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1. Executive Summary 

Elliott Wood Partnership Ltd. have prepared this Flood Risk Assessment (FRA) 
to support the full planning application for the proposed redevelopment of 12 
Pilgrim’s Lane. The site is located within the London Borough of Camden (LBC) 
who are also the Lead Local Flood Authority (LLFA). 

The existing development is a two-storey semi-detached residential building,. 
The site includes a garden to the south, east, and west of the building. In 2022, 
a planning application was approved (reference: 2022/2398/P) for the 
extension and refurbishment of the existing property. This incorporated a new 
lower ground floor, with a floor area of approximately 205m2, which contained 
a pool, plant room, gym and new bedroom. 

An updated scheme has now been proposed. Whilst the majority of the 
approved scheme is being kept, there have been minor amendments to 
massing on the right and left sides of the building, and a reduction in the 
footprint of the new lower ground floor. This report has been prepared to 
support the planning application for this updated scheme, 

Flood zone information published by GOV.uk shows that the development is 
located within Flood Zone 1 - land and property assessed as having less than 
a 0.1% (1 in 1,000) annual probability of river or sea flooding in any given year. 

The risk of the development flooding from fluvial or tidal sources are therefore 
considered to be ‘low’. A review of all other potential sources of flooding has 
found the site to be at low risk, providing a suitable drainage scheme is in 
place. 

This report demonstrates that the proposed development has a low probability 
of flooding and is considered to be in accordance with all flood risk policy at a 
local and national level. It is considered that the information provided within 
this report satisfies the requirements of the National Planning Policy 
Framework and local policy. 

2. Introduction 

This FRA will assess the risk of flooding to the site and review the impact the 
proposed development will have with regards to flood risk to surrounding 
properties. This is in line with the requirements of the National Planning Policy 
Framework (NPPF) 2023. 

The Flood Risk Mechanisms being considered as part of this Flood Risk 
Assessment (FRA) are as follows: 

• Rivers and Sea 

• Overland Flow 

• Groundwater 

• Flooding from Artificial Waterbodies  

• Infrastructure Failure / Sewer Flooding 

3. Site Context 

3.1 Site Location 

The site is located on Pilgrims Lane, within Hampstead Town which is situated 
within the London Borough of Camden (LBC). The site centred OS grid 
reference is 526850E: 185679N and the total site boundary is approximately 
785m2 (0.0785ha). The area surrounding the site consists of residential 
properties with associated hard and soft landscaping. 

The closest stations to the site are Hampstead Underground Station, which is 
approximately 575m to the west and Hampstead Heath Overground Station 
which is located 675m to the east. The site is bounded by Pilgrim’s Lane to the 
west and private residential developments to the north, east and south.  

The Lead Local Flood Authority (LLFA), responsible for all flood risk matters 
that do not relate directly to designated Main Rivers is the LBC. The 
Environment Agency (EA) are responsible for flood risk related to the nearby 
watercourses. The Statutory Sewerage Undertaker for the area is Thames 
Water (TW). The site is located within the Hampstead Conservation Area. 

 

Figure 1: Site Location 
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3.2 Existing Development 

The existing development is a two-storey semi-detached residential building, 
oriented south to north. The site includes a garden to the south, east, and west 
of the building. 

Existing floor plans and elevations can be found in Appendix A. 

 

Figure 2: Photograph of Existing Development 

3.3 Existing Site Topography 

A Measured Building Survey was undertaken by target surveys in September 
2021, which can be found in Appendix B.  

External levels show that the site is largely flat but with differing topographical 
features on the west and east sides of the building. The westside falls to the 
southeast towards the building, with levels starting at +99.90m AOD and 
falling to +99.70m AOD. The eastern side has a fall to the southeast away from 
the building, with levels starting at approximately +97.55m AOD and falling to 
approximately +97.25m AOD at the boundary of the garden. 

3.4 Underlying Site Geology and Hydrology 

3.4.1 Geology 

In accordance with British Geological Survey (BGS) online mapping tool, the 
underlying ground conditions for the site should consist of bedrock deposits 
of Claygate member and London clay member, with no superficial deposits 
recorded. Additionally, site specific ground investigations where undertaken 
by Geotechnical & Environmental Associates Ltd. (GEA) in September 2021. 
These investigations encountered ground conditions consistent with those 
published in BGS records and online mapping tools. The investigations 
confirmed that beneath a moderate thickness of made ground (between 
0.60m and 2.00m), clay was encountered. GEA’s site specific borehole logs 
can be found in Appendix C.  

3.4.2 Hydrology 

The borehole investigations carried out by Geotechnical & Environmental 
Associates Ltd. (GEA) in September 2021 state that no groundwater was 
encountered during the borehole investigations. Standpipes were installed 
into a selection of the boreholes and the results indicate that the groundwater 
was not encountered and hence “unlikely to be encountered within basement 
excavations”.  
 
