South Gloucestershire
Core Strategy

Topic Paper
On
Flooding Issues

June 2011

Topic Paper on Flooding Issues
1

Introduction

1.1
The purpose of this Topic Paper is to address issues raised by the
Environment Agency (EA) in representations made to the South Gloucestershire
Core Strategy.
1.2
In order to address these issues the Council met with the EA on 3 May 2011
and agreed the approach for dealing with these matters. This approach was set out
in the letter, dated 9 May 2011, from the Council to the EA. A copy of this letter is
attached at Appendix 1.
1.3
The following key issue was agreed with the EA as the basis for resolving
their representations to the Core Strategy:
“Can the strategic development proposed in the South Gloucestershire Core
Strategy be accommodated without development in Flood Zones 3a and 3b
taking into account climate change?”
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National Planning Guidance

2.1
The aim of national Planning Policy Statement 25 (Development and Flood
Risk) (Examination in Public [EIP] Document NP112) is “to ensure that flood risk is
taken into account at all stages of the planning process to avoid inappropriate
development in areas at risk of flooding, and direct development away from areas at
highest risk”. Where development is necessary, it should be safe for its lifetime,
without increasing the flood risk elsewhere.
2.2
PPS25 indicates that the Sequential Test should be applied by local planning
authorities (LPAs) to demonstrate that there are no reasonably available sites in
areas with a lower probability of flooding that would be appropriate for the type of
development or land use proposed.
2.3
If, following the application of the Sequential Test, it is not possible, consistent
with wider sustainability objectives, for development to be located in zones of lower
probability of flooding, the PPS25 states that the Exception Test can be applied.
2.4
The national Planning Policy Statement 25 Practice Guide (EIP Document
NP23) states that a LPA must demonstrates that it has considered the range of
possible options in conjunction with the flood zone information from the Strategic
Flood Risk Assessment (SFRA) and vulnerability of development and has applied
the Sequential Test, and where necessary the Exception Test, in the site allocation
process. Evidence should be provided through the Sustainability Appraisal (SA)
process.
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South Gloucestershire Council’s Approach.

3.1
South Gloucestershire Council takes matters of flooding very seriously and
has applied national planning legislation and guidance rigorously in the assessment
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of alternative locations, the application of the sequential test, the selection of
strategic sites and the application of the exception test where appropriate.
Alternative Strategic Development Locations/Sites.
3.2
Alternative strategic development locations/sites have been considered
through the Sustainability Appraisal (SA) process and early engagement, in
accordance with PPG12 (Local Spatial Planning). The SA process carried out during
the preparation of the South Gloucestershire Core Strategy also fulfils the
requirement of European Directive 2001/42/EC to undertake a process known as
Strategic Environmental Assessment (SEA).
3.3
The South Gloucestershire Council Core Strategy SA Report, March 2010
with December 2010 updates (EIP Document SD6) and accompanying updated
Appendices to the South Gloucestershire Council Core Strategy SA Report, March
2010 with December 2010 updates (EIP Document SD7) can be viewed at:
http://www.southglos.gov.uk/NR/rdonlyres/652E2ABC-1022-4BCB-8117-930071107DFE/0/PTE100281.pdf
http://www.southglos.gov.uk/NR/rdonlyres/10C5ACB0-E47E-45E3-8F26-D246BEB13329/0/PTE100282.pdf

The Sequential Test
3.4

Flooding evidence to enable the Sequential Test to be undertaken included:

•
Evidence provided in the South West RSS SA Report, March 2006. (EIP
Document LR10). This can be accessed from:
http://www.southwest-ra.gov.uk/media/SWRA/RSS%20Documents/Final%20Draft/ssamainreport1.pdf ;

•
Evidence provided in the South West Regional Flood Risk Appraisal,
February 2007(EIP Document EBFE1). This can be viewed at:
http://www.southwestra.gov.uk/media/SWRA/RSS%20Documents/Technical%20Documents/Technical%20Work/Flood%20Risk/Final_Regional_Flo
od_Risk_Appraisal.pdf ;

