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EXECUTIVE SUMMARY 
RPS was commissioned to undertake a Flood Risk Assessment (FRA) of Garages at Berkeley Close, Ruislip, 

HA4 6LE in relation to the proposed residential development. 

The site is identified by the EA to be located in Flood Zone 1 and whilst it is indicated to be partially in the 1 in 

1,000 year fluvial flood extent, comparison of modelled flood levels with site levels indicates that only a 

negligible area on the southwestern periphery could be impacted by a 1 in 1,000 year fluvial flood event.  The 

area of the proposed built development would not be affected.  The site is located significantly outside of the 

1 in 100 year plus 70% climate change flood extent and dry access and egress is available during this event.  

No surface water flooding is predicted on-site during a 1 in 100 year rainfall event by the EA and SFRA. During 

the same event however, surface water flooding is predicted to occur on Berkeley Close adjacent-south to the 

proposed development.  Berkeley Close has been identified to be within surface water Flood Zone 3a, 

however, flood depths are generally less than 0.3m to the west of the site during a 1 in 100 year rainfall event. 

In an event exceeding this magnitude, safe access and egress may not be available from the site. In this 

instance, safe refuge should be sought in the proposed development.  

As limited on-site flooding could occur during a 1 in 1,000 year event – taken as a proxy for the 1 in 100 year 

plus climate change event – ground floor levels are recommended to be elevated 300mm above existing site 

levels. This will help mitigate against the ingress of surface water and provide mitigation against the residual 

risk of flooding from other sources.  

Surface water management measures appropriate to the size of the development have been proposed. Given 

the provision of private garden space, water butts should be included at the development in addition to 

maximising the permeable surfaces at the site.  This will enable a reduction in the surface water runoff from 

the site.  
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1 INTRODUCTION   

1.1 RPS was commissioned to undertake a Flood Risk Assessment (FRA) of Garages at Berkeley 

Close, Ruislip, HA4 6LE in relation to the proposed residential development. 

1.2 The aim of the FRA is to outline the potential for the site to be impacted by flooding, the impacts of 

the proposed development on flooding in the vicinity of the site, and the proposed measures which 

could be incorporated into the development to mitigate the identified risk.  The report has been 

produced in accordance with the guidance detailed in the National Planning Policy Framework 

(NPPF) and the associated Planning Practice Guidance (PPG).  Reference has also been made to 

the, the West London Strategic Flood Risk Assessment (SFRA) and the Hillingdon Council Surface 

Water Management Plan (SWMP). 

1.3 This report has been produced in consultation with the Environment Agency (EA) and the Lead Local 

Flood Authority (LLFA).  The site is not located within an Internal Drainage Board (IDB) District. 

1.4 This report is not intended to provide formal details of the final drainage design for the development.  

However, it provides information regarding the capabilities of the conceptual surface water drainage 

strategy to meet the requirements of the NPPF. 

1.5 The desk study was undertaken by reference to information provided / published by the following 

bodies: 

• EA; 

• Centre for Ecology and Hydrology; 

• British Geological Survey (BGS); 

• Ordnance Survey (OS); and 

• Thames Water. 
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2 PLANNING POLICY CONTEXT 

National Planning Policy 

2.1 The National Planning Policy Framework (NPPF) was released in March 2012 and was updated in 

July 2018. The document advises of the requirements for a site-specific Flood Risk Assessment 

(FRA) for any of the following cases (Planning and Flood Risk paragraph 163 (footnote 50)): 

• All proposals (including minor development and change of use) located within the EA 

designated floodplain, recognised as either Flood Zone 2 (medium probability) or Flood Zone 

3 (high probability); 

• All proposals of 1 hectare (ha) or greater in an area located in Flood Zone 1 (low probability); 

• All proposals within an area which has critical drainage problems (as notified to the Local 

Planning Authority by the EA); 

• Land identified in a strategic flood risk assessment as being at increased flood risk in future; 

and 

• Where proposed development may be subject to other sources of flooding, where its 

development would introduce a more vulnerable use.  

Regional Planning Policy 

2.2 The development site is within the London Borough of Hillingdon which is covered by The London 

Plan, as amended March 2016.  The London Plan contains various policies pertaining to flood risk 

and drainage, the relevant aspects of which are reproduced below.   

Policy 5.11 Green roofs and development site environs 

2.3 This policy promotes the use of green roofs and walls where feasible, to deliver objectives including 

sustainable urban drainage amongst other wider environmental and sustainability benefits. 

Policy 5.12 Flood risk management  

2.4 This Policy states that ‘the Mayor will work with all relevant agencies including the Environment 

Agency to address current and future flood issues and minimise risks in a sustainable and cost 

effective way’. 

Development proposals must comply with the flood risk assessment and management 

requirements set out in the NPPF and the associated technical Guidance on flood risk over 

the lifetime of the development and have regard to measures proposed in Thames Estuary 

2100 and Catchment Flood Management Plans. 

2.5 The Policy sets out requirements for developments for which the NPPF Exception Test is applicable 

and developments adjacent to flood defences. 

Policy 5.13 Sustainable drainage 

2.6 This policy states ‘development should utilise sustainable urban drainage systems (SUDS) unless 

there are practical reasons for not doing so, and should aim to achieve Greenfield run-off rates and 

ensure that surface water run-off is managed as close to its source as possible in line with the 

following drainage hierarchy: 

• Store rainwater for later use; 

• Use infiltration techniques, such as porous surfaces in non-clay areas; 
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• Attenuate rainwater in ponds or open water features for gradual release; 

• Attenuate rainwater by storing in tanks or sealed water features for gradual release; 

• Discharge rainwater direct to a watercourse; 

• Discharge rainwater to a surface water sewer/drain; and 

• Discharge rainwater to the combined sewer. 

2.7 Drainage should be designed and implemented in ways that deliver other policy objectives of the 

Plan, including water use efficiency and quality, biodiversity, amenity and recreation.’ 

2.8 The London Plan is supported by the Supplementary Planning Guidance: Sustainable Design and 

Construction, April 2014.  In relation to Surface Water Flooding and Sustainable Drainage, the 

guidance states that developers should design Sustainable Drainage Systems (SuDS) that 

incorporate attenuation for surface water runoff.  The minimum expectation is to achieve 50% 

attenuation of the undeveloped site’s surface water run off at peak times.  The Mayor’s priority is to 

achieve greenfield runoff rates.  Development on greenfield sites must maintain a greenfield runoff 

rate.  Development on previously developed sites should have a runoff rate no greater than three 

times the calculated greenfield runoff rate.  

