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1 Summary  

BuroHappold Engineering have been commissioned by Claygate House Investments Ltd and MJS Investments Ltd to 

appraise the flood risk at the Claygate House site in support of the promotion of the eastern part of the site for future 

housing development as part of the Council’s Green Belt Review. The site is located in Littleworth Road in Claygate, 

Surrey, KT10 9PN. The wider project site area extends to approximately 4ha and currently comprises office buildings and 

facilities, with open space, a small and largely redundant private pitch and putt golf course for staff and car parking for 

the employees. The River Rythe flows north to the Thames in a culvert beneath the main office building.   

The purpose of this note is to identify and appraise the risk of flooding from all sources, to and from, the potential 

development site and to demonstrate how flood risk could be managed, taking the effects of climate change into 

account. The assessment makes specific reference to the current National Planning Policy Framework (NPPF) and the 

associated Planning Practice Guidance. Whilst no direct stakeholder consultation has been undertaken at this stage,  

publically available information has been obtained from the key stakeholders and consultees. In line with recent EA 

guidance this will require the development to consider increased climate change allowances of up to 70%. 

The following sources of information have been reviewed to formulate this report:  

1. Elmbridge Borough Council — Strategic Flood Risk Assessment May 2015 (Final Report) 

2. Environment Agency – flood information from “What’s in my backyard” and Product 4 request for information 

3. Surrey County Council - Development guidance  

The note demonstrates that whilst the existing buildings on the site are located within Flood Zone 2, defined as having 

between 1% (or 1 in 100) to 0.1% (or 1 in 1000) chance of fluvial flooding in any one year, a large proportion of the site to 

the rear of the property is situated in Flood Zone 1, defined as having a low risk of flooding with less than 0.1% (or 1 in 

1000) chance of fluvial flooding. The flood mechanism at the site is predominantly from overtopping of the natural river 

bank to the south and west of the site.  

The risk of surface water flooding is considered high (a chance of flooding of greater than 1 in 30 (3.3%) on the westerly 

portion of the site that coincides with the area of Flood Zone 2. 

Groundwater and sewer flooding have been identified to have a low risk of flooding to the site. 

Flooding to buildings situated in Flood Zone 2 can be mitigated by raising finished floor levels above a design flood level 

plus freeboard. Placing all vulnerable infrastructure on the first floor and using floor resilient materials in areas that might 

be at risk. Removing the culvert and diverting the River Rythe could significantly reduce the flood risk on site and 

surrounding areas.  

For the area of Flood Zone 1 consideration of surface water attenuation, and sustainable drainage will be required in any 

development proposals and would be considered as part of a Surface Water Drainage Strategy that would be submitted 

as part of a Flood Risk Assessment in support of a planning application. 
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Whilst the site was reported by the EA to have flooded in 1968, the historic flood event is deemed to have had an 

extreme return period in access of 1 in 1000 years. This represents a low risk. 

 

2 Site Description 

The Claygate House site is located off Littleworth Road in Claygate, Surrey, at postcode KT10 9PN. The site redline 

boundary extends to approximately 4ha, and the eastern part of the site currently within the Green Belt extends to 

approximately 2.4ha.  The western part of the site comprises office buildings and associated hardstanding.  The eastern 

part of the site includes hardstanding and car parking associated with the current office use of the site as well as 

recreation space for employees.  

The River Rythe flows north in a culvert beneath the main office building.   

Photographs from a site visit undertaken on 19/08/2016 are attached in Appendix A. 

 

 

 

3 Flood Risk Policy 

The Elmbridge Borough Council SFRA states that where development is proposed in areas of Flood Zone 2, opportunities 

should be sought to: 

 Relocate existing development to land in zones with a lower probability of flooding; 

 Reduce the overall level of flood risk in the area through the layout and form of the development, and the 

appropriate application of sustainable drainage techniques; 

 Remain safe for users in times of flood; and 

 Create space for flooding to occur by restoring natural floodplain and flood flow paths and by identifying, 

allocating and safeguarding open space for flood storage. 

