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East Northamptonshire District Council 

 
FLOOD  RISK  STANDING  ADVICE  MATRIX 

 
and  Environment Agency  Explanatory Notes 

 
 
PROCEDURE KEY 
 
 
Flood Risk Assessment  -  the Obligation to Assess Risk 
 
The need for an appropriate assessment of flood risk is set out in paragraphs 20 and 57 to 60 of 
PPG25.  Further guidance on the scope of issues a Flood Risk Assessment (FRA) might cover is 
provided in Appendix F of PPG25.  In addition, the Agency has produced a series of four 
guidance notes for Local Planning Authorities (LPAs) and developers intended to indicate as far 
as possible which FRA issues should be addressed in which circumstances.  PPG25 specifically 
acknowledges that failure to provide an assessment of flood risk that is appropriate to the scale 
and nature of the development and the flood risk associated with that development may 
constitute a reason for refusal of planning consent (PPG25, paragraph 60). 
 
These Explanatory Notes should, where applicable, be read in conjunction with the Flood Risk 
Guidance Notes for Developers in Appendix A1 of this Report. 
 
 
 
A) General advice to East Northamptonshire District Council on development within  

the RED boxes of the Matrix 
 
Status 
 
Comments should be sought from the Environment Agency on planning applications and flood 
risk assessments where the proposed development and the site location are as described within 
the RED boxes in the Matrix.  These boxes represent high flood risk combinations of 
development type and/or location where the Agency needs to continue to provide a bespoke 
response at the pre-application, application and post-application stages. 
 
 
Process 
 
Developments falling within the RED boxes will need a Flood Risk Assessment (FRA) before the 
Agency can comment on the planning application. 
 
The need for an appropriate assessment of flood risk is set out at paragraphs 20 and 57 to 60 of 
PPG25.  General advice on the range of factors to consider in FRAs is contained in Appendix F 
of PPG25.  The Environment Agency has produced a series of four guidance documents to aid 
those involved in the development process to identify the factors which need to be considered, 
and in which circumstances. 
 
The following process is recommended to enable a 'fast track' consideration of FRAs at the 
planning application stage. 
 
1) The Local Planning Authority (LPA) should advise applicants to contact the Environment 
Agency for pre-planning discussions to scope the specific requirements of their FRA. 
 
2) Applicants should then submit a preliminary FRA to the Agency. 
 
3) If necessary, the Agency will then contact the applicant to discuss any final amendments 
required to their FRA. 
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4) Where the FRA is acceptable to the Agency, the Agency will issue a Letter of Compliance 
to the applicant. 
 
5) At the planning application stage, the applicant submits the Letter of Compliance to the 
LPA together with the planning application and FRA, which the LPA will forward to the Agency. 
 
Further information on the Letter of Compliance procedure is given in Item (B) below. 

Outcome 
 
If a FRA has not been submitted to the LPA with the planning application then the Agency will 
object to the application.  The FRA submitted must demonstrate to the Agency's satisfaction that 
the development can proceed without creating an unacceptable flood risk, either to future 
occupants of the site or elsewhere.  If it cannot do this then the Agency will maintain its 
objection. 
 
Where the FRA is acceptable the Agency will advise on flood risk conditions at the Outline, Full, 
or Reserved Matters stage of the process, or make such other recommendations as appropriate. 
 
Where an LPA is considering granting planning permission contrary to Agency advice for 
development within the RED boxes (as per paragraph 65 of PPG25) the Agency should be 
consulted again, informed of the grounds for the intended grant of planning permission, and 
given an opportunity to make further representations. 
 
 
 
B) General advice to East Northamptonshire District Council on development within  
 the GREEN boxes in the Matrix 
 
Status 
 
The Agency will not comment on individual planning applications or pre-planning consultations 
and any accompanying flood risk assessment where the combination of the development 
type/scale and the site location falls within the GREEN boxes of the matrix that indicate lower 
flood risk. 
 
There is, however, an exception to this general rule which applies to development between 1.0 
and 5.0 hectares outside Category 3 (cell F12) in relation to pre-planning consultations.  For this 
limited category of development the Agency wishes to continue to have a technical input at pre-
application stage to ensure that surface water issues are adequately addressed.  A procedure to 
help ensure this is set out below (the Letter of Compliance procedure). 
 
 
Process - General 
 
The LPA should process planning applications in accordance with their development plan 
policies and their Strategic Flood Risk Assessment, the information presented in any Flood Risk 
Assessment (FRA), and the standing advice in the relevant cell of the matrix. 

 
 
Process - Letter of Compliance 
 
Where applicable, as set out above, the Letter of Compliance procedure should be applied as 
follows: 
 
1) LPAs should advise applicants to contact their local Environment Agency Planning Liaison 
Team in the first instance for pre-planning discussions to scope the specific requirements of their 
flood risk assessment. 
 
2) Applicants should then submit a preliminary FRA to the Agency. 
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3) If necessary, the Agency will then contact the applicant to discuss any final amendments 
required to the FRA. 
 
4) When the FRA is acceptable to the Agency, the Agency will issue a Letter of Compliance 
to the applicant. 
 
5) At the planning application stage, the applicant submits the Letter of Compliance to the 
LPA together with planning application.  
 
 
Outcome 
 
If an appropriate FRA is not provided where the standing advice advises that this is necessary 
then LPAs should refuse or defer the application pending receipt of further information and direct 
the applicant to commence pre-application discussions with the Agency. 
 
 
 
C) General advice to East Northamptonshire District Council on development within  
 the GREY boxes in the Matrix 
 
The Agency will not comment on individual planning applications or pre-planning consultations, 
and any accompanying Flood Risk Assessment where the proposed development and the site 
location fall within the GREY boxes in the matrix that indicate the lowest scale of flood risk.  
Developments within these boxes falls outside the scope of standing advice. 
 
