FLOOD RISK ASSESSMENT

Development at

33 Byron Way, Hayes, UB4 8AT

Date: 9 June 2023



INTRODUCTION

This Flood risk assessment has been produced to analysis and assessed all flood risks to the
site and flood risk to others from development will be managed, in order to satisfy the
requirements, set out in the National Planning Policy framework (NPPF).

Detailed floor risk analysis has been previously done by Landmark Information Group Ltd on
April 2018 attached as Appendix 1.

Data has been gathered from the British Geological Society, Ordnance Survey (OS), aerial
photographs and relevant strategic documents.

SITE DESCRIPTION

The area comprises of 300sqm.The proposals are for an single storey side to rear extension to
existing dwelling at 33 Byron Way, Hayes, UB4 8AT.

Figure 1 below shows location details of the development site. Figure 2 shows an aerial
photograph of the development site.
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Source: Earth

Figure 1: Location details of development site Google



FLOOD RISK ANALYSIS:

Please refer to the HOMECHECK Flood report prepared by Landmark Information Group Ltd
on April 2018 attached as Appendix 1. As per findings from flood check analysis and using
flood risk summary from https://check-long-term-flood-risk.service.gov.uk/risk the property is
not in a flood zone however there is a significant risk of Surface Water flooding. The site is
located within Flood Zone 1, as defined by the Environment Agency (EA) on their Flood Map
for Planning.

Extent of flooding from surface water
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Figure 3: Surface Water Flood map

Source: https://check-long-term-flood-risk.service.gov.uk/risk




PROPOSED DEVELOPMENT

This FRA is prepared to support a planning application for an extension to existing dwelling at
33 Byron Way, Hayes, UB4 8AT.

Buildings used for residential dwellings are classified as being More Vulnerable development
within Table 2 of the Planning Practice Guidance. More Vulnerable developments are
acceptable within the Environment Agency’s Flood Zone 1.

Figure 4 Shows the existing ground floor layout and proposed ground floor layout.
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Figure 4: Existing and Proposed ground floor layout.



Hierarchy of disposing surface water

The Planning Practice Guidance and part H of the Building Regulations state that “generally,
the aim should be to discharge surface run off as high up the following hierarchy of drainage
options as reasonably practicable:

* into the ground (infiltration);

* to a surface water body;
* to a surface water sewer, highway drain, or another drainage system;

* to a combined sewer.

It is proposed to disposed surface water by installation of soakaway minimum 5m away from
the development. Typical Soakaway details is in Appendix-2.

There is no watercourse within the immediate vicinity of the development.

It is proposed to continue to dispose of water into the Thames water public sewerage system,
with separate connection to the foul dans surface water systems.

Use of SuDS

The NPPF, Planning Practice Guide and the Ministerial Statement all look at the use of SuDS
as a priority to aid the disposal of surface water from new developments.

Due to the minor nature of the development proposal, there is limited capacity to include SuDS
measures although permeable paving and the use of water butts may be considered for use,
where appropriate, to minimise surface water runoff from the site.

CONCLUSIONS

The development is situated in flood Zonel: more vulnerable developments are appropriate in
flood Zone 1.

It is proposed that the floor level is set no lower than existing, as in line with EA guidance.

It is proposed to Install a soakaway minimum 5m away from proposed development.

It is proposed to continue to dispose of water into the Thames water public sewerage system,
with separate connection to the foul dans surface water systems.

It is recommended that appropriate SuDS measures such as water butts and permeable paving
be incorporated in the development wherever possible and practicable to minimise surface
water discharges

The proposed development will not increase the risk of flooding elsewhere from surface water
sources.

There is no evidence of historic flooding of the development site.

The development is not at risk from reservoir failure.

Based on the likely flooding risk, it is considered that the proposed development can be
operated safely in flood risk terms, without increasing flood risk elsewhere and is therefore
appropriate development in accordance with the NPPF.
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Flood Section 2

- Section 2a and 2b: River and Coastal Flooding
- The map below shows the location of potential river and coastal flood risk. The potential risk has been

- modelled on the basis of events with a 1 in 75, 200 or 1000 chance of occurring in any given year. Further
details are shown on the following pages.

Contains Ordnance Survey data © Crown copyright and database right 2018

Coastal Flooding

1in 1000 year retum
1 in 200 year return
1in 75 year retum
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Flood Section 2

B Section 2c: Surface Water Flooding

e

@—< The map below shows the location of potential surface water flood risk. The potential risk has been
modelled on the basis of events with a 1 in 75, 200 or 1000 chance of occurring in any given year. Further
details are shown on the following pages.

