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Natasha Vernal 
London Borough of Hillingdon 
Development Control 
Civic Centre High Street 
Uxbridge 
Middlesex 
UB8 1UW 
 

 
 
Our ref: NE/2023/135507/04 
Your ref: 73450/APP/2023/431 
 
Date:  13 November 2023 
 
 

 
Dear Natasha, 
 
Land At Corner of Fore Street & High Road, Eastcote, HA5 2ET       
 
Erection of a building for the use as a day nursery/pre-school, providing childcare 
and education for children age 0-4 years (sui generis use). 
 
Thank you for consulting us with the amended information for the above application on 1 
November 2023. As part of the consultation, we have reviewed the documents submitted 
in line with our remint, including the document entitled ‘Flood Risk Assessment’, prepared 
by FloodSmart Plus, dated 13 October 2023 (report reference: 77698R6), uploaded to 
the planning portal 1 November 2023.  
 
Environment Agency Position 
Based on a review of the submitted information, we remove our objection to the 
proposed development.  
 
We are satisfied that the applicant has demonstrated that there will be a minimum of an 
8-metre buffer zone between the top of the riverbank and the edge of the building.  
Due to the site’s proximity to the River Pinn, please include the below informative for any 
permission granted. 
 
Informative 
 
Flood Risk Activity Permit 
The Environmental Permitting (England and Wales) Regulations 2016 require a permit to 
be obtained for any activities which will take place:  

• on or within 8 metres of a main river (16 metres if tidal) 

• on or within 8 metres of a flood defence structure or culvert, including any buried 
elements (16 metres if tidal)  

• on or within 16 metres of a sea defence 

• involving quarrying or excavation within 16 metres of any main river, flood defence 
(including a remote defence) or culvert  

• in a floodplain more than 8 metres from the river bank, culvert or flood defence 
structure (16 metres if it’s a tidal main river) and you don’t already have planning 
permission.  

 
For further guidance please visit https://www.gov.uk/guidance/flood-risk-activities-
environmental-permits or contact our National Customer Contact Centre on 03702 422 

https://www.gov.uk/guidance/flood-risk-activities-environmental-permits
https://www.gov.uk/guidance/flood-risk-activities-environmental-permits
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549 or by emailing enquiries@environment-agency.gov.uk. The applicant should not 
assume that a permit will automatically be forthcoming once planning permission has 
been granted, and we advise them to consult with us at the earliest opportunity. 
 
Advice to LPA 
 
Sequential test 
We have withdrawn our objection to this application on flood risk grounds, but this does 
not remove the need for you to apply the sequential test and to consider whether it has 
been satisfied. Where a flood risk assessment shows the development can be made safe 
throughout its lifetime without increasing risk elsewhere, there will always be some 
remaining risk that the development will be affected either directly or indirectly by flooding. 
A failure to satisfy the sequential test can be grounds alone to refuse planning permission. 
 
Exception test  
In accordance with the National Planning Policy Framework (paragraphs 164 and 165), 
the proposed development is appropriate provided that the site meets the requirements 
of the exception test. Our comments on the proposals relate to the part of the exception 
test that demonstrates the development is safe. The local planning authority must decide 
whether or not the proposal provides wider sustainability benefits to the community that 
outweigh flood risk. 
 
Flood resistance and resilience  
We strongly recommend the use of flood resistance and resilience measures. Physical 
barriers, raised electrical fittings, and special construction materials are just some of the 
ways you can help reduce flood damage. 
 
To find out which measures will be effective for this development, please contact your 
building control department. If you’d like to find out more about reducing flood damage, 
visit the Flood Risk and Coastal Change pages of the planning practice guidance. Further 
guidance on flood resistance and resilience measures can also be found in: 
 
Government guidance on flood resilient construction 
https://www.gov.uk/government/publications/flood-resilient-construction-of-new-
buildings 
 
CIRIA Code of Practice for property flood resilience 
https://www.ciria.org/Research/Projects_underway2/Code_of_Practice_and_guidance_f
or_property_flood_resilience_.aspx 
 
British Standard 85500 – Flood resistant and resilient construction 
https://shop.bsigroup.com/ProductDetail/?pid=000000000030299686  
 
Flood risk issues not within our direct remit 
The following issues are not within our direct remit or expertise, but nevertheless are 
important considerations for managing flood risk for this development. Prior to deciding 
this application, we recommend that consideration is given to the issues below. Where 
necessary, the advice of relevant experts should be sought.  
 

• Adequacy of rescue or evacuation arrangements 

• Details and adequacy of an emergency plan 

• Provision of and adequacy of a temporary refuge 

• Details and adequacy of flood proofing and other building level resistance an 
resilience measures 

mailto:enquiries@environment-agency.gov.uk
https://www.gov.uk/government/publications/flood-resilient-construction-of-new-buildings
https://www.gov.uk/government/publications/flood-resilient-construction-of-new-buildings
https://www.ciria.org/Research/Projects_underway2/Code_of_Practice_and_guidance_for_property_flood_resilience_.aspx
https://www.ciria.org/Research/Projects_underway2/Code_of_Practice_and_guidance_for_property_flood_resilience_.aspx
https://shop.bsigroup.com/ProductDetail/?pid=000000000030299686
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• Details and calculations relating to the structural stability of buildings during a flood 

• Whether insurance can be gained or not 

• Provision of an adequate means of surface water disposal such that flood risk on 
and off-site isn’t increased 

 
Flood warning and emergency response 
We do not normally comment on or approve the adequacy of flood emergency response 
procedures accompanying development proposals, as we do not carry out these roles 
during a flood. Our involvement with this development during an emergency will be limited 
to delivering flood warnings to occupants/users covered by our flood warning network. 
Planning practice guidance (PPG) states that, in determining whether a development is 
safe, the ability of residents and users to safely access and exit a building during a design 
flood and to evacuate before an extreme flood needs to be considered. One of the key 
considerations to ensure that any new development is safe is whether adequate flood 
warnings would be available to people using the development. 
 
