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1.  Introduction 
 
1.1 This Supplementary Planning Document has been prepared to provide local 

guidance to developers, applicants and Local Planning Authority officers on the 
application of the National Planning Policy Framework (NPPF) in Selby District. It 
aims to promote transparency and consistency in the approach Selby District 
Council will take to applying the NPPF Flood Risk Sequential Test.  

 
1.2 The SPD has been prepared by SDC in conjunction with the Environment 

Agency and Internal Drainage Boards, and is consistent with national policy, 
applied in local circumstances based on available evidence and an up-to-date 
Local Plan.  

 
1.3 The NPPF directs development to flood zone 1 (land considered at 'low 

probability' of flooding from either rivers or the sea), and away from flood zones 2 
and 3 (land considered at higher probability of flooding from either rivers or the 
sea). 

 
1.4 In accordance with the NPPF, the Council has previously correctly applied the 

Sequential Test across the whole District (apart from applications within Selby 
Town Conservation Area), as there does not exist a Level 2 Strategic Flood Risk 
Assessment (SFRA) for the whole District1.  The Selby District Local Plan 2005 
did not establish any particular quantity of development in each settlement, and 
therefore there was no justification for limiting search areas to settlement area.  
However, as large parts of Selby Town are located in flood zone 3, and as there 
is sufficient land available in Flood Zone 1 elsewhere in the District, this whole 
district approach is limiting growth in Selby Town. 

 
1.5 However, the adopted Core Strategy defines a clear settlement hierarchy, 

allocating a quantum of development in each of the settlement layers rather than 
across the District as a whole. It sets out that Selby Town should be the focus of 
most new development, and sets out a quantum in Policy SP5.  Accordingly, the 
Council has now reviewed its position on the Sequential Test in light of the new 
policy basis, and establishes in this guidance an up to date approach to applying 
the Sequential Test consistent with the up-to-date Local Plan.   

 

1.6 This guidance is not intended to be a single source of information for all flood risk 
related issues.  Instead it simply establishes the Council’s approach to the 

                                                           
1
 The SFRA is a document which informs councils of the nature of flood risk within their administrative 

areas and aids the decision making process when determining planning applications.  The Level 1 
SFRA is a broad overview of flood risk, and Level 2 SFRA is a detailed assessment. 
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Sequential Test when dealing with planning applications - and as a basis for 
assessing new sites through the Sites and Policies Plan (SAPP) in due course. 

2. Context 
 

National Planning Policy Framework 
 

2.1  Paragraph 101 of the National Planning Policy Framework (NPPF) addresses 
flood risk as follows:  

101.  The aim of the Sequential Test is to steer new development to 
areas with the lowest probability of flooding. Development should not 
be allocated or permitted if there are reasonably available sites 
appropriate for the proposed development in areas with a lower 
probability of flooding. The Strategic Flood Risk Assessment will 
provide the basis for applying this test. A sequential approach should 
be used in areas known to be at risk from any form of flooding. 

 
Local Characteristics 

 
2.2 There is a SFRA Level 1 for the whole of the District and an SFRA Level 2 for 

Selby Town area. These provide the flood risk context for the District. 
 
2.3 Selby District is primarily a rural area, with a dispersed settlement pattern of 

market towns, villages and hamlets interspersed with open arable landscapes 
of high quality farmland.  The District is mostly low lying, comprising parts of 
the Humberhead Levels, and a series of drainage basins and associated 
washlands.  The Rivers Ouse, Wharfe, Aire and Derwent cross the district and 
are fed by numerous drainage ditches.  As a result, Selby District contains 
significant areas of Flood Zones 2 and 3 which would in isolation restrict 
development and growth.   

 
2.4 The District is covered by a number of Internal Drainage Boards (IDBs).  The 

IDBs’ primary role is to manage water levels and reduce the risk from flooding 
within their districts. Much of IDBs’ work involves the maintenance and 
improvement of watercourses and related infrastructure such as pumping 
stations, weirs, sluices, culverts and embankments within their drainage 
districts. 

 
2.5 Historically key settlements have tended to be developed by rivers. That 

means that, despite the extent of areas at risk of flooding in the District (flood 
zones 2 and 3), some settlements – Selby Town in particular – possess 
existing services and facilities, infrastructure, and a population base of 
sufficient size to justify further growth to both sustain and strengthen the 
existing community.  There is therefore a conflict between the application of 
the principles of development and flood risk, and other sustainable 
development principles which need to be balanced. 