L Facility

D 0 \\\V,/\\‘\
2/ %

Contains Ordnance Survey data © Crown copyright and database right 2018

Surface Water Flooding

1in 1000 year return

1 in 200 year return
1 in 75 year retumn
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Flood Section 2

Section 2a: River Flooding

~ Riverflooding mainly happens when the river catchment (that Is the area of land that feeds water into the river and the
streams that flow Into the main river) receives greater than usual amounts of water (for example through rainfall or
meltlng of snow). The amount of runoff depends on the soll type, catchment steepness, drainage characteristics,

! ure and urbanisation as well as the saturation of the catchment. The extra water causes the level of the water in

iVer to rise above ts banks or retaining structures. The result is a worst-case scenario and assumes the failure of any
ces which may be present.

Enquiry | Result ‘ Contact

Is there a potential risk of river flooding within 250m of the property?

ding is the inundation of land caused by sea water rising above normal tidal conditions due to the effects of
conditions (a comblnahon of storm surge, tides and river inflow). The result is a worst-case scenario and

| Result Contact
. |

No
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Flood Section 2

Section 2d: Risk of Flooding from Rivers and Sea (RoFRS)

The Risk of Flooding from Rivers and Sea (RoFRS) database provides an indication of river and coastal flood risk at a
national level using a S0m grid as used by many insurance companies. The RoFRS data product has been created by
calculating the actual likelihood of flooding to areas of land within the flood plain of an extreme flood and considers the
probability that the flood defences will overtop or breach. The risk level is divided into four categories 'Low’, 'Medium’,

‘High', and Very Low".
By R o) |
Is there a risk of flooding identified within 250m of the property based on the Risk of No

Flooding from Rivers and Sea (RoFRS)?

![_.‘l‘_\I"}ll'._l_‘ Contact

Risk of Flooding from Rivers and Sea (RoFRS)
No Risk Found

The Historic Flood Events shows the individual areas of all historic flood events recorded by the relevant agency. This
mfonnation isa Usefultool to identify homes and businesses that may have experienced flood problems in the past. An
' qﬂood event may now be protected through an increase in flood managemem schemes and

Jenauiny e S S S e
I-lave any Historic Flood Events occurred within 250m of the property? No
d % ot v

Distance | Contact

| Contact

or Flooding within 250m of the property? Negligible 3

1 flooding in this area and any groundwater flooding incidence has a
e, No further investigation of risk is deemed necessary unless proposed

Landmark Information Group //
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Landmark

®® ® INFORMATION

Homecheck Flood

Overall Flood Risk o FURTHER ACTION

CLICK TO VIEW ONLINE VIEWER

The property s at a significant risk of Surface Water flooding. Further asses
recommended to Understand the likely depth of flood waters, Please refer t¢
Professional Opinion and Recommendations section on page 1 of this report
explore the risk further, please visit the online viewer.

Insurability AVK!DHAOOIBHBSOS HCF

Report Date
Despite the risk identified, flood insurance for mast residential properties will remain 3 April 2018
available and affordable providing they are eligible for the Flood Re scheme.
More information is provided at the back of this report. We recommend you obtain
buildings and contents insurance terms before exchange of contracts

Flood Defences

Are there existing river/coastal flood defence
identified and taken into account in our overall

\ ll o] No o Click here

e online viewer or go to:

l: http://landmark.ly/jDUtu9 ]

The gauges below detail the level and type of individual flood risks at the property

RIVER COASTAL SURFACE GROUND OTHER*
WATER WATER

HIGH (_ ! | |

MODERATE TO HIGH | '
| ‘
MODERATE | | ; ;
| |
LOW TO MODERATE | ‘ ‘
i |
LOW | ity | | bty | || | s | | oty |

* Includes historic flood events, proximity to surface water features and eleva

CONTACT DETAILS

If you require any assistance please
contact our customer support teamon:

0844 844 9966

or by email at:

helpdesk@landmark.co.uk

SEARCH & CEPSO ﬁq felrs

EXECUTIVE MEMBER  sonre

CamScanner



Professional Opinion and Recommendations

Please see below our recommendations and next steps with regards to the property.

