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For clarity this document should be read alongside the Publication Draft Flood 
RiskSequential Background Paper (Sept 2015).  

 
1. INTRODUCTION 
 
1.1. This paper sets out the sequential and exception tests relating to the proposed allocations in the 

Site Allocations Plan (SAP) for the Outer North East Housing Market Characteristic Area (HMCA).  
It follows the steps outlined in the National Planning Policy Framework (NPPF) and National 
Planning Policy Guidance (NPPG) using a methodology devised by the council following earlier 
consultation with the Environment Agency. 

 
1.2. This assessment considers potential development sites in the Outer North East of Leeds. Whilst 

the majority of sites are located outside an area of high flood risk some lie wholly or partly within 
higher flood zones 2 or 3 as defined by the Leeds Strategic Flood Risk Assessment (SFRA) (2007) 
and updated by the latest Environment Agency flood risk maps (May 2015). 

 
1.3. Leeds has been split into 11 different housing market characteristic areas (HMCAs) for the 

purposes of the Site Allocations Plan. Information regarding the flood risk sequential and 
exception tests for those areas can be found in the Flood Risk Background Paper published 
alongside the Publication Draft Site Allocations Plan in September 2015. This document 
represents an update to that work following changes to the allocations in the Outer North East 
HMCA. 

 
1.4. The Leeds Strategic Flood Risk Assessment (SFRA) underpins this document, supplemented 

where appropriate by flood risk updates provided by the Environment Agency and by 
Sustainability Appraisal. 

 
2. POLICY CONTEXT 
 

2.1. National Policies 
NPPF 

2.1.1. The Government’s policies and guidance on flood risk are set out in the National Planning Policy 
Framework (Section 10) and in the NPPG which provides further guidance on flood risk. 
 

2.1.2. The NPPF (Para 100) states: 
“inappropriate development in areas at risk of flooding should be avoided by directing 
development away from areas at highest risk, but where development is necessary, making it safe 
without increasing flood risk elsewhere… Local Plans should apply a sequential, risk based 
approach to the location of development to avoid where possible flood risk to people and 
property and manage any residual risk, taking account of the impacts of climate change, by: 
• applying the Sequential Test; 
• if necessary, applying the Exception Test; 
• safeguarding land from development that is required for current and future flood 

management; 
• using opportunities offered by new development to reduce the causes and impacts of flooding; 
• where climate change is expected to increase flood risk so that some existing development 

may not be sustainable in the long-term, seeking opportunities to facilitate the relocation of 
development, including housing, to more sustainable locations.” 
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probability of flooding. The SFRA will provide the basis for providing the test.  A sequential 
approach should be used in areas known to be at risk from any form of flooding. 
 

2.1.4. Paragraph 102: If, following the application of the Sequential Test, it is not possible, consistent 
with wider sustainability objectives, for the development to be located in zones with a lower 
probability of flooding, the Exception Test can be applied if appropriate.  For the Exception Test to 
be passed: 

 
• it must be demonstrated that the development provides wider sustainability benefits to the 

community that outweigh flood risk; 
• a site-specific flood risk assessment must demonstrate that the development will be safe for its 

lifetime taking account of the vulnerability of its users, without increasing flood risk elsewhere, 
and , where possible, will reduce flood risk overall. 

 
2.1.5. Both elements of the test will have to be passed for development to be allocated or permitted. 
 
2.2. Local Policies 

 
Leeds Core Strategy 

2.2.1. The Leeds Core Strategy approach is guided by the need for a sustainable settlement strategy 
and the desire to consider a range of economic, social and environmental issues.  Consequently, 
it directs that future growth should be located where it would be most effective in supporting 
sustainable communities, urban renaissance, regeneration, housing renewal and economic 
development to support job creation.  Central to this approach is the principle to reuse 
previously developed land within urban areas.  Priority is given to urban potential (including infill 
and particularly brownfield sites), even though within these broad strategic locations there are 
areas of flood risk.  Objective 18 of the Leeds Core strategy states: 

 
“Secure development which has regard to its impact on the local environment and is resilient to 
the consequences of climate change, including flood risk.” 

 
2.2.2. This approach is reinforced in the following relevant policies; SP3 Role of the City Centre, 

criterion vi, SP6 The Housing Requirement and the Allocation of Housing Land, criterion vii and 
EN5 Managing Flood Risk. 

 
2.3. Natural Resources and Waste Local Plan 2013 
2.3.1 The Natural Resources and Waste Local Plan contains a set of detailed policies that help to 

manage flood risk from both rivers and from surface water flooding. The policies include 
protection of areas of functional floodplain from development and a requirement for 
development to reduce the rate of surface water run off. There is also a policy which provides 
guidance for development in zones of rapid inundation. 
 