2.9 The Consultation Draft of the Draft New London Plan was published in August 2018. The Draft New 

London Plan retains consideration of the above policies through the draft policies: 

Policy G1 Green Infrastructure 

A. London’s network of green and open spaces, and green features in the built environment such 

as green roofs and street trees, should be protected, planned, designed and managed as 

integrated features of green infrastructure. 

B. Boroughs should prepare green infrastructure strategies that integrate objectives relating to 

open space provision, biodiversity conservation, flood management, health and wellbeing, 

sport and recreation. 

C. Development Plans and Opportunity Area Planning Frameworks should: 

1. Identify key green infrastructure assets, their function and their potential function 

2. Identify opportunities for addressing environmental and social challenges through 

strategic green infrastructure interventions. 

Policy G5 Urban Greening 

A. Major development proposals should contribute to the greening of London by including urban 

greening as a fundamental element of site and building design, and by incorporating measures 

such as high-quality landscaping (including trees), green roofs, green walls and nature-based 

sustainable drainage. 

B. Boroughs should develop an Urban Greening Factor (UGF) to identify the appropriate amount 

of urban greening required in new developments. The UGF should be based on the factors 

set out in Table 8.2, but tailored to local circumstances. In the interim, the Mayor recommends 

a target score of 0.4 for developments that are predominately residential, and a target score 

of 0.3 for predominately commercial development. 

Policy SI12 Flood Risk Management 

A. Current and expected flood risk from all sources across London should be managed in a 

sustainable and cost effective way in collaboration with the Environment Agency, the Lead 

Local Flood Authorities, developers and infrastructure providers. 
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B. Development Plans should use the Mayor’s Regional Flood Risk Appraisal and their Strategic 

Flood Risk Assessment as well as Surface Water Management Plan, where necessary, to 

identify areas where particular flood risk issues exist and develop actions and policy 

approaches aimed at reducing these risks. Boroughs should co-operate and jointly address 

cross-boundary flood risk issues including with authorities outside London. 

C. Development proposals which require specific flood risk assessments should ensure that flood 

risk is minimised and mitigated, and that residual risk is addressed. This should include, where 

possible, making space for water and aiming for development to be set back from the banks 

of watercourses. 

D. Developments Plans and development proposals should contribute to the delivery of the 

measures set out in Thames Estuary 2100 Plan. The Mayor will work with the Environment 

Agency and relevant local planning authorities, including authorities outside London, to 

safeguard an appropriate location for a new Thames Barrier. 

E. Development proposals for utility services should be designed to remain operational under 

flood conditions and buildings should be designed for quick recovery following a flood. 

F. Development proposals adjacent to flood defences will be required to protect the integrity of 

flood defences and allow access for future maintenance and upgrading. Where possible, 

development proposals should set permanent built development back from flood defences to 

allow for any foreseeable future upgrades. 

Policy SI13 Sustainable Drainage 

A. Lead Local Flood Authorities should identify – through their Local Flood Risk Management 

Strategies and Surface Water Management Plans – areas where there are particular surface 

water management issues and aim to reduce these risks. 

B. Development proposals should aim to achieve greenfield run-off rates and ensure that surface 

water run-off is managed as close to its source as possible in line with the following drainage 

hierarchy [as aforementioned in Policy 5.13]: 

C. Development proposals for impermeable paving should be refused where appropriate, 

including on small surfaces such as front gardens and driveways. 

D. Drainage should be designed and implemented in ways that address issues of water use 

efficiency, river water quality, biodiversity, amenity and recreation. 

N.B. The benefit of attenuation above compared to below ground or in a basement is that pumping 

is normally not required to empty the attenuation tank. 

Local Planning Policy 

2.10 The London Borough of Hillingdon Local Plan Part 2, the new local plan, is currently in examination 

phase and due to be adopted in the near future. The following policies are due to be adopted 

however are still subject to change following the examination phase. 

Policy DMEI 9: Management of Flood Risk 

A. Development proposals in flood zones 2 and 3a will be required to demonstrate that there are 

no suitable sites available in areas of lower flood risk. Where no appropriate sites are available, 

development should be located on the areas of lowest flood risk within the site. Flood defences 

should provide protection for the lifetime of the development. Finished floor levels should 

reflect the Environment Agency's latest guidance on climate change. 

B. Development proposals in these areas will be required to submit an appropriate level Flood 

Risk Assessment (FRA) to demonstrate that the development is resilient to all sources of 

flooding. 
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C. Development in Flood Zone 3b will be refused in principle unless identified as an appropriate 

development in Flood Risk Planning Policy Guidance. Development for appropriate uses in 

Flood Zone 3b will only be approved if accompanied by an appropriate FRA that demonstrates 

the development will be resistant and resilient to flooding and suitable warning and evacuation 

methods are in place. 

D. Developments may be required to make contributions (through legal agreements) to previously 

identified flood improvement works that will benefit the development site. 

E. Proposals that fail to make appropriate provision for flood risk mitigation, or which would 

increase the risk or consequences of flooding, will be refused. 

Policy DMEI 10: Water Management, Efficiency and Quality 

A. Applications for all new build developments (not conversions, change of use, or refurbishment) 

are required to include a drainage assessment demonstrating that appropriate sustainable 

drainage systems (SuDS) have been incorporated in accordance with the London Plan 

Hierarchy (Policy 5.13: Sustainable drainage). 

B. All major new build developments, as well as minor developments in Critical Drainage Areas 

or an area identified at risk from surface water flooding must be designed to reduce surface 

water run-off rates to no higher than the pre-development greenfield run-off rate in a 1:100 

year storm scenario, plus 30% an appropriate allowance for climate change for the worst storm 

duration. The assessment is required regardless of the changes in impermeable areas and 

the fact that a site has an existing high run-off rate will not constitute justification. 

C. Rain Gardens and non-householder development should be designed to reduce surface water 

run-off rates to Greenfield run-off rates. 

D. Schemes for the use of SuDS must be accompanied by adequate arrangements for the 

management and maintenance of the measures used, with appropriate contributions made to 

the Council where necessary. 

E. Proposals that would fail to make adequate provision for the control and reduction of surface 

water run-off rates will be refused. 

F. Developments should be drained by a SuDS system and must include appropriate methods 

to avoid pollution of the water environment. Preference should be given to utilising the 

drainage options in the SuDS hierarchy which remove the key pollutants that hinder improving 

water quality in Hillingdon. Major development should adopt a 'treatment train' approach where 

water flows through different SuDS to ensure resilience in the system. 

2.11 The West London SFRA identifies and maps flood risk from all sources at a strategic scale as well 

as providing guidance on producing site specific FRAs. Relevant information from the SFRA has 

been referenced throughout this FRA report. 