 
2.6 Map 2 in the Core Strategy (replicated below) shows the broad extent of flood 

risk in the District. (based on EA Flood Map Data August 2010). 
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3.  Planning Applications in Areas of Flood Risk 
 
3.1 When applying for planning permission, it is the responsibility of the applicant 

to provide the necessary information to allow the Council to apply the 
Sequential Test. Full national guidance is contained in the NPPF and Planning 
Practice Guidance. In broad terms, this information will need to demonstrate 
that there are no other reasonably available (i.e. suitable, developable and 
deliverable) sites where the development could be located. It is therefore 
advisable to consider the Sequential Test and the wider requirements in 
relation to flooding at the earliest opportunity, and pre-application discussions 
with the Council are encouraged. 

 
Policy Requirements and Up to Date Evidence  
 
3.2 The NPPF sets out the broad policy regarding development and flood risk.  It 

states in Paragraph 100: 
 
 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 
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elsewhere. 19 Local Plans should be supported by Strategic Flood Risk 
Assessment and develop policies to manage flood risk from all sources, 
taking account of advice from the Environment Agency and other relevant 
flood risk management bodies, such as lead local flood authorities and 
internal drainage boards. 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; and 

● 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. 
 
19 Technical guidance on flood risk published alongside this Framework sets 
out how this policy should be implemented. 
 

3.3 National guidance was set out in “PPS25 accompanying guidance: 
Development and Flood Risk”.  It advised that the geographical area over 
which to conduct a search of alternative sites should normally be applied to 
the whole local authority area, but that this can vary depending on local 
circumstances, also taking into account a development’s catchment. The 
Council has correctly applied this in the past, but recognises that this 
guidance has now been replaced by the National Planning Practice Guidance 
(NPPG). 

 
3.4 Selby District Council commissioned a Level 1 Strategic Flood Risk 

Assessment (SFRA) prepared by Scott Wilson Group plc. which was updated 
in 2008, principally to inform the Core Strategy.  It presents sufficient 
information to enable the Council to assess the risk of flooding against other 
sustainability factors in determining at a strategic level where development 
should take place.   

 
3.5 Core Strategy paragraphs 4.17 to 4.41 introduce Policy SP2 “Spatial 

Development Strategy”, and set out the factors that constitute sustainable 
development, including the evidence in the Level 1 SFRA.  The Core Strategy 
establishes the settlements that the Council considers to be suitable for 
targeting growth, having regard to and weighing up all sustainability factors.  
Those settlements are set out in Policy SP2: 
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3.6 Core Strategy Policy SP5 sets out the housing target to be delivered in the 

District, including setting out a specific quantum for each tier of the hierarchy, 
as follows: 

 

Core Strategy Local Plan Policy SP2 Spatial Development Strategy 
A. The location of future development within Selby District will be based on the following 
principles: 

a) The majority of new development will be directed to the towns and more 
sustainable villages depending on their future role as employment, retail and 
service centres, the level of local housing need, and particular environmental, flood 
risk and infrastructure constraints 
· Selby as the Principal Town will be the focus for new housing, employment, 

retail, commercial, and leisure facilities. 
· Sherburn in Elmet 

2
 and Tadcaster 

2
 are designated as Local Service Centres 

where further housing, employment, retail, commercial and leisure growth will 
take place appropriate to the size and role of each settlement. 

· The following Designated Service Villages have some scope for additional 
residential and small-scale employment growth to support rural sustainability 
and in the case of Barlby/Osgodby, Brayton and Thorpe Willoughby to 
complement growth in Selby. 

 
Appleton Roebuck   Hambleton 
Barlby/Osgodby

1
   Hemingbrough 

Brayton    Kellington 
Byram/Brotherton

1
, 

2
   Monk Fryston/Hillam

1
,
2
 

Carlton    North Duffield 
Cawood    Riccall 
Church Fenton   South Milford

2
 

Eggborough/Whitley
1
, 

2
  Thorpe Willoughby 

Escrick 2   Ulleskelf 
 
Notes: 
1 Villages with close links and shared facilities 
2 These settlements are to varying degrees constrained by Green Belt. It will be for any Green 
Belt review, undertaken in accordance with Policy CPXX (SP3), to determine whether land may be 
removed from the Green Belt for development purposes. 
… 
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3.7 Clearly, between Policy SP2 and SP5, the Core Strategy establishes a 

mechanism for development in Selby Town (and the other settlements) that in 
some cases cannot necessarily be accommodated on sites in Flood Zone 1.  
However, as flood risk has been factored in to both the settlement hierarchy 
and in establishing the respective housing targets by balancing relative merits, 
this approach has been found to be Sound.   

