Appendix A - Extract from Technical Guidance to the NPPF

Flood risk

As set out in the National Planning Policy Framework, 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. For these purposes:

e ‘“areas at risk of flooding” means land within Flood Zones 2 and 3; or land within Flood Zone 1 which has critical
drainage problems and which has been notified to the local planning authority by the Environment Agency;

e “flood risk” means risk from all sources of flooding - including from rivers and the sea, directly from rainfall on the

ground surface and rising groundwater, overwhelmed sewers and drainage systems, and from reservoirs, canals and
lakes and other artificial sources.

The Sequential and Exception Tests

As set out in the National Planning Policy Framework, the aim of the Sequential Test is to steer new development to areas
with the lowest probability of flooding. The flood zones (see table 1) are the starting point for this sequential approach.
Zones 2 and 3 are shown on the flood map’ with Flood Zone 1 being all the land falling outside Zones 2 and 3. These
flood zones refer to the probability of sea and river flooding only, ignoring the presence of existing defences.

Strategic Flood Risk Assessments (see paragraphs 7-8) refine information on the probability of flooding, taking other
sources of flooding and the impacts of climate change (see paragraphs 11-15) into account. They provide the basis for
applying the Sequential Test, on the basis of the flood zones in table 1. Where table 1 indicates the need to apply the
Exception Test (as set out in the National Planning Policy Framework), the scope of a Strategic Flood Risk Assessment
will be widened to consider the impact of the flood risk management infrastructure on the frequency, impact, speed of
onset, depth and velocity of flooding within the flood zones considering a range of flood risk management maintenance
scenarios. Where a Strategic Flood Risk Assessment is not available, the Sequential Test will be based on the
Environment Agency flood zones.

The overall aim should be to steer new development to Flood Zone 1. Where there are no reasonably available sites in
Flood Zone 1, local planning authorities allocating land in local plans or determining planning applications for development
at any particular location should take into account the flood risk vulnerability of land uses (see table 2) and consider
reasonably available sites in Flood Zone 2, applying the Exception Test if required (see table 3). Only where there are no
reasonably available sites in Flood Zones 1 or 2 should the suitability of sites in Flood Zone 3 be considered, taking into
account the flood risk vulnerability of land uses and applying the Exception Test if required.

1 To access the flood map, see the Environment Agency’s website at:
https://flood-warning-information.service.gov.uk/map

Table 1: Flood zones

(Note: These flood zones refer to the probability of river and sea flooding, ignoring the presence of defences)

Zone 1 - low probability

Definition

This zone comprises land assessed as having a less than 1 in 1,000 annual probability of river or sea flooding (<0.1%).
Appropriate uses

All uses of land are appropriate in this zone.

Flood risk assessment requirements

For development proposals on sites comprising one hectare or above the vulnerability to flooding from other sources as
well as from river and sea flooding, and the potential to increase flood risk elsewhere through the addition of hard surfaces
and the effect of the new development on surface water run-off, should be incorporated in a flood risk assessment. This
need only be brief unless the factors above or other local considerations require particular attention.

Policy aims

In this zone, developers and local authorities should seek opportunities to reduce the overall level of flood risk in the area
and beyond through the layout and form of the development, and the appropriate application of sustainable drainage
systems?.



https://flood-warning-information.service.gov.uk/map

Zone 2 - medium probability

Definition

This zone comprises land assessed as having between a 1 in 100 and 1 in 1,000 annual probability of river flooding (1% —
0.1%), or between a 1 in 200 and 1 in 1,000 annual probability of sea flooding (0.5% — 0.1%) in any year.

Appropriate uses

Essential infrastructure and the water-compatible, less vulnerable and more vulnerable uses, as set out in table 2, are
appropriate in this zone. The highly vulnerable uses are only appropriate in this zone if the Exception Test is passed.
Flood risk assessment requirements

All development proposals in this zone should be accompanied by a flood risk assessment.

Policy aims

In this zone, developers and local authorities should seek opportunities to reduce the overall level of flood risk in the area
through the layout and form of the development, and the appropriate application of sustainable drainage systems.