2.12 The Hillingdon Council SWMP assesses the risk of surface water flooding within the borough and 

identifies options to manage risk to acceptable level. Relevant information from the SWMP has been 

reproduced throughout this FRA report.  
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3 CONSULTATION 

Environment Agency (EA) 

3.1 The EA was contacted to clarify the flood risk present at the site and provided detailed flood data, 

which is referred to throughout the report and has been included in full as Appendix A. 

Thames Water 

3.2 The public sewer network within the vicinity of the site is operated by Thames Water. Thames Water 

have been contacted to review their records of sewer flooding at the site. Details of the outcome are 

given in Section 6. 

Lead Local Flood Authority (LLFA) 

3.3 The site is within the administrative boundary of Hillingdon Council. More information on acceptable 

SuDS measures and flood risk mitigation measures has been sought by the Council, who are yet to 

respond. 

Internal Drainage Board (IDB) 

3.4 The site is not located within an IDB District. 
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4 SITE DESCRIPTION 

Site Description 

4.1 The site is located at National Grid Reference TQ 10005 86282.  It is irregular in shape, occupying 

an area of approximately 0.05 hectares (ha).  Site location is presented in Figure 1.  

 

 
© Crown copyright and database rights 2019 OS 100024198. Use of the address and mapping data is subject to the terms and conditions. 

Figure 1. Site Location 

4.2 The site is currently occupied by 2 garage blocks. 

4.3 The main access to the site is from Berkeley Close, south of the site.  

4.4 The current proportion of land use at the site is approximately 20% building footprint and 80% 

hardstanding. 

Surrounding Land Uses 

4.5 The site is located in a predominantly residential area with playing fields located adjacent-north to 

the site, residential housing located east and west and a school south of the site. 

4.6 There are no designated sensitive areas (e.g. Special Area of Conservation (SAC), Special 

Protection Area (SPA) or Site of Special Scientific Interest (SSSI)) within close proximity to the site. 

Topography 

4.7 A topographic survey completed by Skilltran Ltd., reference 19040_1, and illustrates the site is 

located on a downward slope in a southerly direction. The topographic level at the north western 

limit of the site is recorded at 37.57 metres (m) above ordnance datum (AOD). A level of 37.21mAOD 

is recorded adjacent-south to the garages, indicating a southerly downward slope of 0.32m. A 

southerly downward slope of 0.48m is also indicated across the driveway, from 37.21mAOD to 

N 

Subject Site 
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36.73mAOD recorded at the driveway entrance on the corner of Berkeley Close. The topographic 

survey is included as Appendix B. 

Ordnance Survey (OS) Spot Heights 

4.8 Local OS spot heights suggest the site is located on a downward slope in a southerly direction. A 

spot height located approximately 90m north east of the site on West End Road records the level at 

37.5mAOD. Another spot height records the level at 37.2mAOD approximately 50m south east of 

the site on West End Road, indicating a southerly slope of 0.3m. 
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5 PROPOSED DEVELOPMENT 

5.1 A new residential development is proposed to be erected arranged over ground and first floor levels 

providing 2 new residential flats, one at each floor level and each with access to garden space and 

a private shared driveway.  Development plans are shown in Appendix C. 

5.2 The main access will remain the same via Berkeley Close. 

5.3 The proportion of land use at the proposed development will be approximately one third building 

footprint, one third hardstanding and one third soft landscaping. 

5.4 As a result of the proposed development, there will be a significant increase in permeable area at 

the site. 

5.5 The proposed use of the site is classified as ‘more vulnerable’ within the PPG.     

5.6 At this stage, an indicative drainage layout has not been designed for the site.  However, surface 

water runoff is anticipated to continue to pass to the Thames Water sewer network, as at present.  

The acceptable discharge rate to the existing mains sewer will need to be agreed with Thames 

Water in consultation with the LLFA.       

5.7 The potential to provide surface water attenuation, including the use of Sustainable Drainage 

Systems (SuDS), has been considered as part of the preliminary design process (see Section 10 – 

Surface Water Management). 
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6 HYDROLOGICAL SETTING 

Nearby Watercourses 

6.1 OS Mapping indicates that the nearest surface water feature is a surface water drain located 

approximately 210m east of the site.  

6.2 The Yeading Brook, an EA designated Main River, is located approximately 410m south east of the 

site and flows in a south westerly direction. 

6.3 No significant artificial watercourses / features (e.g. canals, reservoirs) have been identified within 

1km of the site. 

Fluvial / Tidal Flood Risk Classification 

6.4 The EA Flood Map for Planning, which is available online, indicates that the site is located within 

Flood Zone 1, whereby the annual probability of flooding from fluvial or tidal sources is classified as 

less than 1 in 1,000. The EA Flood Map for Planning is provided in Figure 2.  

 

 
© Crown copyright and database rights 2019 OS 100024198. Use of the address and mapping data is subject to the terms and conditions. 

Figure 2. EA Flood Map for Planning 

EA Detailed Flood Data 

6.5 The EA has been consulted for additional information related to the fluvial flood risk at the site and 

provided detailed flood data including modelled flood levels, historic flooding records and flood 

defence details to clarify the fluvial flood risk present at the site. The effects of climate change are 

considered by applying a percentage increase in peak flow river discharge on to a modelled flood 

event and is referred to as a ‘climate change allowance’. Relevant information is detailed below and 

included in full as Appendix A. 

• The Flood Map for Planning provided indicates that the site is located in Flood Zone 1; 

N 

Subject Site 
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• Modelled flood data has been extracted from the River Crane Mapping Study completed by 

Halcrow in 2008; 

• The site is located a significant distance outside of the modelled flood extents for all events up 

to and including a 1 in 100 year event plus 70% climate change allowance; 

• The site is partially located in the modelled extent for a 1 in 1,000 year fluvial event; 

• Modelled in-channel flood levels were extracted from the nearest node to the site, reference 

TW902, located in the channel of the Yeading Brook approximately 420m south east of the site. 

The modelled in-channel levels are presented in Table 1, and the location is presented in the 

detailed flood data included as Appendix A; 

 

Table 1.Modelled in-channel levels 

 Modelled In-Channel Level (mAOD) 

Node 1 in 100 year 
1 in 100 year 
plus 35% CC* 

1 in 100 year 
plus 70% CC* 

1 in 1,000 year 

YW902 36.063 36.224 36.379 36.991 

*CC = Climate change allowance 

• Historic flood mapping provided by the EA illustrates that the site is not recorded to have been 

affected by historic flooding; 

• Details of the nearest river defences to the site, located on the northern bank of the Yeading 

Brook, are given in Table 2 and the map is included in full, with the detailed data in Appendix 

A. 

