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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 to the data for this location 
have been made. Should you re-contact us after a period of time, please quote the above reference in order to help us deal with your query. 
Please refer to the Open Government Licence which explains the permitted use of this information. 
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Flood Map for Planning (Rivers and Sea) 
The Flood Map: 
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 (including any tidal barriers). 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. In addition, the map also 
shows the location of some flood defences. 
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 and also take 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 https://www.gov.uk/check-flood-risk  
At this Site: 
The Flood Map shows that this site lies within the outline of Flood Zone 3. This zone comprises land assessed as having a 0.5% (1 in 200) or greater 
annual probability of tidal flooding. 
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 detailed modelling of the tidal River Thames through the Thames Tidal Defences Study 
completed in 2006 by Halcrow Ltd. 
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Thames Estuary 2100 (TE2100) 
You have requested in-channel flood levels for the tidal river Thames. These have been taken from the Thames Estuary 2100 study completed by 
HR Wallingford in 2008. The modelled node closest to your site is 2.18; the locations of nearby nodes are also shown on the enclosed map. 
Details about the TE2100 plan 
The Plan sets out how the Environment Agency and our partners can work together to manage tidal flood risk, from now until the end of the century. 
The Plan covers the Thames Estuary from Teddington in the west to the mouth of the estuary at Shoeburyness (north bank) and Sheerness (south 
bank) in the east. It is an adaptive plan for managing the estuary, including the tidal defence system, until 2100 so that current standards of flood 
protection are maintained or improved taking into account climate change effects e.g. sea level rise. The Plan has 3 phases of activity: 

• Until 2035 – maintain and improve current defences, safeguard areas required for future improvements, and monitor climate change indicators. 

• 2035-2050 – raise existing walls, defences & smaller barriers whilst reshaping the riverside environment. 

• 2050-2100 – determine and implement an option for the future of the Thames Barrier, and adapt other defences as required to work alongside 
this to protect the estuary. 

The Thames Estuary 2100 Plan can be found at: https://www.gov.uk/government/publications/thamesestuary-2100-te2100  
Details about the TE2100 in-channel levels 
The TE2100 in-channel levels take into account operation of the Thames Barrier when considering future levels. The Thames Barrier requires regular 
maintenance and with additional closures the opportunity for maintenance will be reduced. When this happens, river levels – for which the Barrier 
would normally shut for the 2008 epoch – will have to be allowed through to ensure that the barrier is not shut too often. For this reason, levels upriver 
of the barrier will increase and the tidal walls will need to be raised to match. 
Why is there no return period for levels upriver of the barrier? 
The levels upriver of the barrier are the highest levels permitted by the operation of the Thames Barrier. If levels and flows are forecast to be any 
higher, the Thames Barrier would shut, ensuring that the tide is blocked and the river maintained to a low level. For this reason the probability of any 
given water level upriver of the Barrier is controlled and therefore any associated return period becomes irrelevant. The Thames Barrier and associated 
defence system has a 1 in 1000 year standard which means it ensures that flood risk is managed up to an event that has a 0.1% annual probability. 
The probability of water levels upriver is ultimately controlled by the staff at the Thames Barrier. 
For further information about the Thames Barrier please visit our website at: 
https://www.gov.uk/the-thames-barrier 
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Where to find the in-channel levels and defence crest level data from the 2008 TE2100 study 
The TE2100 in-channel levels and defence crest levels documents can be downloaded from ShareFile at the following link: 
https://ea.sharefile.com/d-s5e564014724448219331e780c91c4ac2  
  

• Upriver of the Thames Barrier – is detailed within Table 6.1 (page 44) of the document titled ’Thames Estuary 2100, Improvements to Flood 
Risk Management System, Design Water Levels and Future Defence Crest Levels, May 2015’. 

 

• Downriver of the Thames Barrier is detailed within Table 7.1 (page 56) of the document titled ‘Thames Estuary 2100, Improvements to Flood 
Risk Management System, Design Water Levels and Future Defence Crest Levels, May 2015’. Defence raising for other barrier options can 
also ben found the document titled ‘Thames Estuary 2100, Phase 3 Studies, Topic 1.5, Phase 3 Set 2 Estuary Wide Options Hydrualic 
modelling, December 2008’ 
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Thames Tidal Upriver Breach Inundation Modelling - 2017 
The table below displays site-specific modelled flood levels at your site. These have been taken from the Thames Tidal Upriver Breach Inundation 
Modelling Study 2017 completed by Atkins Ltd. in May 2017.  
We have developed a modelling approach where all upriver breach locations along the Thames are equitably modelled, to ensure a consistent 
approach across London.  This modelling simulates 5679 continuous tidal breaches along the entire extent of the Thames from Teddington to the 
Thames Barrier. For hard and composite defences breaches are set at 20 m wide; for soft defences, breaches are 50 m wide. In both cases, the 
defence breach scour distance was assumed to extend into the floodplain by the same distance as the breach width. 
For breaches upriver of the Thames Barrier, there is no return period for modelled levels as the levels are controlled by barrier closures. The levels 
used are referred to as Maximum Likely Water Levels (MLWLs). Therefore 2014 and 2100 epochs were modelled on that basis. 
This model has been designed for catchment wide flood risk mapping. It should be noted that it was not created to produce flood levels for specific 
development sites within London. 
 