Zone 3a - high probability

Definition

This zone comprises 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.

Appropriate uses

The water-compatible and less vulnerable uses of land (table 2) are appropriate in this zone. The highly vulnerable uses
should not be permitted in this zone.

The more vulnerable uses and essential infrastructure should only be permitted in this zone if the Exception Test is passed.
Essential infrastructure permitted in this zone should be designed and constructed to remain operational and safe for users
in times of flood.

Flood risk assessment requirements

All development proposals in this zone should be accompanied by a flood risk assessment.

Policy aims

In this zone, developers and local authorities should seek opportunities to:

¢ reduce the overall level of flood risk in the area through the layout and form of the development and the appropriate
application of sustainable drainage systems;

¢ relocate existing development to land in zones with a lower probability of flooding; and

e create space for flooding to occur by restoring functional floodplain and flood flow pathways and by identifying,
allocating and safeguarding open space for flood storage.

Zone 3b - the functional floodplain

Definition

This zone comprises land where water has to flow or be stored in times of flood.

Local planning authorities should identify in their Strategic Flood Risk Assessments areas of functional floodplain and its
boundaries accordingly, in agreement with the Environment Agency. The identification of functional floodplain should take
account of local circumstances and not be defined solely on rigid probability parameters. But land which would flood with
an annual probability of 1 in 20 (5%) or greater in any year, or is designed to flood in an extreme (0.1%) flood, should
provide a starting point for consideration and discussions to identify the functional floodplain.

Appropriate uses

Only the water-compatible uses and the essential infrastructure listed in table 2 that has to be there should be permitted in
this zone. It should be designed and constructed to:

e remain operational and safe for users in times of flood;

e result in no net loss of floodplain storage;

¢ not impede water flows; and

e notincrease flood risk elsewhere.

Essential infrastructure in this zone should pass the Exception Test.

Flood risk assessment requirements

All development proposals in this zone should be accompanied by a flood risk assessment.

Policy aims

In this zone, developers and local authorities should seek opportunities to:

¢ reduce the overall level of flood risk in the area through the layout and form of the development and the appropriate
application of sustainable drainage systems;

e relocate existing development to land with a lower probability of flooding.

Table 2: Flood risk vulnerability classification

Essential infrastructure

o Essential transport infrastructure (including mass evacuation routes) which has to cross the area at risk.

o Essential utility infrastructure which has to be located in a flood risk area for operational reasons, including electricity
generating power stations and grid and primary substations; and water treatment works that need to remain operational in
times of flood.

o Wind turbines.




Highly vulnerable

e Police stations, ambulance stations and fire stations and command centres and telecommunications installations required
to be operational during flooding.

o Emergency dispersal points.

e Basement dwellings.

¢ Caravans, mobile homes and park homes intended for permanent residential use3.

o Installations requiring hazardous substances consent*. (Where there is a demonstrable need to locate such installations
for bulk storage of materials with port or other similar facilities, or such installations with energy infrastructure or carbon
capture and storage installations, that require coastal or water-side locations, or need to be located in other high flood risk
areas, in these instances the facilities should be classified as “essential infrastructure”)®.

More vulnerable

Hospitals.

Residential institutions such as residential care homes, children’s homes, social services homes, prisons and hostels.
Buildings used for dwelling houses, student halls of residence, drinking establishments, nightclubs and hotels.
Non-residential uses for health services, nurseries and educational establishments.

Landfill and sites used for waste management facilities for hazardous waste®.

Sites used for holiday or short-let caravans and camping, subject to a specific warning and evacuation plan.”

Less vulnerable

¢ Police, ambulance and fire stations which are not required to be operational during flooding.

e Buildings used for shops, financial, professional and other services, restaurants and cafes, hot food takeaways, offices,
general industry, storage and distribution, non—residential institutions not included in “more vulnerable”, and assembly and
leisure.

e Land and buildings used for agriculture and forestry.

o Waste treatment (except landfill and hazardous waste facilities).

e Minerals working and processing (except for sand and gravel working).

o Water treatment works which do not need to remain operational during times of flood.

o Sewage treatment works (if adequate measures to control pollution and manage sewage during flooding events are in
place).