2.4       Leeds Strategic Flood Risk Assessment (SFRA) 
2.4.1 Completed in 2007, the Leeds SFRA provides a comprehensive overview of the river and drainage 

systems across the district and associated flood risks. The SFRA provides the context for the 
application of the sequential test. The document subdivides the district into zones of ‘high’, 
‘medium’ and ‘low’ probability of flooding.   
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The document highlights the River Aire, River Wharfe and their tributaries as dominant features 
of the District.  A large proportion of local communities are situated adjacent to, or near, these 
rivers and/or their tributaries. The south-eastern boundary of the District is adjacent to the River 
Calder and Leeds also experiences flooding from this River. The Environment Agency estimates 
that there are 1500 homes and 500 businesses at ‘significant’ risk of river flooding within the 
District, and indeed parts of Leeds City Centre. As a consequence of being located adjacent to the 
River Aire, parts of the City Centre and regeneration areas are within zone 3a high probability 
area. The Leeds SFRA provides a basis to ensure that detailed flood risk issues are understood 
where it aligns with more recent Environment Agency (EA) flood data.  Where there is a difference 
with EA data, the EA data takes precedence because it is more recent, although best judgements will have to 
be made on how the EA flood zone 3 may divide between 3ai and 3aii.   
 

2.4.3    In the SFRA Flood zone 2 is defined as areas with a medium probability of flooding and comprises 
land assessed as having between a 1 in 100 and 1 in 1,000 annual probability of river flooding 
(1% – 0.1%), or between a 1 in 200 and 1 in 1,000 annual probability of sea flooding (0.5% – 
0.1%) in any year. In this zone, developers and local authorities should seek opportunities to 
reduce the overall level of flood risk in the area through the layout and form of the 
development, and the appropriate application of sustainable drainage systems. 

 
2.4.4 Flood zone 3a is defined as areas with a high probability of flooding and comprises land assessed 

as having a 1 in 100 or greater annual probability of river flooding (>1%), or a 1 in 200 or greater 
annual probability of flooding from the sea (>0.5%) in any year. In this zone, developers and local 
authorities should seek opportunities to:  
• reduce the overall level of flood risk in the area through the layout and form of the 
development and the appropriate application of sustainable drainage systems;  
• relocate existing development to land in zones with a lower probability of flooding; and  
• create space for flooding to occur by restoring functional floodplain and flood flow pathways 
and by identifying, allocating and safeguarding open space for flood storage. 

 
2.4.5  Sub Delineation of Zone 3a  

A number of areas of existing development within the District of Leeds are affected by flooding 
with a 5% (1 in 20 year) probability. Careful consideration must be given to the future 
sustainability of development within areas that may be subject to flooding on a relatively 
frequent basis. For this reason, Zone 3a High Probability has been sub delineated in the following 
manner:  

• Zone 3a(ii) High Probability - areas that fall within the 5% (1 in 20 year) flood envelope; and  
• Zone 3a(i) High Probability - areas that fall outside of the 5% (1 in 20 year) flood envelope, 

however are affected by flooding in the 1% (1 in 100 year) event. 
 
2.4.6 Flood zone 3b  

This is the functional floodplain and has been defined in the Council’s Strategic Flood Risk 
Assessment in the following way: 
Zone 3b Functional Floodplain is land: 

 where water flows or has to be stored in times of flood; 
 that is subject to flooding with a 1 in 20 year (5%) probability (or more frequently); and  
 that is reserved by Leeds City Council for this purpose. 

 
Where the Council has identified that undeveloped land already has  an existing planning 
permission or a brownfield allocation that has been protected through the ‘Saved Policies’ 
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review of  the Leeds Unitary Development Plan, then a decision has been made not to include it 
in the functional floodplain. 

 
The functional floodplain therefore primarily consists of the broad open spaces adjoining the 
waterway corridors of the River Wharfe and River Aire.  It is essential that these floodplain areas 
are protected from future development.  

 
3      SITE AND FLOOD RISK INFORMATION 
 
3.1      Site Locations 
3.1.1 The development sites assessed have been identified from the following sources:  

• existing land use allocations identified in the Leeds Unitary Development Plan (UDP Review 
2006) which remain available; 

• sites with planning permission; 
• sites submitted for consideration as part of the Strategic Housing Land Availability 

Assessment;  
• sites from a ‘Call for Sites’ exercise in January 2013; 
• sites submitted by developers / land owners or the general public; 
• Council owned land. 
• Sites put forward in the Outer North East HMCA through the first publication draft 

consultation on the Site Allocations Plan 
 
3.2       Housing 
 
3.2.1 The Core Strategy sets a target of 74,000 new dwellings to be delivered over the lifetime of the 

plan with an allowance of 8,000 dwellings expected through windfall delivery.  The remainder 
will be provided through site allocations and identified sites.  Spatial Policy 7 outlines the 
distribution of these dwellings throughout Leeds. Safeguarded land will also be identified. The 
table below shows the distribution throughout Leeds and forms the basis for each of the HMCA 
chapters.  