Overall Flood Risk ° FURTHER ACTION

CLICK TO VIEW ONLINE VIEWER

Professional Opinion

Having reviewed the risk of flooding to the property, Landmark's environmental consultants consider the risk to be

significant. Please note the following findings and recommendations:
1. Surface Water Flooding

During a surface water flood event, depths of surface water at the property may reach and exceed 0.3m.

The homebuyer may wish to investigate any additional flood risks to the property highlighted on the flood gauges

using the online viewer.

Recommendations

1. Landmark recommend carrying out a follow on report to understand the expected flood depths at the
property, as well as the protection level of any defences found to benefit the property. Understanding the

likely depths of floading is important as it will help to both reassess the risk and

practical approach is to protect the property. The required follow on report, a Flood Solut

cost £99 + VAT,

identify what the most

ons Consult, w

2. Youshould ask the seller and other nearby residents if flooding has occurred in the area previously. If it

has, what was the impact and where were the affected areas,

3. Asa high risk of flooding has been identified, Landmark recommend the propert

explores the anline viewer to understand the risks further,

Insurance

Despite the risk identified, flood insurance for most residential properties will remain ava

providing they are eligible for the Flood Re scheme. Please see details of eligibility at
http://www.floodre.co.uk/homeowner/eligibility/

LY

| purchaser/owner

ilable and affordable

We recommend you obtain buildings and contents insurance terms before exchange of contracts

Flood Risk

Flood riskis based on probability; to understand more about flood and the information review
protection measures, please explore the online viewer or visit the 'Know Your Flood Risk W

www.knowyourfloodrisk.co.uk/sites/default/files/FloodGuide_ForHomeowners.pdf

Useful Information:

No physical site inspection has been carried out'oris proposed. This report highlights only t

Vebsite at:

the information which we

have determined should be drawn to your attention however, other risks may be present. To review the complete
information and for a full list of the data used for this report, please see the Useful Information section on the online

viewer. Available at http://landmark.ly/jDUtu9.

Next Steps:

Ifyou require any assistance, please contact our customer service team 0844 844 9966 or

helpdesk@landmark.co.uk

Report Reference: 161351730 Landmark Information Group // HomecheckFlood 1

33 Byron Way, HAYES, Hillingdon, UB4 BAT
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- Surface Water Flooding

) below shows the location of surface water flood risks that may affect the property. We detail the
2 infor ‘aﬁ‘d‘nwe believe requires your further attention in the table on the following page and also on the
W professional Opinion and Recommendations page. If you wish to explore these features and the

- surrounding area further, please visit the online viewer.

Contains Ordnance Survey © Crown Copyright and database right 2018

Click Here
to view the Online Viewer

Landmark Information Group // Homecheckflood 4
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Surface Water Flooding

‘ ! Surface Water Floodin
] surtscewsterrlooding |

We have highlighted below flood risks at or around the property. Please see the Professional Opinion and
Recommendations page for further information and next steps guidance.

Details Distance Contact

Surface Water Flooding Return Period: 1 in 75

Depth of flood water: Greater than 0.3m and Less than orequal to 1.0m On Site L

Data Provider: JBA Risk Management Limited
Flood data provided by JBA Risk Management Limited. © Copyright JBA Risk Management Limited 2008-2017

~ What does this mean?

r ~« Surface Water Flooding Return Period: 1in 75: This area is at risk of flooding in a 1:75 year rainfall event (an event

i * thathasalin 75 chance of happening in any given year). It is expected that in this event a large amount of rainfall

. would overwhelm the drainage systems or be unable to soak away into the ground immediately, and would therefore
gather at the areas shown an the map. The depth information above will help you understand how severe any
resulting flood might be. If your property/site is within this area we would recommend you consider further
investigations to clarify the impact of any flooding.

- Further Information
Please visitthe online viewer to understand more about river & coastal flood risks at
and around the property and the data used in this analysis.

Landmark Information Group // HomecheckFlood 5
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Preparation for a Flood Event

Understanding Flood Risk

It Isimportant to understand that flooding can happen anywhere, even if you don't live near to a watercourse or the sea.
This is because in periods of very heawy rainfall, water can collect in many places where there may be a dip in the
ground or a barrier blocking the water’s path. Severe rainfall events can also lead to water rising from under the ground
as the ground becomes saturated and water is unable to drain away naturally.

The impacts of flcoding are not just financial as flooding can also devastate lives, causing both severe disruption at the
time as well as continued disturbance through the drying out period in the months that follow. Therefore, it is important
to consider any potential flood risk when purchasing a property.

Insurance may be expensive or difficult to obtain if your home is at risk, so it is vital to understand the risk of flooding of
your home or before purchasing a property.

