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East Northamptonshire  District  Council 
 

FLOOD  RISK  POLICY  AND  GUIDANCE  STATEMENTS 
 
 
Introduction 
 
Flooding issues have long been recognised as a material consideration in the development 
planning process, and in view of the apparent increase in frequency and severity of fluvial 
flooding in recent years, the Government has asked Local Authorities to give greater 
consideration to flood risk in the planning process by discouraging inappropriate development. 
 
Recent Government advice is that a precautionary and risk-based approach should be taken in 
respect of decisions made by Local Planning Authorities on applications for development 
consent where flood risk is an issue. 
 
This advice is contained in the Department for Transport, Local Government and the Regions' 
Planning Policy Guidance Note 25  -  Development and Flood Risk  ("PPG25") which requires 
land to be categorised according to the level of flood risk.  The Flood Zone maps recently 
published (July 2004) by the Environment Agency will assist this process, augmented by the 
more detailed analysis of actual flood risk contained in East Northamptonshire District Council’s 
Strategic Flood Risk Assessment.  For fluvial flooding the three flood risk categories are defined 
as follows: 
 
Category 1  Little or No Risk  (annual probability of flooding less than 0.1%, 

or, on average, once in every 1000 years) 
 
Category 2  Low to Medium Risk (annual probability of flooding between 0.1% 

and 1% or, on average, between once in 100 and  
once in 1000 years) 

 
Category 3  High Risk   (annual probability of flooding greater than 1% 
       or, on average, more than once in 100 years) 
 
The above categories relate to the actual flood risk to which the land in question is subject, and 
they take into account the reduction in risk afforded by any effective flood defences by which that 
land is protected from flooding. 
 
PPG25 recommends that in Flood Risk Zones considered to be at little or no risk of flooding, 
most forms of development are suitable.  Similarly, most types of development will also be 
acceptable in areas with a low to medium risk of flooding, though some types of sensitive 
development may need special consideration.  In areas subject to a high risk of flooding, non-
essential developments will not normally receive planning permission in previously undeveloped 
areas.  In high risk areas already developed, however, development may be permitted where 
measures already exist or can be taken to give adequate protection against flooding. 
 
In considering options for land allocations for future development, consideration will be given by 
the District Council to both the Flood Zones mapped by the Agency and the degree of actual 
flood risk identified by the SFRA. 
 
Developers are additionally advised that that any works proposed within the Agency’s Bye-Law 
Distance (9 metres) of any Main River, works affecting an ordinary watercourse, or works within 
the floodplain may require the formal consent of the Agency prior to commencement of those 
works.  Developers are therefore advised to contact the Environment Agency to discuss the 
proposed works.  On ordinary watercourses consideration should be given to the provision of 
access to inspect and maintain the watercourse. 
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Flood Risk Policies 
 
The following Flood Risk Policies will be applied by the District Council to all applications 
submitted to the Council for development consent. 
 
 
POLICY  1 The Need for Flood Risk Assessment. 
 
East Northamptonshire District Council may require the submission of an appropriate Flood Risk 
Assessment from the developer in connection with any application for development consent. 
 
If the District Council considers that a proposed development is on land considered to be at risk 
of flooding or is likely to present a significant flood risk or increased flood risk to other land or 
property, they may require that the developer submits a Flood Risk Assessment of the 
development site in connection with the application for planning permission.   It should be 
assumed that a Flood Risk Assessment may be required in most cases, though exceptions will 
normally be made for minor developments such as alterations to existing buildings.  Developers 
are therefore advised to seek the advice of the Planning Officer before submitting an application 
as to whether the Council is likely to require a Flood Risk Assessment. 
 
The Flood Risk Assessment must examine the flood risk issues and implications for the 
development over its whole lifetime, taking into account (where relevant) the possible impacts of 
climate change.  The Assessment must be appropriate to the location, size, complexity and 
sensitivity of the development proposal and should address those matters outlined in Appendix F 
of PPG 25.  The Assessment should consider the risks of flooding from open watercourses and, 
where relevant, from surface water sewers and piped drainage systems, and groundwater. 
 
