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160. The application of the exception test should be informed by a strategic or site-specific 
flood risk assessment, depending on whether it is being applied during plan production or at 
the application stage. For the exception test to be passed it should be demonstrated that: 

a) the development would provide wider sustainability benefits to the community that 
outweigh the flood risk; and 

b) 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.” 

Some key sustainability points, extracted from the NPPF, are listed below. 

• “making it easier for jobs to be created in cities, towns and villages; 
• moving from a net loss of bio-diversity to achieving net gains for nature; 
• replacing poor design with better design; 
• improving the conditions in which people live, work, travel and take leisure; and 
• widening the choice of high quality homes.” 

As the proposed site is located within walking distance of the many local amenities, this provides 
sustainability benefits for the town which alternative sites may not provide. Furthermore, the 
site is close to local sources of employment, services and transport links/routes.  

The proposed residential development to be constructed at first floor and higher levels would 
be classified as ‘more vulnerable’ and may be subject to the exception test. The proposal may 
pass the exception test as the units provide a number of sustainability objectives as defined in 
NPPF. In addition, the dwellings will utilise flood resilient construction methods, which would 
mitigate against the effects of flooding. Access and egress from the site has been proposed 
within this report onto Yonder Street that is not at risk of flooding during all present day events 
considered. 

Given the above, this site may well pass the Sequential and Exception Tests, however the final 
decision on this will rest with the local planning authority. 
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6.0 FOUL AND SURFACE WATER DRAINAGE 

Surface Water Drainage 

It is proposed that the surface water drainage from the proposed dwellings be directed via the 
garden plot on the northern side of Yonder Street and discharge into Hooe Lake. As the 
discharge is direct to coastal water, there is no need to provide an attenuation to the discharge. 

Foul Water Drainage 

The preferred method of discharge of the foul water from the development would be to a nearby 
South West Water Sewer. Inspection of the South West Water Interactive Mapping Service, 
Figure 9 below, shows that there is a South West Water Combined Sewer located in Yonder 
Street. As such it is proposed that the foul water from the development be discharged to this 
combined sewer. South West Water have confirmed that the combined sewer would have 
capacity to serve the two proposed dwellings. 

 

Figure 9   Extract from the South West Water Interactive Mapping  
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7.0 SUMMARY 

This development proposal is to construct two new dwellings on land at Yonder Street, Hooe, 
Plymouth.  

The minimum elevation of the land that the dwellings are proposed to be sited on is 3.51m 
AOD, which is predicted to be above the present day 1 in 200-year tidal level. However, the site 
would be at risk of flooding during a 1 in 1000-year tidal event. As such, it is considered to be 
in Flood Zone 2. 

Access to and from the site via Yonder Street to the north of where the properties will be sited 
would be subject to flooding during the present day 1 in 200-year event to maximum depth of 
0.06m. However, tidal flood is predictable and as such, if warning is provided, would allow for 
the occupants to be able to navigate the short (15m) evacuate route to the south to higher 
ground and above the predicted level of flooding during all flood events considered. There is 
potential for an access and egress route to be provided on the southwestern side of the site, 
which would exit the site onto Yonder Street at an elevation that is above the level of both the 
present day 1 in 200 year and 1 in 1000 year tidal flood event. The elevation of Yonder Street 
rises to a level that is above all flood events considered around 5m south from this potential 
access and egress point. 

Emergency access along this route on the southwestern side of the site for both properties 
should be incorporated into the development proposals. 

It is proposed that residents of the site would connect to the EA flood warning system for the 
area, which would allow users of the site to prepare for flooding in the area and evacuate the 
site when necessary. 

Flood mitigation measures have been presented in this report which will provide security to the 
building in flood risk terms, by raising floor levels above predicted flood levels and using flood 
resistant/resilient construction techniques. 

The proposed development is a ‘More Vulnerable’ development in line with NPPF. As the majority 
of the site is located within Flood Zone 2 and referring to Table 3 of PPG the site would be 
deemed appropriate. However, it may be required to pass the sequential and exception tests. 
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