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1 Introduction 

Price & Myers have been commissioned to undertake a Flood Risk Assessment (FRA) for the proposed 

change of use of Bentley House, North Heath Lane Estate, Horsham.  

 

This report has been carried out in accordance with West Sussex County Council (WSCC) guidance on 

SuDS and Policy for the Management of Surface Water documents, the National Planning Policy 

Framework (NPPF), the Planning Practice Guidance (PPG) “Flood Risk & Coastal Change” and Horsham 

District Council Strategic Flood Risk Assessments (SFRA, April 2010 and January 2020). This report also 

incorporates advice and guidance from the Environment Agency (EA) and CIRIA documents. 

 

The EA’s flood map for planning shows that the site is in Flood Zone 1. An area at low risk of tidal 

and/or fluvial flooding. Therefore, this FRA will focus on surface water management, as well as 

assessing the flood risk from all other sources.   

 

 
Figure 1.1: Site Location (Google Maps 2023) 
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2  Site Description and Location 

The building is situated in the south side of North Heath Lane Industrial estate. The site area is 

approximately 1.885ha, however, the proposed works will affect Bentley House only which occupies an 

area of approximately 315m2.  The building is bounded by Pondtail Park to the south, North Heath 

Estate Drive to the north, an existing building to the west and hardstanding areas to the east.  

 

The nearest watercourse to the building is Channells Brook that runs approximately 150m to the north 

of the site. The site’s postcode is RH12 5QE and the OS grid reference is 517883E / 132597N. The 

topographical survey drawing shows that the site falls to the west, the maximum ground level is 

approximately 5m and the average ground level is 50m AOD. Bentley House’s Finished Floor Level is 

49.92m AOD. 

 

 
Figure 2.1: Existing Site Arrangements 
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2.1 Existing Drainage 

A drainage CCTV survey has not yet been undertaken; therefore, the building’s existing drainage 

arrangements are unknown. Southern Water’s sewer records show that a 150mm diameter foul water 

sewer crosses the site’s west side from south to north. It is thought that foul water from the building 

discharges to this sewer.  

 

Southern Water’s sewer records show that a 450mm surface water sewer runs in close proximity to 

the site’s west boundary. It is thought that surface water from the site discharges to this sewer.  

 

 
Figure 2.2: Southern Water Sewer Records 
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3 Development Proposal 

The development proposals involve the refurbishment of the existing building and its change of use 

from office space to a block of flats, providing 10 units on two floors. The proposals will not affect the 

roof and walls of the building, neither the external areas.   

 

 
 
Figure 3.1: Proposed Floor Plans 
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4 Flood Risk Assessment 

4.1 Flood Risk from Watercourses and Tidal Flooding 

The EA’s flood map for planning shows that the building is located in Flood Zone 1.  Land in Flood 

Zone 1 is at low risk of flooding from rivers, having an annual probability of river flooding of less than 

0.1%. 

 

 
Figure 4.1: EA Flood Risk for Planning Map (EA, 2023) 

4.2 Flood Risk from Groundwater 

 

Groundwater flooding occurs when water originating from sub-surface permeable strata emerges 

from the ground, typically after prolonged rainfall. 

 

A site investigation report was not available at the time of writing this report. The British Geological 

Survey Maps show that there are no superficial deposits at this location and that sandstone and 

mudstone form the site’s bedrock geology. This suggests that groundwater should not be present at 

shallow depths. Furthermore, the proposals aim to maintain the existing building which has no 

recorded history of groundwater flooding and has no basements which are vulnerable to 

groundwater flooding. Therefore, the flood risk from groundwater is considered low.  
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4.3 Flood Risk from Surface Water and Overland Flows 

Surface water flooding occurs when intense rainfall is unable to soak into the ground or enter a 

drainage system due to blockages or the capacity of the system being exceeded. Overland flows can 

also be generated by burst water mains, failed dams and any failure in a system storing or transferring 

water. 

 

The EA’s flood risk from surface water map shows that medium to low flooding could occur to the 

northwest of the site. However, the building is at “Very Low” risk of flooding from surface water.  

 

 
Figure 4.2: EA Surface Water Flood Risk Map (EA, 2023) 
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4.4 Flood Risk from Reservoir Failure 

The EA provides information on flood risk from reservoirs. Figure 4.3 below shows that the site is not 

at risk of flooding from reservoir failure.  

 

 

 
Figure 4.3: Environment Agency Risk of Reservoir Flooding Map (EA, 2023) 
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5 Run-off Assessment 

The proposed works are for the internal modifications of the existing building. The proposals will not 

affect the existing roof and its drainage arrangements. Therefore, the existing development will not 

increase the flood risk from surface water on site and the surrounding areas.  

 

6 Foul Water Assessment 

The existing building currently provides office space. The proposed development is for conversion of 

the office space to flats. The Design and Construction Guidance for Foul and Surface Water Sewers 

Offered for Adoptions states that the peak flow rates for dwellings and commercial buildings are 0.05 

l/sec/dwelling and 0.6 l/sec per hectare of developable land respectively. Therefore, the building’s 

existing and proposed peak flow rates are 0.04 l/sec and 0.5 l/sec respectively. Therefore, the proposed 

development will increase the peak flow rates to the public sewers by 0.46 l/sec. Therefore, a Section 

106 application will need to be submitted to Southern Water. 

7 Conclusions 

• The site is at low risk of flooding from watercourses, groundwater, sewers, and reservoir 

failure. 

 

• The development is proposed to have the same external façade and the existing drainage 

system is expected to be re used. 

 

• The proposed works will increase the flow rates to the public sewers and therefore a Section 

106 application will be submitted to Southern Water for the proposed development.  

 

• Therefore, the proposed redevelopment has an acceptable flood risk within the terms and 

requirements of NPPF. 
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Appendix A 
Topographical Survey Drawing 
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Appendix C 
Proposed Drawings 
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