 
3.8 This does not mean that the Sequential Test does not need to be applied, but 

instead it can be refined.  It is now appropriate to establish guidance for 
developers and Development Management Officers in the practical 
application of the Sequential Test to address this issue. 

 
a) Defining new Sequential Test areas of search for housing development 

 
3.9 The local circumstances and the catchment areas are established in the Core 

Strategy Policies SP2 and SP5, as set out above.  The Council therefore 
proposes the following limits to sequential tests for the purposes of land 
allocations, and windfall planning applications: 

 
Location of housing 
development proposal 

Proposed limit of sequential 
search 

Selby as the Principal Town 
(defined in the Core Strategy as 
the Selby Urban Area) 

Within Development Limits of 
Selby Urban Area  

Sherburn in Elmet as a Local 
Service Centre (LSC ) 

Within Development Limits of 
Sherburn in Elmet 

Tadcaster as a Local Service 
Centre (LSC) 

Within Development Limits of 
Tadcaster 

Designated Service Villages Within Development Limits of 
any DSV 

Secondary Villages and Open District-wide 
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Countryside  
 
3.10  Where the sequential test does not deliver sites in areas of lower flood risk 

within these search areas, the Exception Test may need to be applied, as set 
out in Paragraph 102 of the NPPF: 

 
If, following 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, 
informed by a Strategic Flood Risk Assessment where one has 
been prepared; and 

• 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. 

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

 
3.11 In all cases, proposals will still be subject to other policies in the Local Plan.   
 

b)  Defining new Sequential Test areas of search for land uses other than 

housing 

 
3.12 Clearly, housing is not the only land use affected by flood risk.  A similar 

approach is set out to define the relevant search area for non-housing 
development.  National guidance sets out that not all development types need 
to be subject to the Sequential Test.  For more detail see the NPPF and 
NPPG as it is not necessary to repeat that guidance here.   

 
3.13 Where the sequential test does not deliver sites in areas of lower flood risk 

within these search areas, the Exception Test may need to be applied (see 
NPPF and NPPG). 

 
3.14 In all cases, proposals will still be subject to other policies in the Local Plan.   
 

Employment land  
 
3.15 Core Strategy Policy SP13, supported by Core Strategy Figure 12, set out the 

broad quantum of employment land needed in the District in the Plan Period.  
It distributes the land requirements between the three towns, and a smaller 
amount for the remaining rural areas: 
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Figure 12 Indicative Employment Land Distribution  
 

Location Hectares 
Selby and  Hinterland 22-27 
Tadcaster 5-10 

Sherburn in Elmet 5-10 
Rural areas (including 
Eggborough and  A19 corridor) 

5 

TOTAL 37-52 
 
3.16 For employment development up to the upper limit of the targets in Figure 12, 

the sequential search may be confined to the settlements listed therein.   
 
3.17 However, once these targets are met, as demonstrated by the Council’s 

Annual Monitoring Report (AMR), additional employment development 
proposed beyond these targets will be subject to a District-wide search area. 
The approach is set out in the table below:  

 
 
Location of employment  
development proposal 

Proposed limit of sequential search 

Selby as the Principal 
Town, and its hinterland 
(defined in the Core 
Strategy as the Selby 
Urban Area) 

Within the Selby Urban Area (Development Limits of 
Selby Town, Barlby, Brayton and Thorpe Willoughby) 

Up to 27 hectares of total development in the plan 
period, then broaden the search to District-wide 

Sherburn in Elmet as a 
Local Service Centre 

Within Development Limits of Sherburn in Elmet, 
Established Employment Areas and allocated sites  
Up to 10 hectares of total development in the plan 
period, then broaden the search to District-wide 

Tadcaster as a Local 
Service Centre 

Within Development Limits of Tadcaster, Established 
Employment Areas and allocated sites 
Up to 10 hectares of total development in the plan 
period, then broaden the search to District-wide 

Elsewhere District-wide 
 

Retail/Town Centre uses 
 
3.18 The Core Strategy seeks to protect existing town centres and provide for the 

expansion and diversification of town centre uses within the established retail 
hierarchy (Core Strategy Policy SP14).  

 
3.19 To meet this objective, for retail or other town centre proposals within Selby 

Urban Area, Sherburn in Elmet and Tadcaster, or the 18 DSVs, the flood risk 
sequential search will be restricted to the same settlement Development 
Limits.  Note:  this is only the flood risk sequential test area, and proposals will 
still have to meet other policy tests. 
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3.20 Where the sequential test does not deliver sites in areas of lower flood risk 
within these search areas, the Exception Test may be applied (see NPPF and 
NPPG). 
 
Other land uses 

 
3.21 In all other development types, the developer may negotiate with the Council 

to establish a suitable area of search for the purposes of the Sequential Test.  
The Council’s default position will be that the whole of the District should be 
used, unless the applicant can supply compelling evidence to justify an 
alternative area.   