 

Where development over 1ha is proposed or there is evidence of flooding from another localised source in areas of 

Flood Zone 1, opportunities should be sought to: 

 Ensure that the management of surface water runoff from the site is considered early in the site planning and 

design process; 

 Ensure safe access and egress and create space for flooding to occur; 

 Ensure that proposals achieve an overall reduction in the level of flood risk to the surrounding area, through the 

appropriate application of sustainable drainage techniques. 
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For change of use applications in Flood Zone 2, applicants must submit a FRA with their application. This should 

demonstrate how the flood risks to the development will be managed, so that it remains safe through its lifetime. The 

provision of a safe access and egress route and the preparation of Flood Warning and Evacuation Plans may be required.  

This may support an application to move development into the area of Flood Zone 1, however they may require 

compensation of the Green Belt land lost. This could be achieved in part by opening up the culverted river which would 

improve local flood risk and biodiversity, and return some developed space to its natural state.  

 

4 Flood Risk  

4.1 Fluvial  

Claygate House is located within Flood Zones 1 and 2 and land within the red line boundary is also subject to risk of 

fluvial flooding as shown in Figure 4—1. The eastern part of the site to the rear of Claygate House and extending to circa 

2.4ha is currently within the Green Belt and is located principally within Flood Zone 1. The potential flood risk at Claygate 

House in the western part of the site is related to the proximity of the site by the River Rythe that runs beneath the main 

building. This was culverted between 1950 and 1970 during the construction of the existing Claygate House building, as 

shown in Figure 4—2. The River Rythe rises near Oxshott, in the Prince’s Coverts woodland and flows northwards, 

through Claygate and along the edge of Hinchley Wood. The river then follows the Portsmouth Road towards Thames 

Ditton, and runs into the River Thames near Ferry Road, forming the boundary between Kingston and Thames Ditton1. 

The site is low in the west  by the culverted River Rythe at around 18mAOD; rising to 19mAOD in the south of the site 

and dipping back to 17.5mAOD in the east.  

The River Rythe flows from south to north and enters a culvert on the southern boundary of the site. The box culvert is 

protected by a trash screen and is approx. 1800mm wide x 1000mm high.  

To the southwest off the site an area at risk of flooding extends across Hare Lane Green (essentially a flood meadow). 

This is caused by the culvert beneath Claygate House creating a restriction to the watercourse.  

The maximum 1 in 100year flood level, as provided by the EA from the Pre-development Enquiry (26/08/2016), is 

17.79mAOD. With climate change allowances added, the flood level will be significantly higher.  

The EA states that there has been historic flooding in the vicinity in 1968. There was an extensive flood which inundated 

the entire site, including the areas in Flood Zone 1, as shown in Appendix B. There are no recorded levels for this flood, 

however, in Esher alone, eight thousand houses, roughly one-third of the urban district's housing stock, had water 

damage. At the time the return period for this event was estimated at 1 in 1000 years, however, as it is not included in the 

EA flood extents for a 1 in 1000 year return period, the return period for this event must be greater than 1 in 1000.  

 

Figure 4—1 : EA Flood map showing the site lies across Flood Zone 1 and 2. 

                                                           

1Elmbridge Borough Council — Strategic Flood Risk Assessment Final Report May 2015  
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4.2 Pluvial  

The EA surface water flood map, shown in Figure 4—3, shows that the majority of the eastern part of the site (to the rear 

of Claygate House) is not subject to surface water flooding. 

In accordance with the National Planning Policy Framework (NPPF), consideration of surface water attenuation, and 

sustainable drainage will be required in any development proposals and would be considered as part of a Surface Water 

Management Plan.  

 

Figure 4—3 : EA map showing the site is at high risk of flooding from surface water. 

4.3 Ground water  

The SFRA identifies that there is limited potential for groundwater flooding in the central part of the Borough including 

Weybridge urban area, Esher and Cobham.  