The Agency's response in these cases is either 'no comment' because no significant surface 
water runoff issues are raised or 'General surface water drainage information', which sets out a 
few basic land drainage principles for information purposes only. 
 
The Agency does not require submission of a formal Flood Risk Assessment for developments in 
these locations.  The attention of LPAs is however drawn to paragraph 60 of PPG25 which 
states that a FRA appropriate to the nature and scale of the development should be carried out.  
Should LPAs wish to insist on the submission of a FRA for developments within these cells, 
advice on what this should contain is given in FRA Guidance Note 3. 

 
 
 
D) Development adjacent to Ordinary Watercourses 
 
The requirement for consent under the Land Drainage Act 1991  
 
Under the terms of the Land Drainage Act 1991, the prior written consent of the Environment 
Agency is required for any proposal to divert, culvert or otherwise obstruct the flow in an 
Ordinary Watercourse, including the provision of a connection to a culvert.  An Ordinary 
Watercourse is any watercourse not identified as a Main River held on maps by the Environment 
Agency and DEFRA. 
 
Some Local Authorities have their own byelaws and planning policy restrictions and Internal 
Drainage Boards (where they exist) will have their own byelaw consenting arrangements. 
 
The Environment Agency makes the following specific comments: 
 
 
Diversion of a Watercourse 
 
Any diversion of an existing watercourse should maintain the original watercourse in cross 
section area and gradient.  Such works will require the prior consent of the Environment Agency 
under the Land Drainage Act 1991. 
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Culverting 
 
Culverting increases the risk of flooding by restricting the capacity of the watercourse to cope 
with increased flows during flood events.  It also presents significant maintenance problems and 
involves an increased risk of obstruction and blockage.  The Environment Agency therefore has 
a policy on culverting that strongly discourages the creation of new culverts or extensions to 
existing culverts, except where required for essential access purposes. 
 
Applicants considering culverting are advised to contact the Agency at the earliest possible stage 
to discuss the feasibility of their proposals and the likelihood of gaining Land Drainage Act 
consent. 
 
The Agency is likely to refuse consent to proposals to develop over both existing and proposed 
culverts.  The reason for this is that buildings over culverts will obstruct any overland flow route 
for flood water when the capacity of the culvert is exceeded, thereby increasing the likelihood of 
flooding to the development and its neighbours.  The culvert may also need to be repaired or 
replaced in the future to maintain or increase its capacity. 
 
 
Ensuring Access for Maintenance 
 
It is important to ensure that access for maintenance purposes is retained or provided in relation 
to all watercourses, whether culverted or not.  For Ordinary Watercourses the Agency makes the 
following recommendations: 
 
For watercourses with a top width less than 2 metres and for culverts less than 1 metre wide or 1 
metre diameter the Environment Agency recommends that a minimum easement on both banks 
of 3 metres from bank top or culvert edge is left clear to allow access for maintenance works.  
Where appropriate, a 4 metre wide access route should be provided to gain access to this 
easement. 
 
For watercourses larger than 2 metres wide and culverts larger than 1 metre wide or 1 metre in 
diameter, the Environment Agency recommends that a minimum easement on both banks of    5 
metres from bank top or culvert edge is left clear to allow access for maintenance works.  Where 
appropriate, a 4 metre wide access route should be provided to gain access to this easement. 
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COLUMN B DEVELOPMENT TYPES 
 
 
B5 Which cell does the proposed development fit into? 
 
In assessing into which type a given development falls in terms of the matrix response where it 
appears that it could fit into more than one type, a precautionary approach should be adopted so 
that the matrix response is always assessed against the higher risk development category. 
 
For example, a proposed camping and caravan site falls on the boundary between Flood Risk 
Category 3 (RED cell response) and Flood Risk Category 2 (GREEN cell response).  The 
precautionary approach should be adopted, i.e. treat as a RED cell response and consult the 
Agency with a flood risk assessment. 
 
 
B6 Domestic extensions 
 
Domestic extensions are defined as including all '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.  These proposed developments fall within the RED 
cells of the matrix,  i.e. “Operational development less than 1ha” or “Change of use to a more 
'flood risk sensitive' use”.  
 
 
B7 Industrial / Commercial extensions less than 250 sq.m 
 
The size threshold of 250 sq.m relates to the increased size of the footprint of the building itself 
rather than the overall site size. 
 
 
B8 Change of use to a more ‘flood risk sensitive’ use. 
 
This category relates to the need to identify changes of use within high flood risk areas      (i.e. 
within Flood Risk Category 3)  which may increase flood risks to occupants, and to ensure that 
any resulting additional risks are properly assessed and managed.  For example, a change of 
use from office to any form of residential use, especially at ground floor level, would fall into this 
category. 
 
The vulnerability of potential occupants to flood risk is also a key factor.  Those occupants 
considered most vulnerable would be people who by virtue of their age or infirmity would be at 
particular risk during a flood event.  A proposed school would therefore be classified as a 
'sensitive' development.  The risks to vulnerable occupants are likely to be increased if the 
proposed development is intended to be residential in nature.  Examples would include 
residential care homes and hospices. 
 
