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Assessment 
 

 

1.0 Premable 

 

1.1 This Flood Risk Assessment will accompany a Planning Application for the 

 Change of Use of the First Floor of the Hope & Anchor PH into 5no. Bedroom 

 Suites, off Sluice Road, South Ferriby, DN18 6JQ. 
 

1.2 The site itself is extensively developed with the existing public house and 

 separate outbuilding; with the entire site area laid to hardstanding, thus 100% 

 impermeable. 

 
1.3 The site is located to the Western extremity of the village, North off Sluice 

 Road, adjacent to the River Ancholme and River Humber. 

 

1.4 The purpose of this assessment is to comply with National Planning Policy 

 Framework (NPPF); to enable an investigation into the potential flood 

 associated risks relating to the development. The purpose of the Flood Risk 

 Assessment is therefore to: - 

 

 Demonstrate whether a particular project is likely to be affected by 

flooding from any source, both now and in the future; 

 Satisfy the Local Planning Authority that the development is safe and, 

where possible, reduces the flood risk overall. 

 Demonstrate whether it will increase the flood risk elsewhere. 

 Demonstrate the measures proposed to deal with the identified risks. 
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2.0 Initial Assessment 

 

2.1 The site has been subject to a flood in 2013, when a high tide and storm surge 

 coincided to create unusually high water levels on the East coast and up the 

 River Humber and Trent. Prior to this, the site has not been subject to flooding 

 under its current use and the current flood banks.  

 

2.2 Below is an extract of the Environment Agency Flood Map for Planning 

 (Rivers & Sea), showing the site location. 
 

 
 

 

2.3 The site is identified as within a Flood Zone 3. This is land assessed as having 

 a 1 in 100 or greater annual probability of river flooding (>1%), or a 1 in 200 

 or greater annual probability of flooding from the sea (>0.5%) in any year 

SITE 
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2.3 Below is an extract from North Lincolnshire’s Strategic Flood Risk 

 Assessment Map, which shows the location of the site in a Zone 2/3 (a) Tidal 

 area. 

 

 

 

2.4 The SFRA Zone 2/3 (a) Tidal, comprises land assessed as having between a 1 

 in 100 and 1 in 1000 (1% – 0.1%) annual probability of river flooding or 

 between a 1 in 200 and 1 in 1000 (0.5% – 0.1%) annual probability of sea 

 flooding in any year. 
 

SITE 
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2.5 Zone 2 under the National Planning Policy Framework Technical Guidance 

 is defined as below:  

 

  
 

2.5 Zone 3 (a) under the National Planning Policy Framework Technical Guidance 

 is defined as below: 
 

  
 



Normanby Gateway, Lysaghts Way, Scunthorpe, DN15 9YG 

Tel: 01724 230 122        Mob: 07837 603 071 

 E-Mail: info@keystonetechnical.co.uk 

KEYSTONE ENERGY                       www.keystonetechnical.co.uk                            keystonearchitecture 

2.6 Taking NPPF Table 2 (below), buildings used as accommodation, are defined 

as ‘more vulnerable’ classification. 

 

 
 

2.7 Under NPPF Table 3 (below), confirms that the development is appropriate if 

the site is taken as Zone 2, or requires an exceptions test if the site is taken as 

Zone 3 (a). 
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Key: 

 Development is appropriate  

 Development should not be permitted 

 

2.8 Taking into consideration the locality of the site, for the purposes of this 

 assessment, it shall be assumed the worse case, and the site lies within a ‘Zone 

 3 (a), High Probability’. As the proposed vulnerability is classed as ‘more 

 vulnerable’; it is therefore noted that an Exception Test is required. 
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3.0  Sequential Test 

 

3.1 Taking the Environmental Agency’s standing advice document in relation to 

this we have looked at the following points and responded as follows:-  

 

In relation to the Development Plan, the site lies within an area of established 

commercial and domestic mixed use. 

 

Does the site fall within the windfall criteria? North Lincolnshire Council’s 

current Local Plan does not identify ‘windfall’ sites and as such we conclude 

we cannot satisfy this criteria.  

 

Are there available alternative local sites located in Zone 1? Due to the nature 

of this Planning Application (alterations to the existing first floor) we can 

confirm that there are no other sites suitable in alternative Zone 1, as the 

alterations are within the existing building. This therefore satisfies the criteria.  

 

Availability of similar sites in Zone 2 – there are no other available sites within 

the Zone 2 locally as described above, which could provide an alternative 

location which is better or worse than that chosen. This therefore satisfies the 

criteria. 

 

We therefore conclude that the Sequential Site has been adequately 

demonstrated.  

 

 

4.0  Exception Test 

 

4.1 The NPPF paragraph 102 states an Exception Test can be applied. The 

 Exception Test looks at two areas: 

 

1. it must be demonstrated that the development provides wider sustainability 

benefits to the community that outweigh flood risk; 

2. 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. 

 

4.2 (1) The change of use proposed from a single dwelling linked to the existing 

 public house, to 5no. bedroom suites does not increase the vulnerability from 

 that at present. However, the provision of low cost en-suite accommodation, 

 ideal for local Contractors and travelling representatives to the Cemex site, as 

 well as for visitors to the area, including those on walking or sailing trips, and 

 visitors to the marina, is a welcome addition to a rural location which has 

 much to offer. 

 

 There are no other guest houses, B&B's or hotels in South Ferriby, and any 

 visitors or Contractors have to stay in nearby Barton or Scunthorpe, increasing 

 travel requirements. 

 



Normanby Gateway, Lysaghts Way, Scunthorpe, DN15 9YG 

Tel: 01724 230 122        Mob: 07837 603 071 

 E-Mail: info@keystonetechnical.co.uk 

KEYSTONE ENERGY                       www.keystonetechnical.co.uk                            keystonearchitecture 

  

 The site of the Hope & Anchor is clearly sustainable due to its location 

 opposite the Marina and Cemex plant, as visitors can walk to their chosen 

 destination, as well as being able to utilise the public transport into Barton, 

 Scunthorpe or Hull. 

 

 In addition to the improved location of accommodation, within the village 

 itself, the improved economic impact of having visitors stay in the village 

 could be extended to the use of the local facilities, including the shop, public 

 houses and sports facilities - all of which contribute to the local rural 

 economy. 

 

 It must be identified however, that there is already accommodation within the 

 first floor of the building, which has been utilised on a private basis for many 

 years. Economically, it can no longer be sustained, and an alternative, which 

 doesn't increase the risk to life at risk from flooding, will improve the general 

 aspects of the use of the building, whilst providing a much needed provision 

 within the village. 

 

4.3 (2) As the amendments proposed consists only of internal modifications, there 

 will be no increase in flood risk elsewhere as a result of the development. 

 

 In addition, as previously stated, the proposed accommodation replaces 

 existing accommodation to the first floor only, with the ground floor area 

 utilised as the pub. The building recently survived a significant flood and is 

 proven to be in a good state of repair.  

 

 The first floor accommodation is safe from flooding, although it is appreciated 

 that the impact of any flood will affect those staying. In order to ensure that 

 residents are safe, details of who to contact in the event of a flood and details 

 of the Floodline Warnings Direct from the Environment Agency, shall be 

 provided within each room, and the communal areas. 

 

 

 

5.0  Conclusions 

 

5.1 We conclude that, although we understand the site lies within a zone of 

potential flooding, the change of use from a private domestic flat, to bedroom 

suites, is no worse than current use, and that all accommodation is at first floor 

level, away from the direct impact of any flooding. 
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