessing the Shoreham Harbour broad location 

against the Sustainability Objectives in the Council’s Sustainability Appraisal of the Adur 

Local Plan, the Exception Test demonstrates that the wider sustainability benefits that 

Shoreham Harbour would bring outweigh flood risk issues. 
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8.3 In order to undertake Part 2 of the Exception Test, as set out in paragraph 102 of the NPPF 

(see above), the Level 2 SFRA for Shoreham Harbour was used.   

 
8.4 This shows that the most significant risk of flooding at Shoreham Harbour is tidal flooding. 

The existing flood defences do not offer a sufficient standard of protection. The site lies 

outside of the area which will benefit from the Shoreham Adur Tidal Walls Scheme. 

Through consultation with the Environment Agency, it has been identified that flood 

defences and or land raising will be required along the Western Harbour Arm to ensure that 

development is safe for its lifetime. The details and form of these flood defences were 

explored through the Shoreham Harbour Flood Risk Management Guide Supplementary 

Planning Document published in September 2015.  

 
8.5 Through discussions with the Environment Agency, West Sussex County Council and the 

Council’s own drainage engineers, the following mitigation has been identified to ensure 

that the site can be made safe for its lifetime, without increasing flood risk elsewhere and, 

where possible, reduce flood risk overall to meet the requirements of part two of the 

Exception Test. This mitigation will be progressed and considered further as part of a site 

specific Flood Risk Assessment (FRA) at the detailed design stage to support a planning 

application. 
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Site specific Flood Risk Assessment 

Flood Risk Issue Recommended Mitigation (how can this be managed) Outcome 

Tidal (including 

from the River 

Adur) 

Parts of the site are located 

within Flood Zone 3. Some 

areas would flood in an event 

with an annual probability of 

1 in 20 or greater in any year 

but are not considered to be 

within the functional 

floodplain. 

 New flood defences will need to be provided along the western 
arm of the Harbour to enable new development.  

 The sequential approach should inform the site layout 
considering all sources of flooding to locate the most vulnerable 
uses in the areas of lowest risk. 

Ensure development is 

safe across its lifetime 

Residual risk should the new 

flood defences fail or be 

overtopped. 

 Finished Floor Levels for residential development should be 
raised above the 1:200 year flood level for 2115 to ensure 
internal flooding does not occur. The Shoreham Harbour Flood 
Risk Management Guide Supplementary Planning Document 
(SPD, 2015) sets finished floor levels at 5.77m. 

 For non-residential uses, the SPD advises that development 
should be designed to be safe for the lifetime of the building, 
assumed to be at least 60 years from the date of gaining 
planning permission. 

 Raise land levels locally to above the 1:200 year flood level for 
2115. This will ensure that safe access and egress is provided 
and the development is protected from flood events. 

 Flood resilient and resistant construction below the 1:200 year 
flood level for 2115. 

Ensure development is 

safe across its lifetime 

Surface Water 

  

The SFRA identifies a 

relatively small area of 

 Surface water can drain directly to the River Adur without 
attenuation due to its close proximity assuming pollution 
mitigation measures are also included. The Flood Risk 

Ensure flood risk is not 

increased elsewhere 
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potential surface water 

flooding within the western 

arm of the Harbour. 

Management Guide SPD identifies suitable SuDS for the 
Western Harbour Arm. 

 The surface water drainage strategy should be designed to 
manage exceedance events. 

Where possible reduce 

flood risk overall 

Groundwater 

  

The SFRA identifies potential 

susceptibility to groundwater 

flooding within the western 

arm of Shoreham Harbour. 

 Any new development should ensure prevention of emergence 
of groundwater at sub-level.  This may include tanking of any 
basements. 

Ensure development is 

safe across its lifetime 
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Sequential and Exception Tests for the Brighton & Hove City Plan Update 2014 
 

 
8.6 As the Shoreham Harbour DA is partly within Zones 2 and 3a, the Exception Test is required 

for highly vulnerable land uses in Zone 2 and essential infrastructure and more vulnerable 

land uses in Zone 3a. As set out in the NPPF, the Test comprises two parts, both of which 

must be passed for development to be allocated or permitted. 

 
8.7 It must be demonstrated that the development provides wider sustainability benefits to the 

community that outweigh flood risk, informed by a Strategic Flood Risk Assessment where 

one has been prepared. 

 
8.8 The Sustainability Appraisal (SA) of the City Plan has considered how well the proposed 

allocations will contribute to the twenty-two identified sustainability objectives. The SA 

findings indicate that the strategic allocations at Shoreham Harbour would have a broadly 

positive impact on these objectives.  