•
The Council’s environmental constraints evidence, submitted in March 2007,
to South West Regional Spatial Strategy (RSS) Examination in Public (EIP
Document EBOCSE1). This evidence is provided as a CD ROM and is available for
viewing from the South Gloucestershire Core Strategy Examination In Public
Programme Officer;

•
The Council’s Strategic Flood Risk Assessment (SFRA) Level 1 Report,
February 2009 (EIP Document EB29). This evidence can be viewed at
http://www.southglos.gov.uk/NR/rdonlyres/72D86103-23D7-45C3-8033-4345C3BE1FD7/0/PTE090113.pdf ;

•
The Council’s Strategic Flood Risk Assessment (SFRA) Level 1 Report,
Update, October/November 2010 (EIP Document EB28). This evidence can be
viewed at:
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http://www.southglos.gov.uk/NR/rdonlyres/175AF370-D5D6-41E6-BE231749021F0BF0/0/SFRALevel1UpdatesDocumentOctober_November2010.pdf ;

•

Technical evidence provided by the Council’s developer partners; and

•
Specific local knowledge provided by those who engaged in the Core Strategy
and SA processes.
3.5
As the result of the above consideration through the SA and Core Strategy
processes the Council considers it has complied with the requirements of the
Sequential Test in relation to the identification of locations/sites for strategic
development identified in the South Gloucestershire Core Strategy.
Core Strategy Strategic Development Sites
3.6
The strategic development sites in the Core Strategy have been identified as
those sites which best contribute to and accord with the vision and strategy of the
Core Strategy taking account of flood risk alongside other spatial planning issues in
accordance with PPS25, paragraph 7, bullet point 4.
3.7
A series of plans at Appendix 2 to 5 identify for each new neighbourhood and
the housing opportunity area at Thornbury, climate change flood extents, the broad
distribution and types of land uses identified for these locations, together with land
use budgets. It is considered that the level of detail provided is consistent with the
approach set out n PPS12 for identifying strategic sites. For each strategic
development site the approach, agreed with the EA, for identifying climate change
flood extents is set down.
•

North Yate New Neighbourhood

3.8
For the North Yate new neighbourhood the flood zones identified show
climate change extents agreed by the EA, following modelling work undertaken by
the Council’s developer partner.
3.9
The Core Strategy currently proposes 2,400 dwellings in the plan period (and
up to 3,000 dwellings in total), employment opportunities and associated
infrastructure for the North Yate new neighbourhood.
3.10 The North Yate plan (Appendix 2) confirms that the proposed strategic
development in this location can be accommodated outside the climate change
extents of Flood Zones 3a and 3b and in accordance with the requirements of Table
D3 (Flood Risk Vulnerability and Flood Zone ‘Compatibility’) in PPS25.
•

Cribbs Causeway/Patchway New Neighbourhood

3.11 Flood Zone 2, identified in the South Gloucestershire Level 1 SFRA, has been
taken to represent future Flood Zone 3 inclusive of climate change, until proven
otherwise, for the Cribbs Causeway/Patchway new neighbourhood. This approach
has been agreed with the EA.
3.12 The Core Strategy proposes approximately 1,750 dwellings and associated
facilities and services within the Cribbs Causeway/Patchway new neighbourhood.
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3.13 The Cribbs Causeway/Patchway new neighbourhood plan (Appendix 3)
confirms that the proposed strategic development in this location can be
accommodated without developing in climate change extents of Flood Zones 3a and
3b and in accordance with the requirements of Table D3 (Flood Risk Vulnerability
and Flood Zone ‘Compatibility’) in PPS25.
•

East of Harry Stoke New Neighbourhood

3.14 For the East of Harry Stoke new neighbourhood Flood Zone 2, identified in
the South Gloucestershire Level 1 SFRA, has been taken to represent future Flood
Zone 3 inclusive of climate change, until proven otherwise. This approach has been
agreed with the EA.
3.15 2,000 dwellings with associate services and facilities are proposed in the Core
Strategy for the East of Harry Stoke new neighbourhood.
3.16 The East Of Harry Stoke new neighbourhood plan (Appendix 4) confirms that
the proposed development, except for the proposed Stoke Gifford Transport Link,
can be accommodated without developing in the climate change extents of Flood
Zones 3a and 3b and in accordance with the requirements of Table D3 (Flood Risk
Vulnerability and Flood Zone ‘Compatibility’) in PPS25.
3.17 The proposed Stoke Gifford Transport Link is classified as “Essential
Infrastructure” in PPG25 Table D.3: Flood Risk and Flood Zone ‘Compatibility’.
Accordingly the Exception Test is required to be undertaken. The Council has
concluded that the Stoke Gifford Relief Road passes the Exception Test. Appendix
6 sets out the Exception Test for the proposed Stoke Gifford Relief Road.
•