 

Table 2. Flood defence details 

Defence 
I.D. 

Defence 
Type 

Defence Details 
Downstream 
Crest Level 

(mAOD) 

Upstream 
Crest Level 

(mAOD) 

Condition of 
Defences* 

156279 
Bank 

protection 
Concrete block bank protection 

extending from culvert. 
36.23 36.18 3 

* 1 = good, 5 = poor 

EA Flood Warning Area 

6.6 The EA defines a Flood Warning Area as “geographical areas where we expect flooding to occur 

and where we provide a Flood Warning Service. They generally contain properties that are expected 

to flood from rivers or the sea and in some areas, from groundwater.”  

6.7 The site is located in the Flood Warning Area “Yeading Brooks in London Boroughs of Harrow and 

Hillingdon”. 

Surface Water Flood Risk Classification 

6.8 The EA’s updated Flood Map for Surface Water, which is available online, indicates that the majority 

of the site is classified as having a ‘very low’ surface water flood risk. This corresponds with an 

annual probability of flooding that is less than 1 in 1,000.  The south and south east of the site are 

indicated to be at a ‘low’ risk, whereby the annual probability of flooding is between 1 in 100 and 1 

in 1,000.  Berkeley Close adjacent south west to the site is classified as having a ‘medium’ and ‘high’ 

surface water flood risk, corresponding with an annual probability of between 1 in 100 and 1 in 30, 
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and greater than 1 in 30, respectively. The updated Flood Map for Surface Water is presented in 

Figure 3.  

6.9 EA surface water flood modelling predicts that the site would not experience surface water flooding 

during a 1 in 100 year rainfall event. The land adjacent-south to the site on Berkeley Close is 

predicted to experience flooding to a depth of ‘300 to 900mm’. 

 

 
© Crown copyright and database rights 2019 OS 100024198. Use of the address and mapping data is subject to 
the terms and conditions. 

Figure 3. Updated Flood Map for Surface Water 

Reservoir Flood Risk Classification 

6.10 EA mapping also indicates that the site is not located within an area potentially at risk from reservoir 

flooding. 

Local Authority Flood Risk Assessment 

6.11 The West London SFRA was published in February 2018.  It provides an overview of flood risk from 

various sources within the borough.  Information relevant to this assessment is summarised below: 

• The SFRA uses the EA’s definition for a Critical Drainage Area (CDA): ‘specific geographic 

areas (usually catchment areas) that have been identified as having multiple and interlinked 

sources of flood risk (surface water, groundwater, sewer, main river and/or tidal) during heavy 

weather periods, leaving people, property and local infrastructure at risk. These areas are 

defined by a Borough’s Surface Water Management Plan (SWMP) and does not include areas 

with critical drainage problems as designated by the EA.’; 

• The site is located in a CDA; 

• The site is located in an area designated as Flood Zone 1 for surface water flood risk.  Berkeley 

Close is indicated to be in surface water Flood Zone 3a; 

N 

Subject Site 
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• Surface water flood modelling undertaken by the EA is presented in the SFRA and predicts 

depth of flooding experienced during rainfall events; 

– During a 1 in 100 year rainfall event, the site is not predicted to experience surface water 

flooding, however flooding to a maximum depth of 0.60m is predicted on Berkeley Close 

to the south to the site.  The majority of Berkley Close to the west of the site and the main 

roads to the north and east are indicated to experience flood depths of less than 0.30m; 

– During a 1 in 1,000 year rainfall event, limited parts of the site is predicted to experience 

partial surface water flooding to a depth of ‘0.15 – 0.30m’. The majority of the site is not 

indicated to experience flooding; 

• The site is not located in a recorded historic fluvial flood extent; 

• The site is not predicted to be affected by modelled fluvial flood extents on the River Crane for 

all events including a 1 in 100 year event plus 70% climate change allowance. Modelled extents 

for a 1 in 1,000 year event are not presented by the SFRA;  

• As of 2017, Thames Water has 0 recorded instances of sewer flooding in the postcode area of 

the site; 

• The site is not located on land classified as being ‘susceptible to groundwater flooding’; and 

• The site is not located on land identified by the Greater London Authority (GLA) as having an 

‘increased potential for elevated groundwater’. 

6.12 The London Borough of Hillingdon SWMP was published in January 2013.  It provides an overview 

of surface water flood risk within the borough.  Information relevant to this assessment is 

summarised below: 

• The site is located in CDA ‘Group1_018’; and 

• A surface water flow path is identified flowing in a southerly direction west of the site, with it 

flowing approximately 100m west of the site at its closest point.  

Sewer Flooding History 

6.13 Thames Water were contacted and confirmed that they have no records of sewer flooding at the 

site. 
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7 HYDROGEOLOGICAL SETTING 

7.1 British Geological Survey (BGS) online mapping (1:50,000 scale) indicates that the site is underlain 

by the Lambeth Group consisting of clay, silt and sand. No superficial deposits are reported to be 

present under the site. 

7.2 There are no representative BGS borehole logs available in proximity to the site. 

7.3 The soils are described as ‘slowly permeable seasonally wet slightly acid but base-rich loamy and 

clayey soils’ by the National Soils Research Institute. 

7.4 According to the EA’s Aquifer Designation Mapping, the Lambeth Group is classified as a Secondary 

A Aquifer.  This is described by the EA as ‘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.’   

7.5 EA online groundwater Source Protection Zone (SPZ) mapping indicates that the site is not located 

within a groundwater SPZ. 
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8 EXISTING DRAINAGE / WATER MAINS 

8.1 Thames Water plans of public sewers, included as Appendix D, indicates that the site is served by 

a surface water sewer and a foul sewer. A trunk surface water sewer of dimensions 1,830mm by 

910mm is located within 5m from the eastern boundary of the site, and is indicated to be flowing in 

a southerly direction with the nearest manhole to the site located approximately 25m north, reference 

9309. A foul sewer manhole is located approximately 5m south west to the entrance of the site on 

Berkeley Close, reference 9209, with a southerly flowing sewer extending from it. Manhole cover 

levels and invert levels are given in Table 3. 

 

Table 3. Manhole level details 

Manhole 
Reference 

Type of 
Sewer 

Manhole Cover 
Level (mAOD) 

Manhole Invert 
Level (mAOD) 

Invert 
Depth (m) 

9309 SW 37.28 35.36 1.92 

9209 FS 36.73 35.63 1.10 

 

8.2 Potable water in the area is operated and distributed by Affinity Water and no details have been 

provided by Thames Water. 
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9 FLOOD RISK AND MITIGATION 

9.1 The key sources of flooding that could potentially impact the site are discussed below: 

Fluvial / Tidal Flooding 

9.2 The EA Flood Map for Planning, as seen in Figure 2, indicates that the site is located in Flood Zone 

1.  The annual probability of flooding is classified as less than 1 in 1,000 in the absence of any 

defences.  