Under the Use Classes Order 1987  relevant changes of use would include change of use 
 
FROM  A1 (shops), A2 (financial and professional services)  &  A3 (food and drink), 

and B1 (Business)  &  B2 (general industrial) 
 
TO        any Part C use,  i.e. C1 (hotels), C2 (residential institutions) & C3 (dwelling-houses), 

and part D1 (non-residential institutions with vulnerable occupants), 
i.e. D1(a) (non-residential medical facilities)  &  D1(b) (e.g. crèches, day nurseries  
and day centres),  and class D2 (assembly and leisure) uses. 
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B9 Camping and Caravan Sites 
 
Camping and caravan sites may give rise to particular problems in relation to flood risk  -  see 
paragraph 70 and Appendix G of Planning Policy Guidance Note 25 (PPG25).  
 
 
B10 Operational development less than 1ha 
 
This broad category covers any development that involves building, mining or engineering 
operations,  i.e. anything other than a material change of use. 
 
The 1ha size threshold in this category will be defined in most cases by the area enclosed by the 
red outline on the site plan.  This defines the boundaries of the site that is the subject of the 
planning application.  In some cases,  e.g. at outline application stage,  this may be the only 
information available on which to base a decision as to which cell in the matrix a given 
development falls within. 
 
This can give misleading results where the proposed development is a small part of a large site, 
in which case the Local Planning Authority (LPA) should consider the scale of new buildings or 
hard standing proposed. 
 
 
B11 Operational development between 1ha and 5ha 
 
This broad category covers any development that involves building, mining or engineering 
operations i.e. anything other than a material change of use. 
 
The 5ha size threshold in this category will be defined in most cases by the area enclosed by the 
red outline on the site plan.  This defines the boundaries of the site that is the subject of the 
planning application.  In some cases,  e.g. at outline application stage,  this may be the only 
information available on which to base a decision as to which cell in the matrix a given 
development falls within. 
 
This can give misleading results where the proposed development is a small part of a large site, 
in which case the LPA should consider the scale of new buildings or hard standing proposed. 
 
 
B12 Civil Emergency Infrastructure less than 5.0ha 
 
Civil emergency infrastructure includes installations such as hospitals, police stations and 
emergency vehicle depots.  These installations need to be operational and access maintained in 
all circumstances  -  see paragraph 34 of PPG25. 
 
 
B13 All operational development greater than 5ha 
 
This broad category covers any development that involves building, mining or engineering 
operations,  i.e. anything other than a material change of use. 
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COLUMN C DEVELOPMENT WITHIN MAIN RIVER BYE-LAW DISTANCE 
 
 
C5 Main River Byelaw distance. 
 
This is defined as any land within the bye-law distance of Environment Agency Main Rivers as 
shown on the LPA’s Strategic Flood Risk Assessment (SFRA) maps on which a red watercourse 
centre-line on the SFRA maps indicates a Main River.  Agency bye-laws will apply to all 
development within this flood risk category. 
 
 
Cells  C6 to C13 
 
Agency bye-law consent is required and is likely to be refused.  An Agency objection to the 
granting of planning permission is therefore likely.  Early contact with Environment Agency by the 
applicant at pre-application stage is strongly advised. 
 
 
 



Faber Maunsell       East Northamptonshire Strategic Flood Risk Assessment  -  Stage 2 viii 

 

COLUMN D DEVELOPMENT  IN  FLOOD  RISK  CATEGORY 3 
 
 
Cell  D5 
 
Flood Risk Category 3 is the high risk flood risk category as defined in the Strategic Flood Risk 
Assessment and shown on the associated flood risk maps.  This is land where the indicative 
annual probability of flooding is greater than 1% from rivers or watercourses  (i.e. at least once in 
100 years, on average). 
 
Applicants should note that development which involves the culverting or any obstruction to flow 
on an Ordinary Watercourse will require the Agency’s consent under the Land Drainage Act 
1991.  An Ordinary Watercourse is defined as any watercourse not identified as a Main River on 
maps held by the Environment Agency and DEFRA.  For further information on Ordinary 
Watercourses and Land Drainage Act Consent refer to the Agency’s website (www.environment-
agency.gov.uk). 
 
 
Cells  D6 and D7 
 
Flood Risk Assessment  -  minimum requirements 
 
Planning applications must be accompanied by a Flood Risk Assessment (FRA).  To be 
acceptable as a FRA the applicant must, as a minimum, confirm in writing that :- 
 
EITHER 1) Floor levels within the proposed development will be set no lower than 
   existing levels, 
 

AND 
 

2) Flood-proofing of the proposed development has been considered by  
   the applicant and incorporated where appropriate. 
 
OR  3) That floor levels within the extension will be set 300mm above the known 
   or modelled 1in200 year (0.5% annual probability) river flood level. 
   This must be demonstrated by a plan to Ordnance Datum showing finished 

floor levels relative to the known or modelled flood level. 
 
 
Process 
 
A simple FRA confirming, as a minimum, the criteria set out above must accompany planning 
applications submitted to the LPA.  The LPA should determine the adequacy of the FRA.  If the 
applicant does not provide a FRA which meets these minimum requirements the Agency 
recommends that the application be refused. 
 
 
Background 
 
For proposed domestic extensions within Flood Risk Category 3 areas, the main aspect of flood 
risk to be considered is that the development itself may be at risk of flooding.  The most effective 
means of addressing this risk is through submission of a simple flood risk assessment (FRA).  
This should identify the flood risks and set out the measures proposed to mitigate that risk.  In 
some cases submission of a site plan showing floor levels related to Ordnance Datum may 
confirm that the site is outside the high flood risk area (i.e. Flood Risk Category 3).  This will 
suffice as the FRA.  Where such a plan indicates otherwise, or is not provided, mitigation 
measures will need to focus on setting appropriate floor levels and incorporating flood-proofing 
into the design of the extension.  Further guidance on what issues should be covered by the 
FRA, including an assessment of any residual risks, is contained in the Agency's guidance note 
FRA 3. 
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Floor levels 
 
From a purely flood risk viewpoint, the ideal mitigation in terms of floor levels is to ensure that 
these are set to above the known or modelled 1 in 200 year fluvial flood level at that location.  
However, in the case of an extension it will often not be practical to raise floor levels, given the 
potential effects on other issues such as access (including that for disabled users), usability and 
visual amenity.  Any proposal to raise floor levels must therefore be discussed and agreed with 
the Local Planning Authority at the earliest possible stage. 
 