Thornbury Housing Opportunity Area of Search

3.18 Climate change flood extents provided by the Council’s developer partner for
the Thornbury Housing Opportunity Search Area have been used, on the basis that
this is the most up to date information available, as no EA flood zones exists for this
area. However it is acknowledged that this information has still to be validated by
the EA. This approach has been agreed with the EA.
3.19 The Core Strategy identifies potential for 500 dwellings to be delivered at the
Thornbury Housing Opportunity Area of Search.
3.20 The Thornbury Housing Opportunity Search Area plan (Appendix 5) confirms
that the development, except for the proposed principal access road, can be
accommodated without developing in the climate change extents of Flood Zones 3a
and 3b and in accordance with the requirements of Table D3 (Flood Risk
Vulnerability and Flood Zone ‘Compatibility’) in PPS25.
3.21 The proposed principal access road is classified as “Essential Infrastructure”
in PPG25 Table D.3: Flood Risk and Flood Zone ‘Compatibility’ and accordingly the
Exception Test is required to be undertaken. The Council has concluded that the
principal access road passes the Exception Test. Appendix 7 sets out the Exception
Test for the proposed principal access road.

4

Severnside
3.22 The Core Strategy does not propose additional development in the
Severnside Area, but safeguards land for development in line with the extant
planning permissions dating from 1957 and 1958.
3.23 A Level 2 SFRA for the Avonmouth/Severnside was completed in March
2011.
3.24 Issues regarding Severnside are being handled by separate communication
with the EA, as this is not a location where strategic residential development is
proposed.
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Overall Findings

4.1
Appendices 2 to 5 confirm that given the current information available, all the
strategic development proposed in the Core Strategy can be accommodated in
Flood Zone 1, except for:
•
land uses such as outdoor sport and recreational uses and other green
infrastructure, which are allowed in Flood Zone 2 and 3 by Table D3 (Flood
Risk Vulnerability and Flood Zone ‘Compatibility’ of PPS25); and
•
the Stoke Gifford Transport Link and the Thornbury Housing Opportunity Area
of Search principal access road, which both cross climate change flood zone
3. In accordance with PPG25 the Exception Test has been applied in both
these cases. Both transport links were found to pass the Exception Test.
5

The South Gloucestershire Level 2 SFRA

5.1
The South Gloucestershire Level 2 SFRA is currently being prepared.
Evidence from this document will be taken into account in any future masterplanning
undertaken by the Council and will inform any Flood Risk Assessments (FRA)
undertaken to support future planning applications.
5.2
This Topic Paper will be updated when the final Level 2 SFRA Report is
available.
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Contingency Planning Options

6.1
Should the Level 2 SFRA provide evidence that strategic development cannot
be accommodated without developing in the climate change extents of Flood Zones
3a and 3b, then the Council has identified the following contingency planning
options:
•
Land to the west of Cribbs Causeway, identified in paragraph 4.14 of the Core
Strategy.
•
Filton Airfield - Following the announcement by BAE systems of their intention
to close Filton Airfield, this extensive site has become available for
development, thus providing additional land capacity outside climate change
flood zone extents to accommodate strategic development.
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7

Infrastructure

7.1
The Level 2 SFRA will also consider the provision and delivery of
infrastructure required to deliver the strategic development. Should the Level 2
Report identify infrastructure requirements beyond those already identified in the
Core Strategy, then the Council will submit to the Inspector further suggested
changes to the Core Strategy to cover these matters, including delivery mechanisms
and incorporate the infrastructure requirements into any future masterplanning and
where appropriate revise the Infrastructure Delivery Plan. At the time of preparing
this Topic Paper this is not envisaged, however the matter is highlighted in order to
demonstrate the Council is aware of the potential situation and the approach the
Council intends to take.
8