 
Housing Market 
Characteristic Area Number Percentage 

Aireborough 2,300 3% 
City Centre 10,200 15.5% 
East Leeds 11,400 17% 
Inner Area 10,000 15% 
North Leeds 6,000 9% 
Outer North East 5,000 8% 
Outer North West 2,000 3% 
Outer South 2,600 4% 
Outer South East 4,600 7% 
Outer South West 7,200 11% 
Outer West 4,700 7% 
Total 66,000 100% 
   

 
3.2.2 The Core Strategy requirement will be met through the Site Allocations Plan and the Aire Valley 

Leeds Area Action Plan. The target for Outer North East HMCA is 5,000. 
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3.3  Employment 
 
3.3.1 The Core Strategy outlines a need for further employment land throughout the lifetime of the 

plan. Unlike housing this requirement is district wide rather than being split into areas across the 
city.  For general employment (B2-B8 uses) a minimum of 493 hectares is required.  For Office 
development the Core Strategy has a target of 1m sqm of floorspace 

 
3.3.2 Land to meet these targets will be identified and allocated in the Site Allocations Plan and the 

Aire Valley Leeds Area Action Plan.  The employment sites to meet this need are included in the 
relevant HMCA chapters alongside the housing for consistency in the methodology, however, 
area based targets are not provided.  

 
3.3.3 Employment uses are considered less vulnerable to flood risk than housing, so employment use 

may be decided to be a preferable alternative to housing use on a site with high flood risk.  The 
sequential test for employment sites measures against city-wide and Aire Valley requirements 
for general employment land and office space. 

 
3.4       Safeguarded Land 

 
3.4.1 To ensure the necessary long-term endurance of the Green Belt, definition of its boundaries is 

accompanied by designation of Safeguarded Land to provide land for longer-term development 
needs.  Allocating this land will ensure the necessary long term endurance of the Green Belt.  

 
3.4.2 The Core Strategy requires 10% of the land to be identified or allocated for housing to be 

reserved as Safeguarded Land.  This means land for 6,600 dwellings needs to be designated as 
Safeguarded Land district wide. But the Core Strategy gives no guide to the distribution of 
Safeguarded Land between HMCAs. As Safeguarded Land enables the permanence of the green 
belt boundary to be maintained, it can only be located in the outer areas that have substantive 
areas of green belt. The urban HMCAs including the city centre cannot provide Safeguarded 
Land.   

 
3.4.3 Safeguarded Land is not proposed for development within the plan period. 

 
3.5       Flood risk source 

 
3.5.1 A number of towns and villages are at risk of flooding from rivers within the District, including 

along the River Wharfe in the Outer North East HMCA.  Some locations are also at risk of 
flooding from non-fluvial sources, for example where drainage infrastructure is inadequate or 
where topography and soil conditions mean that downpours cause localised flooding. This is 
known as surface water flooding. It is also a consideration in the application of the sequential 
test.  

 
3.6       Flood Risk Zones in which the allocated sites are located 

 
3.6.1 Land affected by proposed site allocations lie within the following Flood Risk Zones identified in 

the Leeds SFRA: 1, 2, 3ai and 3aii and Environment Agency zones 2 & 3a. 
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4       THE SEQUENTIAL TEST 
 
4.1       Background 

 
4.1.1 As set out in the National Planning Policy Framework, the aim of the Sequential Test is to steer 

new development to areas with the lowest probability of flooding. Where there are no 
reasonably available sites in Flood Zone 1, local planning authorities allocating land in local plans 
should take into account the flood risk vulnerability of land uses and consider reasonably 
available sites in Flood Zone 2, applying the Exception Test if required.  Only where there are no 
reasonably available sites in Flood Zones 1 or 2 should decision-makers consider the suitability of 
sites in Flood Zone 3, taking into account the flood risk vulnerability of land uses and applying 
the Exception Test if required. 

 
4.1.2 Within each Flood Zone, new development should be first directed to sites at the lowest 

probability of flooding and the flood vulnerability of the intended use matched to the flood risk 
of the site e.g. higher vulnerability uses located on parts of the site at lowest probability of 
flooding.  

 
4.2       Methodology 
 
4.2.1 The Site Allocations plan will allocate land for a number of primary uses.  This will include 

housing, employment and mixed use developments.  The plan has requirements for the amount 
of land or number of units to be developed for residential and general employment uses, which 
can be used as the basis for applying the sequential test.  

 
Assumptions used 

 
i. The Leeds area will identify and allocate a minimum of 66,000 (plus additional safeguarded 

Land) new homes over the plan period as set out in the Core Strategy for Leeds; 
ii. The Leeds area will identify and allocate 493 hectares of land general employment use as set 

out in the Core Strategy for Leeds; 
iii. The Leeds area will identify and allocate 1m sqm of office floor space based on a centres first 

approach; 
iv. Sites which have been assessed as unsuitable and discounted prior to the flood risk 

assessment (reasons include being outside the settlement hierarchy; wholly within an area 
of high flood risk – zone 3b (functional floodplain in the SFRA); wholly within a Site of Special 
Scientific Interest (SSSI) or national nature conservation designation (ancient woodland); 
within minerals safeguarded sites; within the Airport Safety Zone; fall outside the settlement 
hierarchy) will be listed for information but not assessed; 

v. Sites that the City Council decide not to allocate in the Publication Plan will be listed with the 
reason for not allocating.  As necessary an appraisal will be made of whether non-allocated 
sites would be suitable and deliverable instead of sites proposed for allocations that do 
flood. 
 

