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GEOGRAPHICAL LOCATION.



SITE ON THE EDGE OF FLOOD ZONE 3 CONTIGUOUS WITH FLOOD ONE 2



PROPOSED RESIDENTIAL EXTENSION AT 45 PINN WAY RUISLIP MIDDLESEX HA4
7QG 

FLOOD RISK ASSESSMENT / DESK TOP STUDY. 

This study report is compiled to accompany a planning application. Detailed plans are 
provided within the application . The report is compiled under criteria within the National 
Planning Policy Framework (NPPG)2019 and the Environment Agency (EA) Advisory 
Notes to Local Authorities.

As can be seen from the mapping above the latest EA mapping shows the site lies in Flood 
Zone 3 contiguous with flood zone 2.

 This is considered a minor development within NPPG. Under NPPG it states that minor 
developments are unlikely to cause significant flood risk unless they : 

Have an adverse effect on a watercourse , flood plain or its flood defences 

Would Impede access to flood defence and management facilities, 

OR 

Where the cumulative impact of such developments would have a significant effect on local 
flood storage capacity or flood flows . None of the above applies in this case. The NPPG 
definition of minor development is as follows : 

The requirements for an FRA that is submitted to the Local Planning Authority for minor 
development within Flood Zone 1/3, in relation to flood risk, is defined as follows, 

1. minor non residential extensions:: industrial/commercial/leisure etc. extensions with 
a footprint less than 250 m2.

2. Alterations:: development that does not increase the size of buildings e.g. alterations 
to the external appearance. householder development: For example; sheds, garages, 
games rooms etc. within the curtilage of the existing dwelling, in addition to physical
extensions in the existing dwelling itself. 

The proposed extension is very much below the 250sq.metre ceiling. It is less than 10 
sq.metres.

According to the EA’s advices the minimum requirements for an FRA that is submitted to 
the Local Planning Authority for Residential/Industrial/Commercial extensions less than 
250m2 within Flood Zone 3 should confirm that: 

Floor levels within the proposed development will be set no lower than existing level 
AND



Flood proofing of the proposed development has been considered by the applicant and will be 
incorporated where appropriate. 

OR

 Floor levels within the extension will be set 300mm above the known or modelled 1%(1 in 100 
chance each year) river flood level or 0.5% (1 in 200 chance each year) tidal and coastal flood level.
This must be demonstrated by a plan to OS Datum/GPS showing finished floor levels relative to the 
known or modelled flood level. It is considered that paragraphs 1 and 2 are appropriate for this 
development . 

The Accuracy Of Flood Mapping

The EA mapping from the national flood map is looked upon as of a general nature only . It is 
accepted that it is not to be relied upon and is unacceptable for individual site assessment. 

The mapping for the West London SFRA ( provided by the EA) is more accurate because 
consultants were commissioned to use more advanced technology. This mapping shows that the site 
is on the very edge of the flood plane during the 1 in 100 return period and throughout the range of 
levels as required under the EA guidance notes February 2016.return period (see mapping below )

It is contiguous with flood zone 2.

The historic flood map also shows it is on the extreme edge of past flooding

It is just within a flood alert and flood warning area.

But it is not within a flood storage area which means it is within an area of Flood Zone 3 not Flood 
Zone 3b the functional flood plain.



The site falls just outside the mapping for sewer incidents amount to 21-40 incidents in what is 
presumed to be a ten year period. This is not considered significant to this study.

There is increased potential elevated groundwater according to the West London mapping and it lies
in a source protection zone. 

Sustainable Drainage

Within the consultants report for flood management it states that there is no objection to a soak 
away being used for such a small minor development

During the investigation period of this report the local authority voiced concern about the possibility
of strong velocities in this area .during flooding. It is not considered this is a possibility because the 
site lies at the very edge of flood zone 3 and contiguous with flood zone 2 . This would mean that 
it falls in an area where any strength of flooding would have abated. The mapping shows an 
arbitrary flood zone where Flood Zone 3 and 2 meet as if levels “step down” in an immediate area. 
This is , of course a false picture because there is a natural run off  between the two levels which 
would mean the site would be at the end of the flood with levels being Low and very little velocity 
more akin to standing water and pooling on site. 

Anecdotal evidence states that the site has never been influences by fluvial flooding..

There is also no threat from surface water during the 3.3% period and a slight threat during the 1 in 
100 period. 

CDAs

Hillingdon mapping shows the site outside a critical drainage area.

The mapping also shows the site is outside the 1 in 100 year plus climate change for 
pluvial consideration Map 5.1 in the surface water management study. 

Flood resilience measures should be taken in the new minor construction and according to EA 
advices the floor of the extension should be set 350mm above ground level. A flood resistant 
coating should be applied to the inside and outside of the extension to a heigh 600mm above ground
level. 

Consideration should be given to flood proofing the entry door subject to liaison with the local 
authority's building control department.

CONCLUSION

Having considered the possible threat to the site it is evident any threat is  low. However a FRA has 
to consider the sustainable lifetime of the property under assessment which is why we looked at a 
worst care scenario which may occur during that time

There is no record of the site having flooded in the past  but it is close  to the River Pinn for 
possible problems during the sustainable lifetime of the property- 100 years

It is considered that the size of the extra footprint for this proposal is so minimal that it will have no 
effect on the cumulative effect on flooding in the area.



There will be no offsite implications and we see no reason for this application to be resisted on 
flood risk grounds. 

Signed

David Eggleton 
Managing Director.