9.3 The EA was contacted to clarify the flood risk at the site as Flood Zone 2 is indicated to be present 

in its proximity. The EA provided detailed flood data including modelled flood extents and in-channel 

levels. The site is located a significant distance outside of the modelled extent for a 1 in 100 year 

event plus 70% climate change allowance. It is indicated to be located partially within the modelled 

extent for a 1 in 1,000 year event where the modelled in-channel level is 36.99mAOD.  The lowest 

on-site level is 36.88mAOD at the south western boundary, however, levels increase along the 

access road to the site and are in excess of 37.0mAOD prior to reaching the main area of the site.  

Therefore, the area of the proposed built development would not be affected by a 1 in 1,000 year 

flood event.  

9.4 SFRA mapping supports this illustrating that modelled fluvial flooding for the River Crane 

(watercourse south of the site) for a 1 in 100 year event plus 70% climate change allowance is not 

predicted to affect the site. In addition, SFRA mapping also illustrates the site has not been affected 

by recorded historic flood extents. 

9.5 The EA also confirmed that they have no records of the site being affected by historic flooding. In 

addition, details of flood defences present on the Yeading Brook were provided, indicating that the 

nearest defences present have a 1 in 100 year standard of protection.  

9.6 Dry access and egress would remain available during a 1 in 100 year plus 70% climate change 

event as Berkeley Close and West End Road (north of Sidmouth Drive) are outside of the flood 

extent.  

9.7 The PPG details the suitability of different land uses within each flood zone. The proposed land use 

is classified as ‘more vulnerable’ and such uses are generally considered appropriate within Flood 

Zone 1. 

Proposed Mitigation 

9.8 No mitigation considered necessary.   

Flooding from Sewers 

9.9 Sewer flooding can occur during periods of heavy rainfall when a sewer becomes blocked or is of 

inadequate capacity.   

9.10 SFRA mapping illustrates that there are 0 records of sewer flooding in the postcode area of the site. 

Thames Water were contacted and have confirmed that they have no records of sewer flooding at 

the site. 

9.11 The discharge rate to the existing sewer will be agreed with Thames Water to ensure that there is 

capacity to receive discharge from the site without significantly increasing flood risk. 

Proposed Mitigation 

9.12 No mitigation considered necessary. 

9.13 The elevation of ground floor levels, as below, will help provide mitigation against the ingress of 

sewer flooding in the unlikely event that it occurs.  
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Surface Water Flooding (Overland Flow) 

9.14 This can occur during intense rainfall events, when water cannot soak into the ground or enter 

drainage systems.   

9.15 EA surface water food modelling indicates that during a 1 in 100 year rainfall event, the site is not 

predicted to experience flooding. Surface water flood modelling undertaken for the SFRA supports 

this, also not predicting that the site will experience flooding during such an event. 

9.16 Both the SFRA and SWMP classify the site as being located in a CDA, a classification intended to 

highlight areas of elevated flood risk and their contributing catchments. From surface water flood 

modelling, the SWMP predicts a flow path west of the site flowing in a southerly direction. Therefore, 

the CDA was likely classified on the basis of the identified flow path, rather than indicating that the 

site itself is at an elevated risk. 

9.17 However, limited surface water flood depths are indicated in the southeast corner of the site during 

a 1 in 1,000 year rainfall event.  This event could be taken to be a proxy for the 1 in 100 year plus 

climate change rainfall event.  As such, it is recommended that ground floor levels are elevated 

300mm above external site levels in the area shown to be at risk.  

9.18 In the construction the access off Berkeley Close, no elevation of land levels should occur in order 

to avoid displacing surface floodwater.  

9.19 Flooding is predicted on Berkeley Close during a 1 in 100 year rainfall event by both the EA and 

SFRA, indicating that safe access and egress may not be available to the south of the site during 

such an event.  However, surface water flood depths are indicated to be generally below 300mm on 

Berkeley Road to the west of the site and following a northerly route along West End North and east 

along Torrington Road, a route of safe access / egress is likely to be available in a 1 in 100 year 

event.  In an event exceeding this magnitude, safe refuge could be sought on the site.  Surface 

water flooding is likely to be of short duration and therefore it is unlikely that residents would need 

to seek refuge for a prolonged period of time.  

9.20 Surface water flooding from on-site sources is considered in Section 9 of this report. 

Proposed Mitigation 

9.21 Ground floor levels of the proposed building are recommended to be elevated 300mm above existing 

ground levels, to help mitigate the ingress of surface water during a 1 in 100 year plus climate 

change rainfall event. 

9.22 No elevation of existing land levels should occur in the creation of the site access from Berkeley 

Close. 

Groundwater Flooding 

9.23 This can occur in low-lying areas when groundwater levels rise above surface levels, or within 

underground structures.  BGS mapping indicates that the site is underlain by a Secondary A Aquifer, 

which is likely to have good water-bearing properties. There are no BGS borehole logs available in 

proximity to the site to confirm the groundwater level. 

9.24 The SFRA illustrates that the site is not located on land susceptible to groundwater flooding. In 

addition, the site is not located in an area highlighted by the GLA as having an increased potential 

for groundwater flooding. 

9.25 No basement levels are proposed at the development, contributing to reducing the hazard 

associated with groundwater flooding. 

Proposed Mitigation 

9.26 No mitigation considered necessary. 
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Other Sources 

9.27 There is a limited risk of flooding occurring as a result of a break in a water main.  The risk of flooding 

associated with reservoirs, canals and other artificial structures is considered to be low given the 

absence of any such structures in the site vicinity. 

9.28 EA flood risk from reservoir mapping illustrates that the site is not indicated to be located in an area 

considered to be at risk from reservoir failure. 

Proposed Mitigation 

9.29 No mitigation considered necessary. 

9.30 The elevation of ground floor levels for surface water mitigation will also help provide mitigation 

against the ingress of water from a burst water main in the unlikely event it occurs.  

Event Exceedance and Residual Risk 

9.31 The mitigation measures proposed as part of the development scheme are considered appropriate 

to mitigate against residual risks or event exceedance scenarios. 
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10 SURFACE WATER MANAGEMENT 

Introduction 

10.1 The proposed development comprises the erection of two new residential dwellings and will result 

in a significant reduction of impermeable area by approximately 100m2, introducing soft landscaping 

into the site. Opportunities to increase this landscaping area should be maximised.  