4.2.1 Surface Water Flooding 
 

Surface water flooding occurs when the rainfall intensity exceeds the ability of the ground to 
absorb the water and when the drainage system is at full capacity. It commonly occurs during 
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high intensity, short duration, rainfall. The resulting flooding is more often localised in nature, 
rather than wide scale flooding usually associated with river (fluvial) flooding.  

 
The Environment Agency has undertaken modelling of surface water flood risk at a national scale 
and produced mapping identifying those areas at risk of surface water flooding during three 
annual probability events: 3.3% AEP (1 in 30 chance of flooding in any one year), 1% AEP and 
0.1% AEP. The latest version of the mapping is available on the Environment Agency website, and 
is referred to as ‘Risk of Flooding from Surface Water’. The data for the Outer North East HMCA 
is presented in a map at the end of this paper. Additional flood risk mitigation measures, such as 
raised floor levels, may be required for sites that are shown to be at risk from surface water 
flooding. This should be addressed within the developer’s Flood Risk Assessment. 

 
All sites within the Plan are required to comply with the Council’s Policy WATER 7 of the Natural 
Resources and Waste Local Plan regarding the need to reduce the rate (L/s) of surface water run-
off from the site, post-development. 

 
4.3  Housing 

 
4.3.1 Sites that are not suitable for allocation are listed first in table 1 and the reason given, for 

example, the site may not fit with the settlement hierarchy in the Core Strategy. Table 2 shows 
sites within Flood Zone 1 as these are sequentially preferable sites. These will not be subject to 
any further assessment. Where the number of dwellings required for the HMCA cannot be 
accommodated on Zone 1 sites there will be a sequential basis to include sites from the next 
level of flood risk.  If the required number of dwellings still cannot be accommodated, there will 
be a sequential basis to include sites from the next level of flood risk, and so on. 

 
4.3.2 Housing sites will be assessed sequentially according to the extent of site area prone to flood 

risk.  Where no part of a site, or a negligible part of a site (less than 2%) falls within EA Zones 2 or 
3, the site will be categorised as a Zone 1 site with no flood risk.  The 2% threshold is used 
because in most cases such small areas of flood risk could be eliminated by a re-draft of the site 
boundary.  Nevertheless, development of these sites, particularly very large sites where 2% of 
land area could be significant, must be subject to careful layout and design to avoid placing 
housing over the small areas of high flood risk and to ensure development on low flood risk 
areas of land does not exacerbate the risk of flooding on adjacent land. 

 
4.3.3 After Zone 1, the next best category of sites will be those with such a small area of flood risk that 

a typical housing development could take place on the part of the site that does not flood.  
Assumptions about net developable areas of sites have already been made in Leeds’ Strategic 
Housing Land Availability Assessment from which dwelling capacities for sites in the Site 
Allocations Plan have been derived.  For large sites (2ha or more) the assumption is that 25% of 
the site area will not have dwellings built on and for small sites (less than 2ha) the assumption is 
that 10% of the site area will not have dwellings built on.  Nevertheless, development of these 
sites must be subject to careful layout and design to avoid placing housing over the small areas 
of high flood risk and to ensure development on low flood risk areas of land does not exacerbate 
the risk of flooding on adjacent land. 

 
4.3.4 After the category of sites with a small amount of land prone to flood risk (less than the SHLAA 

thresholds), the next best category of sites will be those with EA Zone 2 flood risk.  The extent of 
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land in Zone 2 flood risk will exceed the SHLAA thresholds, but will not include land in Zone 3 
above the SHLAA threshold.  

 
4.3.5 After the Zone 2 category, the next best category of sites will be Zone 3ai.  Again, the SHLAA 

thresholds will determine which sites qualify for this category.  Distinguishing between Zones 3ai 
and 3aii requires use of Leeds’ Strategic Flood Risk Assessment Data (SFRA 2007).  Where the 
more recent EA data suggests that a site has a greater extent of Zone 3 flood risk than SFRA data, 
a brief assessment will be made to determine how much of the site would fall within 3ai and 3aii. 

 
4.3.6 After the Zone 3ai category, the next and final category of sites will be Zone 3aii.  The same 

method of categorisation will apply as explained for Zone 3ai above. 
 

4.4  Employment 
 

4.4.1 This methodology concerns employment sites throughout the whole of the Leeds district as 
there is no specific target for the Outer North East HMCA. The Core Strategy sets separate 
district wide targets for both offices and general employment, therefore the sequential test 
assesses these categories of employment separately. 
 
General Employment 
 

4.4.2 General employment use is one of the less vulnerable uses and in that respect will often be 
preferable to housing use on land that has higher risk of flood. 
 

4.4.3 The Publication Draft Plans (Aire Valley Leeds AAP and Site Allocations Plan DPD) propose a 
supply of general employment (496.37ha) which exceeds the Core Strategy requirement (493ha) 
by 3.37ha.  The data for this is set out in the Publication Draft Site Allocations Plan at paragraph 
2.84. This is quite a small margin (less than 1%) which could easily reduce further as a number of 
proposed general employment allocations are subject to proposals for other uses.  This means 
that there is little scope to avoid including sites with high flood risk.    The general employment 
sites being advanced in the Site Allocations Plan (Publication Version) are set out in Table E1 
below.  Essentially, these sites have passed the Flood Risk Sequential Test.  The sites are listed 
according to the extent of flood risk using the combined total of the Environment Agency’s flood 
data for flood zones 2 and 3.  Please note that some sites are already allocated in the Natural 
Resources and Waste Plan (NRW) which are included because their development potential will 
count towards the Core Strategy General Employment requirement. 
 