 
Flood proofing 
 
The Environment Agency recommends that in areas at risk of flooding, consideration should be 
given to the incorporation of flood-proofing measures into the design and construction of the 
development.  These measures may include removable barriers on building apertures, such as 
doors and air-bricks, and bringing electrical services into the building at a high level so that 
power sockets are located above possible flood level.  Additional guidance, including information 
on kite-marked flood protection products, can be found on the Environment Agency’s web site 
(www.environment-agency.gov.uk). 
 
 
Residual risks 
 
It should be noted that if the existing building is situated in a hollow or depression the measures 
adopted above such as maintaining floor levels at existing levels and flood proofing may not 
necessarily eliminate risks during a flood event.  If in doubt about this, applicants should be 
asked to check ground levels.  Even where it is possible to ensure that floor levels are set above 
the known or modelled 1in200 year (0.5%) fluvial flood level, flood risks will remain for events 
that exceeds those magnitudes. 
 
 
Cells  D8 to D13 
 
The Environment Agency should be consulted, and will need to see the FRA before commenting 
on the proposed development. 
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COLUMN E DEVELOPMENT  IN  FLOOD  RISK  CATEGORY 2 
 
 
Cell  E5 
 
Flood Risk Category 2 is the medium-to-low flood risk flood risk category as defined in Table 1 
(paragraph 30) of PPG25.  Category 2 flood risk areas are shown on the Local Planning 
Authority’s Strategic Flood Risk Assessment maps.  These areas are land where the indicative 
annual probability of flooding from rivers or watercourses lies between 1% and 0.1%  (i.e. 
between once in 100 years and once in 1000 years, on average). 
 
The outer limit of the Flood Risk Category 2 envelope (the ‘extreme flood outline’) is the greater 
of the 1in1000 year (0.1% annual probability) modelled outline and the maximum documented 
extent of historic fluvial or tidal flooding.  The inclusion of historic data is based on a 
precautionary approach to ensure that inappropriate development is prevented in areas with a 
recorded history of flooding. 
 
Applicants should note that development which involves the culverting or any obstruction to flow 
on an Ordinary Watercourse will require the Agency’s consent under the Land Drainage Act 
1991.  An Ordinary Watercourse is defined as any watercourse not identified as a Main River on 
maps held by the Environment Agency and DEFRA.  For further information on Ordinary 
Watercourses and Land Drainage Act Consent refer to the Agency’s website (www.environment-
agency.gov.uk). 
 
 
Cells  E6 and E7 
 
Flood Risk Assessment  -  minimum requirements 
 
Planning applications must be accompanied by a Flood Risk Assessment (FRA).  To be 
acceptable as a FRA the applicant must, as a minimum, confirm in writing that :- 
 
EITHER 1) Floor levels within the proposed development will be set no lower than 

existing levels, 
 

AND 
 

2) Flood-proofing of the proposed development has been considered by  
the applicant and incorporated where appropriate. 

 
OR  3) That floor levels within the extension will be set 300mm above the known  

or modelled 1in200 year (0.5% annual probability) river flood level. 
This must be demonstrated by a plan to Ordnance Datum showing  
finished floor levels relative to the known or modelled flood level. 

 
 
Process 
 
A simple FRA confirming, as a minimum, the criteria set out above must accompany planning 
applications submitted to the LPA.  The LPA should determine the adequacy of the FRA.  If the 
applicant does not provide a FRA which meets these minimum requirements the Agency 
recommends that the application be refused. 
 
 
Background 
 
For proposed domestic extensions within Flood Risk Category 2 areas, the main aspect of flood 
risk to be considered is that the development itself may be at risk of flooding.  The most effective 
means of addressing this risk is through submission of a simple flood risk assessment (FRA).  
This should identify the flood risks and set out the measures proposed to mitigate that risk. 
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For most developments within Flood Risk Category 2, submission of a site plan showing floor 
levels related to Ordnance Datum should be sufficient to confirm that the site is above flood 
level.  Where such a plan indicates otherwise, or is not provided, mitigation measures will need 
to focus on setting appropriate floor levels and incorporating flood-proofing into the design of the 
extension.  Further guidance on what issues should be covered by the FRA, including an 
assessment of any residual risks, is contained in the Agency's guidance note   FRA 3. 
 
 
Floor levels 
 
From a purely flood risk viewpoint, the ideal mitigation in terms of floor levels is to ensure that 
these are set to above the known or modelled 1 in 200 year fluvial flood level at that location.  
However, in the case of an extension it will often not be practical to raise floor levels, given the 
potential effects on other issues such as access (including that for disabled users), usability and 
visual amenity.  Any proposal to raise floor levels must therefore be discussed and agreed with 
the Local Planning Authority at the earliest possible stage. 
 
 
Flood proofing 
 
The Environment Agency recommends that in areas at risk of flooding, consideration should be 
given to the incorporation of flood-proofing measures into the design and construction of the 
development.  These measures may include removable barriers on building apertures, such as 
doors and air-bricks, and bringing electrical services into the building at a high level so that 
power sockets are located above possible flood level.  Additional guidance, including information 
on kite-marked flood protection products, can be found on the Environment Agency’s web site 
(www.environment-agency.gov.uk). 
 