Figure 4—2 Historic Map showing the culverting of the River Rythe between 1956 (left) and 1973 (right)  [Old-maps.co.uk] 
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Whilst there was no evidence of groundwater flooding during the site inspection, the visit was carried out in late August 

when groundwater levels would naturally be low.   

4.4 Other  

The EA also notes that there have been recent cases of surface water flooding in the area due to drainage systems being 

overwhelmed. The Elmbridge Borough Council (EBC) SFRA also identified a small number of properties in parts of Esher, 

Claygate and Weybridge that have experienced flooding from sewerage. Further details of historic flooding due to sewers 

can be obtained through consultation with Thames Water. This would be carried out as part of a detailed surface water 

drainage strategy.  

The west of the site is located within the maximum extent of flooding that would occur if the Queen Elizabeth II reservoir 

were to fail as shown in Figure 4-4.  Under the Reservoirs Act 1975, the reservoir owners in England are required to 

ensure they are inspected regularly and that essential safety work is carried out.  Reservoir failure is, therefore, extremely 

unlikely to occur and as such, the risk of reservoir flooding is considered to be low and mitigation is not required. 

 

Figure 4—4 Maximum extent of flooding from reservoirs 
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5 Development Considerations 

The area of the site that falls within the Green Belt zone is identified in Figure 5-1 as Areas 1 and 2. These areas include 

both Flood Zone 1 and Flood Zone 2, defined by NPPF in Figure 5—2. The total area in Flood Zone 1 covers 1.9ha (Area 

1). The remaining 1.5ha is in Flood Zone 2 (Areas 2 and 3).  

 

  

Figure 5—1 Site location with respect to flood zones and Greenbelt Boundary  

 

 

Figure 5—2 NPPF Table 1 - Definition of flood zones and NPPF Table 3 - Flood risk vulnerability and flood zone ‘compatibility’ 

The NPPF Table 2 gives specific guidance on the flood risk vulnerability classification of different types of development; 

this is included in Appendix C.  

5.1 Climate Change  

The assessment of allowances for climate change as part of a flood risk assessment will help to minimise vulnerability and 

provide resilience to flooding in the future. According to the NPPF guidance the use of the Central and Higher Central 

ranges of climate change effect, 35% and 70% respectively should be used for a development in Flood Zone 2, in the 

Thames catchment.   
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Additional information on the appropriate method for approximating the impact of climate change has been requested 

from the EA and will be provided as part of their 20 working day statutory response.  The EA does not hold modelled 

data for the impact of climate change in this area, therefore, detailed work to the culvert or river may require hydraulic 

modelling. 

There is concern that the culvert carrying the Rythe River beneath Claygate House may not have sufficient capacity to 

convey the increased volume of flow predicted with climate change.  

The design life of the development should be considered with respect to climate change2: 

 100 years – up to 2117 for residential developments; and 

 75 years – up to 2090 for commercial / industrial developments, or other time  horizon specific to the non-

residential use proposed. 

5.2 Development Potential 

The site offers significant development potential, particularly in the area in Area 1 which falls within Flood Zone 1, though 

currently designated Green Belt. The site has been split into three areas and their development opportunities are briefly 

summarised below: 

Area 1: The area of Green Belt within Flood Zone 1 extends to approximately 1.9ha. This area could be made available for 

development of any vulnerability classification, such as residential development. This is a highly favourable residential 

development site as it is at low risk of flooding.  

Area 2: The area of Green Belt that falls within Flood Zone 2 is already generally developed with parking, a swimming 

pool, landscaped gardens and hardstanding. This covers approximately 0.5ha.  

In accordance with the guidance set out in the NPPF (see Figure 5-2), a ‘more vulnerable’ residential development would 

be required to keep habitable space on the first floor or above with the provision of safe access and egress.  

