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FRA Guidance: 
for Surface Water in all developments 

(excluding minor developments*) 
*Definition of minor development at Footnote 10 of Technical Guidance to the NPPF 

 

FRA – Minimum requirements  
Planning applications must be accompanied by a Flood Risk Assessment (FRA) that is 
submitted to the Local Planning Authority (LPA).  To be acceptable as a FRA the 
applicant should confirm as a minimum:  
 
 

1. An assessment of the risks posed to the site including that based on 1% (1 in 
100 year) modelled flooding (including 30% climate change), on any documented 
historic flooding and risks associated with surface water run off from the site 
(including 30% climate change).  

 
2. Proposed mitigation measures to control those risks for the lifetime of the 

development, based on a 1% event, including climate change, e.g. setting 
appropriate floor levels, providing ‘flood proofing’; providing suitable means of 
surface water disposal**, safe access & egress for occupiers (especially 
important where vulnerable users or overnight accommodation); ‘level for level, 
volume for volume’ flood storage compensation; and evacuation management 
plan (in consultation with Emergency Planners and Emergency Services, see 
PPS25 Practice Guide – para 7.25 to 7.33) for appropriate development types 
e.g. crèche, hotels, sheltered housing etc.    

 
**See advice on climate change, surface water management, SuDS and drainage 
below. 
 

3. Residual risks after mitigation, including risk during an extreme 1 in 1000 year 
event (0.1–1% apr), incorporating climate change at 30%. 

 

Note: 
Surface water flood data to assist the FRA (where available) may be obtained from 
GCC at frm@gloucestershire.gov.uk.  Any level survey submitted as part of a FRA, in 
relation to any flood levels, should be to Ordnance Datum.   
 

 

mailto:frm@gloucestershire.gov.uk
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Background 
Need for a Surface Water FRA 
 
There are two main flood risk considerations – 
 

 The flood risk resulting from the change of use of greenfield land to developed 
land which will reduce the natural drainage permeability of that land leading to 
increased flood risk elsewhere.    

 The risk to occupiers and /or others of surface water flooding due to increased 
run-off.  Even at outline stage the applicant needs to be able to demonstrate that 
surface water balancing can be achieved to a 1% (plus climate change) 
standard. All sites should aim to provide flood risk reduction/betterment. 

 
The FRA should use available historic information, surveys and local knowledge to 
establish what the impact of flooding would have been based on previous events. This 
can then be used to establish any mitigation measures necessary to protect the 
development from future events. 
 
 Surface water may occur due to local sewer or other drainage constraints, groundwater 
and surface water run off problems in the area.  These may be identified within the 
Strategic Flood Risk Assessment for the relevant local authority and from the updated 
flood map for surface water available on the Environment Agency website.   The FRA 
will need to investigate the cause and effect of such local flooding as well as identifying 
appropriate mitigation/flood risk reduction. 
 

INFORMATION 

Climate Change 
The Technical Guidance to the NPPF provides advice on the impact of climate change.   
- Table 5 of the Technical Guidance indicates that a surface water FRA should include 

for an increase of 30% in peak rainfall intensity for developments to be still in 
existence by 2085 (20% for developments with a life expectancy which ends prior to 
2085). 

 

Surface Water 
Key points for surface water, in accordance with chapter 5 of the PPS25 Practice Guide, 
are: 
  

 Surface water runoff should not increase flood risk to the development or third 
parties. This should be achieved by using Sustainable Drainage Systems (SuDS) 
to attenuate to at least Greenfield runoff or where possible achieving betterment 
in the surface water runoff regime. (The applicant should contact Local Authority 
Drainage Departments and/or the Lead Local Flood Authority where relevant for 
information on surface water flooding.) 
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 An allowance for climate change needs to be incorporated, which means adding 
an extra amount to flow calculations (20% for commercial development, 30% for 
residential).  See Table 5 of the Technical Guidance to the NPPF.  

 

 The residual risk of flooding needs to be addressed should any drainage features 
fail or if they are subjected to an extreme flood event. Overland flow routes 
should not put people and property at unacceptable risk. This could include 
measures to manage residual risk such as raising ground or floor levels where 
appropriate. 

 

 An assessment of flood risk associated with ordinary watercourses may also be 
necessary as the Environment Agency’s Flood Zone Maps primarily show 
flooding from main rivers not ordinary watercourses. 

 

SuDS – Sustainable Drainage System 
Surface water run-off should be controlled as near to its source as possible through a 
sustainable drainage approach to surface water management (SuDS).  
 
SuDS seek to mimic natural drainage systems and retain water on or near to the site, 
when rain falls, in contrast to traditional drainage approaches, which tend to pipe water 
off site as quickly as possible. 
 
