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The Site could potentially be at risk from flooding due to a blockage or failure of the 
culvert located on Cove Brook. 

According to the EA’s Risk of Flooding from Rivers and Sea (RoFRS) map, which 
considers the type, condition and crest height of flood defences, the Site has a variable 
risk of flooding from Rivers and the Sea, ranging from Very Low to Low. 

The EA were contacted to obtain detailed flood data and national generalised (JFLOW) 
data was downloaded from the data.gov portal. However, the EA confirmed they do 
not hold detailed flood data and the JFLOW data obtained does not align with the 
Flood Zones in this area.

In order to calculate a flood level to inform the design of the proposed development, 
the Flood Zone 2 extent has been compared with a topographic survey of the ground 
levels on the Site. The resultant flood level has been used as a proxy for the 1 in 100 
year plus 62% climate change event (the design flood level) which is 62.79 mAOD in 
the northern area and 62.43 mAOD in the southern area of the Site. These values are 
greater than the required 1 in 100 + 14% central climate change allowance due to a 
lack of detailed modelling on site. 

Emergency evacuation routes are available to the west and south. In the event of a 
flood, safe refuge could also be taken at ground and 1st floor level, where Finished 
Floor Levels (FFL) are raised to the recommended level.

According to the EA’s Risk of Flooding from Surface Water (pluvial) flood mapping, the 
Site has a Low to Very Low risk of pluvial flooding. 

Groundwater Flood Risk screening data indicates there is a Low risk of groundwater
flooding at the surface in the vicinity of the Site during a 1 in 100 year event.  

The risk of flooding from artificial (man-made) sources such as reservoirs, sewers and 
canals has been assessed:  

o The EA’s Risk of Flooding from Reservoir map confirms the Site is not at risk of 
reservoir flooding. 

o Ordnance Survey (OS) data confirms there are no canals near to the Site.

o A sewer flooding history search was undertaken with the utility provider and 
using the Strategic Flood Risk Assessment. This confirms no recorded 
incidences of sewer flooding at or within the vicinity of the Site

The risk of flooding from artificial sources is considered to be Negligible.

The risk to the development has been assessed over its expected 100 year lifetime, 
including appropriate allowances for the impacts of climate change. More extreme 
weather events could increase the risk to the site from increases in river flooding and 
increased potential for surface water. Site specific assessment indicates risk to the 
Site is unlikely to increase significantly and appropriate mitigation measures are 
proposed. 
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Recommendations
Recommendations for mitigation are provided below, based upon the proposed 
development an the Site:

As there is a risk of flooding from Cove Brook (fluvial sources), Finished Floor Levels 
(FFL) of Units 7, 8 and 9 in the northern area of the Site will be set to at least 63.09 
mAOD1. 

Units 1, 2, 3 and 4 in the southern area of the Site will set FFL’s at least 62.73 mAOD2. 

Although FFL can be raised for the proposed development at this Site, the following avoidance 
and resistance measures could also be considered as part of the design plans. Final details 
will be secured by planning condition: 

Passive flood door systems;

Temporary flood barriers;

Air brick covers (manual or automatic closing);

Non-return flap valves on sewer outfalls.

Flood resilient materials and designs:

o Use of low permeability building materials up to 0.3 m such as engineering 
bricks (Classes A and B) or facing bricks;

o Hard flooring and flood resilient metal staircases;

o The use of internal lime plaster/render or where plasterboards are used these 
should be fitted horizontally instead of vertically and/or using moisture 
resistant plasterboard at lower levels;

o Water, electricity and gas meters and electrical sockets should be located 
above the predicted flood level;

o Communications wiring: wiring for telephone, TV, Internet and other services 
should be protected by suitable insulation in the distribution ducts to prevent 
damage. 

Based on the EA’s Pre-App advice, it is likely that a Flood Risk Activity Permit will be required 
as the proposed development is likely to result in activities within 8m of a non-tidal main river 
or any flood defence structure or culvert on a main river (Cove Brook).

Compensatory floodplain storage may be required for the displacement of flooding, which 
would involve ground lowering in the raised areas of the Site. Alternatively, voids beneath the 
proposed dwellings could also be considered to prevent floodplain displacement.

The regular maintenance of any drains and culverts surrounding/on the Site should be 
undertaken to reduce the flood risk.  

1
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A Sustainable Drainage Strategy (SuDS) should be developed for the Site, for effective 
management of surface water runoff from the proposed development.