Conclusions

8.1
In preparing its Core Strategy South Gloucestershire Council has taken flood
risk very seriously and has applied national planning legislation and guidance
rigorously throughout the process. When new information on flooding has been
made available this has been taken into account
8.2
The Council has undertaken the Sequential Test required by PPS25 in
relation to the identification of new neighbourhoods and the Housing Opportunity
Area of Search at Thornbury.
8.3
Evidence has been made available which confirms that the strategic
development proposed in the Core Strategy can be accommodated without
development taking place in the climate change flood extents of Flood Zones 3a and
3b, except where the Exception Test has been passed in relation to Essential
Infrastructure (transport links) in two of the proposed developments.
8.4
Infrastructure requirements and delivery mechanisms arising from the Level 2
SFRA will be taken forward through the masterplanning process. Where these
requirements go beyond those already identified in the Core Strategy then the
Council would suggest that these can be considered as part of the EIP process.
8.5
The Council is therefore in a position to confirm that the Core Strategy is
flexible enough to ensure that all the proposed strategic development can be
delivered in accordance with the requirements of PPS25 and that there is a
contingency planning process (paragraph 4.10 of PPS12: Local Spatial Planning) to
ensure that this is the case.
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Appendix 1

Barry Smith,
Wessex Area, South West Region,
Environment Agency,
Rivers House,
East Quay,
Bridgewater,
Somerset,
TA6 4YS

Date:
Your Ref:
Our Ref:
Enquiries to:
Telephone:
Fax:
Internet:

9 May 2011
WX/2006/000331
D12/13
Patrick Conroy
01454 863574
01454 863116
patrick.conroy@southglos.gov.uk

Dear Mr Smith,
Current Issues in South Gloucestershire.
I refer to the meeting held between representatives of the Environment Agency and officers
from South Gloucestershire Council on 3 May 2011, concerning a number of current issues.
I am sure that you will agree that this was a very constructive meeting and I am pleased that
we have agreed the following way forward to address the concerns of the EA prior to the
commencement of the Core Strategy EIP.
I can confirm that following the meeting South Gloucestershire Council will:
1.
Prepare a Topic Paper for the South Gloucestershire Core Strategy Examination in
Public which addresses how flooding issues have been taken into consideration throughout
the Core Strategy process. This paper will also confirm how the development areas
identified in the Core Strategy can deliver the planned level of housing provision set out in
Policy CS15 while avoiding flood risk areas 3a and 3b.
2.
Provide for the Examination a topic paper which sets out the approach the Core
Strategy will take to future development in the Severnside area where market forces are a
key driver for future development, taking into account the extant planning permissions in the
area, potential for any future infrastructure delivery and cross boundary and joined up
working with Bristol City Council and key stakeholders.
The Council is very appreciative of the technical input and assistance provided by Nigel
Smith in relation to the preparation of the Level 2 South Gloucestershire SFRA and looks
forward to continued positive working with the EA on all the issues discussed at the recent
meeting.
Yours sincerely,
Patrick Conroy,
Spatial Planning Team Manager.
Steve Evans
Director of Community Services and
Acting Director of Planning, Transportation and Strategic Environment
South Gloucestershire Council, PO Box 2081, South Gloucestershire, BS35 9BP
Telephone: 01454 863469, Fax: 01454 863116. Email: planningLDF@southglos.gov.uk
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Appendix 2
North Yate New Neighbourhood
Climate Change Flood Extent and Broad Land Use Budget.