Water-compatible development

¢ Flood control infrastructure.

Water transmission infrastructure and pumping stations.

Sewage transmission infrastructure and pumping stations.

Sand and gravel working.

Docks, marinas and wharves.

Navigation facilities.

Ministry of Defence defence installations.

Ship building, repairing and dismantling, dockside fish processing and refrigeration and compatible activities requiring a
waterside location.

o Water-based recreation (excluding sleeping accommodation).

e Lifeguard and coastguard stations.

e Amenity open space, nature conservation and biodiversity, outdoor sports and recreation and essential facilities such as
changing rooms.

e Essential ancillary sleeping or residential accommodation for staff required by uses in this category, subject to a specific
warning and evacuation plan.

Notes to Table 2:

a. This classification is based partly on Department for Environment, Food and Rural Affairs and Environment
Agency research on Flood Risks to People (FD2321/TR2)? and also on the need of some uses to keep functioning
during flooding.

b. Buildings that combine a mixture of uses should be placed into the higher of the relevant classes of flood risk
sensitivity. Developments that allow uses to be distributed over the site may fall within several classes of flood risk
sensitivity.

c. The impact of a flood on the particular uses identified within this flood risk vulnerability classification will vary within
each vulnerability class. Therefore, the flood risk management infrastructure and other risk mitigation measures
needed to ensure the development is safe may differ between uses within a particular vulnerability classification.



Table 3: Flood risk vulnerability and flood zone ‘compatibility’

Flood Risk Essential Water Highly More Less
Vulnerability Infrastructure compatible Vulnerable Vulnerable Vulnerable
classification (see
Table 2)
Zone 1 v v v v v
E
S | Zone 2 4 v Exception Test 4 4
|_ .
° required
(0]
23
@ | Zone 3a Exception Test v x Exception Test 4
Q required required
°
8
iL | Zone 3b Exception Test v x x x
‘Functional required
Floodplain’
Key: 4 Development is appropriate.
x Development should not be permitted.

Notes to Table 3:

This table does not show:
a. the application of the Sequential Test which guides development to Flood Zone 1 first, then Zone 2, and then Zone
3
b. flood risk assessment requirements; or
c. the policy aims for each flood zone.

Flood risk assessment

Properly prepared assessments of flood risk will inform the decision-making process at all stages of development
planning. 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 changes or development in the area will have on flood risk. It may also identify, particularly at
more local levels, how to manage those changes to ensure that flood risk is not increased. A site-specific flood risk
assessment is carried out by, or on behalf of, a developer to assess the risk to a development site and demonstrate how
flood risk from all sources of flooding to the development itself and flood risk to others will be managed now, and taking
climate change into account. There should be iteration between the different levels of flood risk assessment.
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Strateqgic Flood Risk Assessment

As set out in the National Planning Policy Framework, Local Plans should be supported by Strategic Flood Risk
Assessment. The Strategic Flood Risk Assessment should be prepared in consultation with the Environment
Agency, local planning authorities’ own functions of emergency response and drainage authority under the Land
Drainage Act 1991, and where appropriate, internal drainage boards. Initially the Strategic Flood Risk
Assessment will be used to refine information on the areas that may flood, taking into account other sources of
flooding and the impacts of climate change, in addition to the information on the flood map. Local planning
authorities should use the Strategic Flood Risk Assessment to inform their knowledge of flooding, refine the
information on the flood map and determine the variations in flood risk from all sources of flooding across and
from their area. These should form the basis for preparing appropriate policies for flood risk management for
these areas. The Strategic Flood Risk Assessment should be used to inform the sustainability appraisal
(incorporating the Strategic Environmental Assessment Directive) of local development documents, and will
provide the basis from which to apply the Sequential Test and Exception Test in the development allocation and
development control process.

