
interaction with other users of the marine environment (including commercial fisheries,

Ministry of Defence, navigational routes, ports and harbours, anchorages, tourism,

recreational and leisure activities); and

cumulative effects on all of the above factors.

Development Management

252. Applications should be supported, where necessary, by sufficient information to

demonstrate:

operational arrangements (including noise, light, access, waste and odour) are satisfactory

and sufficient mitigation plans are in place; and

the siting and design of cages, lines and associated facilities are appropriate for the location.

This should be done through the provision of information on the extent of the site; the type,

number and physical scale of structures; the distribution of the structures across the planning

area; on-shore facilities; and ancillary equipment.

253. Any land-based facilities required for the proposal should, where possible, be considered at

the same time. The planning system should not duplicate other control regimes such as

controlled activities regulation licences from SEPA or fish health, sea lice and containment

regulation by Marine Scotland.

Managing Flood Risk and Drainage

NPF Context

254. NPF3 supports a catchment-scale approach to sustainable flood risk management. The

spatial strategy aims to build the resilience of our cities and towns, encourage sustainable land

management in our rural areas, and to address the long-term vulnerability of parts of our coasts

and islands. Flooding can impact on people and businesses. Climate change will increase the

risk of flooding in some parts of the country. Planning can play an important part in reducing the

vulnerability of existing and future development to flooding.

Policy Principles

255. The planning system should promote:

a precautionary approach to flood risk from all sources, including coastal, water course

(fluvial), surface water (pluvial), groundwater, reservoirs and drainage systems (sewers and

culverts), taking account of the predicted effects of climate change;

flood avoidance: by safeguarding flood storage and conveying capacity, and locating

development away from functional flood plains and medium to high risk areas;

flood reduction: assessing flood risk and, where appropriate, undertaking natural and

structural flood management measures, including flood protection, restoring natural features
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and characteristics, enhancing flood storage capacity, avoiding the construction of new

culverts and opening existing culverts where possible; and

avoidance of increased surface water flooding through requirements for Sustainable Drainage

Systems (SuDS) and minimising the area of impermeable surface.

256. To achieve this the planning system should prevent development which would have a

significant probability of being affected by flooding or would increase the probability of flooding

elsewhere. Piecemeal reduction of the functional floodplain should be avoided given the

cumulative effects of reducing storage capacity.

257. Alterations and small-scale extensions to existing buildings are outwith the scope of this

policy, provided that they would not have a significant effect on the storage capacity of the

functional floodplain or local flooding problems.

Key Documents

Flood Risk Management (Scotland) Act 2009

Updated Planning Advice Note on Flooding

Delivering Sustainable Flood Risk Management  (Scottish Government, 2011).

Surface Water Management Planning Guidance  (Scottish Government, 2013).

Delivery

258. Planning authorities should have regard to the probability of flooding from all sources and

take flood risk into account when preparing development plans and determining planning

applications. The calculated probability of flooding should be regarded as a best estimate and

not a precise forecast. Authorities should avoid giving any indication that a grant of planning

permission implies the absence of flood risk.

259. Developers should take into account flood risk and the ability of future occupiers to insure

development before committing themselves to a site or project, as applicants and occupiers

have ultimate responsibility for safeguarding their property.

Development Planning

260. Plans should use strategic flood risk assessment (SFRA) to inform choices about the

location of development and policies for flood risk management. They should have regard to the

flood maps prepared by Scottish Environment Protection Agency (SEPA), and take account of

finalised and approved Flood Risk Management Strategies and Plans and River Basin

Management Plans.

261. Strategic and local development plans should address any significant cross boundary

flooding issues. This may include identifying major areas of the flood plain and storage capacity

which should be protected from inappropriate development, major flood protection scheme

requirements or proposals, and relevant drainage capacity issues.
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262. Local development plans should protect land with the potential to contribute to managing

flood risk, for instance through natural flood management, managed coastal realignment,

washland or green infrastructure creation, or as part of a scheme to manage flood risk.