In all circumstances where warning and emergency response is fundamental to managing 
flood risk, we advise local planning authorities to formally consider the emergency 
planning and rescue implications of new development in making their decisions. As such, 
we recommend you refer to ‘Flood risk emergency plans for new development’ and 
undertake appropriate consultation with your emergency planners and the emergency 
services to determine whether the proposals are safe in accordance with paragraph 167 
of the NPPF and the guiding principles of the PPG. 
 
We have considered the findings of the flood risk assessment in relation to the likely 
duration, depths, velocities, and flood hazard rating against the design flood for the 
proposal. This does not mean we consider that the access is safe, or the proposals 
acceptable in this regard. We remind you to consult with your emergency planners and 
the emergency services to confirm the adequacy of the evacuation proposals. 
 
Connection to mains foul drainage not feasible  
Government guidance contained within the national Planning Practice Guidance (Water 
supply, wastewater and water quality – considerations for planning applications, 
paragraph 020) sets out a hierarchy of drainage options that must be considered and 
discounted in the following order: 
 

1. Connection to the public sewer 
 

2. Package sewage treatment plant (adopted in due course by the sewerage 
company or owned and operated under a new appointment or variation) 

 
3. Septic Tank 

 
Foul drainage should be connected to the main sewer. Where this is not possible, under 
the Environmental Permitting Regulations 2016 any discharge of sewage or trade effluent 
made to either surface water or groundwater will need to be registered as an exempt 
discharge activity or hold a permit issued by the Environment Agency, additional to 
planning permission. This applies to any discharge to inland freshwaters, coastal waters 
or relevant territorial waters. 
 
Please note that the granting of planning permission does not guarantee the granting of 
an Environmental Permit. Upon receipt of a correctly filled in application form we will carry 
out an assessment. It can take up to 4 months before we are in a position to decide 
whether to grant a permit or not. 

https://www.adeptnet.org.uk/floodriskemergencyplan
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Domestic effluent discharged from a treatment plant/septic tank at 2 cubic metres or less 
to ground or 5 cubic metres or less to surface water in any 24 hour period must comply 
with General Binding Rules provided that no public foul sewer is available to serve the 
development and that the site is not within an inner Groundwater Source Protection Zone. 
 
A soakaway used to serve a non-mains drainage system must be sited no less than 10 
metres from the nearest watercourse, not less than 10 metres from any other foul 
soakaway and not less than 50 metres from the nearest potable water supply. 
 
Where the proposed development involves the connection of foul drainage to an existing 
non-mains drainage system, the applicant should ensure that it is in a good state of repair, 
regularly de-sludged and of sufficient capacity to deal with any potential increase in flow 
and loading which may occur as a result of the development. 
 
Where the existing non-mains drainage system is covered by a permit to discharge then 
an application to vary the permit will need to be made to reflect the increase in volume 
being discharged. It can take up to 13 weeks before we decide whether to vary a permit. 
 
Further advice is available at: Septic tanks and treatment plants: permits and general 
binding rules. 
 
Advice to applicant  
 
Pre Application Advice 
Regarding future applications, if you would like us to review a revised technical report 
prior to a formal submission, outside of a statutory consultation, and/or meet to discuss 
our position, this will be chargeable in line with our planning advice service. If you wish to 
request a document review or meeting, please contact our team email address at 
HNLsustainableplaces@environment-agency.gov.uk. 
 
Further information on our charged planning advice service is available at; 
https://www.gov.uk/government/publications/planning-advice-environment-agency-
standard-terms-and-conditions.  
 
Final comments  
Thank you for contacting us regarding the above application. Our comments are based 
on our available records and the information submitted to us. Please quote our reference 
number in any future correspondence. Please provide us with a copy of the decision 
notice for our records. This would be greatly appreciated. 
 
Should you have any queries regarding this response, please contact me.  
 
Yours sincerely, 
 
Isabel Smith 
Planning Advisor 
 
E-mail: HNLSustainablePlaces@environment-agency.gov.uk | Tel: 02077142206 
 

https://www.gov.uk/permits-you-need-for-septic-tanks
https://www.gov.uk/permits-you-need-for-septic-tanks
mailto:HNLsustainableplaces@environment-agency.gov.uk
https://www.gov.uk/government/publications/planning-advice-environment-agency-standard-terms-and-conditions
https://www.gov.uk/government/publications/planning-advice-environment-agency-standard-terms-and-conditions
mailto:HNLSustainablePlaces@environment-agency.gov.uk