Note that groundwater levels are subject to variations caused by local drainage 
and seasonal effects. 

3.5 Critical Drainage Area 

A Critical Drainage Area (CDA) is a specific area of significant flood risk, 
characterised by the amount of surface run-off that drains into the area, the 
topography, hydraulic conditions of the pathway (e.g., sewer, river system), and 
the receptors (people, properties, and infrastructure) that may be affected. The 
LBC SFRA indicates that the site is located within a CDA, (Group3_010) as 
illustrated in Figure 3 below:  

 

Figure 3: Extract from LBC SFRA – Critical Drainage Areas and Local Flood Risk 
Zones 

4. Proposed Development 

In 2022, a planning application was approved (reference: 2022/2398/P) for the 
extension and refurbishment of the existing property. This incorporated a new 
lower ground floor, with a floor area of approximately 205m2, which contained 
a pool, plant room, gym and new bedroom’ 

An updated scheme has now been proposed. Whilst the majority of the 
approved scheme is being kept, there have been minor amendments to 
massing on the right and left sides of the building, and a reduction in the 
footprint of the new lower ground floor. This report has been prepared to 
support the planning application for this updated scheme, 

The proposed development plans and elevations can be found in Appendix 
D.  

Figure 4: Proposed Development (Front Elevation) 

Figure 5: Proposed Development (Rear Elevation) 

 

Site Location 
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5. Planning and Flood Risk 
Management Policy 

5.1 Policy Summary 

This FRA will assess the risk of flooding to the site and review the impact the 
proposed development will have with regards to flood risk to the surrounding 
properties. It is important to assess the flood risk posed to the development of 
this site from all sources of flooding, in accordance with National Planning 
Policy Framework 2023 (NPPF) requirements. The Flood Risk Mechanisms 
being considered as part of this FRA are as follows: 

1. Fluvial and Tidal  

2. Surface Water and Overland Flow 

3. Groundwater 

4. Flooding from Artificial Waterbodies  

5. Infrastructure Failure / Sewer Flooding 

This FRA has been written in accordance with GOV.uk guidelines and the 
National Planning Policy Framework (NPPF). The following documents have 
been reviewed in preparation of this flood risk assessment: 

• The LBC Flood Risk Management Strategy - 2022 

• The LBC Preliminary Flood Risk Assessment (PFRA) - 2017 

• The LBC Surface Water Management Plan (SWMP) - 2011 

• The LBC Updated Strategic Flood Risk Assessment (SFRA) – 2024 

• The LBC Camden Local Plan – 2017  

• Environment Agency (EA) Flood Warning Maps. 

• GOV.uk Flood Risk Maps 

• The London Plan (2021) 

The NPPF states the following: 

“Plans should take a proactive approach to mitigating and adapting to 
climate change, taking into account the long-term implications for 
flood risk, coastal change, water supply, biodiversity and landscapes, 
and the risk of overheating from rising temperatures.” 

The London Plan Policy SI 12 states the following: 

“Development proposals 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.” 

The LBC SFRA Policy CC3: Water and Flooding states the following:  

“The Council will seek to ensure that development does not increase 
flood risk and reduces the risk of flooding where possible. 

Where an assessment of flood risk is required, developments should 
consider surface water flooding in detail and groundwater flooding 
where applicable.” 

 

5.2 Flood Risk Vulnerability  

When considering the flood risk vulnerability, in accordance with the Annex 3 
of the “Flood risk and coastal change” PPG, the site at its most conservative 
utilisation is considered “highly vulnerable”, due to the building incorporating 
a basement dwelling.  

 

Figure 6: Flood risk vulnerability and flood zone ‘incompatibility’ table, taken 
from Gov.uk website. 

5.3 Sequential and Exception Test 

The aim of the Sequential Test is to steer new development to areas with the 
lowest probability of flooding. Where there are no reasonably available sites in 
Flood Zone 1, local planning authorities in their decision making should take 
into account the flood risk vulnerability of land uses and consider reasonably 
available sites in Flood Zone 2 & 3 (areas with a medium or high probability of 
river or sea flooding), applying the Exception Test if required. The Exception 
Test is a method to demonstrate and help ensure that flood risk to people and 
property will be managed satisfactorily, while allowing necessary development 
to go ahead in situations where suitable sites at lower risk of flooding are not 
available. 

In accordance with Table 3 of the Planning Practice Guidance: Flood Risk and 
Coastal Change (illustrated in Figure 6), the Exception test is not required for 
“highly vulnerable” developments within Flood Zone 1, that have no further risk 
of flooding from any additional source. Therefore, it can be considered that the 
Sequential Test is also not required. 