10.2 Policy DMEI 10 is noted stipulating that ‘all new building developments are required to include a 

drainage assessment’. The small size of the development significantly limits the range of SuDS 

measures that are appropriate or feasible at the site. Recommendations of surface water 

management measures have therefore been made considering the scale of the development. 

Existing Surface Water Runoff Rates 

Brownfield Runoff Rate 

10.3 The site is located on a former parking area and is therefore considered brownfield land. The 

brownfield runoff rate has been estimated using the Rational Method: 

Q (standardised flow) x Existing impermeable area (ha) x Average rainfall* (mm) 

*London Heathrow station data, Met Office, 2018 (1981 – 2018) 

2.78 x 0.05 x 50.50 = 7.02 l/s 

Consideration of Sustainable Drainage Systems 

10.4 The potential for the use of Sustainable Drainage Systems (SuDS) to provide attenuation within the 

development has been considered as follows:  

Infiltration SuDS Features  

10.5 The site is very small and on the basis of recommendations made in Part H of the Building 

Regulations, stating that infiltration features should not be within 5m of a building, the use of 

traditional infiltration techniques such as soakaways is not considered feasible at the site.  

Rainwater Harvesting  

10.6 Given the provision of a private garden, domestic-scale rainwater harvesting systems such as water 

butts are recommended to be included at the development. 

Green Roofs 

10.7 As the proposed building incorporates a pitched roof design, a green roof is not considered feasible. 

Permeable / Porous Paving  

10.8 The area suitable to implement permeable paving is minimal at the site and therefore it has not been 

proposed.  

Swales, Detention Basins and Ponds  

10.9 Given the site’s small size; open storage features such as swales, detention basins and ponds are 

not considered feasible. 
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Modular Underground Attenuation Tanks  

10.10 Underground attenuation is useful when surface space is limited at a site. In this case, although the 

site is small, aforementioned recommendations of maximising permeable surfaces and including 

water butts at the site are considered to negate the need for underground storage.  

Conceptual Surface Water Drainage Strategy  

10.11 The site’s small size precludes the limited feasibility of many SuDS measures. SuDS measures that 

are appropriate to the size of the development have therefore been proposed. On this basis, the 

vegetated surface area is recommended to be maximised across the site and given the provision of 

private garden space, water butts are recommended to be installed.  This will enable a reduction in 

the surface water runoff rate from the site.  Runoff generated by the development is proposed to be 

discharged to the surface water sewer east of the site. 
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11 SEQUENTIAL TEST AND EXCEPTION TEST 

Sequential Test 

11.1 The NPPF requires the Local Authority to apply the Sequential Test in consideration of new 

development.  The aim of the Test is to steer new development to areas at the lowest probability of 

flooding.  Given that the subject site has not been allocated as one of the Council’s proposed future 

development sites, it has not been specifically assessed within the SFRA.  Therefore, the Sequential 

Test is based on the EA Flood Zones and information contained within the SFRA. 

11.2 As the site is located in Flood Zone 1 and not at an elevated risk of flooding from any of the other 

sources assessed, the site is considered to be in a sequentially preferable location and therefore a 

Sequential Test is not required. 

The Exception Test 

11.3 According to Table 3 of the PPG to the NPPF, ‘more vulnerable’ developments are considered 

appropriate within Flood Zone 1 without the requirement to apply the Exception Test.  Therefore, 

application of the Exception Test is not required for the proposed development. 
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12 SUMMARY AND CONCLUSIONS 

12.1 The aim of the FRA is to outline the potential for the site to be impacted by flooding, the potential 

impacts of the development on flooding both onsite and in the vicinity, and the proposed measures 

which can be incorporated into the development to mitigate the identified risks.  The report has been 

produced in accordance with the guidance detailed in the NPPF.  Reference has also been made to 

the CIRIA SuDS manual (C753), the SFRA and the SWMP and following consultation with the EA.   

12.2 The potential flood risks to the site, and the measures proposed to mitigate the identified risks, are 

summarised in Table 4. 

 

Table 4. Proposed mitigation 

Source of Flooding 
Identified Risk 

Mitigation Proposed 
Residual Risk 

L M H L M H 

Fluvial    

No mitigation considered necessary. 

   

Sewers       

Surface Water    

• Ground floor levels to be elevated 300mm 
above surrounding external levels; and 

• No elevation of land levels in the creation 
of the access from Berkeley Close. 

   

Groundwater    

No further mitigation considered necessary. 

   

Other Sources (e.g. 
reservoirs, water mains) 

      

 

12.3 The site is identified by the EA to be located in Flood Zone 1 and whilst it is indicated to be partially 

in the 1 in 1,000 year fluvial flood extent, comparison of modelled flood levels with site levels 

indicates that only a negligible area on the southwestern periphery could be impacted by a 1 in 1,000 

year fluvial flood event.  The area of the proposed built development would not be affected.  The 

site is located significantly outside of the 1 in 100 year plus 70% climate change flood extent and 

dry access and egress is available during this event.   

12.4 No surface water flooding is predicted on-site during a 1 in 100 year rainfall event by the EA and 

SFRA. During the same event however, surface water flooding is predicted to occur on Berkeley 

Close adjacent-south to the proposed development.  Berkeley Close has been identified to be within 

surface water Flood Zone 3a, however, flood depths are generally less than 0.3m to the west of the 

site during a 1 in 100 year rainfall event. In an event exceeding this magnitude, safe access and 

egress may not be available from the site. In this instance, safe refuge should be sought in the 

proposed development.  

12.5 As limited on-site flooding could occur during a 1 in 1,000 year event – taken as a proxy for the 1 in 

100 year plus climate change event – ground floor levels are recommended to be elevated 300mm 

above existing site levels. This will help mitigate against the ingress of surface water and provide 

mitigation against the residual risk of flooding from other sources.  

12.6 Surface water management measures appropriate to the size of the development have been 

proposed. Given the provision of private garden space, water butts should be included at the 
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development in addition to maximising the permeable surfaces at the site.  This will result in a 

reduction in surface water runoff leaving the site. 

12.7 Overall, it has been demonstrated that the development would be safe, without increasing flood risk 

elsewhere. 
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The following information has been extracted from the River Crane Mapping Study (Halcrow 2008)

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances 

Caution: 

All flood levels are given in metres Above Ordnance Datum (mAOD)

All flows are given in cubic metres per second (cumecs)

The modelled flood levels and extents are appropriate for catchment wide strategic flood risk mapping.  However, for more detailed flood risk assessment it is recommended that each of the underlying flood 

mapping, hydraulic modelling and hydrological assumptions are re-evaluated to determine the appropriateness in a more detailed analysis.