263. Local development plans should use the following flood risk framework to guide

development. This sets out three categories of coastal and watercourse flood risk, together with

guidance on surface water flooding, and the appropriate planning approach for each (the annual

probabilities referred to in the framework relate to the land at the time a plan is being prepared or

a planning application is made):

Little or No Risk - annual probability of coastal or watercourse flooding is less than 0.1%

(1:1000 years)

No constraints due to coastal or watercourse flooding.

Low to Medium Risk - annual probability of coastal or watercourse flooding is between 0.1%

and 0.5% (1:1000 to 1:200 years)

Suitable for most development. A flood risk assessment may be required at the upper end

of the probability range (i.e. close to 0.5%), and for essential infrastructure and the most

vulnerable uses. Water resistant materials and construction may be required.

Generally not suitable for civil infrastructure. Where civil infrastructure must be located in

these areas or is being substantially extended, it should be designed to be capable of

remaining operational and accessible during extreme flood events.

Medium to High Risk - annual probability of coastal or watercourse flooding is greater than

0.5% (1:200 years)

May be suitable for:

residential, institutional, commercial and industrial development within built-up areas

provided flood protection measures to the appropriate standard already exist and are

maintained, are under construction, or are a planned measure in a current flood risk

management plan;

essential infrastructure within built-up areas, designed and constructed to remain

operational during floods and not impede water flow;

some recreational, sport, amenity and nature conservation uses, provided appropriate

evacuation procedures are in place; and

job-related accommodation, e.g. for caretakers or operational staff.

Generally not suitable for:

civil infrastructure and the most vulnerable uses;

additional development in undeveloped and sparsely developed areas, unless a location is

essential for operational reasons, e.g. for navigation and water-based recreation,

agriculture, transport or utilities infrastructure (which should be designed and constructed

to be operational during floods and not impede water flow), and an alternative, lower risk

location is not available; and
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new caravan and camping sites.

Where built development is permitted, measures to protect against or manage flood risk

will be required and any loss of flood storage capacity mitigated to achieve a neutral or

better outcome.

Water-resistant materials and construction should be used where appropriate. Elevated

buildings on structures such as stilts are unlikely to be acceptable.

Surface Water Flooding

- Infrastructure and buildings should generally be designed to be free from surface water

flooding in rainfall events where the annual probability of occurrence is greater than 0.5% (1:200

years).

- Surface water drainage measures should have a neutral or better effect on the risk of flooding

both on and off the site, taking account of rain falling on the site and run-off from adjacent areas.

Development Management

264. It is not possible to plan for development solely according to the calculated probability of

flooding. In applying the risk framework to proposed development, the following should therefore

be taken into account:

the characteristics of the site;

the design and use of the proposed development;

the size of the area likely to flood;

depth of flood water, likely flow rate and path, and rate of rise and duration;

the vulnerability and risk of wave action for coastal sites;

committed and existing flood protection methods: extent, standard and maintenance regime;

the effects of climate change, including an allowance for freeboard;

surface water run-off from adjoining land;

culverted watercourses, drains and field drainage;

cumulative effects, especially the loss of storage capacity;

cross-boundary effects and the need for consultation with adjacent authorities;

effects of flood on access including by emergency services; and

effects of flood on proposed open spaces including gardens.

265. Land raising should only be considered in exceptional circumstances, where it is shown to

have a neutral or better impact on flood risk outside the raised area. Compensatory storage may

be required.

266. The flood risk framework set out above should be applied to development management

decisions. Flood Risk Assessments (FRA) should be required for development in the medium to

https://www.gov.scot/publications/scottish-planning-policy/pages/11#freeboard
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high category of flood risk, and may be required in the low to medium category in the

circumstances described in the framework above, or where other factors indicate heightened

risk. FRA will generally be required for applications within areas identified at high or medium

likelihood of flooding/flood risk in SEPA's flood maps.

267. Drainage Assessments, proportionate to the development proposal and covering both

surface and foul water, will be required for areas where drainage is already constrained or

otherwise problematic, or if there would be off-site effects.

268. Proposed arrangements for SuDS should be adequate for the development and appropriate

long-term maintenance arrangements should be put in place.
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