4.4.4 The City Council has appraised sites against national planning policy tests of whether they are 
suitable and available for employment development.  As a result some sites are not being 
proposed as employment allocations.  Table E2 below sets out the reasons for why the sites 
were not proposed for allocation.  It is divided into Part A concerning sites not allocated that 
have low flood risk and Part B which are sites that have more than 20% of their areas in high 
flood zones (using the total area of the Environment Agency’s zones 2 and 3), so would not have 
any flood risk advantages over the sites that are being proposed for allocation in the Plans.  In 
terms of Part A, the most common reasons were that sites were not available, often because the 
land was already in use for employment, or because the land had been taken for other uses, 
including housing, retail and other miscellaneous uses.  Some sites were not suitable because of 
access problems. 
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Offices 
 

4.4.5 Offices are a less vulnerable use than housing, and will often be preferred on sites of high flood 
risk in suitable town centre locations.  It should be noted that the Site Allocations Plans are 
proposing a number of mixed use allocations for a combination of offices and residential, 
particularly in the City Centre.  For the purposes of the flood risk sequential test, where mixed 
use proposals involve residential these are dealt with under the housing sequential test. 
 

4.4.6 The Core Strategy has a requirement for 1 million square metres of office floorspace to be 
planned for during the 2012 – 2028 Plan Period over the Leeds district.  The amount of office 
floorspace associated with mixed residential sites (allocated and identified) comes to 
763,426sqm.  Combined with the total floorspace of the proposed single use allocations and 
identified sites (see Table E3 below) of 292,947sqm, the requirement is exceeded by 61,283sqm.  
In flood risk terms this surplus does not necessarily mean that the office sites that are in the 
highest flood zones need to be deleted.  There are other factors which need attention. 
 

4.4.7 As well as the flood risk sequential test, offices are also subject to a “centres first” sequential 
test.  A key strand of national and local planning policy is to give priority to location of new 
offices in city and town centres.  If land is available in-centre, this should be preferred to edge-
of-centre locations and if land is available edge-of-centre, this should be preferred to out-of-
centre locations.  This significantly reduces the availability of suitable locations for new office 
development; most out-of-centre locations have to be rejected as contrary to national and local 
planning policy. 
 

4.4.8 There are strong sustainability advantages for locating offices in-centre, particularly in the city 
centre.  Offices have a higher employee/floorspace ratio than all other employment uses, so it is 
important to try to reserve the locations with the best public transport and proximity to labour 
markets for office development. 
 

4.4.9 Looking at the 41 sites identified and allocated for office use (without residential mixed use) in 
Table E3, only 14 have flood risk above 10% of site area.  Of these 11 are identified permitted 
sites, leaving only 3 allocations which the City Council can choose whether to include in the 
Allocation Plans.  These are Hunslet Lane Hunslet Leeds, Kirkstall Road Car Park and Wellington 
Road / Gotts Road.  All three sites are in Leeds City Centre which benefit from passing the town 
centres sequential test and from the sustainability advantages of offices in town centre 
locations.  As such, alternative employment proposals in Outer North East do not affect those 
sites proposed for office use in the wider Site Allocations and Aire Valley Leeds Plans and 
therefore the sites are considered to have passed the flood risk sequential test. 
 

4.4.10 Looking at the sites considered for, but not being allocated for office use in low flood risk zones 
to see if any would be better than the proposed office allocations that flood (Table E4a) the 
majority are simply not available; others are not suitable because of being in an out-of-centre 
location.  Also, for completeness, sites not being allocated for office use in high flood risk zones 
are also set out in Table E4b. 
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5       THE EXCEPTION TEST 
 
5.1        Introduction 
 
5.1.1 The NPPF requires the Exception Test to be applied to housing sites when, following the 

application of the Sequential Test, it is not possible for the development to be located in zones of 
lower probability of flooding. The NPPF (Para 102) sets out the two roles of an Exception Test: 

 
• it must be demonstrated that the development provides wider sustainability benefits to the 

community that outweigh flood risk; 
• a site-specific flood risk assessment must demonstrate that the development will be safe for 

its lifetime taking account of the vulnerability of its users, without increasing flood risk 
elsewhere, and , where possible, will reduce flood risk overall 

 
5.1.2 The Outer North East HMCA is affected by flooding from the River Wharfe and therefore it is 

difficult to meet the target for growth in that area without taking some land that is entirely or 
partially located within flood risk zones 2 or 3 and that, in terms of the settlement hierarchy, the 
Core Strategy places a focus on as being particularly sustainable.  Sites being allocated for 
housing use in flood zone 3 are required to pass an Exception Test which will explore the wider 
sustainability benefits including: 