Specific groundwater measures that may also be considered include:

Waterproof tanking of the ground floor and any basements; 

Interceptor drains;

Automatic sump to extract flood water; and

Non-return flap valves on the proposed foul and surface water sewer lines.

A Flood Warning and Evacuation Plan (FWEP) is recommended, and occupants should be 
signed up to receive EAs Flood Alerts. 

GeoSmart recommend the mitigation measures discussed within this report are considered 
as part of the proposed development where possible and evidence of this is provided to the 
Local Planning Authority as part of the planning application.
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2. Introduction 
Background and purpose
A site-specific flood risk assessment has been undertaken, to assess the flood risk to and 
from the development site. This assessment has been undertaken by firstly compiling 
information concerning the Site and the surrounding area. The information gathered was 
then used to construct a ‘conceptual site model’, including an understanding of the 
appropriateness of the development as defined in the NPPF (2023) and the source(s) of any 
flood risk present. Finally, a preliminary assessment of the steps that can be taken to manage 
any flood risk to the development was undertaken.

This report has been prepared with reference to the NPPF (2023) and NPPG (2022).

“The National Planning Policy Framework set out the Government’s planning policies for England 
and how these are expected to be applied” (NPPF, 2023).

The NPPF (2023) and NPPG (2022) promote a sequential, risk based approach to the location 
of development. This also applies to locating a development within a Site which has a variable 
risk of flooding.

“This general approach is designed to ensure that areas at little or no risk of flooding from any 
source are developed in preference to areas at higher risk. The aim should be to keep development 
out of medium and high risk flood areas (Flood Zones 2 and 3) and other areas affected by other 
sources of flooding where possible” (NPPG, 2022).

The purpose of this report is to provide clear and pragmatic advice regarding the nature and 
potential significance of flood hazards which may be present at the Site.

Report scope
In accordance with the requirements set out within NPPG 2022 (Paragraph: 030 Reference 
ID: 7-030-20140306), a thorough review of a commercially available flood risk report and EA 
supplied data indicating potential sources of flood risk to the Site from rivers and coastal 
sources, surface run-off (pluvial), groundwater and reservoirs, including historical flood 
information and modelled flood extent. Appropriate measures are recommended to manage 
and mitigate the flood risk to the property.

Information obtained from the EA and a review of the Bracknell Forest Council Level 1 
Strategic Flood Risk Assessment SFRA (JBA Consulting, 2018) is used to ascertain local flooding 
issues and, where appropriate, identify information to support a Sequential and/or Exception 
test required as part of the NPPF (2023). 

The existing and future flood risks to and from the Site from all flood sources is assessed in 
line with current best practice using the best available data. The risk to the development has 
been assessed over its expected lifetime, including appropriate allowances for the impacts of 
climate change. Residual risks that remain after the flood risk management and mitigation 
measures are implemented, are considered with an explanation of how these risks can be 
managed to keep the users of the development safe over its lifetime.

An indication of whether the site will potentially increase flood risk elsewhere is provided, 
including where the proposed development increases the building footprint at the Site. A 
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A review of the site plans, topography and the EA’s Risk of Flooding from Surface Water 
Direction mapping indicates any overland flows on the Site could potentially be obstructed 
by the proposed development, particularly units 8, 9 and 10, and occur across the landscaped 
areas of the Site for units 1, 2, 3 and 4 (Drg No. PL02, Appendix A), access to the Site from 
Westbourne Road could also be impacted.  

Climate change may lead to an increase in rainfall intensity which affects river levels, land and 
urban drainage systems. Rainfall intensity for small and urban catchments may increase from
5 to 20% (central estimate) or 10% to 40% (Upper estimate) over the period to 2115 (EA, 
2020). The increase in surface water flood risk is best represented by the 1 in 1000 year 
pluvial flood extent and as the Site is susceptible to overland flow and/or surface water 
flooding in this event, it may be increased as a result of climate change.

On-Site surface water drainage systems should be designed appropriately to manage the 
run-off, using SuDS features.

Groundwater flooding
Groundwater flooding occurs when sub-surface water emerges from the ground at the 
surface or into Made Ground and structures. This may be as a result of persistent rainfall that 
recharges aquifers until they are full; or may be as a result of high river levels, or tides, driving 
water through near-surface deposits. Flooding may last a long time compared to surface 
water flooding, from weeks to months. Hence the amount of damage that is caused to 
property may be substantially higher. 