Area 3: The area of the site that includes the existing office buildings lies in Flood Zone 2 and covers 1ha. This is not part 

of the Green Belt. 

5.3 Access and egress  

Should Area 1 be made available for residential development it will require sufficient access and egress during a flood 

event. There is an existing pedestrian and emergency access route along Raleigh Drive that joins Loseberry Road; 

enhancement of this route would provide sufficient access in the event of the Design Flood Event (DFE). Additional access 

could be available via Littleworth Road, with an appropriate crossing of the River Rythe.  

Any proposed development in Area 2 would have access direct off Littleworth Road, or access via a pedestrian and 

emergency access route to Raleigh Drive. 

It is considered that the Claygate House site has adequate access and egress in the event of a DFE. 

 

6 Flood Mitigation  

Area 1: Sites in Flood Zone 1 should mitigate the pluvial (surface water) risk. Usually, this risk will need to be managed 

through the use of Sustainable Drainage Systems (SuDS) to ensure that surface water flooding does not affect the site 

and that runoff is not increased as a result of the development. 

Areas 2: There are various options for mitigating the flood risk to areas in Flood Zone 2 as outlined below: 

 Raising finished floor levels out of the flood plain and provide compensatory storage; 

 Develop the site such that buildings are flood resilient 

o place electrical or vulnerable items above the maximum flood level and  

o use materials that will not be damaged by flooding and  

o use material that can easily be cleaned after flooding such as tiles.  

 Develop the site for flood compatible uses such as public realm, gardens or car parking (provided that the DFE 

flood level does not pose a flood risk to the vehicles or will cause the vehicles to move during a flood event; 

                                                           

2 Elmbridge Borough Council — Strategic Flood Risk Assessment FINAL REPORT May 2015  
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 The risk of flooding to the site and surrounding areas could be significantly reduced by removing the culvert 

and restoring the natural course of the river. 

 Use of SuDS measures to ensure that surface water flooding does not affect the site and that runoff is not 

increased as a result of the development. 

Area 3 is also in Flood Zone 2 and could utilise similar mitigation measures as Area 2. 

 

7 Surface Water Drainage Strategy 

A Flood Risk Assessment (FRA) for a proposed Planning Application at the site encompassing any of the areas highlighted 

within the red line boundary will need to be supported by a Surface Water Drainage Strategy.   

The Surface Water Drainage Strategy should incorporate Sustainable Drainage Systems (SuDS), taking into account 

current policy, guidelines and best practice that can be incorporated within the design. 

Early engagement with the Lead Local Flood Authority (LLFA), SuDS Adopting Body and Thames Water will determine the 

requirements for the site.  

 

8 SUMMARY AND CONCLUSION  

BuroHappold have been commissioned by Claygate House Investments Ltd and MJS Investments Ltd to appraise the 

flood risk at the Claygate House site in support of the promotion of the site for future housing development, including 

the development of circa 1.9ha of land to the rear of Claygate House as part of the Council’s Green Belt Review.  

The site is located in Littleworth Road in Claygate, Surrey, KT10 9PN and currently comprises office buildings and 

facilities, private recreation space and car parking for the employees. The River Rythe flows north to the Thames in a 

culvert beneath the main office building.   

Area 1 is within part of the Green Belt and falls within Flood Zone 1. This land is at low risk of flooding and is therefore 

appropriate for residential development with respect to flood risk.  

Area 2 is also within the Green Belt but at greater risk of flooding as it lies in Flood Zone 2. Residential development 

would be permissible with conditions including placing sleeping accommodation above the maximum flood level and 

providing appropriate access and egress. However this area may be also suited to open space or parking facilities.  