8

Appendix 3
Cribbs Causeway/Patchway New Neighbourhood
Climate Change Flood Extent and Broad Land Use Budget.
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Appendix 4
East of Harry Stoke New Neighbourhood
Climate Change Flood Extent and Broad Land Use Budget.
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Appendix 5
Thornbury Housing Opportunity Area of Search
Climate Change Flood Extent and Broad Land Use Budget.
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Appendix 6
Exception Test for the Stoke Gifford Transport Link
The PPG25 Exception Test requires that all the following matters should be passed:
a) It must be demonstrated that the development provides wider sustainability
benefits to the community that outweigh flood risk.
Response:
The Stoke Gifford Transport Link will provide substantial relief to roads in the North
Fringe, as well as some relief to the motorway network and assistance of strategic
local traffic movements, through a reduction in congestion at the interface of local
and strategic road networks. In addition the scheme will allow improved access to
Bristol Parkway Station and provide a route for the strategic rapid transit scheme
between Hengrove and the North Fringe¹. The Relief Road will therefore have wide
sustainability benefits to the community which the Council considers outweigh flood
risk.
b) The development should be on developable previously –developed land or if not
there are no reasonable alternative sites on previously developed land.
Response:
Although the proposed Transport Link will not be constructed on developable
previously –developed land there are no reasonable alternative sites on previously
developed land which would provide for this strategic transport link.
c) A Flood Risk Assessment (FRA) must demonstrate that the development will be
safe, without increasing flood risk elsewhere and where possible will reduce flood
risk overall.
Response:
As this Exception Test is being undertaken for the purposes of assessing strategic
development for a Core Strategy and not a detailed planning application, a FRA has
not been undertaken. The most up to date indicative route for this new transport link
shows the route crossing a relatively narrow part of the climate change flood extent
derived from Flood Zone 2. The most up to date information available from initial
work undertaken in connection with the Level 2 SFRA indicates the indicative route
of the Transport Link avoids the climate change flood extent and only crosses the
Ham Brook watercourse. This initial work also indicates that the majority of the
climate change extent is shallow (between 0.01 and 0.2m), with greater depth only in
the vicinity of the M32 culvert. Given this information it is considered that the climate
change flood extent is unlikely to pose an unacceptable flood risk to the proposed
Transport Link. The design of the Stoke Gifford Transport Link crossing of the Ham
Brook will consider how to avoid the possibility of increased flood risk elsewhere and
within the New Neighbourhood. This will be considered further at the planning
application stage through a supporting FRA.
For the above reasons the Council considers that the Stoke Gifford Transport Link
passes the Exception Test required by PPG25.
Note ¹
Based on the ‘Strategic Case’ of the March 2010 Major Scheme Business Case for
the North Fringe to Hengrove Package.
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Appendix 7
Exception Test for the Thornbury Housing Opportunity Area Principal Access
Road
The PPG25 Exception Test requires that all the following matters should be passed:
a) It must be demonstrated that the development provides wider sustainability
benefits to the community that outweigh flood risk.
Response:
The Council’s Core Strategy Sustainability Appraisal Report, March 2010 with
December 2010 Updates identifies the underlying reasons why Thornbury would
benefit from some additional housing growth and assesses various locations for
future development in the town. The SA Report concludes that a Housing
Opportunity Area to the north of Thornbury would be the most sustainable option. A
principal access road will be required to serve the development and although the
precise alignment of the road will be identified through the master planning process
for urban design, landscape, ecology, heritage and highway safety reasons the
indicative route of the proposed road is shown as crossing the climate change flood
extents. The Council considers these other sustainability considerations outweigh
the known flood risk.
b) The development should be on developable previously –developed land or if not
there are no reasonable alternative sites on previously developed land.
Response:
Although the proposed principal access road will not be constructed on developable
previously –developed land there are no reasonable alternative sites/alignments for
this access road on previously developed land.
c) A Flood Risk Assessment (FRA) must demonstrate that the development will be
safe, without increasing flood risk elsewhere and where possible will reduce flood
risk overall.
Response:
As this Exception Test is being undertaken for the purposes of assessing a housing
opportunity area for a Core Strategy and not a detailed planning application, a FRA
has not been undertaken. However the most up to date information available, from
modelling work undertaken by the Council’s developer partners, indicates that the
depth of the potential climate change flood extent in this location is shallow (in the
order of 0.01 to 0.2 metres with the majority of the area being 0.01 to 0.05m in
depth) and therefore unlikely to pose an unacceptable flood risk to the proposed
transport link or for the proposed transport link to significantly exacerbate flood
problems. At the planning application stage a supporting FRA would consider this
matter in more detail and if necessary investigate any mitigation measures required.
For the above reasons the Council considers that the Thornbury Housing
Opportunity Area principal access road passes the Exception Test required by
PPG25.
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