Groundwater Flood Risk screening data (Figure 7) indicates there is a Low risk of groundwater 
flooding at surface in the vicinity from permeable bedrock and superficial geology during a 1 
in 100 year event. Mapped classes combine likelihood, possible severity and the uncertainty
associated with predicting the subsurface system. The map is a national scale screening tool 
to prompt site-specific assessment where the impact of groundwater flooding would have 
significant adverse consequences. Mapping limitations and a number of local factors may 
reduce groundwater flood risk to land and property even where it lies within mapped 
groundwater flood risk zones, which do not mean that groundwater floods will occur across 
the whole of the risk area.
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5. Flood risk from the development 

Floodplain storage
The proposed residential development is located within a fluvial Flood Zone and involves an 
increase in building footprint. Only some areas of the Site, in particular units 1, 2, 3, 4, 8, 9 
would be impacted by the 1 in 100 year plus climate change event. Therefore, compensatory 
flood storage may be required for any loss in flood plain storage. Any losses in floodplain 
storage are likely to displace flooding and could potentially alter flood flow routes, increasing 
flood risk elsewhere.

Compensation for any reduction in floodplain storage and displacement of flood water (up to 
the 1 in 100 year event with allowance made for climate change) should be provided. 
Compensatory flood storage must be provided through a level for level, volume for volume 
approach and may require an area at the edge of the floodplain to provide storage.

Where this is not possible, the EA and Lead Local Flood Authority (LLFA) may accept voids as 
options for flood plain storage compensation. These solutions should be discussed at an early 
stage and may require a management and maintenance plan, as they can become blocked 
over time leading to a gradual reduction in storage. More information is provided in the EA’s 
“Framework and Guidance for Assessing and Managing Flood Risk for New Development” 
FD2320/TR2 publication (EA, 2005).

Scoping estimates of the storage requirements can be made by multiplying the increase in 
building footprint by the average flood depth at the development, during the 1 in 100 year 
flood event with an allowance for climate change.

Drainage and run-off  
The proposed development involves an increase of impermeable surfaces at the Site. An
estimation of run-off is therefore required to permit effective site water management and 
prevent any increase in flood risk to off-site receptors from the Site.

Using FEH 2022 rainfall data from the online Flood Estimation Handbook (FEH), developed by 
NERC (2009) and CEH (2016), the potential surface water run-off generated from the Site 
during a 1 in 100 year return period should be calculated. The NPPF (2023) recommends the 
effects of climate change are incorporated into FRA’s and the updated climate change 
guidance confirms the requirements. 

As the proposed development at the Site is residential, the lifespan of the development and 
requirements for climate change should allow up to the 2115 scenario.
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Basement rooms have clear internal access to an upper level, e.g. a staircase;

Floor levels

The following should be provided:

Average ground level of the building; and

300 millimetres (mm) above the general ground level of the site; OR

At least 600 mm 3. 

Waterr depthh upp too 3000 mmm 

The design of the building or development should keep water out as much as possible. You 
should use materials that have low permeability (materials that water cannot pass through, 
for example, impermeable concrete).

Waterr depthh fromm 3000 mmm too 6000 mmm 
The design of the building or development should keep water out (unless there are 
structural concerns) by:

using materials with low permeability to at least 300mm

raised electrical sockets) 
making sure there’s access to all spaces to enable drying and cleaning

Waterr depthh abovee 6000 mmm 
The design of the building or development should allow water to pass through the property 
to avoid structural damage by:

using materials with low permeability to at least 300 mm
making it easy for water to drain away 
making sure there’s access to all spaces to enable drying and cleaning.

3
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Although FFL can be raised for the proposed development at this Site, the following avoidance 
and resistance measures could also be considered as part of the design plans:

Passive flood door systems; 

Temporary flood barriers; 

Air brick covers (manual or automatic closing);

Non-return flap valves on sewer outfalls.

Flood resilient materials and designs:

o Use of low permeability building materials up to 0.3 m such as engineering 
bricks (Classes A and B) or facing bricks; 

o Hard flooring and flood resilient metal staircases;

o The use of internal lime plaster/render or where plasterboards are used these 
should be fitted horizontally instead of vertically and/or using moisture 
resistant plasterboard at lower levels;

o Water, electricity and gas meters and electrical sockets should be located 
above the predicted flood level;

o Communications wiring: wiring for telephone, TV, Internet and other services 
should be protected by suitable insulation in the distribution ducts to prevent 
damage. 

Based on the EA’s Pre-App advice, it is likely that a permit will be required as the proposed 
development is likely to result in activities within 8m of a non-tidal main river or any flood 
defence structure or culvert on a main river (Cove Brook).