6. Sources of Potential Flooding 

6.1 Fluvial and Tidal Flooding 

In accordance with the GOV.uk flood maps for planning, the site is in Flood 
Zone 1 - land and property assessed as having less than a 0.1% (1 in 1,000) 
annual probability of river or sea flooding in any given year. Therefore, the risk 
of the development flooding from rivers and sea is ‘low’.  

The Environment Agency (EA) Flood Map for Planning can be found in 
Appendix E. 

 

Figure 7: GOV.UK Flood Map for Planning – Flood Risk from Fluvial and Tidal 
Sources 



 

©Elliott Wood Engineering a Better Society 4 

 

6.2 Surface Water Flooding and Overland Flow 

Surface water flooding occurs when intense rainfall is unable to soak into the 
ground or enter drainage systems, because of blockages or breakages in 
water pipes or where the drainage capacity has been exceeded. The extent of 
surface water flooding will depend upon the rainfall event, the degree of 
saturation of the soil, the permeability of soils and the topography of the site. 

A review of the GOV.uk flood risk from surface water maps indicates that the 
site is at ‘very low’ risk of surface water flooding (area that has less than 0.1% 
chance of flooding each year). After review of the above information, the risk of 
flooding from overland surface water flow is considered to be ‘low’. 

 

Figure 8: GOV.UK Flood Map for Planning – Flood Risk From Surface Water 

6.3 Groundwater Flooding 

Groundwater flooding can occur following an extended prolonged period of 
low intensity rainfall. The future risk from this source is more uncertain than 
surface water as climate change predictions indicates that although sea levels 
will rise, thus possibly raising groundwater levels, overall summer rainfall will 
decrease, therefore having a long-term effect of lowering the groundwater 
levels.  However, long periods of wet weather are predicted to increase, and 
these are the type of weather patterns that can cause groundwater flooding to 
occur. 

The LBC SFRA highlights that the site does not lie within an area for potential 
groundwater flooding at both basement and surface level. Given the above, 
the low water table, and the incorporation of fully waterproof construction 
techniques and a drained cavity system in line with NHBC Standards, Chapter 
5.4 for the basement, the risk is considered low.  

Following the implementation of the above mitigation measures, and after 
review of the relevant information, the risk of flooding from groundwater is 
considered to be ‘low’. 
 

 

Figure 9: LBC SFRA:  Susceptibility to Groundwater Flooding Map 

6.4 Flooding from Artificial Waterbodies 

6.4.1 Reservoir Flooding  

Reservoirs are artificially created lakes that are usually formed by building a 
dam across a river. If one of the dams failed then water could escape from the 
reservoir, resulting in land or property being flooded. 

The Environment Agency (EA) has mapped areas which could be subject to 
flooding in the event of reservoir failure. A review of the reservoir flood risk map 
indicates that the site is not located within a reservoir Flood Risk Zone (an area 
expected to flood if a local reservoir were to fail or be breached).  
Following review of the relevant information, the risk of flooding from artificial 
waterbodies is considered to be ‘low’. 

 

Figure 10: GOV.UK Flood Map for Planning – Flood Risk From Reservoir 

6.4.2 Waterway/Canal Flooding  

Both a waterway and a canal can be defined as an artificially constructed water 
channel. The nearest canal to the site is the Regents Canal which is located 
over 2.4km south of the site. The LBC SFRA states that “Canals do not pose a 
direct flood risk given they are regulated water bodies with controlled water 
levels”. The LBC SFRA proceeds to state that the “the risk of flooding as a 
result of overtopping or breaching is low”. It is therefore considered that the 
event of a breach of the canal bank is very unlikely, and therefore, the risk of 
flooding from a canal failure is considered to be ‘low’. 

Site Location 
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6.5 Infrastructure Failure and Sewer Flooding  

6.5.1 Water Main Failure  

A burst water main can occur at any time and can have a serious impact on 
both property and infrastructure. Any pipe burst can result in flooding of roads 
and property, however, the locations that are most at risk are considered to be 
low points in the topography along roads and tunnels, and locations where 
large water mains run along streets and open spaces. This is because flood 
water accumulates at low points and flows from burst water mains can be 
significant.  

Thames Water is the principal water supply provider for the area. A copy of the 
Thames Water asset maps is included in Appendix F. 