 
8.9 A site-specific flood risk assessment must demonstrate that 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. 

 
8.10 The SFRA for the city includes a Level 2 SFRA for all Development Areas which examines in 

detail various aspects of risk such as depth, rate of onset, and residual risks to people and 

property. Therefore any development proposal must take into account all of the risks and 

suggested mitigation and management measures identified in Appendix B of the SFRA 

which sets out the minimum requirements to ensure safe development, and also the 

recommendations of any site-specific FRA that is prepared at the time of the application. 
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City Plan Site Flood Risk Assessment: summary and recommendations  

Flood Risk Issue Recommended Mitigation (how can this be managed) Outcome 

Flood Zones 0% of the site is within Flood Zone 3b Functional 

Floodplain. 25% of the site is with within Flood Zone 3a. A 

proportion of this zone is at risk of flooding in a 1 in 20 

year event but has been shown to be 'non-functional'. 9% 

of the site is within Flood Zone 2. This excludes any area 

within Flood Zone 3. 66% of the site is within Flood zone 

1.  

The site is partially within Flood Zones 2 and 3a, therefore 
development proposals should be accompanied by a 
detailed FRA (See Appendix D of the main SFRA report), 
and the vulnerability of the development should be 
commensurate with the risk (see Table 3.2and 3.3 of the 
Main SFRA Report). 
 
There is also a risk from wave-overtopping, an assessment 
should be carried out on the impact of wave overtopping 
so that any future development can be designed with this 
in mind. Future developments should be resilient to the 
effects of wave overtopping and the site should be 
sequentially designed ensuring the development remains 
safe in the event of wave overtopping i.e. situating 
resilient uses on the ground floor. 

Ensure 

development is 

safe across its 

lifetime 

Detailed modelling results show that the southern part of 

the site is at a high risk of inundation as a result of wave 

overtopping in both the 1 in 20 and 1 in 200 year events. 

The effect of wave overtopping has not been included in 

the Flood Zone delineation so as not to overly restrict 

areas of development. However, there is still a significant 

risk posed to the Shoreham Harbour site. 

Surface 

Water 

  

The site is shown to be more susceptible (deep water) to 

surface water flooding during 

the 1 in 200 year event. 

The site is at risk of surface water flooding, therefore steps 
should be taken to reduce the consequence of flooding. 
Any future development should ensure that it would not 
increase the surface water flood risk elsewhere, to achieve 
this any existing flow paths would need to maintained. 
Surface water drainage techniques should be built into any 
new design to ensure runoff does not increase and where 
possible steps should be taken (such as rainwater 
harvesting for water reuse or infiltration) to reduce the 

Ensure flood risk 

is not increased 

elsewhere 

 

Where possible 

reduce flood risk 

overall 

There are pockets of flooding, some deep, associated with 

the 1 in 30 year event across the site according to the 

FMfSW. There also appears to be a significant flow path 

parallel to Trafalgar Road in the west. 
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The flooding is slightly more extensive and deeper in the 

1in 200 year event. This is particularly noticeable in the 

north east of the site to the east of Trafalgar Road. 

risk. 

Groundwater 

  

According to the EA groundwater susceptibility map, the 

southern part of the site resides in a series of 1km squares 

where the proportion of each 1 km square that is 

susceptible to groundwater flood emergence is between 

25% and 50%. The north east of the site is in a 1km square 

where the proportion of each 1 km square that is 

susceptible to groundwater flood emergence is less than a 

25%. Whereas, the northwest of the site sits within a 

series of 1km squares where the proportion of each 1 km 

square that is susceptible to groundwater flood 

emergence is more than a 75%. 

Any new development should ensure prevention of 
emergence of groundwater at sub-level.  This may include 
tanking of any basements. 

Ensure 

development is 

safe across its 

lifetime 

Sewer From the PFRA (2011), Figure 4.1, sewer flooding is 

recorded in a number of locations within the Shoreham 

Harbour Area (these include a number on Southern Water 

SIRF flooding record). These are notably clustered north of 

the A259. 

  

Fluvial 

Residual Risk 

Although the River Adur flows through Shoreham Harbour 

to an outfall at the sea, the flood risk in the Shoreham 

Harbour area is predominantly tidal flood risk as opposed 

to 

fluvial flood risk. 
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9 Climate Change Allowances 

 
9.1 New guidance on climate change allowances was published in 2016 by the Government.  

The purpose of this guidance is to ensure an allowance for climate change is made in flood 

risk assessments to help minimise vulnerability and provide resilience to flooding and 

coastal change in the future.  The allowances are based on climate change projections and 

different scenarios of carbon dioxide emissions into the atmosphere.  There are different 

allowances for different epochs or periods of time over the next century. 

 
9.2 The new guidance affects fluvial flow and surface water allowances.  While the existing 

Adur SFRA will have to be amended to take account of these new allowances, this update 

can take place next year as it is not considered that the new allowances will have a 

significant effect on the allocations in the Local Plan.  The reasons for this are set out below.  

 
9.3 Although Shoreham Harbour is adjacent to the River Adur, the Adur is tidally influenced and 

therefore the only risk to the Harbour is tidal flooding.  The new Climate Change Allowances 

therefore do not apply. 