Surface water (pluvial) flood mitigation measures
The mitigation measures detailed above for river and sea flood risk are likely to be suitable 
for the relatively shallow flood depths which could be experienced in a 1 in 1000 year pluvial 
flood event.

In addition, the regular maintenance of any drains and culverts surrounding/on the Site 
should be undertaken to reduce the flood risk.  

A Sustainable Drainage Strategy (SuDS) should be developed for the Site, for effective 
management of surface water runoff from the proposed development.

Groundwater flood mitigation measures 
It is likely the mitigation measures recommended for river/sea and surface water risk 

to reduce development. However 
groundwater measures that may also be considered include:

Interceptor drains;

Non-return flap valves on the proposed foul and surface water sewer lines.
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Reservoir flood mitigation measures
According to EA information, the Site is not a risk of flooding from reservoirs; therefore,
mitigation measures are not required.

Other flood risk mitigation measures 
As the Site is not identified as at risk from other sources, mitigation measures are not 
required.  

Further flood mitigation information
More information on flood resistance, resilience and water entry can be found here: 
http://www.planningportal.gov.uk/uploads/br/flood performance.pdf  

www.knowyourfloodrisk.co.uk

Emergency evacuation – safe access / egress and safe refuge
Emergency evacuation to land outside of the floodplain should be provided if feasible. Where 
this is not possible, ‘more vulnerable’ developments and, where possible, development in 
general (including basements), should have internal stair access to an area of safe refuge 
within the building to a level higher than the maximum likely water level. An area of safe refuge 
should be sufficient in size for all potential users and be reasonably accessible to the 
emergency services.

Emergency evacuation from the development and the Site should only be undertaken in strict 
accordance with any evacuation plans produced for the Site, with an understanding of the 
flood risks at the Site including available mitigation, the vulnerability of occupants and 
preferred evacuation routes.

Flood Warnings 

website: https://www.gov.uk/check- -risk. Some areas of the Site are located within an EA 
Flood Alerts coverage area (ref: 173296) (Figure 9). All warnings are also available through the 
EA’s 24 hour Floodline Service 0345 988 1188.  

provide adequate time to enable protection of property and evacuation from a Site, reducing 
risk to life and property.

Emergency Evacuation

Where possible, a safe access and egress route with a ‘very low’ hazard rating from areas 

allowance for climate change should be demonstrated.  

Based on the EA’s Flood Zone Map the closest dry evacuation area within Flood Zone 1 is 
west along Westbourne Road and then south along College Road. It is advised that evacuation 

recommended that residents prepare to evacuate as soon as an EA Flood Warning is issued 
  

On-site refuge
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Evacuation should be the primary action in preference, however safe refuge could be sought 
-case scenario as the residential areas of the development are 

situated above ground level.

Figure 9 EA Flood Warning Coverage for the local area.

Contains Ordnance Survey data © Crown copyright and database right 2023 
Environment Agency copyright and database rights 2023 

Other relevant information

A Flood Warning and Evacuation Plan (FWEP) is recommended, and occupants should be 
signed up to receive Eas Flood Alerts.  

Registration to the Environment Agency’s flood warning scheme can be done by following 
this link: https://www.gov.uk/sign-up-for-flood-warnings.  

It is recommended that main communication lines required for contacting the emergency 
services, electricity sockets/meters, water supply and first aid stations and supplies are not 
compromised by flood waters. Where possible these should all be raised above the extreme 
flood level.
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Although FFL can be raised for the proposed development at this Site, the following 
avoidance and resistance measures could also be considered as part of the design plans:

Passive flood door systems;

Temporary flood barriers;

Air brick covers (manual or automatic closing);

Non-return flap valves on sewer outfalls.

Flood resilient materials and designs:

o Use of low permeability building materials up to 0.3 m such as engineering 
bricks (Classes A and B) or facing bricks;

o Hard flooring and flood resilient metal staircases;

o The use of internal lime plaster/render or where plasterboards are used 
these should be fitted horizontally instead of vertically and/or using 
moisture resistant plasterboard at lower levels;

o Water, electricity and gas meters and electrical sockets should be located 
above the predicted flood level;

o Communications wiring: wiring for telephone, TV, Internet and other 
services should be protected by suitable insulation in the distribution ducts 
to prevent damage.

Compensatory floodplain storage may be required for the displacement of flooding, which 
would involve ground lowering in the raised areas of the Site. Alternatively, voids beneath 
the proposed dwellings could also be considered to prevent floodplain displacement.

The regular maintenance of any drains and culverts surrounding/on the Site should be 
undertaken to reduce the flood risk.  