Development proposals should ensure that the management of surface water runoff from the site is considered with a 

comprehensive surface water drainage strategy. This will include consultation with key stakeholders and consideration of 

SuDS solutions.  
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Appendix A – Site Photos  

   

01 View of basement plant room showing cover 

over culvert access 

02 View of culvert beneath flooring 03 View of basement plant room 

   

04 View of basement plant room showing cover 

over culvert access 
05 View of basement plant room showing cover 

over culvert access 
06 View of basement plant room showing cover 

over culvert access 

   

07 Entrance to restaurant building with test 

kitchens on first floor 

08 View of access pathway from Rythe Road 09 View of downstream culvert headwall 

 

10 View of private land and Claygate House looking north west 

   

11 Upstream entrance to culvert 12 Claygate House showing rise in the road 13 Neighbouring residential area in Raleigh Drive 
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14 View looking west where overland flow will pond on the open space 
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Appendix B – EA Product 4  

  



 

Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH. 
Customer services line: 01732 223 202 
Email: kslenquiries@environment-agency.gov.uk 
Website: https://www.gov.uk/government/organisations/environment-agency 

Product 4 (Detailed Flood Risk) for: Claygate House, Littleworth Road, Esher, KT10 9PN 
Requested by: Paul Webster, Hydro-Logic Services 
Reference: KSL 19898 CR 
Date: 26 August 2016 
Contents  

• Flood Risk Assessments: Climate Change Allowances 
• Flood Map for Planning for Planning (Rivers and Sea) 
• Flood Map for Planning (Rivers)  
• Data Point Location Map 
• Modelled Flood Outlines Map 
• Defence Details 
• Historic Flood Events Data 
• Historic Flood Events Data Map 
• Additional Data 
• Surface Water 
• Open Government Licence 

The information provided is based on the best data available as of the date of this letter.   

You may feel it is appropriate to contact our office at regular intervals, to check whether any amendments/improvements have been made to 
the data for this location. Should you re-contact us after a period of time, please quote the above reference in order to help us deal with your 
query.    
This information is provided subject to the enclosed notice which you should read.

mailto:kslenquiries@environment-agency.gov.uk
https://www.gov.uk/government/organisations/environment-agency


 

Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH. 
Customer services line: 01732 223 202 
Email: kslenquiries@environment-agency.gov.uk 
Website: https://www.gov.uk/government/organisations/environment-agency 

Flood Risk Assessments: Climate Change Allowances 
Updated climate change requirements for flood risk assessments 

On 19/02/2016 the ‘Flood risk assessments: climate change allowances’ were published on gov.uk. You can view the new allowances at ‘Flood 
risk assessments: climate change allowances’. This replaces the previous guidance Climate Change Allowances for Planners. 

The data provided in this product does not include the new allowances. You will need to consider this data and factor in the new allowances to 
demonstrate the development will be safe from flooding. 

The fluvial climate change factors are now more complex reflecting the fact that the latest information shows that a single uplift percentage 
across England cannot be justified.  

The Environment Agency will incorporate the new allowances into future modelling studies.  

It remains the applicant’s responsibility to demonstrate through their proposals and flood risk assessments that new developments will be safe 
in flood risk terms for its lifetime.   

mailto:kslenquiries@environment-agency.gov.uk
https://www.gov.uk/government/organisations/environment-agency
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/501841/LIT_8496_5306da.pdf&rct=j&frm=1&q=&esrc=s&sa=U&ved=0ahUKEwiDuYqOn53LAhVBlhQKHeh5CCUQFggUMAA&usg=AFQjCNEGDb694aVV0NqmpMZ6doqI2kX5-g


 

Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH. 
Customer services line: 01732 223 202 
Email: kslenquiries@environment-agency.gov.uk 
Website: https://www.gov.uk/government/organisations/environment-agency 

Flood Map for Planning (Rivers and Sea) 
The Flood Map for Planning (Rivers & Sea) 

Our Flood Map shows the natural floodplain for areas at risk from river and tidal flooding. The floodplain is specifically mapped ignoring the 
presence and effect of defences. Although flood defences reduce the risk of flooding they cannot completely remove that risk as they may be 
over topped or breached during a flood event. 