How is the Overall Flood Risk Calculated?

Impact: We consider the expected depths of flooding at your house. Low depths, for example, 10cm, are

unlikely to put people at risk but water damage to buildings and contents may be significant without any
flood protection. High water depths, for example 1m, may severely threaten the safety of people and may
cause extensive damage to buildings. It may be dangerous to keep deep floods out of a building because
of the large weight of water pressing against the wall.

Likelihood: Flood risk is based on probability and different approaches to flood protection may be
needed depending upon how likely flooding is expected. A common way of expressing how likely a flood
event is to occur s ‘return period’. Forexample, a 1:100 year event has a 1% likelihood of occurring in any

given year, whereas a 1:200 year event has a 0.5% likelihood of occurring in any given year. The 1:200

event would be expected to result in a greater extent of flooding than the 1:100 event, as it would be
more severe, but the likelihood of it occurring is lower,

Landmark Information Group // HomecheckFlood b
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Preparation for a Flood Event

- _——

Flood Protection Measures

Flooding can usually be managed by the Installation of flood protection measures, either on or within the building or
‘across the property. Flood protection measures can be divided into two categories; flood resistance and flood

~ resilience.

T

1 iks
-.|_ lﬂood resistance measures: physical barriers designed to keep water out of your house, such as flood doors, air brick

:cﬁ'vefs and non-return valves. Temporary flood resistance products are those that need deploying (fitting or activating)
x pﬂaﬂo_ﬂoodlngarrlvlng, whereas permanent flood resistance products do not need activating.

- *Ffbod Resi]lence measures: these reduce flood darnage in situations where water is allowed to enter, such as raisin
e ; g

Boller moved to Sentimental and important  Valuable items on high shelves
for upper and lower floors upper loor ftems kept upstairs

/ Wall mounted TV
|
White goods on raised plinths

[
! | Service vents covers
| & seals and automatic
| Mirbricks

made of concrete with | with rising butt hinges OR plasterboard | garage but mave vehicles
removeable carpet laid horizontally to higher ground if possible

Lightweight doors | Resitient plaster Flood Barriers can protect
for flood barriers /

Flood resistant Electrical Permeable paving surface
front door sockets raised

=

Landmark Information Group |/ HomecheckFlood 7

CamScanner



Preparation for a Flood Event

Flood Action Plan

Preparing a Flood Action Plan will help ensure the safety of everyone, minimise the disruption that you may suffer and
reduce damage to important items, The flood plan should comprise of a simple check list for you to follow should a
flood event be expected. You can create your own personal Flood Action Plan by visiting the Environment Agency
website at www.gov.uk/prepare-for-flooding/future-flooding. Alternatively, visit your Local Authority's website,

A Flood Action Plan should include:

= Contact numbers for utility providers (gas, electricity, water), insurance providers, local authority and other important
contacts family, friends etc;

= Alist of important items that you can move upstairs or to a safe place before an event (pets, cars, electrical
equipment, heirlooms, furniture);

« Where the utility shut off points are and how to operate them;

» What Property Level Protection measures to'install and where;

= Where the emergency flood kitis and what it should comprise of;

» Practical advice on appropriate actions to do during a flood (store as much drinkable water as possible, block sinks
and toilets, tune into your local radio station for updates);

» Practical advice on appropriate actions after a flood has occurred (take photo's and videos of damage, contact
insurance providers, contact utilities to check that central heating, water and electrics are working fine

Flood Action Groups

As well as protecting your property and preparing yourself for a flood, as a local community you car
action group. Flood action groups across England and Wales are proving to be very success
and engaging communities in responding to flood risk. This is done through engagemen
for grant schemes and working in partnership with relevant Agencies and Authoritie
assistance provided by Agencies and Authorities can be helped by local knowledge
flood risk. For guidance on how to create a flood action group in your community please

Forum’s website at www.nationalfloodforum.org uk/flood-risk-community-groups/how-to-forn

Landmark Information Group
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Preparation for a Flood Event

FLOODRE

At the start of April 2016 the flood insurance market changed. Flood RE opened for business, allowing many flood risk
prone residential properties access to affordable flood insurance. All other properties (including most leasehold homes
and all commercial property) are exposed to a fully risk-based flood insurance market, perhaps for the first time.

Itis therefore important to understand in advance of exchanging contracts whether that property has a flood risk, which
is likely to make insurance more expensive, or even impossible to obtain.

