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Sequential Test Statement 

1.1 This statement has been produced by Mayer Brown Ltd on behalf of Angle Property 

(Shepperton RLP) LLP in response to the request by the Planning Inspector for the 

Sequential Test to be undertaken for the proposed residential development at Bugle 

Nurseries, Shepperton. 

Surface Water Flood Risk 

1.2 Based on the EA Surface Water Flood Risk tool, the site is located in an area at a low risk 

of flooding, please refer to Figure 1.1 below. 

Figure 1.1: EA Surface Water Flood Risk Tool Summary Extract 

1.3 The EA Surface Water flood risk map does show a small section of low and medium surface 

water flood risk located within the site boundary however this is very small, please refer to 

Figure 1.2 below. 

1.4 With this in mind, it could be considered that the sequential test is a requirement under 

National Planning Policy Framework (NPPF), however the flood risk extent is small and the 

EA flood maps show a medium risk of surface water flooding almost everywhere in the local 

area.  

1.5 Therefore, if this approach was taken, every site in the local area would require the 

sequential test to be passed, although it should be straightforward to demonstrate there are 

no other suitable available sites at a lower risk of flooding (as most are shown to be at a 

medium risk of surface water flooding). 
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Figure 1.2: EA Surface Water Flood Risk Map for the Site 

1.6 Figure 1.3 below shows an extract of the surface water flood map for the Ashford Common 

area to the north of the site to demonstrate how common a small section of medium risk of 

surface water flooding is. 

Figure 1.3: EA Surface Water Flood Risk Map for Ashford Common to the North of 

the Site 
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Planning Policy 

1.7 In terms of planning policy, paragraph 162 of the National Planning Policy Framework 

(NPPF) last updated in July 2021 states that “the aim of the sequential test is to steer new 

development to areas with the lowest risk of flooding from any source”. It then goes onto 

say that “the strategic flood risk assessment will provide the basis for applying this test”. 

1.8 The SFRA then defines the sequential test being required as below in Figure 1.4. 

Figure 1.4: Spelthorne Borough Council SFRA Extract 

1.9 If the medium risk surface water flood zone is taken to be a Flood Zone 2, then strictly 

speaking the sequential test should be undertaken, however it’s worth noting that the SFRA 

does not define the Flood Zone 2 as surface water flood risk, only as fluvial risk, refer to 

Figure 1.5. 

Figure 1.5: Spelthorne Borough Council SFRA Flood Zone Definitions 



Angle Property (Shepperton RLP) LLP 

Bugle Nurseries, Shepperton 

Sequential Test Statement 

[SL/APBUGLE2.23]              Page 4 

Conclusion: 

1.10 In summary, the EA maps show the site only contains a small extent of medium risk of 

surface water flooding, which is extremely common in the local area. We would therefore 

suggest that there is little merit in undertaking the sequential test in this instance. 
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