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1.0 INTRODUCTION

This Flood Risk Assessment is to accompany the Planning Application for the proposed conversion of part of the existing offices used by South Kent Mind into four self-contained flats, including the replacement of the existing shop fronts and associated alterations.  It should be read in conjunction with Application drawing no. 023/22/03/Rev.’A’.
Consultation with the Environment Agency (EA) has been undertaken and this assessment should be read in conjunction with Flood Risk Product 4 from the Environment Agency under their reference no. EIR 2025 – 14678 (dated 6th August 2025).  Following provision of external site levels by a Land Surveyor, the EA have advised that the minimum 10.68m AOD should be used for the new residential design.  All new residential accommodation being provided at or above the minimum 11.28m AOD, as advised.

This Flood Risk Assessment (FRA) will follow the guidelines set out in Planning Policy Statement 25:  Development & Flood Risk (PPS25), published in December 2006, along with the FRA Guidance Note 3 from the Environment Agency & requirements of the National Planning Policy Framework.  It could be classed as ‘minor’ development as it has a building area under 250m2.
This Statement must be read in conjunction with the Design & Access Statement submitted with the Planning Application to Folkestone & Hythe District Council.  It is required as the property is located within the Flood Zone 3 of the Environment Agency Flood Map.
2.0 LOCATION

The property is located on the east side of Dover Road at the intersection with Tontine Street, Mill Bay and Grace Hill.  The property being in close proximity to the underground water course known locally as the ‘Pent Stream’ and approximately a third of a mile from the Seafront.  
The overall property that forms the current offices is only partially within the Environment Agency Flood Zone 3 on the indicative flood risk map, which has a designation stating a high probability of flooding.  This designation indicates the chance of flooding of land having a 1 in 100 or greater probability (0.5% AEP) of river or sea flooding.  It is only the rear section of the overall property, the part known as No. 3, Mill Bay, that appears within this zoning on the Environment Agency mapping.  The remaining site area is in a Flood Zone 2 which indicates areas of land having up to a 1 in 1000 annual probability (0.1% AEP) of flooding from rivers or the sea.
3.0 SOURCE OF FLOODING
On viewing the Environment Agency Flood Maps, the risk of flooding is mainly from the underground water course known locally as the ‘Pent Stream’.  This only covers the property of No. 3 Mill Bay and not No.’s 22/26 Dover Road, which is within flood zone 2.
4.0 REASON FOR ASSESSMENT

Under Table 2 of the NPPF ‘Flood Risk Vulnerability Classification’ states that as the new building use incorporates dwelling houses, then the flood risk is ‘less vulnerable’.
There are no new basement or lower ground floor habitable accommodation proposed, as the proposed flats are at upper ground floor level and to the rear of the site, at No. 3 Mill Bay, the new residential accommodation to be at the existing first floor level.  This rear area being the only area affected by the flood zoning 3.  
The site is centred on approximate Ordnance Survey (OS) grid reference TR 622955/136209.  The road/topographical level on the road directly outside at Dover Road and Grace Hill shows Ordnance Survey ground levels of 10.66 AOD to 12.00 AOD.  To Mill Bay the external site levels fall to 9.16m AOD.  
Under Table 3 of the NPPF for such properties, the site is subject is subject to an Exception Test.
5.0 FLOOD ALLEVIATION MEASURES TO COMPLY WITH THE EXCEPTION TEST 

The proposal is for the part conversion of an existing office suite and associated café into 4 self-contained residential flats with associated alterations.  This site is very much classed as a brownfield site, as it is currently an existing property, that is being converted into residential accommodation.  All proposed sleeping accommodation has been designed to be on the upper floor levels and in particular to the zoned property of No. 3 Mill Bay being on the first floor.   All above the minimum 11.28m AOD, as advised by the Environment Agency in this location.  All lower ground floors to be used for limited residential purposes or to remain as existing commercial use.
Inherently, the development will have a negligible effect upon the flood risk to the location.  It is believed that the existing surface water drainage and foul drainage from the current properties on the site, discharge into the existing drainage.  This existing system is to be used for the conversion.  No significant alterations to the volume of discharge or arrangements for drainage are envisaged with the property alterations.    
As well as the living accommodation being above the minimum 11.28m AOD, there are a number of flood alleviation measures, which are recommended for the conversion of the existing property into the new dwellings and to comply with installation and retrofit of resistance measures as per British Standard 851188 – 1:2019 + A1:2021. : -
i.
Tanking any existing lower ground floors where possible, as well as flood-proofing any air bricks to the external of the building.  It would also be recommended that floor tiles or vinyl rather than carpet are provided to all the accommodation to the lower ground-floor areas.  Using flood resistant materials that have low permeability to all rooms to the lower ground floors.
ii.
All new electrical cabling for the rewiring for the new dwellings to be taken down the upper & to the lower ground floor walls with the fuseboard located at high level (upper ground and first floors), as well as raised electrical sockets throughout the floors.
iii.
It is recommended that all electrical audio and TV equipment is located at least 600mm above any floor levels to the upper ground floors.  
iv.
It is recommended that any kitchen units are constructed of water-resistant materials, such as stainless steel, plastics or solid woods, rather than chipboard, and that all appliances are raised off the floor level on plinths, as should boilers etc.
v.
It is recommended the provision of synthetic or specially treated internal doors to be provided throughout, with internal dry-lined walls or lime-based plaster finish throughout the lower and upper ground floors.