 
Residual risks 
 
It should be noted that if the existing building is situated in a hollow or depression the measures 
adopted above such as maintaining floor levels at existing levels and flood proofing may not 
necessarily eliminate risks during a flood event.  If in doubt about this, applicants should be 
asked to check ground levels.  Even where it is possible to ensure that floor levels are set above 
the known or modelled 1in200 year (0.5%) fluvial flood level, flood risks will remain for events 
that exceeds those magnitudes. 
 
 
E8 Change of use to a more 'flood risk sensitive' use 
 
Important Notes 
 
For all areas protected by formal raised flood defences the Environment Agency should 
be consulted.  Failure of such defences may occur in very exceptional circumstances. 
 
Some areas in Flood Risk Category 2 are protected by formal raised flood defences.  If the 
proposed development is within 32 metres of the defence line (see Table 5.3 and 
paragraphs 5.82, 5.85 & 6.11 in the Strategic Flood Risk Assessment) it is likely to be in a 
flood hazard zone and may not be suitable for certain uses.  A Flood Risk Assessment in 
accordance with Appendix F of PPG25, including a detailed evaluation of the width of the 
hazard zone at the proposed development site, will be required and the Agency should be 
consulted. 
 
 
Flood Risk Assessment  -  minimum requirements 
 
Planning applications must be accompanied by a Flood Risk Assessment (FRA).  To be 
acceptable as a FRA the applicant must confirm in writing that :- 
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1) An assessment has been made of the flood risks accruing from the proposed change of 
use.  This assessment should include a level survey to Ordnance Datum showing all known or 
modelled flood levels. 
 
AND 
 
2) What mitigation measures are proposed to deal with any identified risks,  e.g. ensuring that 
bedrooms are located upstairs, warning or evacuation plans, flood-proofing, etc. 

 
 
Process 
 
A Flood Risk Assessment confirming the two elements set out above must accompany planning 
applications submitted to the LPA.  The LPA should determine the adequacy of the FRA.  If the 
applicant does not provide a FRA which meets these minimum requirements the Agency 
recommends that the application be refused.  
 
 
Background 
 
In most cases change-of-use development within Flood Risk Category 2 will pose little or no 
significant flood risk.  However, for changes of use qualifying as 'flood risk sensitive’ uses the 
risks may be significant and need to be assessed and dealt with.  For example, a proposed 
change of use from residential accommodation to a care home close to the boundary with Flood 
Risk Category 3 may bring a significantly increased number of vulnerable users close to a high 
flood risk area. 
 
 
E9 Camping and Caravan Sites  
 
Important Notes 
 
For all areas protected by formal raised flood defences the Environment Agency should 
be consulted.  Failure of such defences may occur in very exceptional circumstances. 
 
Some areas in Flood Risk Category 2 are protected by formal raised flood defences.  If the 
proposed development is within 32 metres of the defence line (see Table 5.3 and 
paragraphs 5.82, 5.85 & 6.11 in the Strategic Flood Risk Assessment) it is likely to be in a 
flood hazard zone and may not be suitable for certain uses.  A Flood Risk Assessment in 
accordance with Appendix F of PPG25, including a detailed evaluation of the width of the 
hazard zone at the proposed development site, will be required and the Agency should be 
consulted. 
 
 
Flood Risk Assessment  -  minimum requirements 
 
Planning applications must be accompanied by a Flood Risk Assessment (FRA).  To be 
acceptable as a FRA the assessment must, as a minimum, include the following three elements:- 
 
1) A level survey to Ordnance Datum showing the known or modelled 1in200 year  
 (0.5% annual probability)  river flood level relative to proposed site levels. 

 
2) An assessment of the flood risks posed to the camping and caravan site, including those  
 based on any documented historic flooding and those associated with any increase in  
  surface water runoff from the site. 

 
3) Proposed mitigation measures to control those risks,  e.g. ensuring that the pitches for  
 camping and caravan users are situated as high as possible within the site, the provision  
 of a warning / evacuation system,  etc. 
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Process 
 
In all cases a Flood Risk Assessment will need to be submitted with the application.  This should 
address both the risk to the camping / caravan site itself and the control of surface water runoff 
from the site.  The LPA should determine the adequacy of the FRA.  If the applicant does not 
provide a FRA meeting these minimum requirements the Agency recommends that the 
application be refused. 
 
 
Background 
 
PPG25 (paragraph 70) recognises that camping and caravan sites are especially vulnerable to 
flooding.  Further guidance is given in Appendix G to PPG25. 
 
 
E10 Operational development less than 1ha 
 
Important Notes 
 
For all areas protected by formal raised flood defences the Environment Agency should 
be consulted.  Failure of such defences may occur in very exceptional circumstances. 
 
Some areas in Flood Risk Category 2 are protected by formal raised flood defences.  If the 
proposed development is within 32 metres of the defence line (see Table 5.3 and 
paragraphs 5.82, 5.85 & 6.11 in the Strategic Flood Risk Assessment) it is likely to be in a 
flood hazard zone and may not be suitable for certain uses.  A Flood Risk Assessment in 
accordance with Appendix F of PPG25, including a detailed evaluation of the width of the 
hazard zone at the proposed development site, will be required and the Agency should be 
consulted. 
 
Where a FRA is not submitted with the application or the FRA is not accepted by the LPA, the 
Agency OBJECTS to the application and requests that the LPA either defers the application or 
refuses planning permission. 
 
 
Flood Risk Assessment  -  minimum requirements 
 
In order to demonstrate that the operational development less than 1hectare in Flood Risk 
Category 2 is of low risk the FRA should show :- 
 
1) A level survey to Ordnance Datum showing the known or modelled 1in200 year  
 (0.5% annual probability) river flood level relative to proposed site levels. 