Flood risk data requests including an allowance for climate change will be based on the 1 in 100 flood plus 20% allowance for climate change, unless otherwise stated. You should refer to ‘Flood risk 

assessments: climate change allowances’ to check if this allowance is still appropriate for the type of development you are proposing and its location. You may need to undertake further assessment of future 

flood risk using different allowances to ensure your assessment of future flood risk is based on best available evidence. 
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MODELLED FLOOD LEVEL

Node Label Easting Northing 5 yr 10 yr 20 yr 50 yr 100 yr 100yr + 20% 100yr + 25% 100yr + 35% 100yr + 70% 1000yr

YW907 510547.31 186027.58 36.15 36.29 36.41 36.46 36.50 36.58 36.598 36.64 36.765 37.36

YW906 510462.25 185971.89 36.064 36.209 36.358 36.412 36.456 36.547 36.57 36.614 36.747 37.357

YW905 510399.75 185965.27 36 36.148 36.294 36.368 36.426 36.53 36.556 36.603 36.741 37.356

YW904 510353.31 185950.86 35.963 36.119 36.297 36.363 36.416 36.523 36.55 36.598 36.738 37.355

YW903 510255.38 185913.52 35.921 36.096 36.278 36.348 36.405 36.517 36.544 36.593 36.735 37.355

YW902 510218.78 185908.66 35.722 35.843 35.968 36.02 36.063 36.156 36.179 36.224 36.379 36.991

YW901 510192 185849.19 35.58 35.681 35.783 35.821 35.852 35.92 35.937 35.968 36.078 36.229

MODELLED FLOWS

Node Label Easting Northing 5 yr 10 yr 20 yr 50 yr 100 yr 100yr + 20% 100yr + 25% 100yr + 35% 100yr + 70% 1000yr

YW907 510547.31 186027.58 4.265 5.273 6.703 7.427 8.005 9.131 9.39 9.857 11.692 21.003

YW906 510462.25 185971.89 4.263 5.26 6.658 7.364 7.927 8.994 9.239 9.677 11.367 20.035

YW905 510399.75 185965.27 4.262 5.252 6.611 7.27 7.779 8.776 9.013 9.446 10.962 19.18

YW904 510353.31 185950.86 4.262 5.248 6.518 7.106 7.588 8.538 8.778 9.217 10.576 18.532

YW903 510255.38 185913.52 4.261 5.22 6.354 6.892 7.357 8.265 8.518 8.971 10.298 17.82

YW902 510218.78 185908.66 4.262 5.228 6.37 6.911 7.377 8.293 8.539 8.991 10.333 17.801

YW901 510192 185849.19 4.264 5.232 6.376 6.917 7.382 8.298 8.544 8.995 10.337 17.801

Return Period

Return Period
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Structures and Defences centred on: Berkeley Close, Ruislip, HA4 6LE - 14/08/2019 - HNL 138273 CB



Environment Agency ref: HNL 138273 CB

The following information on defences has been extracted from the Asset Information Management System (AIMS)

Defences

Asset ID Asset Type Asset Protection Asset Comment Asset Description
Design Standard of 

protection (years)

Downstream 

Crest Level

Upstream 

Crest Level

Condition of 

Defences (1=Good, 

5 = Poor)

147388 defence fluvial Bank protection.

Poured concrete bank 

protection 100 44.1 46.16 3

156279 defence fluvial Bank protection.

CONCRETE BLOCK BANK 

PROTECTION 

EXTENDING FROM 

CULVERT. 100 36.23 36.18 3

147390 defence fluvial Natural Bank Natural vegetated channel. 10 <Null> 37.43 3

156280 defence fluvial Natural Bank Natural vegetated channel 5 <Null> 37.42 3

147386 defence fluvial Natural Bank Natural Vegetated Channel 5 34.11 36.59 3

28146 defence fluvial Natural Channel Natural Vegetated Bank 10 34.08 36.98 3
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Appendix B 
 

Topographic Survey 
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Appendix C 
 

Development Plans 
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Thames Water Sewer Plans 
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Asset Location Search Sewer Map - ALS/ALS Standard/2019_4059799  

The width of the displayed area is 200 m and the centre of the map is located at OS coordinates 510006,186284  
The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed.  Service pipes are not shown but their presence should be anticipated.  No liability of 
any kind whatsoever is accepted by Thames Water for any error or omission.  The actual position of mains and services must be verified and established on site before any works are undertaken. 
 

Based on the Ordnance Survey Map with the Sanction of the controller of H.M. Stationery Office, License no. 100019345 Crown Copyright Reserved. 

750

183

22
5

600

450

300

525

305

90
0

305

375

1900850

300

825

225

1830910

150

825

.

%

%

%

%
%

%

%

%

%

%
%

%

%

%

%

%

%

9314

9208

9204

9210

9202

9306

9309

0201

9304

9212

9311

9206

9209

9315

9308

9312

9211

0101

9203

9213

9307

9313

9303

921A

921C

931A

B

931B

011A

021A

021B

=

!

=

!

=

=

!

=

=

!

=
=

=

=
=

!

=
=

!

=

!

!

=

=

!

!

!
!

!

!

!

!

7

1

9

47

21

46

62

50

7a

43

5556
53

1a

54

51

18

31

222

234

246

189

191

183

TORRINGTON ROAD

Surgery

2

2

48

22

45

61

49 44

12

52

32

37.2m

LB

189a Hall

TCB

N
W

A
LL R

O
AD

BERKELEY CL

g Bollard

.5m



 

                        Thames Water Utilities Ltd, Property Searches, PO Box 3189, Slough SL1 4W,  DX 151280 Slough 13 
                        T 0845 070 9148  E searches@thameswater.co.uk  I www.thameswater-propertysearches.co.uk 

                                                                                                                      Page 7 of 10 

 

NB. Levels quoted in metres Ordnance Newlyn Datum. The value -9999.00 indicates that no survey information is available 
 

Manhole Reference Manhole Cover Level Manhole Invert Level 
011A 
0101 
021B 
0201 
021A 
9209 
9212 
9203 
9202 
9312 
9311 
931B 
9309 
9310 
9305 
9304 
9308 
9307 
9306 
9303 
931A 
9314 
9315 
9313 
921A 
9213 
921C 
9204 
9211 
9206 
 9210 
9208 
            
 

n/a 
36.46 
n/a 
37.03 
n/a 
36.73 
37.27 
37.37 
37.37 
37.38 
37.43 
n/a 
37.28 
37.53 
37.41 
37.64 
37.79 
37.78 
37.69 
37.79 
n/a 
37.89 
37.91 
37.92 
n/a 
37.22 
n/a 
37.31 
37.11 
37.19 
 37.15 
37.12 
            

n/a 
35.3 
n/a 
35.2 
n/a 
35.63 
35.6 
34.93 
34.96 
35.65 
35.66 
n/a 
35.36 
35.72 
36.76 
35.27 
35.4 
35.4 
35.4 
35.59 
n/a 
35.94 
36.15 
36.72 
n/a 
35.62 
n/a 
34.91 
35.5 
34.77 
 35.96 
34.7 
            
 

The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not 
shown but their presence should be anticipated. No liability of any kind whatsoever is accepted by Thames Water for any error or omission. The actual position 
of mains and services must be verified and established on site before any works are undertaken. 
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ALS Sewer Map Key

Foul: A sewer designed to convey waste water from domestic and
industrial sources to a treatment works.