The Flood Risk Assessment should also address the implications of increased surface water 
runoff from paved and impermeable areas created by the development for flood risk to land and 
property downstream of the development.  If the Assessment finds that additional surface water 
runoff is likely to be generated by the development at times of heavy rainfall, the development 
proposals should incorporate suitable measures to attenuate the additional runoff to levels that 
existed prior to the development taking place.  Consideration of the use of Sustainable Urban 
Drainage Systems ("SUDS") is recommended.  SUDS are dealt with in detail in Policy 5. 
 
Where a substantial development (e.g. greater than one hectare) is envisaged, the District 
Council strongly advises developers to consult the Environment Agency before making a formal 
application for planning consent to discuss the potential flood risks to their development, on the 
likely impact of their proposals on flood risk elsewhere, and what flood risk mitigation measures 
might be necessary, effective and acceptable.  For substantial developments, a Flood Risk 
Assessment carried out by a competent person will be an essential element in the overall 
evaluation of the proposed development and its approval by the District Council. 
 
Where flood risk alleviation works form a necessary pre-condition of development consent, such 
works will normally be funded by the developer, probably through a Section 106 Agreement with 
the District Council.  Where the proposed alleviation works are likely to require ongoing future 
maintenance, appropriate agreements shall be entered into prior to their construction to ensure 
the long term effectiveness of the works. 
 
 
POLICY  2 Development in areas deemed to be at Little-or-No Risk of flooding, or in 

undefended areas deemed to be at Low-to-Medium Risk of flooding in the 
East Northamptonshire Strategic Flood Risk Assessment. 

 
The District Council's East Northamptonshire Strategic Flood Risk Assessment has classified all 
land within the Borough in one or other of the three Flood Risk Categories described in the 
Introduction to these guidance notes.  This classification has been undertaken at the strategic 
level and is intended primarily for guidance purposes in the overall planning process.  It should 
not therefore be regarded as definitive and does not remove the need for site-specific flood risk 
assessments. 
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Planning approval will not normally be refused in these areas on flood risk grounds provided that: 
 
A) The development will not itself be at an inappropriate risk of flooding.  (It may itself be at 

risk from other, secondary sources of flooding such as surface water sewers.) 
 
B) The development will not create an increased risk of flooding for other persons, land and 

property.  (Even though a development outside the floodplain may not itself be at risk of 
flooding, it may nevertheless increase the risk to others by increasing the rate and volume 
of surface water runoff from the development site.) 

 
C) All flood risk mitigation measures shall be implemented in accordance with the 

implementation programme submitted with the approved Flood Risk Assessment before 
the development is brought into use. 

 
Developers should therefore appreciate that a Flood Risk Assessment may still be necessary for 
developments in Little-or-No Risk or Low-to-Medium Risk areas. 
 
 
POLICY  3 Development in areas deemed to be at High Risk of flooding, or in defended 

areas deemed to be at Low-to-Medium risk of flooding in the East 
Northamptonshire Strategic Flood Risk Assessment. 

 
Developments within the natural floodplain of a river or stream are inherently at risk of flooding 
and can also increase flood risks to others, not only by increasing surface water run-off rates but 
by obstructing or diverting flood flows and reducing flood storage.  
 
Planning consent will be refused for development in these areas unless: 
 
A) It is considered either appropriate (in developed areas), or essential (in other high risk 

areas) for that location within the criteria set out in Table 1 of PPG25. 
 
B) It is protected from flooding to an appropriate standard or is designed to cope with the risk 

of flooding.  (The recently completed Thrapston Flood Alleviation Scheme has been 
designed to provide a standard of protection from flood events of return periods up to 200 
years for those areas of the town defended by the Scheme.  In order to maintain a 
consistent standard throughout East Northamptonshire the Council will require any flood 
alleviation or runoff attenuation works incorporated into development proposals to be 
designed to the same standard.) 

 
C) Ground floor living accommodation is excluded in residential developments where that 

development is adjacent to a raised flood defence. 
 
D) The development does not create an unacceptable obstruction to flow across a floodplain 

under flood conditions, and does not divert the flow of flood water towards or across 
adjacent land or property. 

 
E) The development does not reduce the volume available for the retention of water on the 

flood plain in times of flood. 
 