The Flood Map indicates areas with a 1% (0.5% in tidal areas), Annual Exceedance Probability (AEP) - the probability of a flood of a particular 
magnitude, or greater, occurring in any given year, and a 0.1% AEP of flooding from rivers and/or the sea in any given year. The map also 
shows the location of some flood defences and the areas that benefit from them.   

The Flood Map is intended to act as a guide to indicate the potential risk of flooding. When producing it we use the best data available to us at 
the time, taking into account historic flooding and local knowledge. The Flood Map is updated on a quarterly basis to account for any 
amendments required. These amendments are then displayed on the internet at www.environment-agency.gov.uk. 

At this Site: 

The Flood Map shows that this property/site; 

lies within the outline of Flood Zone 2  this zone comprises land assessed as having a 0.1% chance of flooding form rivers in any given year.   
Enclosed is an extract of our Flood Map which shows this information for your area. 

Method of production 

The Flood Map at this location has been derived using our detailed fluvial model: 1D River Rythe Flood study, completed in 2006 by Peter Brett 
Whilst this is currently the best available data, please be aware that a fluvial modelling study that covers this area is due for completion by the 
end of autumn 2016. The outputs from this new study will be used to inform our Flood Map. You may wish to contact us at this time to see 
whether flood risk has changed in this area and if we have new information for you. 

 

mailto:kslenquiries@environment-agency.gov.uk
https://www.gov.uk/government/organisations/environment-agency
http://www.environment-agency.gov.uk/
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Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH. 
Customer services line: 01732 223 202 
Email: kslenquiries@environment-agency.gov.uk 
Website: https://www.gov.uk/government/organisations/environment-agency 

Model Output Data 
You have requested flood levels for various return periods at this location. 

1D 

The modelled flood levels for the most appropriate cross sections taken from our 1D modelling of the River Rythe, any additional information 
you may need to know about the modelling from which they are derived and/or any specific use or health warning for their use are set out 
below.   

Table 1: Modelled Undefended 1 in 100 year event Node Levels  

 
    

Modelled Flood Level for Annual 
Exceedance Probability Shown, in 

Metres 

Node ID Easting Northing 1% AEP Level 1% AEP Flow 
Value 

063RYNODE1.040 514731 164086 17.82 3.53 
063RYNODE1.039 514729 164098 17.79 3.53 
063RYNODE1.038 514739 164203 17.77 6.16 
063RYNODE1.037 514744 164234 17.67 5.90 
063RYNODE1.036 514779 164341 16.70 5.90 
063RYNODE1.035 514786 164356 16.61 6.63 
063RYNODE1.034 514806 164409 16.32 6.63 

Data taken from Data taken from our 1D River Rythe Flood study, completed in 2006 by Peter Brett  
There are no health warnings or additional information for these levels or the model from which they were produced 

mailto:kslenquiries@environment-agency.gov.uk
https://www.gov.uk/government/organisations/environment-agency
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Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH. 
Customer services line: 01732 223 202 
Email: kslenquiries@environment-agency.gov.uk 
Website: https://www.gov.uk/government/organisations/environment-agency 

Defence Details 
There are no formal flood defences owned or maintained by the Environment Agency in the area of this site/ property. 

mailto:kslenquiries@environment-agency.gov.uk
https://www.gov.uk/government/organisations/environment-agency


 

Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH. 
Customer services line: 01732 223 202 
Email: kslenquiries@environment-agency.gov.uk 
Website: https://www.gov.uk/government/organisations/environment-agency 

Historic Flood Events Data 
We hold records of historic flood events from rivers and the sea. Information on the floods that may have affected the area local to your site are 
provided below and in the enclosed map (if relevant). 

Flood Event Data 
Dates of historic flood events in this area – September 1968 

Please note that our records are not comprehensive. We would therefore advise that you make further enquiries locally with specific reference 
to flooding at this location. You should consider contacting the relevant Local Planning Authority and/or water/sewerage undertaker for the 
area. 