Specific groundwater measures that may also be considered include:

Waterproof tanking of the ground floor and basement;

Interceptor drains;

Automatic sump to extract flood water; and

Non-return flap valves on the proposed foul and surface water sewer lines.

A Flood Warning and Evacuation Plan (FWEP) is recommended, and occupants should be 
signed up to receive EAs Flood Alerts. 

GeoSmart recommend the mitigation measures discussed within this report are 
considered as part of the proposed development where possible and evidence of this is 
provided to the Local Planning Authority as part of the planning application.
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Glossary

General terms
BGS

British Geological Survey

EA Environment Agency

GeoSmart groundwater 
flood risk model

GeoSmart’s national groundwater flood risk model takes advantage of all the 
available data and provides a preliminary indication of groundwater flood risk 
on a 50m grid covering England and Wales. The model indicates the risk of 
the water table coming within 1 m of the ground surface for an indicative 1 in 
200 year return period scenario.

Dry-Island An area considered at low risk of flooding (e.g. In a Flood Zone 1) that is 
entirely surrounded by areas at higher risk of flooding (e.g. Flood Zone 2 and 
3)

Flood resilience Flood resilience or wet-proofing accepts that water will enter the building, but 
through careful design will minimise damage and allow the re-occupancy of 
the building quickly. Mitigation measures that reduce the damage to a 
property caused by flooding can include water entry strategies, raising 
electrical sockets off the floor, hard flooring.

Flood resistance Flood resistance, or dry-proofing, stops water entering a building. Mitigation 
measures that prevent or reduce the likelihood of water entering a property 
can include raising flood levels or installation of sandbags. 

Flood Zone 1 This zone has less than a 0.1% annual probability of river flooding

Flood Zone 2 This zone has between 0.1 and 1% annual probability of river flooding and 
between 0.1% and 0.5 % annual probability sea flooding

Flood Zone 3 This zone has more than a 1% annual probability of river flooding and 0.5% 
annual probability of sea flooding

Functional Flood Plain
An area of land where water has to flow or be stored in times of flood.

Hydrologic model A computer model that simulates surface run-off or fluvial flow. The typical 
accuracy of hydrologic models such as this is ±0.25m for estimating flood 
levels at particular locations.

OS
Ordnance Survey

Residual Flood Risk
The flood risk remaining after taking mitigating actions.

SFRA Strategic Flood Risk Assessment. This is a brief flood risk assessment 
provided by the local council

SuDS A Sustainable drainage system (SuDS) is designed to replicate, as closely as 
possible, the natural drainage from the Site (before development) to ensure 
that the flood risk downstream of the Site does not increase as a result of the 
land being developed. SuDS also significantly improve the quality of water 
leaving the Site and can also improve the amenity and biodiversity that a site 
has to offer. There are a range of SuDS options available to provide effective 
surface water management that intercept and store excess run-off. Sites over 
1 Ha will usually require a sustainable drainage assessment if planning 
permission is required. The current proposal is that from April 2014 for more 
than a single dwelling the drainage system will require approval from the 
SuDS Approval Board (SABs).
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Aquifer Types
Principal aquifer These are layers of rock or drift deposits that have high intergranular and/or 

fracture permeability - meaning they usually provide a high level of water 
storage. They may support water supply and/or river base flow on a strategic 
scale.

Secondary A 
aquifer 

Permeable layers capable of supporting water supplies at a local rather than 
strategic scale, and in some cases forming an important source of base flow to 
rivers. 

Secondary B 
aquifer 

Predominantly lower permeability layers which may store and yield limited 
amounts of groundwater due to localised features such as fissures, thin 
permeable horizons and weathering. 

Secondary 
undifferentiated 

Has been assigned in cases where it has not been possible to attribute either 
category A or B to a rock type due to the variable characteristics of the rock 
type.

Unproductive 
Strata 

These are rock layers or drift deposits with low permeability that has negligible 
significance for water supply or river base flow.

NPPF (2023) terms
Exception test Applied once the sequential test has been passed. 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 and a site-
specific FRA 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.

Sequential test Aims to steer new development to areas with the lowest probability of flooding.

Essential 
infrastructure 

Essential infrastructure includes essential transport infrastructure, essential 
utility infrastructure and wind turbines.

Water compatible Water compatible land uses include flood control infrastructure, water-based 
recreation and lifeguard/coastal stations.

Less vulnerable Less vulnerable land uses include police/ambulance/fire stations which are not 
required to be operational during flooding and buildings used for 
shops/financial/professional/other services.