SuDS offer significant advantages over conventional piped drainage systems in 
reducing flood risk by reducing the quantity of surface water run-off from a site and the 
speed at which it reaches water courses, promoting groundwater recharge, and 
improving water quality and amenity. The range of SuDS techniques available means 
that a uapproach in some form will be applicable to almost any development. 
Government policy set out in a written statement on the 18th December 2014 by the 
Secretary of State for Communities and Local Government made it clear that the 
Government’s expectation is that sustainable drainage systems will be provided in new 
major developments from 6th April 2015 wherever this is appropriate. Local Planning 
Authorities should consult the relevant lead local flood authority on the management of 
surface water and ensure that sustainable drainage systems for the management of 
run-off are put in place, unless demonstrated to be inappropriate. Furthermore, 
paragraph 103 of the NPPF expects LPAs to give priority to the use of SuDS in 
determining planning applications. Further support for SuDS is set out in chapter 5 of 
the PPS25 Practice Guide and in the document ‘Gloucestershire SuDS Design & 
Maintenance Guide’.  
 
Local Planning Authorities should ensure their policies and decisions on applications 
support and complement Building Regulations on sustainable rainwater drainage.  
Approved Document Part H of the Building Regulations 2010 establishes a hierarchy for 
surface water disposal, which encourages a SuDS approach beginning with infiltration 
where possible e.g. soakaways or infiltration trenches.  Where SuDS are used, it must 
be established that these options are feasible, can be 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 
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not work in areas with a high water table. Where the intention is to dispose to 
soakaway, these should be shown to work through an appropriate assessment carried 
out under BRE Digest 365. 
 
Provision for long-term maintenance should be provided as part of any SuDS scheme 
submitted to the LPA. Model legal agreements that provide a mechanism for SuDS 
maintenance can be accessed on the CIRIA web site at 
http://www.ciria.com/suds/modelagreements.htm . 
 
Further information and references on SuDS can be found in chapter 5 of the PPS25 
Practice Guide. The Interim Code of Practice for Sustainable Drainage Systems 
provides advice on design, adoption and maintenance issues and a full overview of 
other technical guidance on SuDS. The Interim Code of Practice is available 
electronically on CIRIA's web site at: http://www.ciria.com/suds/interimcode.htm . 
 
 
 

Disposal to public sewer 
Where it is intended that disposal is made to public sewer, the Water Company or its 
agents should confirm that there is adequate spare capacity in the existing system 
taking future development requirements into account. 
 

Designing for exceedence 
For on/near site flooding, the PPS25 Practice Guide at paragraph 5.51 states that: 
“For events with a return-period in excess of 30 years, surface flooding of open spaces 
such as landscaped areas or car parks is acceptable for short periods, but the layout 
and landscaping of the site should aim to route water away from any vulnerable 
property, and avoid creating hazards to access and egress routes (further guidance in 
CIRIA publication C635 Designing for exceedence in urban drainage - good practice).  
No flooding of property should occur as a result of a one in 100 year storm event 
(including an appropriate allowance for climate change). In principle, a well-designed 
surface water drainage system should ensure that there is little or no residual risk of 
property flooding occurring during events well in excess of the return-period for which 
the sewer system itself is designed. This is called designing for event exceedence.” 
The CIRIA publication `Designing for exceedence in urban drainage-good practice' can 
be accessed via the following link http://www.ciria.com/suds/ciriapublications.htm 
 
For off-site flooding, the PPS25 Practice Guide states at paragraph 5.54: 
“For the range of annual flow rate probabilities up to and including the one per cent 
annual exceedence probability (1 in 100 years) event, including an appropriate 
allowance for climate change, the developed rate of run-off into a watercourse, or other 
receiving water body, should be no greater than the existing rate of run-off for the same 
event. Run-off from previously-developed sites should be compared with existing rates, 
not greenfield rates for the site before it was developed.  Developers are, however, 
strongly encouraged to reduce runoff rates from previously-developed sites as much as 

http://www.ciria.com/suds/modelagreements.htm
http://www.ciria.com/suds/interimcode.htm
http://www.ciria.com/suds/ciriapublications.htm


  FRA Guidance Note  March 2015 

5 
 

is reasonably practicable. Volumes of run-off should also be reduced wherever possible 
using infiltration and attenuation techniques.  
 

Is the proposal part of a larger development site? 
LPAs should be aware that some applications for smaller scale developments might be 
part of larger sites which already have outline permission. In such cases, the LPA 
should ensure that any conditions which were applied to the larger site, in relation to 
surface water drainage, are complied with in order to prevent a ‘piecemeal’ approach to 
SUD/drainage schemes. 
 

Note:  

Development which involves a culvert or an obstruction to flow on an Ordinary 
Watercourse will require consent under the Land Drainage Act 1991 and the Floods and 
Water Management Act 2010. In the case of an Ordinary Watercourse the responsibility 
for Consenting lies with the Lead Local Flood Authority (LLFA). In an Internal Drainage 
Board area, the consent is required of the Internal Drainage Board for the above works 
under Section 23 of 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 contact the 
LLFA.  

 

 