 
• High accessibility by public transport, walking and cycling 
• Regeneration of deprived areas 
• Bringing brownfield land back into use (achieving the Core Strategy targets for PDL 
• Improving the appearance of neglected unattractive land 
• Economic growth 
• Provision of employment where it is needed 

 
5.1.3 Some of the sites that have passed the Sequential Test and require an  Exception 

Test only have a small part of the site in zone 3a. Where the proportion of the site in zone 3a is 
less than the SHLAA thresholds of 10% for sites under 2ha or 25% for sites over 2 ha then it is 
likely that the zone 3a flood risk area can be avoided in the layout of the site. On this basis those 
sites have not been subjected to the Exception Test. These sites are listed in Table 3 of the 
Exception Test. It is essential that any planning application for housing or more vulnerable uses 
takes a sequential approach to the layout of the site which shows that the development avoids 
zone 3a.  
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6. OUTER NORTH EAST SEQUENTIAL AND EXCEPTION TESTS 
 

Housing sites 
This part of the flood risk sequential test looks at the sites as proposed for the revised 
Publication Draft for the Outer North East HMCA September 2016.  Previously the City Council 
considered flood risk for the sites under consideration at the Issues and Options stage of the Plan 
and the Publication Draft September 2015. 
 
Core Strategy Spatial Policy 7 sets the distribution of housing land throughout the city.  For the 
Outer North East HMCA 5,000 dwellings are required (8% of the District wide total).  
 
Employment sites including future office development do not have a local area based target and 
are assessed on a district wide basis. 
 
SITE ASSESSMENT 
 
Consideration of all possible sites for each Housing Market Characteristic Area (HMCA) is 
presented using the following order. Firstly sites not proposed for allocation followed by those 
that are expected to make a contribution to meeting needs.  These include sites “identified” and 
sites “proposed for allocation”.  Identified sites are either UDP allocations being carried forward 
or sites with extant planning permission.  Sites proposed for allocation are new sites. 

 
An essential part of the sequential test involves looking at how much land of each site falls into 
areas of flood risk.  The Environment Agency has updated their modelling since the preparation 
of the Strategic Flood Risk Assessment which is dated 2007.  The tables below therefore refer to 
the Environment Agency data (27th May 2015) to establish percentages of sites falling within 
relevant flood zones.  However, the EA data does not subdivide zone 3, so the SFRA data and 
subdivisions will be considered when assessing sites where all or a meaningful part of the site 
falls within flood zone 3. Maps illustrating the flood zone areas will use the SFRA data to highlight 
the further separation of flood zone 3a. 
 
Sites not proposed for allocation 

 
Sites considered through the Issues and Options stage of plan preparation but that the City 
Council is not proposing to allocate are listed along with their level of flood risk.   These sites 
have been rejected for allocation for a variety of sound planning reasons.  These sites are listed 
in Table 1, and are only subject to further analysis where the HMCA housing target cannot be 
met on sites or parts of sites that do not flood.  For each HMCA, sites not allocated for 
employment or housing that have a meaningful proportion of site area in flood zones EA2 and/or 
EA3 are listed first.  Such sites have no sequential advantage over sites that are being proposed 
for allocation, so can be discounted.  The remainder of the sites not being allocated have low or 
no flood risk.  The reasons for these sites not being allocated are appraised to see if the need to 
avoid use of sites that flood might be overriding.   In Outer North East by far the most common 
reason for not allocating is isolation away from the Settlement Hierarchy with sprawl into the 
Green Belt being the second most common reason.  Other suitability reasons for non-allocation 
include access problems, tree cover, local flooding, greenspace designation, impact on historical 
monuments, blight from HS2 and steep topography. Also, some sites are not available because of 
current use for employment, allocation not supported by owners, development completed and 
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sites being too small. Hence, there is no opportunity to consider bringing forward any of these 
sites instead of proposed sites that do have flood risk. 

 
The next part of this assessment concentrates on sites that are being counted on for delivery of 
housing or employment to meet the Core Strategy targets for the Outer North East HMCA. 
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Sites contributing to meeting needs 
 
Sites with low flood risk – zone 1 
 
These are sites that are identified and proposed for allocation.  Of these sites, those that have low flood 
risk are listed in Table 2; this zone comprises land assessed as having a less than 1 in 1,000 annual 
probability of river or sea flooding (<0.1%).  Table 2 allows the total quantity of development achievable in 
areas of low flood risk during the plan period (2012 – 2028) to be calculated.   
 
It should be noted that sites that have less than 2% of their area in flood zone 2, flood zone 3 or a 
combination are included in Table 2.  This is because in most cases such small areas of flood risk could be 
eliminated by a re-draft of the site boundary.  Nevertheless, development of these sites must be subject to 
careful layout and design to avoid placing vulnerable development over the small areas of high flood risk 
and to ensure development on low flood risk areas of land does not exacerbate the risk of flooding on 
adjacent land. 
 
Please note that Outer North East has two sites with high proportions of land in SFRA Zone 2, but where 
more recent EA data shows no areas of high flood risk.  The EA data is relied upon because it is more up-to-
date. 
 