vi.
It is recommended that any new incoming services are raised, as should all control boxes etc., to the property, at least 600m above the estimated flood level.
vii.
It is recommended that the future occupiers of the proposed flats, in conjunction with the Freeholder/Managing Agents, sign-up for the free Environment Agency Floodline Warnings Direct Service (EAFWDS).
viii.
The occupiers of the new properties (in conjunction with the Freeholders & their Managing Agents) will also be recommended to consider a Flood Plan, which is to be prepared in accordance with Guidelines set out by the Environment Agency. 
ix.
The layout of the converted building has been designed with no sleeping accommodation on the lower ground floors, along with all sleeping accommodation to the zoned 3 property of No. 3 Mill Bay to be on the existing first floor.

 x.
Make it easier for water to drain away, the installation of sump and a pump, as well as allowing for space to enable drying and cleaning.

xi.
All soil pipes are to be protected from back flow, by using non-return valves.


It should be noted that all the above measures and the sleeping accommodation are a minimum 620mm above the minimum external road levels to Dover Road (10.66m AOD) and only on the first floors to the building fronting Mill Bay.  This will significantly improve the safety to the future building occupiers.  
6.0 PREVIOUS FLOODING HISTORY
There is no known knowledge or available data located regarding any previous flooding history to this property.
7.0 APPLYING THE EXCEPTION TEST
Under the Flood Risk Sequential Test as part of PPS25, this aims to steer all new development to the areas which have the lowest probability of flooding, upon the Environment Agency Flood Risk Zoning.  As the proposed Application involves the conversion of an existing property, it is not feasible to comply with this requirement.  
Within PPS25 under the Zone 3 Category, the ‘Exception Test’ is therefore required.  The proposal will pass the requirements of the ‘Exception Test’, which stipulates that the development must: -
i
 – Demonstrate why the sustainability benefits the community, outweighing the flood risk confirmed by the SFRA.

ii – Be on developable or previously developed land (brownfield site).

iii – Demonstrate the development will be safe and will not increase the flood risk elsewhere.  

As the proposal is to convert an existing property, then this is clearly an existing brownfield site.  The site already exists and can be considered as developed land.  As stated within the marketing report there is no demand for this older style office/commercial space in this area of Dover Road.
The proposed development will benefit the local community in that it converts a current commercial space into four self-contained flats.  
The improvements to the external to the current property will benefit the area to which it is located and will therefore outweigh any flood risk.  As no changes are being considered to the existing footprint of the current building, then it is unlikely to have any impact or possible increase the flood risk elsewhere.

The layout/design of the building will not include any residential living or sleeping accommodation to the lower ground floors with all residential accommodation being at or above the minimum site level of 11.28m AOD.  
It is therefore clear from these tests that the proposed conversion will have the least impact of any flood risk, and therefore complies with the various tests applied by the SFRA.

8.0 SUMMARY

The design allows for all current sleeping accommodation to be at or raised to a minimum of 11.28m AOD.  This will protect the safety of future occupiers from any identified flood hazards, along with the suggested added design recommendation within this Assessment.

The proposal is for the conversion of an existing property so does not increase the size of impermeable area or increase surface water run-off.  As it is an existing brown field site and the current use could be deemed to be contentious to existing neighbouring residential dwellings, then the proposal would be seen to benefit the local community and outweigh any flood risks associated with the development.  A practical approach therefore needs to be taken by the Environment Agency, as it is proved within the supporting marketing statement, that there is no demand for commercial space within this area of central Folkestone and the only practical use is for much needed residential purposes.  It is particularly important that this property is not left vacant and brought into a practical use, as it is owned and operated by a registered charity.