More vulnerable More vulnerable land uses include hospitals, residential institutions, buildings 
used for dwelling houses/student halls/drinking establishments/hotels and 
sites used for holiday or short-let caravans and camping.

Highly vulnerable Highly vulnerable land uses include police/ambulance/fire stations which are 
required to be operational during flooding, basement dwellings and 
caravans/mobile homes/park homes intended for permanent residential use.
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Appendices 
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Appendix A
Site plans  





FloodSmart Pro Ref: 72797.00.01R1

t. +44(0)1743 298 100      e. info@geosmartinfo.co.uk      www.geosmartinfo.co.uk 40

Appendix B
Commercial flood mapping

Site Location Plan (OS, 2020) 

Contains Ordnance Survey data © Crown copyright and database right 2020
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Environment Agency Flood Alert and Flood Warning Areas Map (EA, 2023)

Contains Ordnance Survey data © Crown copyright and database right 2023 
Environment Agency copyright and database rights 2023 
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Appendix C
Environment Agency data







UNCLASSIFIED

UNCLASSIFIED  3 of 4 

SECTION 2

4. Land Contamination

Please identify whether land contamination is potentially an issue:

Existing use of site

Previous use(s) of site

5. Flood Risk

Please identify whether your development is at risk from flooding:

Is the proposal within Flood Zone 2 or 3? Yes No 

Have you contacted your Local Planning 
Authority to establish whether your site 
will need to be subject to the sequential 
test as required by the National Planning 
Policy Framework?
If the site will be subject to the sequential 
test–see notes on page 3.       

Yes No 

6. Foul Drainage

Please state the proposed method for dealing with foul drainage:

Main Sewer

Package Treatment Plant

Septic Tank

Cesspool

Other (please state)



UNCLASSIFIED

UNCLASSIFIED  4 of 4 

SECTION 3: USER NOTES

Q1: About You

Please provide your name, company name (if applicable) and full address in this section to enable us to 
respond to your enquiry. A phone number should also be provided, so we can contact you if we need to 
discuss your enquiry further or request more time to respond. If you would prefer a response to be sent via 
email rather than in a paper format, please also provide your full email address.

Q2: About the site

Please provide us with as much information as possible to enable us to locate the proposed development 
site. This must include the full address of the site, a postcode (where available) and/or a National Grid 
Reference (NGR) for the site. The NGR should be a minimum of six figures. A location plan must also be 
provided to show the boundary of the proposed development, preferably to a scale of between 1:100 and
1:2500.

Q3: Description of the proposed development

Please provide as full a description as possible of the proposed development. 

Q4: Land Contamination

Identifying the existing/previous use of the site will give an indication of the possibility of contamination.  
Developers should also assess the potential for contamination when the development represents a 
particularly sensitive end use, e.g. nurseries, schools, gardens, or allotments. Where contamination poses 
a risk of pollution to controlled waters, we will provide advice to the local planning authority (LPA) at the 
planning application stage. We would therefore strongly advise that you complete the questions in the 
above table as this will help up better advise you of the information you would need to submit with your 
planning application.  Please note that we do not offer advice on the risks to human health arising from 
development on land affected by land contamination. If required, this advice should be sought from your 
Local Authority Environmental Health Department.

Q5: Flood Risk

Where the development falls within Flood Zone 2 or 3, we will provide advice to the LPA on flood risk at the 
planning application stage either directly or on low risk development via our Flood Risk Standing Advice.

IMPORTANT:  If your site falls within Flood Zones 3 or 2 and has not been subjected by the LPA to the 
sequential test as set out in the National Planning Policy Framework (NPPF), any subsequent planning 
application may be refused if it fails this test. This will apply either to 

• ‘windfall’ sites that have not been allocated via an adopted development plan or
• to sites that have been allocated via an adopted development plan which has not itself been subject

to the sequential test

Applicants are advised to establish with the LPA at the pre-application stage whether their site will be 
acceptable in sequential test terms in order to avoid any unnecessary expenditure of time and resources at 
the planning application stage. 

To determine whether your development is in a flood zone, refer to the Flood Map and put the postcode or 
place name in the Flood Map box.

Q6: Foul Drainage

Where mains drainage is available this should be the first option for disposal of foul sewage from the 
proposed development.  You may require an environmental permit from us if the proposed method of foul 
drainage is not to main sewer.