The asset maps show a single 4-inch distribution main located beneath both 
Pilgrim's Lane and Kemplay Road. A fire hydrant, general-purpose valve, and 
air valve are all situated beneath Pilgrim's Lane, in front of property number 12. 
Due to their size, the risk of the distribution main bursting is considered low. 
However, should the distribution water mains burst near the site, floodwater 
will be directed by road kerbs towards road gullies or follow topographic levels. 
In the event of a water mains burst and floods the street, the flood water will be 
directed by road kerbs and follow topographical levels, flowing away from the 
site in a western direction. To the south of the site, the flood water will be 
directed by road kerbs and follow topographical levels, flowing away from the 
site in either a north-eastern direction or a south-eastern direct along Pilgrim’s 
Lane.   

Based on the above, the site is considered to be at ‘low’ risk of flooding from 
a potential water main burst. 

 

Figure 11: Extract from Thames Water Asset Records – Water Mains Map 

 

6.5.2 Public Sewer Failure  

Sewer flooding occurs when there is increased flow in a sewer which may 
result in the system reaching capacity and becoming overwhelmed. Sewage 
overflows from manholes and gullies which in turn floods land, rivers, gardens 
and, in extreme scenarios, commercial buildings and homes. Sewer flooding 
is typically caused by heavy rainfall or blockages in the system. The frequency 
of sewer flooding is increasing due to climate change, population growth and 
increased impermeable areas. 

Thames Water is the principal sewerage provider for the area. A copy of the 
Thames Water asset maps can be found in Appendix F and Thames Water 
sewer flooding history enquiry can be found in Appendix G. These show that 
the area is served by a network of combined sewers. 

The asset map indicates a 940mm x 635mm combined water sewer beneath 
Pilgrim's Lane, running in a north-eastern direction, with a recorded depth of 
3.15m from Thames Water manhole 8606 (located adjacent to No. 12). 
Additionally, a 305mm diameter combined sewer runs beneath Pilgrim's Lane 
in a south-eastern direction, with a recorded depth of 2.04m from Thames 
Water manhole 8602 (situated on the southern corner of No. 12). Thames 
Water are responsible for operating and maintaining their sewer infrastructure, 
therefore the likelihood of surcharge due to blockages is expected to be low. 

The LBC SFRA indicates that there are records of between 6 – 20 sewer 
flooding incidents within the area postcode between January 2013 and April 
2023. However, flood records held by Thames Water as of November 2024 
indicate that there have been no incidents of flooding in or around the site as 
a result of surcharging public sewers. Due to the SFRA being based on area 
postcodes, it has been assumed that Thames Water records are more 
accurate and as a result the site and its surrounding areas have no records of 
flooding due to surcharging public sewers. Additionally, asset records indicate 
the site to be at the head of two sewer runs, which would be the lowest risk part 
of the network.   

As a result, the risk of flooding from infrastructure and sewer failure is 
considered to be ‘low’. 

 

Figure 12: Extract from Thames Water Asset Records – Sewer Map 

 

Figure 13: LBC SFRA: Reported Incidents of Sewer Flooding (January 2013 – 
April 2023) 

6.5.3 Private Drainage  

A CCTV below-ground drainage survey was undertaken by GO Drainage 
Services Ltd. in June 2022. This survey can be found in Appendix H. 

The CCTV survey illustrates the existing site to be served by a combined below 
ground drainage network which eventually discharges via a 150mm diameter 
vitrified clay outfall connection to the Thames Water combined sewer located 
beneath Pilgrim’s Lane.  

It is proposed to re-use the existing demarcation manhole and combined 
water outfall to the Thames Water sewer, as they are deemed to be in suitable 
condition for reuse, provided minor remediation works are undertaken. All 
existing below ground drainage upstream of this manhole is considered 
redundant. 

As a result, the risk of flooding from private drainage failure is considered to 
be ‘low’.  

Site Location 
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7. Conclusions 
The site is located on Pilgrims Lane, within Hampstead Town which is situated 
within the London Borough of Camden (LBC). The site centred OS grid 
reference is 526850E: 185679N and the total site boundary is approximately 
785m2 (0.0785ha). The area surrounding the site consists of residential 
properties with associated hard and soft landscaping. 

Flood zone information published by GOV.uk shows that the development is 
located within Flood Zone 1 - land and property assessed as having less than 
a 0.1% (1 in 1,000) annual probability of river or sea flooding in any given year. 
The risk of the development flooding from fluvial or tidal sources are therefore 
considered to be ‘low’. 

Flood risk from surface water, groundwater, sewers and artificial waterbodies 
are considered to be ‘low’. The proposed development does not increase flood 
risk to the site or surrounding area and is considered safe from the risk of 
flooding for its lifetime. Therefore, this FRA concludes that the proposed 
development is considered to be in accordance with all flood risk policy at a 
local and national level and it is considered that the information provided within 
this report satisfies the requirements of the National Planning Policy 
Framework and local policy. 
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Appendix A 

Existing Development Floor Plans & Elevations 
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Measured Building Survey  
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Appendix C 

Borehole Logs  
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