
      

   
  

 
  

                

                                 
                     

                      

                         

                                         
 

        
    

            
              

            
        

     
   

          

    
    

   

    
  

     
       
      
    

       
  

        
    

      
 
          

       

     
   

    
   

         
  

       
      
    

     
      

      

    

   
   

       
     

PPS25 Flow Chart 2 – Highly Vulnerable Developments
 

No	 Yes 

Yes No 
Yes No 

Yes 

Yes 
No 

Is the site (or part of the site 
in question) in EA FZ1? 

Split the site into flood zones as appropriate and follow guidance for each 
part of the site. Is the site (or part of the site) in EA FZ2? 

Is the site located in a Potential Flood Risk Area or within 10m distance 
and 2m height of a Potential Flood Risk Area?* 

No constraints due to fluvial, 
tidal or coastal flooding 

The site (or part of the site) is in EA 
FZ3. 

Generally not suitable for this 
type of development. Exception 

test must be passed. 

Is there a lower risk 
alternative site available? 

An FRA is required which should: 
• consider the risk from other sources of flooding 
• consider the potential to increase risk elsewhere 
• consider runoff and drainage capacity 
• demonstrate that residual flood risks have been 

acceptably accounted for. 

Apply guidance as for 
EA FZ 3 as 
appropriate 

A brief FRA is required for developments over 1 hectare. 

• consider runoff and drainage capacity. 

The FRA should: 
• consider the risk from other sources of flooding 
• consider the potential to increase risk elsewhere 

Is the site closer to the boundary 
of EA FZ3 than EA FZ2? 

No 

• Access must be guaranteed and the development must remain 
operational in times of flooding. 

• Requires flood resistant construction and suitable warning/ 
evacuation procedures 

• Developers and the Local Authority should seek to reduce the 
overall flood risk to the area using SUDs. 

Wholly unsuitable for this 
development. 

Refuse 

Are PPS25 considerations and exception 
test (where necessary) met? 

Accept Refuse 

should seek to reduce the overall 
Developers and the Local Authority 

flood risk to the area using SUDs. 

Yes No 

Apply guidance for the 
alternative site. 

Key 

Question 

PPS25 Guidance on 
Appropriate Planning 
Response 

PPS25 
Considerations and 
Requirements 

Notes: 

1.	 All risks relate to the time at which a land allocation decision is made or an application submitted 

2.	 Development should not be permitted where existing sea or river defences, properly maintained, would not provide an acceptable standard of safety over the lifetime of the development, as such land would be extremely 
vulnerable should a flood defence embankment or sea wall be breached, in particular because of the speed of flooding in such circumstances. 

3.	 Minimum standard of defence for fluvial risk areas is 1:100 + climate change, and for tidal risk areas is 1:200 + climate change. 

4.	 Information above based on Table 7.2a in the SFRA (Planning response to sequential characterisation of flood risk). Refer to PPS25 for more detailed guidance. 

5.	 *This width and height allowance of 10m and 2m is to take into account the potential increase in the extent of the Potential Flood Risk Area due to climate change and the large uncertainty in the extents of the Potential Flood 
Risk Areas. 