 
 
10 Summary 

 
10.1 The allocation of sites within the Shoreham Harbour regeneration area in areas of flood risk 

is considered to be justified,  and the Sequential Test and Exception Test (where required), 

as set out in the NPPF, have been passed at this stage in both the Adur Local Plan 2017 and 

the Brighton & Hove city plan Part One 2016.  

 

11 Delivery 

11.1 Delivery of the Joint Area Action Plan has now been considered in a separate and 

accompanying Delivery Topic Paper. This Topic Paper has considered the following 

elements. 

 

 Delivery: The policies of the Joint Area Action Plan, Adur Local Plan 2017, and the 

Brighton & Hove City Plan Part One (2016) regarding the delivery of development in 

the regeneration area, and delivery acceleration and funding options from the 

findings of the Shoreham Harbour Joint Area Action Plan Whole Plan Viability and 

Deliverability Study 2018 
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 Housing Delivery: The policies of the Joint Area Action Plan, Adur Local Plan 2017, 

and the Brighton & Hove City Plan Part One (2016) regarding housing delivery, and 

the planning applications contributing to the Joint Area Action Plan policy targets. 

 

 Employment Space Delivery: The policies of the Joint Area Action Plan, Adur Local 

Plan 2017, and the Brighton & Hove City Plan Part One (2016) regarding 

employment space delivery, and the planning applications contributing to the Joint 

Area Action Plan policy targets. 

 

 Environmental Benefits Delivery: The policies of the Joint Area Action Plan, Adur 

Local Plan 2017, and the Brighton & Hove City Plan Part One (2016) regarding the 

delivery of the district heat network, coastal path and cycle route, and green 

infrastructure, and the planning applications contributing to the Joint Area Action 

Plan policy targets. 
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Appendices 

 
Other relevant policies in the Joint Area Action Plan relating to flood risk in the 
Shoreham Harbour regeneration area: 
 
 
 
Policy SH1: Climate change, energy and sustainable building 
 
 

Sustainable use of water 

8. All developments should seek to achieve high standards of water efficiency and 
explore potential to implement measures to recycle, harvest and conserve water 
resources. 

9. All new homes should achieve (as a minimum standard), internal water use of no 
more than 110 litres per head per day and all new commercial buildings should meet 
the BREEAM ‘excellent standard’. 

10. Opportunities should be sought to link together development within the 
regeneration area with site-wide recycled water networks, taking advantage of the 
diversity of water sources and uses on-site. This process will be supported by the 
local authorities. Where a recycled water network is delivered on site, all buildings 
are required to connect, if practical to do so. 

 
 
 
Policy SH7: Natural environment, biodiversity and green infrastructure 
 
7. Development proposals will be required to include schemes to conserve, protect and enhance 

existing biodiversity and to create appropriate habitats, taking into account appropriate, 
coastal protected sites and species. Measures to enhance biodiversity include, but are not 
limited to: 

 Using SuDS to create wetland habitat features, which help store and clean surface 
water. 

 
 

Water Quality 

 

9. All development must comply with the Water Framework Directive. Development 
must protect surface and groundwater quality. Only clean surface water should be 
discharged into the River Adur, the Canal and groundwater. Pollution control 
measures will be required to deal with surface water run-off where this is 
discharging straight into the River Adur or the Canal, especially where waterside 
vehicular access is promoted. 

10. All marina developments must consider the installation of pump out facilities to 
reduce the risk to water quality from recreational boating. The size of the pump out 
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facility should be appropriate to that of the development and agreed by the local 
authority prior to construction.  

11. Development should seek to provide ecological enhancements through the use of 
sustainable drainage systems (SuDS). 

12. All development must consider implications upon the sewerage and water supply 
network and ensure that capacity is adequate. New development must connect to 
the sewerage and/or water supply system at the nearest point of adequate capacity 
in collaboration with the service provider. 

 
 

Policy SH8: Recreation and leisure 

 

6. Major waterfront development schemes, are expected to incorporate features that 
improve open access to the waterfront. These may include facilities for boat users, 
additional moorings, floating pontoons/docks, slipways and inlets. Early 
consultation with Shoreham Port Authority and statutory bodies such as the 
Environment Agency and Marine Management Organisation is advised. 

7. Where additional moorings are provided consideration must be given to the 
management of additional waste and sewage arising. Appropriate services, such as 
toilets and pump out facilities, should be provided where appropriate. 

 
 
 
Policy CA1: South Quayside 
 

3. Wastewater treatment infrastructure will be safeguarded to serve future population 
changes. 

 
 
Policy CA7: Western Harbour Arm 
 

12. Prior consent is required for any works in, under or over the River Adur Tidal, a 
classified ‘main river’ under the jurisdiction of the Environment Agency, and subject 
to its byelaws, or within 16metres of the landward toe. 

14. The new waterfront route must incorporate sustainable drainage features, such as 
permeable surfacing and incorporating suitable trees and vegetation. 

 

 
 
 
 
 
 