Surface Water: A sewer designed to convey surface water (e.g. rain
water from roofs, yards and car parks) to rivers or watercourses.

Combined: A sewer designed to convey both waste water and surface
water from domestic and industrial sources to a treatment works.

Trunk Surface Water

Storm Relief

Vent Pipe

Proposed Thames Surface
Water Sewer

Gallery

Surface Water Rising
Main

Sludge Rising Main

Vacuum

Public Sewer Types (Operated & Maintained by Thames Water)

Notes:

1) All levels associated with the plans are to Ordnance Datum Newlyn.
2) All measurements on the plans are metric.
3) Arrows (on gravity fed sewers) or flecks (on rising mains) indicate direction of

flow.
4) Most private pipes are not shown on our plans, as in the past, this information has

not been recorded.
5) ‘na’ or ‘0’ on a manhole level indicates that data is unavailable.

Trunk Foul

Trunk Combined

Bio-solids (Sludge)

Proposed Thames Water
Foul Sewer

Foul Rising Main

Combined Rising Main

Proposed Thames Water
Rising Main

Sewer Fittings
A feature in a sewer that does not affect the flow in the pipe. Example: a vent
is a fitting as the function of a vent is to release excess gas.

Operational Controls
A feature in a sewer that changes or diverts the flow in the sewer. Example:
A hydrobrake limits the flow passing downstream.

Air Valve

Dam Chase

Fitting

Meter

Vent Column

Control Valve

Drop Pipe

Ancillary

Weir

End Items
End symbols appear at the start or end of a sewer pipe. Examples: an
Undefined End at the start of a sewer indicates that Thames Water has no
knowledge of the position of the sewer upstream of that symbol, Outfall on a
surface water sewer indicates that the pipe discharges into a stream or river.

Outfall

Undefined End

Inlet

Other Symbols
Symbols used on maps which do not fall under other general categories

Summit

Public/Private Pumping Station/

Invert Level

Change of characteristic indicator (C.O.C.I.)

Other Sewer Types (Not Operated or Maintained by Thames Water)

Areas

Lines denoting areas of underground surveys, etc.

Agreement

Chamber

Operational Site

Conduit Bridge

Foul Sewer

Combined Sewer

Culverted Watercourse

Surface Water Sewer

Gulley

Proposed

Abandoned Sewer

Tunnel

6) The text appearing alongside a sewer line indicates the internal diameter of
the pipe in milimetres. Text next to a manhole indicates the manhole
reference number and should not be taken as a measurement. If you are
unsure about any text or symbology present on the plan, please contact a
member of Property Insight on 0845 070 9148.

P P

M

W
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All sales are made in accordance with Thames Water Utilities Limited (TWUL) standard terms and conditions 
unless previously agreed in writing. 
 

1. All goods remain in the property of Thames Water Utilities Ltd until full payment is received. 
2. Provision of service will be in accordance with all legal requirements and published TWUL policies. 
3. All invoices are strictly due for payment 14 days from due date of the invoice.  Any other terms must 

be accepted/agreed in writing prior to provision of goods or service, or will be held to be invalid. 
4. Thames Water does not accept post-dated cheques-any cheques received will be processed for 

payment on date of receipt. 
5. In case of dispute TWUL`s terms and conditions shall apply. 
6. Penalty interest may be invoked by TWUL in the event of unjustifiable payment delay.  Interest 

charges will be in line with UK Statute Law ‘The Late Payment of Commercial Debts (Interest) Act 
1998’. 

7. Interest will be charged in line with current Court Interest Charges, if legal action is taken. 
8. A charge may be made at the discretion of the company for increased administration costs. 

 
A copy of Thames Water’s standard terms and conditions are available from the Commercial Billing Team 
(cashoperations@thameswater.co.uk). 
 
We publish several Codes of Practice including a guaranteed standards scheme.  You can obtain copies of 
these leaflets by calling us on 0800 316 9800 
 
If you are unhappy with our service you can speak to your original goods or customer service provider.  If you 
are not satisfied with the response, your complaint will be reviewed by the Customer Services Director.  You 
can write to her at: Thames Water Utilities Ltd. PO Box 492, Swindon, SN38 8TU. 
 
If the Goods or Services covered by this invoice falls under the regulation of the 1991 Water Industry Act, and 
you remain dissatisfied you can refer your complaint to Consumer Council for Water on 0121 345 1000 or 
write to them at Consumer Council for Water, 1st Floor, Victoria Square House, Victoria Square, Birmingham, 
B2 4AJ. 
 

Ways to pay your bill 
 

Credit Card 
 
Call 0845 070 9148 
quoting your invoice 
number starting CBA or 
ADS / OSS 

BACS Payment
 
Account number 
90478703 
Sort code 60-00-01  
A remittance advice must 
be sent to:  
Thames Water Utilities 
Ltd., PO Box 3189, 
Slough SL1 4WW.  
or email 
ps.billing@thameswater.
co.uk 

Telephone Banking
 
By calling your bank and 
quoting: 
Account number 
90478703 
Sort code 60-00-01 
and your invoice number 

Cheque 
 
Made payable to ‘Thames 
Water Utilities Ltd’  
Write your Thames Water 
account number on the 
back. 
Send to:  
Thames Water Utilities 
Ltd., PO Box 3189, 
Slough SL1 4WW 
or by DX to 151280 
Slough 13 

 
Thames Water Utilities Ltd Registered in England & Wales No. 2366661 Registered Office Clearwater Court, Vastern Rd, Reading, Berks, RG1 8DB. 
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Search Code 
 
IMPORTANT CONSUMER PROTECTION INFORMATION 
 
This search has been produced by Thames Water Property Searches, Clearwater Court, Vastern Road, 
Reading RG1 8DB, which 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 practise 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 (TPOs). The Ombudsman can award compensation of up to £5,000 to you if 
the Ombudsman finds that you have suffered actual loss and/or aggravation, distress or inconvenience 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 
Web site: www.tpos.co.uk 
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 
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