 
4 Dealing with Sites with multiple flood zones 
 
4.1 A Sequential Test will not be required where  

• only a small part of the site lies within Flood Zone 2 or 3 and will not be 
used for hard development (e.g. only used for soft landscaping); or 

• the proposed development will create fewer than 10 dwellings (including 
flats) or less than 1000 square metres commercial floorspace and only the 
access lies within Flood Zone 2 or 3 (although a Flood Risk Assessment 
covering the issue of Access and Egress will still be required). 

 
4.2 In all cases, the layout of the development, informed by a site specific Flood 

Risk Assessment, should minimise flood risk. This means that the proposed 
development should consider the land uses within the site by;  

• wherever possible resisting development in high risk areas, 

• limiting development of high risk areas to only those uses with low 
vulnerability,  

• locating (highly) vulnerable development in the lowest risk areas, 

• limiting development of high risk areas to soft landscaping as part of a 
flood management and storage scheme. 

 
4.3 A sequential test may still be required where the site specific flood risk 

assessment, informed by the Strategic Flood Risk Assessment, indicates a 
larger area of flooding than shown by the Environment Agency Maps. 

 
5. Definitions of Reasonably available alternative sites 
 
5.1 The Council considers that ‘reasonably available alternative sites’ are those 

that meet the functional requirements of the proposed development, at a 
lower flood risk level.  Reasonably available means those sites that are 
deliverable and developable in accordance with para 47, footnotes 11 and 12 
of the NPPF which state: 

 
11 To be considered deliverable, sites should be available now, offer a 
suitable location for development now, and be achievable with a 
realistic prospect that housing will be delivered on the site within five 
years and in particular that development of the site is viable. Sites with 
planning permission should be considered deliverable until permission  
expires, unless there is clear evidence that schemes will not be 
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implemented within five years, for example they will not be viable, there 
is no longer a demand for the type of units or sites have long term 
phasing plans. 
 
12 To be considered developable, sites should be in a suitable location 
for housing development and there should be a reasonable prospect 
that the site is available and could be viably developed at the point 
envisaged.    

 
5.2  As such, the Council would expect applicants to consider sites that are 

capable of accommodating the proposed use or equivalent mix of uses, 
unless they would result in significant additional development costs (e.g. 
infrastructure) that would render the development unviable (and provided they 
are not contrary to other planning policies).  The Council would point out that 
the potential cost of insurance/flood damage for future users/occupiers of the 
proposed development needs to be considered in order to put those additional 
costs in to perspective, and be factored in to any viability appraisal.  Viability 
will be assessed by the District Valuer or other body appointed by the Council 
at the applicant’s expense. 

 
5.3 To identify alternative sites, Local Authority assessments/monitoring reports of 

housing/employment land supply, and other relevant studies may be 
consulted – for example the Strategic (Housing) Land Availability 
Assessment.  A Market Search should also be undertaken, particularly if no or 
few reasonably available alternative sites are identified from these 
documents. 

 
5.4  Alternative sites should not be dismissed on the basis that  

• they are larger or smaller than the proposed site (as a series of smaller 
sites accommodating an equivalent quantum may also be considered).   

• they would not generate the same sustainability benefits as the proposed 
site,  

• they already have planning permission (but where development has not 
begun or is only partially complete).      

• alternative sites are not within the ownership of the applicant 
 
6 The Exception Test 
 
6.1 The NPPF sets out the circumstances and requirements for the Exception 

Test in paragraph 102, so it is not necessary to repeat them here. 
 
7 Conclusions  
 
7.1 The Council considers flood risk a serious constraint to development, but also 

recognises the broader sustainability issues that must be balanced in order to 
achieve the most suitable development patterns across the District. 

 
7.2 The fine-grained sequential search area as set out above enables the Council 

to ensure flood risk is managed in the most suitable way.  However, the 
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emphasis is on the developer/applicant to demonstrate that the sequential test 
has been met. 

 
7.3 Only where the Sequential test has been met will the Council consider the 

application of the Exception Test. 
 
8.0 Further information 
  
8.1 For further information, the Council operates The Planning Surgery – your first 

point of contact for all your planning advice.  Please telephone 01757 705101, 
or make an appointment to see a Planning Officer at 

Access Selby,  
8-10 Market Cross,  
Selby,  
North Yorkshire  
YO8 4JS 

 
8.2 The Council also offers an opportunity for pre-application advice, for which a 

fee may be charged.  For more information, please see our website 
www.selby.gov.uk  

 
 
 