We map flooding to land, not individual properties. Our historic flood event record outlines are an indication of the geographical extent of an 
observed flood event. Our historic flood event outlines do not give any indication of flood levels for individual properties. They also do not imply 
that any property within the outline has flooded internally. 

Please be aware that flooding can come from different sources. Examples of these are:  

• from rivers or the sea;  
• surface water (i.e. rainwater flowing over or accumulating on the ground before it is able to enter rivers or the drainage system);  
• overflowing or backing up of sewer or drainage systems which have been overwhelmed,  
• groundwater rising up from underground aquifers 

Currently the Environment Agency can only supply flood risk data relating to the chance of flooding from rivers or the sea. However you should 
be aware that in recent years, there has been an increase in flood damage caused by surface water flooding or drainage systems that have 
been overwhelmed.

mailto:kslenquiries@environment-agency.gov.uk
https://www.gov.uk/government/organisations/environment-agency
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Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH. 
Customer services line: 01732 223 202 
Email: kslenquiries@environment-agency.gov.uk 
Website: https://www.gov.uk/government/organisations/environment-agency 

Additional Information 

Use of Environment Agency Information for Flood Risk/Flood Consequence Assessments  

Important If you have requested this information to help inform a development proposal, then we recommend that you undertake a formal pre-
application enquiry using the form available from our website:  

https://www.gov.uk/government/publications/pre-planning-application-enquiry-form-preliminary-opinion 

Depending on the enquiry, we may also provide advice on other issues related to our responsibilities including flooding, waste, land 
contamination, water quality, biodiversity, navigation, pollution, water resources, foul drainage or Environmental Impact Assessment.  

In England, you should refer to the Environment Agency’s Flood Risk Standing Advice, the National Planning Policy Framework and the 
technical guidance to the National Planning Policy Framework for information about what flood risk assessment is needed for new development 
in the different Flood Zones. These documents can be accessed via:  

https://www.gov.uk/flood-risk-standing-advice-frsa-for-local-planning-authorities  

http://planningguidance.planningportal.gov.uk/  

You should also consult the Strategic Flood Risk Assessment produced by your local planning authority.  

You should note that:  

1. Information supplied by the Environment Agency may be used to assist in producing a Flood Risk/Consequence Assessment 
(FRA/FCA) where one is required, but does not constitute such an assessment on its own.  

2. This information covers flood risk from main rivers and the sea, and you will need to consider other potential sources of flooding, such 
as groundwater or overland runoff. The information produced by the local planning authority referred to above may assist here.  

3. Where a planning application requires a FRA/FCA and this is not submitted or deficient, the Environment Agency may well raise an 
objection.  

4. For more significant proposals in higher flood risk areas, we would be pleased to discuss details with you ahead of making any planning 
application, and you should also discuss the matter with your local planning authority.   

mailto:kslenquiries@environment-agency.gov.uk
https://www.gov.uk/government/organisations/environment-agency
https://www.gov.uk/government/publications/pre-planning-application-enquiry-form-preliminary-opinion
https://www.gov.uk/flood-risk-standing-advice-frsa-for-local-planning-authorities
http://planningguidance.planningportal.gov.uk/
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Customer services line: 01732 223 202 
Email: kslenquiries@environment-agency.gov.uk 
Website: https://www.gov.uk/government/organisations/environment-agency 

Surface Water 
We have provided two national Surface Water maps, under our Strategic Overview for flooding, to your Lead Local Flood Authority –Surrey 
County Council, who are responsible for local flood risk (i.e. surface runoff, ground water and ordinary watercourse), which alongside their 
existing local information will help them in determining what best represents surface water flood risk in your area. 