F) The development does not jeopardise the integrity of existing flood defences in any way, 

or obstructs the operational access thereto. 
 
G) All flood risk mitigation measures shall be implemented in accordance with the 

implementation programme submitted with the approved Flood Risk Assessment before 
the development is brought into use. 
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POLICY  4 Development involving building in areas identified as Washland or 
Functional Floodplain in the East Northamptonshire Strategic Flood Risk 
Assessment. 

 
A Washland is an area of land within a floodplain which may be deliberately inundated in times of 
flood to reduce the risk or severity of flooding elsewhere in the river system.  A Functional 
Floodplain is an area of undefended floodplain which is expected to flood on a frequent basis 
and which, by being allowed to flood, will reduce the risk or severity of flooding elsewhere. 
 
Development involving building in areas identified as Washland or Functional Floodplain in the 
East Northamptonshire Strategic Flood Risk Assessment will only be permitted in exceptional 
circumstances. 
 
This Policy is intended to prevent development which might impede the flow of water onto a 
washland or functional floodplain or reduce the volume available for the temporary storage of 
flood water in those areas. 
 
 
POLICY  5 Sustainable Urban Drainage Systems  (SUDS) 
 
The District Council requires developers to demonstrate that their surface water drainage 
proposals, particularly for large sites, are appropriate and adequate for the development and will 
not increase to the flood risk to land and property either upstream or downstream of the 
development site.  The Council considers that Sustainable Urban Drainage Systems (SUDS) are 
a desirable means of achieving this and encourages their use by developers. 

 
Urban development, especially of "greenfield" sites, alters the existing drainage characteristics of 
an area with roofs, roads and other impermeable surfaces from which rainfall is more rapidly 
translated into runoff.  The management and control of this increased surface runoff has a major 
role in sustainable development. 
 
Sustainable drainage is the practice of controlling surface water runoff as close to its origin as 
possible before discharge to a watercourse or to a soakaway.  It has many benefits relating to a 
variety of environmental issues such as reducing flood risk, minimising pollution of watercourses 
and groundwater, minimising soil erosion and damage to natural habitats, maintaining or 
restoring natural flow regimes in receiving watercourses, maintaining groundwater recharge and 
achieving environmental enhancements.  The many and diverse benefits resulting from the use 
of SUDS justify the requirement for the widespread use of SUDS in development proposals. 
 
A variety of types of SUDS are described in detail in the latest version of a document entitled 
"Framework for Sustainable Drainage Systems in England and Wales" published by the National 
SUDS Working Group in May 2003 and available from the Environment Agency. 
 
 
POLICY  6 Culverting of Open Watercourses 
 
The Environment Agency and District Council are in general opposed to the culverting of open 
watercourses because of the adverse ecological effect, potentially increased flood risk and other 
consequences that are likely to arise.  Where practical the Council may seek to have existing 
culverted watercourses restored to open channels as part of the development proposals. 
 
The District Council will therefore only approve plans to culvert an open watercourse if there is 
no reasonably practical alternative to culverting, or if the detrimental effects of culverting would 
be so minor that they would not justify a more costly alternative.  In all cases where it is 
appropriate to do so adequate mitigation must be provided for damage caused to natural 
habitats and to animal, plant and other species by the culverting. 
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If culverting is approved, the size and material of the pipes used must be adequate to convey 
flood flows in the watercourse and appropriate to any vehicular or other load likely to be imposed 
upon the culvert.  The developer may be required to demonstrate to the District Council with 
appropriate hydraulic calculations that the culvert will adequately convey the flood flow in the 
watercourse without exacerbating flooding upstream or along the line of the culvert.  The Council 
will not normally approve the installation of a culvert of smaller size than one further upstream on 
the same watercourse. 
 
Culverts, especially in urban areas, are liable to become obstructed or blocked by debris carried 
by flood waters or by illegally deposited rubbish.  The Council may therefore require a screen of 
a suitable design to be erected at the entrance to the culvert.  The design of the screen must 
permit safe and convenient access for the removal of debris and rubbish.  Where the culvert is 
longer than twenty metres, the Council may require the installation of one or more intermediate 
access manholes on the line of the culvert for maintenance purposes. 
 

 