Where local planning authorities have been unable to allocate all proposed development and infrastructure in
accordance with the Sequential Test, taking account of the flood vulnerability category of the intended use, it will
be necessary to increase the scope of the Strategic Flood Risk Assessment to provide the information necessary
for application of the Exception Test. This should, additionally, consider the beneficial effects of flood risk
management infrastructure in generally reducing the extent and severity of flooding when compared to the flood
zones on the flood map. The increased scope of the Strategic Flood Risk Assessment will enable the production
of mapping showing flood outlines for different probabilities, impact, speed of onset, depth and velocity variance
of flooding taking account of the presence and likely performance of flood risk management infrastructure.

Site-specific flood risk assessment

As set out in the National Planning Policy Framework, local planning authorities should only consider
development in flood risk areas appropriate where informed by a site-specific flood risk assessment. This should
identify and assess the risks of all forms of flooding to and from the development and demonstrate how these
flood risks will be managed so that the development remains safe throughout its lifetime, taking climate change
into account. Those proposing developments should take advice from the emergency services when producing
an evacuation plan for the development as part of the flood risk assessment.

Minor developments'® are unlikely to raise significant flood risk issues unless they would:
e have an adverse effect on a watercourse, floodplain or its flood defences;
¢ would impede access to flood defence and management facilities; or

o where the cumulative impact of such developments would have a significant effect on local flood storage
capacity or flood flows.

Managing residual flood risk

Residual risks are those remaining after applying the sequential approach and taking mitigating
actions. It is the responsibility of those planning development to fully assess flood risk, propose
measures to mitigate it and demonstrate that any residual risks can be safely managed. Flood
resistance and resilience measures should not be used to justify development in inappropriate
locations.

9 The Environment Agency provides ‘standing advice’ on flood risk — see the Agency’s website at:
http://www.environment-agency.gov.uk/research/planning/82584.aspx . Applicants for planning permission will
find this advice helpful when preparing a site-specific flood risk assessment for, and before designing, a lower risk
development (and for ensuring extensions or alterations are designed and constructed to conform to any flood
protection already incorporated in the property and include flood resilience measures in the design). The Agency
also provides standing advice to enable local planning authorities to clearly identify the type of planning
applications on which they should consult the Agency, and to make decisions on low risk applications where flood
risk is an issue, without directly consulting the Agency for an individual response.

10 Minor development means: - Minor non-residential extensions: industrial/commercial/leisure etc. extensions
with a footprint less than 250sgm.
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- Alterations: development that does not increase the size of buildings e.g. alterations to external appearance. -
Householder development: e.g. sheds, garages, games rooms etc. within the curtilage of the existing dwelling in
addition to physical extensions to the existing dwelling itself. This definition excludes any proposed development
that would create a separate dwelling within the curtilage of the existing dwelling e.g. subdivision of houses into
flats.

Flood resilience and resistance

The relative benefits of resilient and resistant construction have been assessed both through risk assessment
and the real time testing of model forms of construction. Resilient construction is favoured because it can be
achieved more consistently and is less likely to encourage occupiers to remain in buildings that could be
inundated by rapidly rising water levels.

Flood-resilient buildings are designed to reduce the consequences of flooding and facilitate recovery from the
effects of flooding sooner than conventional buildings. This may be achieved through the use of water-resistant
materials for floors, walls and fixtures and the siting of electrical controls, cables and appliances at a higher than
normal level. The lower floors of buildings in areas at medium and high probability of flooding should be reserved
for uses consistent with Table 1. If the lowest floor level is raised above the predicted flood level, consideration
must be given to providing access for those with restricted mobility. In considering appropriate resilience
measures, it will be necessary to plan for specific circumstances and have a clear understanding of the
mechanisms that lead to flooding and the nature of the flood risk by undertaking a flood risk assessment.

Flood-resistant construction can prevent entry of water or minimise the amount of water that may enter a building
where there is flooding outside. This form of construction should be used with caution and accompanied by
resilience measures, as effective flood exclusion may depend on occupiers ensuring some elements, such as
barriers to doorways, are put in place and maintained in a good state. Buildings may also be damaged by water
pressure or debris being transported by flood water. This may breach flood-excluding elements of the building
and permit rapid inundation. Temporary and demountable defences are not normally appropriate for new
developments.
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