 
2) An assessment of the flood risks posed to the site, including those based on any  
 documented historic flooding and those associated with any increase in surface water  
 runoff from the site. 
 
3) Proposed mitigation measures to control those risks, e.g. setting appropriate floor levels,  
 providing flood-proofing; providing suitable means of surface water disposal, etc. 

 
 
Process 

 
Planning applications submitted to the LPA must be accompanied by a FRA. The LPA should 
determine the adequacy of the FRA. 
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Background 
 
In Flood Risk Category 2 there are two main flood risk considerations :- 
 
1) The flood risk to the site resulting from an extreme flood event,  i.e. a fluvial flood with an  
 annual probability less than 0.5%,  and 
 
2) Increased flood risk to land or property downstream resulting from the change of use of  

‘greenfield’ land to developed land.  The newly paved and roofed areas within the  
development reduce the natural permeability of the land and thus increase the rate  
of surface water runoff from that land. 

 
Each of these two considerations are dealt with in more detail below. 
 
 
Flood Risk to the Development Site 
 
Flooding of any site outside the high-risk (Category 3) area will only take place in either an 
extreme flood event or as a result of localised flooding from blocked or inadequate drainage. 
 
Flood Risk Category 2 areas are suitable for most types of development.  However, PPG25 
(paragraph 30) states that a Flood Risk Assessment should be requested by the Local Planning 
authority to assist in their decision making, particularly where protection from an extreme flood 
event is required or where a site has recently been known to flood.  The FRA should use 
available historic information, topographic surveys and local knowledge to establish what the 
impact of flooding would have been.  This can then be used to decide on any mitigation 
measures necessary to protect the development from future extreme events. 
 
It is possible that flooding may occur from a source other than that identified on the LPA’s 
Strategic Flood Risk Assessment map  This may occur due to local drainage inadequacies and 
surface water runoff problems in the development area.  The FRA will need to investigate the 
cause and effect of such local flooding as well as identifying appropriate mitigation measures. 
 
 
Flood Risk from the Development Site 
 
The second matter for consideration is the risk posed to others by the development of a 
‘greenfield’ site causing increased surface water runoff.  This will depend mainly on the size and 
nature of the proposed development.  Development areas approaching 1ha in area can generate 
a significant increase in the surface water discharge rate.  The impact and risks posed by this will 
vary according to the characteristics of the development itself, i.e. the extent of impermeable 
surfaces and the characteristics of the drainage system  -  catchment size and shape, distance 
from receiving watercourse, pipe sizes and gradients, attenuation devices, etc. 
 
The risks posed should be reduced if the Environment Agency has been consulted and has 
agreed the surface water disposal proposals at the development brief / outline design stage.  
Proposed developments will also present a lower risk if a FRA has previously been developed in 
consultation with the Agency for inclusion with the planning application. 
 
PPG25 (paragraph 60) notes that the requirement to assess the flood risks posed by 
development includes an assessment of the runoff implications of development appropriate to 
the nature and scale of that development.  In some cases the risks will be small and the 
assessment will be correspondingly simple.  In others the assessment will need to be more 
detailed, reflecting the greater risks. 
 
Specific FRA requirements relating to surface water run off from two specific sizes of 
development 
a)  under 0.5ha,   and 
b)  between 0.5ha and 1.0ha 
are set out in the background text below. 
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Specific FRA requirements  -  Flood Risk due to Runoff from Operational Development 
Areas up to 0.5 hectare in Flood Risk Category 2 

 
Assess the runoff likely to be generated from the proposed development. 
 
Assess the capacity of the surface water drainage systems already in place, including their state 
of maintenance and performance. 
 
Where it is apparent that increased flooding could occur, the FRA must identify measures to 
mitigate or manage the impact of such flooding. 
 
These can be any or all of the following :- 
 
• Sustainable urban drainage systems (SUDS) 
 
• On-site surface water management measures to restrict surface water discharge rates 

prior to its leaving the site.  Water may then discharge either at a rate capable of being 
conveyed by the receiving drainage system or at a rate equivalent to the ‘greenfield’ runoff 
rate for the site. 

 
• Maintenance or improvement of the receiving watercourse to allow additional rates of flow 

to be accommodated. 
 
• Local modifications to the receiving watercourse such that the increased volume is stored 

and accommodated at, or adjacent to, the site. 
 
 
Specific FRA requirements  -  Flood Risk due to Runoff from Operational Development 
Areas between 0.5 and 1.0 hectare in Flood Risk Category 2 
 
At this scale the development is likely to have an impact on the surface water drainage system to 
which its surface water will discharge, especially where the proposal is for industrial or 
commercial development with large impermeable areas. 
 
In addition to the requirements outlined above, the FRA should include an assessment of the 
likelihood of additional flooding elsewhere and its associated impacts.  This will identify flood 
management measures which should, in the first instance, consider the inclusion of SUDS in the 
drainage design. 
 
 
Cells  E11 to E13 
 
The Environment Agency should be consulted, and will need to see the FRA before making any 
comments on the proposals. 
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COLUMN F DEVELOPMENT  IN  FLOOD  RISK  CATEGORY 1 
 
 
Cell  F5 
 
Flood Risk Category 1 areas are land outside the floodplain as shown on the LPA’s Strategic 
Flood Risk Assessment maps. 
 
Flood Risk Category 1 is the little-or-no-risk category defined in Table 1 (paragraph 30) of 
PPG25.  Category 1 areas have an indicative annual probability of flooding of less than 0.1% 
(less frequently than once in 1000 years) from either fluvial or tidal sources. 