Such insurance implications may make getting a mortgage more difficult, which may jeopardise the proposed
transaction. Alternatively, the cost implications of dealing with the potential flooding may lead to the property price

being discounted.
So what is Flood RE?

Flood RE is a scheme developed by the insurance industry with the approval of Government. It is an independent
organisation and is neither run by nor funded by Government (though it does report to Parliament on the way the
scheme is working). The Flood RE scheme is designed to ensure that affordable flood cover remains available to most
residential homes for a 25 year period and to soften the transition to fully risk-reflective pricing.

‘Flood RE also hopes to encourage competition between insurers to offer better terms for flood insurance. Insurers who
write flood risk business in the UK must be members of Flood RE. They can then choose whether or not to cede to Flood
RE the flood part of home insurance policies (buildings or contents) bought by their customers, Fach insurer is free to
set the benchmarks at which it will offer flood insurance itself, or cede the business to Flood RE, or perhaps refuse to
offerflood cover at all. So there will be variations in the level of flood risk to the property which will result in Flood RE's
involvement. Flood RE offers the insurer who cedes the business both capped premiums (set by reference to the

. property Council Tax band) and capped excess for the cover. Both will rise over the lifetime of the scheme, with the

[ capped premiums rising in line with CPI, Flood RE will deal only with the insurer, not with the insured.

[
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ransaction. It does riot"prdvide'ar_\ alternative to a property specific assessment,
which should be used when this report suggests ‘Further Action'.

d resultin significant impact and/or there is a flood water storage area on property and/or
re is information to suggest a flood has happened in the past. It is recommended that you

to the Overall Flood Risk and take note of the Professional Opinion and Recommendations
rther action will be required.

ark consider the individual flood risk to be moderate, This is either because of a potential
that s likely to occur with moderate frequency, or because the predicted depth of potential
i the property is likely to be shallow and insufficient to cause a significant issue. It is

g would be expected to be infrequent, or have a low predicted depth. It is
you check the Overall Flood Risk to the property as this may differ from the

Landmark Information Group // HomecheckFlood  10)
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Useful Information

Limitations and Terms & Conditions

This report has been published by Landmark Information
Group Limited (*Landmark®) and is supplied subject to our
Terms and Conditions of Business, which can be found at
www.landmarkinfo.co uk/Terms/Show/515. It has been
prepared on the understanding that it is to be used for an
individual residential property transaction and should not be
used or relied upon in a commercial property transaction.
This report is neither a guarantee of the physical condition of
the subject property nor a substitute for any physical
investigation or inspection. Whilst every effort is made to
ensure the details in the report are correct, Landmark cannot
guarantee the accuracy or completeness of such information
of data, nor identify all the factors that may be relevant. If you
are a private individual using this report Landmark
recommends that you discuss its contents in full with your
professional advisor.

Landmark works in association with:

C@PSO

EXECUTIVE MEMBER

% ~ Cyfoeth
@Efg“éif?;‘mem {® ﬂ ) & e
‘ = Map doto et

Copyright Statement

The data supplied for this Homecheck Flood Report
falls under the following copyrights: © Environment
Agency and database right 2018; Contains Natural
Resources Wales information @ Natural Resources
Wales and Database Right. All rights Reserved. Some
features of this information are based on digital spatial
data licensed from the Centre for Ecology & Hydrology
© NERC (CEH); Defra, Met Office and DARD Rivers
Agency © Crown copyright. € Cranfield University. @
James Hutton Institute. Contains OS data © Crown
copyright and database right 2018. Land & Property
Services © Crown copyright and database right; Flood
data provided by JBA Risk Management Limited. ©
Copyright JBA Risk Management Limited 2008-2018; ©
GeoSmart Information Ltd; Ordnance Survey © Crown
copyright and/or Database Right. All rights reserved.
Licence 100022432 .

o

Natural
Resources
Wales
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The Property

Ombudsman

- Complaints.

Ifyou have a query or complaint about your search, you
should raise it directly with the search firm, and if

g, Berkshire, appropriate ask for any complaint to be considered
under their form_al 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 cansideration under The
-PmpertyOmbudsman scheme (TPOs). The Ombudsman
| can award up to £5,000 to you if the ombudsman finds
~ thatyou have suffered actual financial loss and/or

~ aggravation, distress orinconvenience as 2 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
orto 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
Website: www.tpos.co.uk

Email: admin@1pos 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

Landmark Information Group // HomecheckFlood 13
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