Surrey County Council have reviewed these and determined what it believes best represents surface water flood risk. You can access the most 
up to date surface water maps via the Environment Agency web page here: http://watermaps.environment-
agency.gov.uk/wiyby/wiyby.aspx?topic=ufmfsw#x=357683&y=355134&scale=2 

You may also wish to consider contacting the appropriate relevant Local Planning Authority and/or water/sewerage undertaker for the area.  
They may be able to provide some knowledge on the risk of flooding from other sources.  We are working with these organisations to improve 
knowledge and understanding of surface water flooding

mailto:kslenquiries@environment-agency.gov.uk
https://www.gov.uk/government/organisations/environment-agency
http://watermaps.environment-agency.gov.uk/wiyby/wiyby.aspx?topic=ufmfsw#x=357683&y=355134&scale=2
http://watermaps.environment-agency.gov.uk/wiyby/wiyby.aspx?topic=ufmfsw#x=357683&y=355134&scale=2
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Website: https://www.gov.uk/government/organisations/environment-agency 

Open Government Licence 

Please refer to the Open Government Licence which explains the permitted use of this information. 
 

mailto:kslenquiries@environment-agency.gov.uk
https://www.gov.uk/government/organisations/environment-agency
http://www.nationalarchives.gov.uk/doc/open-government-licence/version/3/
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Appendix C – NPPF Table 2: Flood risk vulnerability classification 

8.1 Essential infrastructure 

 Essential transport infrastructure (including mass evacuation routes) which has to cross the area at risk. 

 Essential utility infrastructure which has to be located in a flood risk area for operational reasons, including 

electricity generating power stations and grid and primary substations; and water treatment works that need to 

remain operational in times of flood. 

 Wind turbines. 

8.2 Highly vulnerable 

 Police and ambulance stations; fire stations and command centres; telecommunications installations required to 

be operational during flooding. 

 Emergency dispersal points. 

 Basement dwellings. 

 Caravans, mobile homes and park homes intended for permanent residential use. 

 Installations requiring hazardous substances consent. (Where there is a demonstrable need to locate such 

installations for bulk storage of materials with port or other similar facilities, or such installations with energy 

infrastructure or carbon capture and storage installations, that require coastal or water-side locations, or need to 

be located in other high flood risk areas, in these instances the facilities should be classified as ‘Essential 

Infrastructure’). 

8.3 More vulnerable 

 Hospitals 

 Residential institutions such as residential care homes, children’s homes, social services homes, prisons and 

hostels. 

 Buildings used for dwelling houses, student halls of residence, drinking establishments, nightclubs and hotels. 

 Non–residential uses for health services, nurseries and educational establishments. 

 Landfill* and sites used for waste management facilities for hazardous waste. 

 Sites used for holiday or short-let caravans and camping, subject to a specific warning and evacuation plan. 

8.4 Less vulnerable 

 Police, ambulance and fire stations which are not required to be operational during flooding. 

 Buildings used for shops; financial, professional and other services; restaurants, cafes and hot food takeaways; 

offices; general industry, storage and distribution; non-residential institutions not included in the ‘more 

vulnerable’ class; and assembly and leisure. 

 Land and buildings used for agriculture and forestry. 

 Waste treatment (except landfill* and hazardous waste facilities). 

 Minerals working and processing (except for sand and gravel working). 

 Water treatment works which do not need to remain operational during times of flood. 

 Sewage treatment works, if adequate measures to control pollution and manage sewage during flooding events 

are in place. 

8.5 Water-compatible development 

 Flood control infrastructure. 

 Water transmission infrastructure and pumping stations. 

 Sewage transmission infrastructure and pumping stations. 

 Sand and gravel working. 

 Docks, marinas and wharves. 

 Navigation facilities. 

 Ministry of Defence installations. 

 Ship building, repairing and dismantling, dockside fish processing and refrigeration and compatible activities 

requiring a waterside location. 

 Water-based recreation (excluding sleeping accommodation). 

 Lifeguard and coastguard stations. 

 Amenity open space, nature conservation and biodiversity, outdoor sports and recreation and essential facilities 

such as changing rooms. 

 Essential ancillary sleeping or residential accommodation for staff required by uses in this category, subject to a 

specific warning and evacuation plan. 
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