The majority of plan period sites within the Outer North East HMCA are within flood zone 1. In total these 
sites can deliver 3,077 dwellings of the 5,000 dwellings needed according to the Core Strategy.  This 
provides the basis for the sequential test, to explore the whether development on land of higher flood risk 
may be justified for allocation as insufficient housing land is available in the HMCA on land of lower flood 
risk. 
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The Sequential Test 
 
In the Outer North East HMCA, 3077 dwellings can be achieved on sites within zone 1 flood risk, leaving 
1,923 dwellings to be found from the 5,000 target. 
 
Looking next at sites that contain small quantities of land that floods (a combination of EA Zone 2 and Zone 
3), if the quantity is smaller than the standardised area assumed to be undevelopable for housing (ie the 
gross site area less the net developable area) but needed for roads, landscaping, greenspace etc, these are 
sequentially preferable than sites with meaningful amounts of Flood Zone 2 land.  These sites have been 
individually checked to ensure that the location of and size of areas of flood would not preclude 
development of the assumed dwelling capacity.    Outer North East has three such sites listed in Table 3 
below, which provides a capacity of 1920 dwellings.  Deducting these from the 1,923 dwellings means that  
3 dwellings still need to be found. 
 
Looking next at sites that have meaningful amounts of land in EA Zone 2 but not in Zone 3, this means at 
least 10% of the area of sites of 0.4 – 2ha in size and at least 25% of sites of more than 2ha.  These are 
effectively Zone 2 sites.  In Outer North East there are two sites as set out in Table 4 allowing 21 dwellings 
to be deducted. This means that the 5,000 target has been met. 
 
Looking next at sites with a meaningful amount of land in SFRA Zone 3ai, but not in SFRA Zone 3aii, these 
are set out in Table 5 and provide for a total capacity of dwellings of 42.   
 
Finally, looking at sites with a meaningful amount of land in SFRA Zone 3aii, there is one site with 5 
dwellings in this zone. 
 
The revised Publication Plan for the Outer North East HMCA can therefore meet the 5,000 target without 
having to allocate any sites with significant amounts of land in zone 3ai or zone 3aii .  However, it is 
recognised that some sites already have planning permission and therefore are already counted in. 
Furthermore the number of dwellings is not excessively over the target and therefore it is prudent to 
include other sites as a contingency measure. The four sites with some land in zone 3ai and 3aii need to be 
assessed individually in terms of the Exception Test. 
 
 
Surface water and other sources of flooding 
 
The City Council keeps an up-to-date record of incidents of flooding that are non-fluvial, such as flash 
floods from high rainfall incidents and infrastructure breakdown.  The SFRA 2007 includes a map of 
localised flood problems (Fig B – Local Flood Incident Overview).  This information was utilised as part of 
the individual site assessments for all of the sites being proposed for allocation in the Site Allocations Plan 
and the Aire Valley Area Action Plan.  Where proposed sites are known to have a history of local flood 
incidents, appropriate site requirements are given.  The Natural Resources and Waste Local Plan has a suite 
of policies to ensure that development is appropriately laid out and designed to deal with flood risk. 
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Exception Test 
Four sites in Tables 5 and 6 need to be subject to the Exception Test in the Outer North East 
HMCA. 
 
OUTER NORTH EAST HMCA EXCEPTION TESTS 
 
Introduction 
 
Para 102 of the NPPF requires that for those sites that have passed the Sequential Test and 
are proposed for a ‘more vulnerable use’, including residential, the sites must also pass the 
Exception Test. 
For the Exception Test to be passed: 

1. It must be demonstrated that the development provides wider sustainability 
benefits to the community that outweigh flood risk, informed by the Leeds Strategic 
Flood Risk Assessment; and 

2. A site-specific flood risk assessment must demonstrate that the development will be 
safe for its lifetime taking account of the vulnerability of its users, without increasing 
flood risk elsewhere, and, where possible, will reduce flood risk overall. 

 
Results 
 
There are 4 sites in the Outer North East HMCA which require the Exception Test to be 
applied. These sites are: 
 
780 First Avenue, Bardsey 
783    Bowcliffe Road Timber Yard, Bramham 
5126  Keswick lane, Bardsey 
5285 Land at the Rowans, Wetherby  (HG2-225) 
 
Exception Test for Site 780    First Avenue, Bardsey 
Flood Risk Zone: Mainly zone 3ai and small area of 3b 
Proposed uses subject of Exception Test: Housing (estimated 5 units) 
A: Does the development provide wider sustainability benefits to the community that 
outweigh flood risk?  
Yes Explain how: The site already has a planning consent. 

 
B: Has a FRA demonstrated that the development will be safe for its lifetime, without 
increasing flood risk elsewhere, and, where possible,  reduce flood risk overall? 
A Flood Risk Assessment was submitted by the developer and this was accepted by the 
Environment Agency, subject to the inclusion of conditions. 
Conclusion 
This site has already been developed. A flood Risk Assessment was submitted by the 
developer and this included a number of measures to protect the site against flooding, as 
well as flood mitigation to ensure that the development did not increase flood risk 
elsewhere  
 



Page 31 of 34 
 

Exception Test for Site 783    Bowcliffe Road Timber Yard, Bramham 
Flood Risk Zone: Zone 2, some zone 3ai and small area of 3b 
Proposed uses subject of Exception Test: Housing (estimated 14 units) 
A: Does the development provide wider sustainability benefits to the community that 
outweigh flood risk?  
Yes Explain how: The site already has a planning consent. 

