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Planning and flood risk
155. Inappropriate development in areas at risk of flooding should be avoided by directing
development away from areas at highest risk (whether existing or future). Where
development is necessary in such areas, the development should be made safe for its
lifetime without increasing flood risk elsewhere.
156. Strategic policies should be informed by a strategic flood risk assessment, and should
manage flood risk from all sources. They should consider cumulative impacts in, or affecting,
local areas susceptible to flooding, and take account of advice from the Environment Agency
and other relevant flood risk management authorities, such as lead local flood authorities
and internal drainage boards.
157. All plans should apply a sequential, risk-based approach to the location of development
– taking into account the current and future impacts of climate change.
158. The aim of the sequential test is to steer new development to areas with the lowest
risk of flooding. Development should not be allocated or permitted if there are reasonably
available sites appropriate for the proposed development in areas with a lower risk of
flooding. The strategic flood risk assessment will provide the basis for applying this test. The
sequential approach should be used in areas known to be at risk now or in the future from
any form of flooding.
159. If it is not possible for development to be located in zones with a lower risk of flooding
(taking into account wider sustainable development objectives), the exception test may
have to be applied. The need for the exception test will depend on the potential
vulnerability of the site and of the development proposed, in line with the Flood Risk
Vulnerability Classification set out in national planning guidance.
160. The application of the exception test should be informed by a strategic or sitespecific
flood risk assessment, depending on whether it is being applied during plan production or at
the application stage. For the exception test to be passed it should be demonstrated that: a)
the development would provide wider sustainability benefits to the community that

outweigh the flood risk; and b) 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.
161. Both elements of the exception test should be satisfied for development to be
allocated or permitted.
162. Where planning applications come forward on sites allocated in the development plan
through the sequential test, applicants need not apply the sequential test again. However,
the exception test may need to be reapplied if relevant aspects of the proposal had not
been considered when the test was applied at the planmaking stage, or if more recent
information about existing or potential flood risk should be taken into account. 47
163. When determining any planning applications, local planning authorities should ensure
that flood risk is not increased elsewhere. Where appropriate, applications should be
supported by a site-specific flood-risk assessment 50. Development should only be allowed
in areas at risk of flooding where, in the light of this assessment (and the sequential and
exception tests, as applicable) it can be demonstrated that: a) within the site, the most
vulnerable development is located in areas of lowest flood risk, unless there are overriding
reasons to prefer a different location; b) the development is appropriately flood resistant
and resilient; c) it incorporates sustainable drainage systems, unless there is clear evidence
that this would be inappropriate; d) any residual risk can be safely managed; and e) safe
access and escape routes are included where appropriate, as part of an agreed emergency
plan.
164. Applications for some minor development and changes of use 51 should not be subject
to the sequential or exception tests but should still meet the requirements for site-specific
flood risk assessments set out in footnote 50.
165. Major developments should incorporate sustainable drainage systems unless there is
clear evidence that this would be inappropriate. The systems used should: a) take account
of advice from the lead local flood authority; b) have appropriate proposed minimum
operational standards; c) have maintenance arrangements in place to ensure an acceptable
standard of operation for the lifetime of the development; and d) where possible, provide
multifunctional benefits.

50 A site-specific flood risk assessment should be provided for all development in Flood Zones 2 and
3. In Flood Zone 1, an assessment should accompany all proposals involving: sites of 1 hectare or
more; land which has been identified by the Environment Agency as having critical drainage
problems; land identified in a strategic flood risk assessment as being at increased flood risk in
future; or land that may be subject to other sources of flooding, where its development would
introduce a more vulnerable use.
51 This includes householder development, small non-residential extensions (with a footprint of less
than 250m2) and changes of use; except for changes of use to a caravan, camping or chalet site, or

to a mobile home or park home site, where the sequential and exception tests should be applied as
appropriate.