Applicants should note that development which involves the culverting or any obstruction to flow 
on an Ordinary Watercourse will require the Agency’s consent under the Land Drainage Act 
1991.  An Ordinary Watercourse is defined as any watercourse not identified as a Main River on 
maps held by the Environment Agency and DEFRA.  For further information on Ordinary 
Watercourses and Land Drainage Act Consent refer to the Agency’s website (www.environment-
agency.gov.uk). 
 
 
'Dry Islands' 
 
There are some areas within Flood Risk Category 1 that are surrounded by areas at a higher risk 
of flooding,  i.e. areas falling within Flood Risk Categories 2 and 3. 
 
In certain cases development within 'dry islands' presents risks associated with maintaining safe 
access and egress for occupants during flood events.  The distribution of dry islands and risks 
posed by them in terms of access / egress vary considerably across the country.  If there is any 
doubt as to how flood risks associated with 'dry islands' may affect the LPA’s area, please 
contact your local Environment Agency Planning Liaison team. 
 
 
Cells  F6 to F9 
 
These cells include the notes “No planning comment  -  see consent note” (Cells F6, 7 & 9) or 
simply “No comment” (Cell F8).  The consent note referred to above is that repeated below. 
 
Applicants should note that development which involves the culverting or any obstruction to flow 
on an Ordinary Watercourse will require the Agency’s consent under the Land Drainage Act 
1991.  An Ordinary Watercourse is defined as any watercourse not identified as a Main River on 
maps held by the Environment Agency and DEFRA.  For further information on Ordinary 
Watercourses and Land Drainage Act Consent refer to the Agency’s website (www.environment-
agency.gov.uk). 
 
 
F10 Operational development less than 1 hectare 
 
Developments on this scale in lower risk locations within Flood Risk Category 1 fall outside the 
scope of formal standing advice.  The following advice is, however, offered for information 
purposes only to aid LPAs and developers in managing the surface water runoff issues and as a 
pointer towards best practice for surface water runoff disposal. 
 
Surface water run-off should be controlled as near to its source as possible through a 
sustainable drainage approach to surface water management.  This approach involves using a 
range of techniques including soakaways, infiltration trenches, permeable pavements, grassed 
swales, ponds and wetlands to reduce flood risk by attenuating the rate and quantity of surface 
water runoff from a site.  This approach can also offer other benefits in terms of promoting 
groundwater recharge, water quality improvement and amenity enhancements.  Approved 
Document Part H of the Building Regulations 2000 sets out a hierarchy for surface water 
disposal which encourages a SUDS approach. 
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The SUDS approach 
 
In accordance with Approved Document Part H of the Building Regulations 2000, the first option 
for surface water disposal should be the use of sustainable urban drainage methods (SUDS) 
which limit flows through infiltration, e.g. soakaways or infiltration trenches, subject to 
establishing that these are feasible, can be adopted and properly maintained, and would not lead 
to any other environmental problems.  For example, using soakaways or other infiltration 
methods on contaminated land carries groundwater pollution risks and may not work in areas 
with a high water table.  Where the intention is to dispose of surface water runoff to a soakaway, 
these should be shown to work through an appropriate assessment carried out under Building 
Research Establishment (BRE) Digest 365. 
 
Flow balancing SUDS methods which involve the retention and controlled release of surface 
water from a site may be an option for some developments at this scale, provided that balanced 
surface water flows do not exceed the local ‘greenfield’ runoff rate.  Flow balancing should seek 
to achieve water quality and amenity benefits as well as managing flood risk. 
 
Further information on SUDS can be found in PPG25 (paragraphs 40 to 42 and appendix E), in 
the Construction Industry Research & Information Association (CIRIA) Document C522  
“Sustainable Urban Drainage Systems - Design Manual for England and Wales”, and the Interim 
Code of Practice for Sustainable Drainage Systems.  The Interim Code of Practice provides 
advice on design, adoption and maintenance issues and a full overview of other technical 
guidance on SUDS.  The Interim Code of Practice will be made available electronically on both 
the Environment Agency's website at: www.environment-agency.gov.uk and CIRIA’s website at 
www.ciria.org.uk. 
 
Where it is intended that disposal be made to a public surface water sewer, the Water Company 
or its agents should confirm that there is adequate spare capacity in the existing sewer system 
taking future development requirements into account. 
 
 
F11 Operational development between 1ha and 5ha  
 
Applicants should note that development which involves the culverting or any obstruction to flow 
on an Ordinary Watercourse will require the Agency’s consent under the Land Drainage Act 
1991.  An Ordinary Watercourse is defined as any watercourse not identified as a Main River on 
maps held by the Environment Agency and DEFRA.  For further information on Ordinary 
Watercourses and Land Drainage Act Consent refer to the Agency’s website (www.environment-
agency.gov.uk). 
 
 
The Need for a Flood Risk Assessment 
 
Where a FRA is not submitted with the application or the FRA is not accepted by the LPA, the 
Environment Agency OBJECTS to the application and requests that the LPA either defers the 
application or refuses planning permission.  The applicant should then be advised to contact the 
Agency with a view to obtaining pre-application technical advice and securing a Letter of 
Compliance from the Agency prior to progressing their planning application any further.  Where 
the LPA is minded to refuse the application, the following standard response paragraphs may be 
applicable. 
 
Environment Agency objection  -  failure to submit a FRA 
 
“The Environment Agency OBJECTS to the proposed development on the grounds that the 
application may present a significant flood risk from the generation of surface water runoff but is 
not accompanied by a flood risk assessment as required by PPG 25.” 
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Environment Agency objection  -  inadequate FRA 
 
“The flood risk information submitted in support of the application is not acceptable to the 
Environment Agency for the following reasons: [add omissions / areas for clarification / more 
detail etc as appropriate].  The Agency therefore OBJECTS to the proposed development on the 
grounds that a proper assessment of flood risk has not been undertaken as required by   PPG 
25.” 
 