FloodSmart Pro Ref: 72797.00.01R1

t. +44(0)1743 298 100      e. info@geosmartinfo.co.uk      www.geosmartinfo.co.uk 51

Appendix D
Thames Water sewer flooding report



Page 1 of 3 

Search address supplied Atholl Villa 
Westbourne Road 
College Town 
Sandhurst 
GU47 0QX 

Your reference 72797 

Our reference SFH/SFH Standard/2020_4189008 

Received date 14 May 2020 

Search date 14 May 2020 

 

GeoSmart Information Ltd 

Thames Water Utilities Ltd 
Property Searches, PO Box 3189, Slough SL1 4WW 
DX 151280 Slough 13 

searches@thameswater.co.uk 
www.thameswater-propertysearches.co.uk

0845 070 9148 



Page 2 of 3 

Search address supplied: Atholl Villa,Westbourne Road,College 
Town,Sandhurst,GU47 0QX 

This search is recommended to check for any sewer flooding in a specific 
address or area 

TWUL, trading as Property Searches, are responsible in respect of the following:- 

(i) any negligent or incorrect entry in the records searched; 

(ii) any negligent or incorrect interpretation of the records searched; 

(iii) and  any negligent or incorrect recording of that interpretation in the search 
report

(iv) compensation payments 

Thames Water Utilities Ltd 
Property Searches, PO Box 3189, Slough SL1 4WW 
DX 151280 Slough 13 

searches@thameswater.co.uk 
www.thameswater-propertysearches.co.uk

0845 070 9148 



Page 3 of 3 

History of Sewer Flooding 

Is the requested address or area at risk of flooding due to overloaded 
public sewers? 

The flooding records held by Thames Water indicate that there have been 
no incidents of flooding in the requested area as a result of surcharging 
public sewers. 

For your guidance: 

• A sewer is “overloaded” when the flow from a storm is unable to pass 
through it due to a permanent problem (e.g. flat gradient, small diameter). 
Flooding as a result of temporary problems such as blockages, siltation, 
collapses and equipment or operational failures are excluded. 

• “Internal flooding” from public sewers is defined as flooding, which enters 
a building or passes below a suspended floor. For reporting purposes, 
buildings are restricted to those normally occupied and used for 
residential, public, commercial, business or industrial purposes. 

• “At Risk” properties are those that the water company is required to 
include in the Regulatory Register that is presented annually to the 
Director General of Water Services. These are defined as properties that 
have suffered, or are likely to suffer, internal flooding from public foul, 
combined or surface water sewers due to overloading of the sewerage 
system more frequently than the relevant reference period (either once or 
twice in ten years) as determined by the Company’s reporting procedure. 

• Flooding as a result of storm events proven to be exceptional and beyond 
the reference period of one in ten years are not included on the At Risk 
Register. 

• Properties may be at risk of flooding but not included on the Register 
where flooding incidents have not been reported to the Company. 

• Public Sewers are defined as those for which the Company holds 
statutory responsibility under the Water Industry Act 1991. 

• It should be noted that flooding can occur from private sewers and drains 
which are not the responsibility of the Company.  This report excludes 
flooding from private sewers and drains and the Company makes no 
comment upon this matter. 

• For further information please contact Thames Water on   
Tel: 0800 316 9800 or website www.thameswater.co.uk 

Thames Water Utilities Ltd 
Property Searches, PO Box 3189, Slough SL1 4WW 
DX 151280 Slough 13 

searches@thameswater.co.uk 
www.thameswater-propertysearches.co.uk

0845 070 9148 
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Appendix E
Environment Agency LiDAR Ground Elevation Data



FloodSmart Pro Ref: 72797.00.01R1

t. +44(0)1743 298 100      e. info@geosmartinfo.co.uk      www.geosmartinfo.co.uk 53

Disclaimer 
This report has been prepared by GeoSmart in its professional capacity as soil, groundwater, 
flood risk and drainage specialists, with reasonable skill, care and diligence within the agreed 
scope and terms of contract and taking account of the manpower and resources devoted to 
it by agreement with its client and is provided by GeoSmart solely for the internal use of its 
client.

The advice and opinions in this report should be read and relied on only in the context of the 
report as a whole, taking account of the terms of reference agreed with the client. The findings 
are based on the information made available to GeoSmart at the date of the report (and will 
have been assumed to be correct) and on current UK standards, codes, technology and 
practices as at that time. They do not purport to include any manner of legal advice or opinion.  
New information or changes in conditions and regulatory requirements may occur in future, 
which will change the conclusions presented here.