 
Sustainability appraisal site assessment: scores positively for re-use of 
brownfield land, walking distance to health facilities and accessibility to the 
highways network. Scores negatively for nature conservation effects and loss of 
agricultural land and for flood risk. 

B: Has a FRA demonstrated that the development will be safe for its lifetime, without 
increasing flood risk elsewhere, and, where possible,  reduce flood risk overall? 
A Flood Risk Assessment was submitted by the developer and this was accepted by the 
Environment Agency, subject to the inclusion of conditions. 
Conclusion 
A detailed FRA was submitted alongside the planning application demonstrating that the 
development will be safe and will not increase flood risk elsewhere. Site specific wording 
should note that the zone 3b functional floodplain part of the site must be kept open for 
flood storage.  
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Exception Test for Site 5126  Keswick lane, Bardsey 
Flood Risk Zone: 3a(i) and 2  
Proposed uses subject of Exception Test: Housing (estimated 10 units) 
A: Does the development provide wider sustainability benefits to the community that 
outweigh flood risk?  
No Explain how:  

Sustainability appraisal site assessment: there are 5 double negative scores and 
only one minor positive.  

B: Has a FRA demonstrated that the development will be safe for its lifetime, without 
increasing flood risk elsewhere, and, where possible,  reduce flood risk overall? 

• The SFRA Flood Map indicates that a small part of the site is located within Flood 
Zone 3A(i).The EA Flood Map indicates that the same part of the site is located 
within Flood Zone 3. 

• Additional modelling of the beck and topographical survey of the site is required in 
order to make a more accurate assessment of flood risk at the site. [Note: if the 
land is raised in order to take it out of flood plain the developer will have to 
contribute to off-site flood improvements to mitigate the impacts] 

• Any flooding is likely to be of short duration, (less than 2 hours), hence it is likely 
that people could remain inside buildings at first floor level, if they are unable to 
evacuate the site.  

• Higher ground can be found at other locations within the site. 
• The depth and velocity of flooding at the site during extreme events (> 1 in 100yrs 

return period) is unlikely to present a risk of structural damage to buildings. 
• The measures described below, explain how the flood risk will be reduced in order 

to make the site safe for its users: 
• Flood resilient construction should be utilised, where appropriate. For example, 

concrete ground floors should be used in preference to timber. Electrical sockets, 
fuse boxes, control equipment and wiring should be located at least 1.5 metres 
above floor level. Electrical cables should come down the wall to raised sockets 
rather than be located below ground level. 

• Floor levels should be raised above the 100 year flood level, as per LCC’s Minimum 
Development Control Standards. 

• There is also a risk of flooding from other sources, such as sewers, water mains and 
surface water run-off. This needs to be considered during detail design. It is 
expected that flood risk from these sources will be reduced by setting finished floor 
levels above adjacent ground levels. 

• In terms of drainage, the site is classed as a ‘green-field’. Any future development 
would have to incorporate SuDS measures to mimic greenfield runoff. 

Conclusion 
The site did not score well in the sustainability appraisal and therefore it cannot be shown 
that there are sustainability reasons for allocating the site that outweigh the flood risk. 
Only a small part of the site is affected by flood risk, therefore it may be possible to avoid 
built development in that part of the site. It is therefore recommended that either the 
boundary of the site be amended to exclude the high flood risk area or that the site specific 
criteria for this site should specify that the high flood risk part of the site must be avoided 
for housing or other ‘more vulnerable’ use.  
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Exception Test for Site 5285    Land at the Rowans, Wetherby 
Flood Risk Zone: Zone 2, some zone 3ai  
Proposed uses subject of Exception Test: Housing (18 units) 
A: Does the development provide wider sustainability benefits to the community that 
outweigh flood risk?  
Yes Explain how: The site already has a planning consent. 

 
Sustainability appraisal site assessment:  

B: Has a FRA demonstrated that the development will be safe for its lifetime, without 
increasing flood risk elsewhere, and, where possible,  reduce flood risk overall? 
A Flood Risk Assessment was submitted by the developer and this was accepted by the 
Environment Agency, subject to the inclusion of conditions. 
Conclusion 
A detailed FRA was submitted alongside the planning application demonstrating that the 
development will be safe and will not increase flood risk elsewhere.  

 
 
Conclusion 
The first and last sites in the exception test schedule have been developed.  The further two 
sites are required to have passed an Exception Test in the Outer North East HMCA. One of 
them already has a planning consent, the other, site 5126 at Keswick Lane, does not have 
any overriding sustainability reasons that outweigh the flood risk, however only a small part 
of the site is affected by flood risk. This site should only proceed to allocation if it can be 
shown that the site can be developed so that the built development avoids the high flood 
risk parts of the site.  
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