 
Flood Risk Assessment  -  minimum requirements 
 
The minimum requirements for a FRA for operational development between 1ha and 5ha in 
Flood Risk Category 1 areas is set out below.  In order to demonstrate that the development is at 
low risk of flooding the FRA should show: 
 
1) That it will be feasible to limit surface water runoff to the ‘greenfield’ runoff rate for all 

events up to the 1in200 year storm (including the effects of climate change over the next 
fifty years) by balancing storage, and set out how this will achieved. 

 
2) How sustainable drainage techniques (SUDS) will be used, explaining how any obstacles 

to their use will be overcome. 
 
 
Process 
 
A Flood Risk Assessment must accompany planning applications submitted to the LPA.  The 
FRA will focus on the control of surface water runoff generated by the development and the 
ability of any receiving watercourse to deal with it.  The LPA should determine the adequacy of 
the FRA. 
 
 
Background 
 
Within Flood Risk Category 1, the primary flood risk issue generated by most new development 
is the risk posed to others by increased amounts of surface water runoff.  Development within 
this category can generate a significant increase in the surface water discharge rate.  The impact 
and risks posed by this will vary according to the characteristics of the development itself, i.e. the 
extent of impermeable surfaces and the characteristics of the drainage system  -  catchment size 
and shape, distance from receiving watercourse, pipe sizes and gradients, attenuation devices, 
etc. 
 
PPG25 (paragraph 60) notes that the requirement to assess the flood risks posed by 
development includes an assessment of the runoff implications of development appropriate to 
the nature and scale of that development.  In some cases the risks will be small and the 
assessment will correspondingly simple.  In others the assessment will need to be more detailed, 
reflecting greater risks.  Even at outline application stage the applicant needs to be able to 
demonstrate that surface water runoff balancing can be achieved. 
 
Applicants are strongly advised to contact the Agency at the pre-application stage to discuss the 
scope and contents of the FRA. 
 
 
Letter of Compliance 
 
The risks posed by the proposed development should be reduced if the Environment Agency has 
been consulted and has agreed the means of surface water disposal at the development brief / 
outline design stage.  Proposed developments will also present a lower risk if a Letter of 
Compliance issued by the Agency after pre-application negotiations with the developer 
accompanies the flood risk assessment (FRA).  Further information on Letters of Compliance 
may be obtained from the Agency’s website. 
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Sustainable Urban Drainage Systems 
 
Information on SUDS can be found in PPG25 (paragraphs 40 to 42 and appendix E), in the 
Construction Industry Research & Information Association (CIRIA) Document C522  “Sustainable 
Urban Drainage Systems - Design Manual for England and Wales” and the Interim Code of 
Practice for Sustainable Drainage Systems.  This Interim Code of Practice provides advice on 
design, adoption and maintenance issues and a full overview of other technical guidance on 
SUDS.  The Interim Code of Practice will be made available electronically on both the 
Environment Agency's website at: www.environment-agency.gov.uk and CIRIA’s web site at: 
www.ciria.org.uk.  It should be noted that whilst the focus within the FRA must be on flood risk 
management, any SUDS should also seek to maximise opportunities for water quality and 
amenity benefits. 
 
 
F12 Civil Emergency Infrastructure less than 5 ha  
 
Within Flood Risk Category 1, the primary flood risk issue generated by most new development 
is the risk posed to others by increased amounts of surface water runoff.  Development within 
this category can generate a significant increase in the surface water discharge rate.  The impact 
and risks posed by this will vary according to the characteristics of the development itself, i.e. the 
extent of impermeable surfaces and the characteristics of the drainage system  -  catchment size 
and shape, distance from receiving watercourse, pipe sizes and gradients, attenuation devices, 
etc. 
 
For Civil Emergency Infrastructure, which can range in size from a small fire station to a major 
hospital, the response required to proposed development in respect of flood risk will depend on 
the scale of the proposed development as set out below.  Please note that where these 
developments are proposed on ‘dry islands’ then any flood risk assessment should include 
consideration of how access will be provided and maintained during flood events. 
 
The Agency’s involvement will depend upon the size of the proposed development, as follows. 
 
 
Flood Risk due to Runoff from Civil Emergency Infrastructure sites up to 1hectare in 
Flood Risk Category 1 
 
The GREY cell response for Operational Development of areas under 1ha applies.  Do not 
consult the Agency as the response falls outside the scope of formal Standing Advice. 
 
 
Flood Risk due to Runoff from Civil Emergency Infrastructure sites between 1 and 5 
hectares in Flood Risk Category 1 
 
The GREEN cell response for Operational Development between 1 and 5ha applies.  This is 
subject to Standing Advice at the planning application stage but the Agency wishes to have a 
pre-application technical input. 
 
 
F13 All operational development greater than 5 ha  
 
The Environment Agency should be consulted where an operational development exceeds 5ha, 
and the Agency will wish to see the Flood Risk Assessment before commenting on the 
proposals. 
 
Applicants should note that development which involves the culverting or any obstruction to flow 
on an Ordinary Watercourse will require the Agency’s consent under the Land Drainage Act 
1991.  An Ordinary Watercourse is defined as any watercourse not identified as a Main River on 
maps held by the Environment Agency and DEFRA.  For further information on Ordinary 
Watercourses and Land Drainage Act Consent refer to the Agency’s website (www.environment-
agency.gov.uk). 