This report is confidential to the client. The client may submit the report to regulatory bodies, 
where appropriate. Should the client wish to release this report to any other third party for 
that party’s reliance, GeoSmart may, by prior written agreement, agree to such release, 
provided that it is acknowledged that GeoSmart accepts no responsibility of any nature to 
any third party to whom this report or any part thereof is made known. GeoSmart accepts no 
responsibility for any loss or damage incurred as a result, and the third party does not acquire 
any rights whatsoever, contractual or otherwise, against GeoSmart except as expressly 
agreed with GeoSmart in writing.

http://geosmartinfo.co.uk/terms-conditions  
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Important consumer protection information
This search has been produced by GeoSmart Information Limited, Suite 9-11, 1st Floor, Old 
Bank Buildings, Bellstone, Shrewsbury, SY1 1HU. 

Tel: 01743 298 100

Email: info@geosmartinfo.co.uk  

GeoSmart Information Limited is registered with the Property Codes Compliance Board 
(PCCB) as a subscriber to the Search Code. The PCCB independently monitors how registered 
search firms maintain compliance with the Code.

The Search Code:

provides protection for homebuyers, sellers, estate agents, conveyancers and 
mortgage lenders who rely on the information included in property search reports 
undertaken by subscribers on residential and commercial property within the United 
Kingdom

sets out minimum standards which firms compiling and selling search reports have to 
meet

promotes the best practice and quality standards within the industry for the benefit 
of consumers and property professionals

enables consumers and property professionals to have confidence in firms which 
subscribe to the code, their products and services.

By giving you this information, the search firm is confirming that they keep to the 
principles of the Code. This provides important protection for you. 

The Code’s core principles

Firms which subscribe to the Search Code will:

display the Search Code logo prominently on their search reports

act with integrity and carry out work with due skill, care and diligence

at all times maintain adequate and appropriate insurance to protect consumers

conduct business in an honest, fair and professional manner

handle complaints speedily and fairly

ensure that products and services comply with industry registration rules and 
standards and relevant laws

monitor their compliance with the Code

Complaints

If you have a query or complaint about your search, you should raise it directly with the search 
firm, and if appropriate ask for any complaint to be considered under their formal internal 
complaints procedure. If you remain dissatisfied with the firm’s final response, after your 
complaint has been formally considered, or if the firm has exceeded the response timescales, 
you may refer your complaint for consideration under The Property Ombudsman scheme 
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(TPOs). The Ombudsman can award compensation of up to £5,000 to you if he finds that you 
have suffered actual loss as a result of your search provider failing to keep to the Code.

Please note that all queries or complaints regarding your search should be directed to your search 
provider in the first instance, not to TPOs or to the PCCB.

TPOs contact details:

The Property Ombudsman scheme

Milford House

43-55 Milford Street

Salisbury

Wiltshire SP1 2BP

Tel: 01722 333306

Fax: 01722 332296

Email: admin@tpos.co.uk

You can get more information about the PCCB from www.propertycodes.org.uk. 

Please ask your search provider if you would like a copy of the search code. 

Complaints procedure

GeoSmart Information Limited is registered with the Property Codes Compliance Board as a 
subscriber to the Search Code. A key commitment under the Code is that firms will handle 
any complaints both speedily and fairly. If you want to make a complaint, we will:

Acknowledge it within 5 working days of receipt.

Normally deal with it fully and provide a final response, in writing, within 20 working 
days of receipt.

Keep you informed by letter, telephone or e-mail, as you prefer, if we need more time. 

Provide a final response, in writing, at the latest within 40 working days of receipt. 

Liaise, at your request, with anyone acting formally on your behalf. 

If you are not satisfied with our final response, or if we exceed the response timescales, you 
may refer the complaint to The Property Ombudsman scheme (TPOs): Tel: 01722 333306, E-
mail: admin@tpos.co.uk.

We will co-operate fully with the Ombudsman during an investigation and comply with his 
final decision. Complaints should be sent to: 

Martin Lucass

Commercial Director

GeoSmart Information Limited

Suite 9-11, 1st Floor,

Old Bank Buildings,

Bellstone, Shrewsbury, SY1 1HU
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Tel: 01743 298 100

martinlucass@geosmartinfo.co.uk 
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Terms and conditions, CDM regulations 
and data limitations 

Terms and conditions can be found on our website:   

http://geosmartinfo.co.uk/terms-conditions/

CDM regulations can be found on our website:   

http://geosmartinfo.co.uk/knowledge-hub/cdm-2015/

Data use and limitations can be found on our website:   

http://geosmartinfo.co.uk/data-limitations/