 National Grid 
Reference 

Modelled levels in 
mAODN for Max 

Likely Water Level 

Node Easting Northing 2014 2100 

1 521836 521836 4.84 5.36 
2 521829 521829 4.84 5.34 
3 521842 521842 4.83 5.32 
4 521835 521835 4.83 5.32 
5 521847 521847 4.83 5.33 
6 521840 521840 4.83 5.33 
7 521845 521845 4.82 5.28 
8 521848 521848 4.82 5.25 
9 521859 521859 Nill Return 5.25 

10 521852 521852 Nill Return 5.24 
11 521864 521864 4.39 4.97 
12 521856 521856 4.45 4.96 
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Breach Inundation Modelling Map centred on SW13 9HE created 29 April 2024 [Ref: KSL 357285 JP]
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Defence Details 
The design standard of protection of the flood defences in this area of the Thames is 0.1% AEP; they are designed to defend London up to a 1 in 
1000 year tidal flood event. The defences are all raised, man-made and privately owned. It is the riparian owners’ responsibility to ensure that they 
are maintained to a crest level of 5.94 m AODN (the Statutory Flood Defence Level in this reach of the Thames). Information relating the TE2100 
Plan and any future defence crest levels can be found on ShareFile at following link: https://ea.sharefile.com/d-
s5e564014724448219331e780c91c4ac2  
For more information on your rights and responsibilities as a riparian owner, please see our document ‘Living on the edge’ found on our website at: 
https://www.gov.uk/government/publications/riverside-ownership-rights-and-responsibilities 
Areas Benefiting from Flood Defences 
The Environment Agency has taken the decision to retire this dataset and remove it from the Flood Map for Planning portal. This is because we 
have determined that it no longer meets the customer needs and creates a false sense of security for users.  
To understand the long-term risk of flooding to an area, you can use the Check Your Long Term Flood Risk portal: this will provide an understanding 
of flood risk from rivers and sea, taking into account the presence and condition of defences, and other sources of flood risk such as from surface 
water and reservoirs. 
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Recorded 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 is 
provided below and in the enclosed map (if relevant). 
Flood Event Data 
We do not hold records of historic flood events from rivers and/or the sea affecting the area local to this site. However, please be aware that this 
does not necessarily mean that flooding has not occurred here in the past, as our records are not comprehensive. 
Due to the fact that our records are not comprehensive, we would 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 and drainage systems that have been 
overwhelmed. 
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Additional Information 
Information Warning - OS background mapping 
 
The mapping of features provided as a background in this product is © Ordnance Survey. It is provided to give context to this product. The Open 
Government Licence does not apply to this background mapping. You are granted a non-exclusive, royalty free, revocable licence solely to view the 
Licensed Data for non-commercial purposes for the period during which the Environment Agency makes it available. You are not permitted to copy, 
sub-license, distribute, sell or otherwise make available the Licensed Data to third parties in any form. Third party rights to enforce the terms of this 
licence shall be reserved to OS. 
 
Environment Agency planning guidance and pre application service 
 

• Planning Practice Guidance - provides information about planning considerations in areas at risk of flooding. 
https://www.gov.uk/guidance/flood-risk-and-coastal-change 

• Planning applications: assessing flood risk - information about completing Flood Risk Assessments. https://www.gov.uk/planning-
applications-assessing-flood-risk 

• Site specific flood risk assessment: Checklist – a checklist to help ensure you have considered all the relevant factors in your flood risk 
assessment. http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/site-specific-flood-risk-assessment-
checklist/  

• Climate change allowance guidance https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances  
 
We recommend that you discuss your proposals with the Local Planning Authority at the earliest opportunity. They will be able to advise you on a 
wide range of planning matters in addition to flood risk. 
 
Please see our website for details on how to get planning advice, including charged-for discretionary advice, from the Environment Agency 
https://www.gov.uk/guidance/developers-get-environmental-advice-on-your-planning-proposals#when-to-consult. Our planning team can be 
contacted at kslplanning@environment-agency.gov.uk  
 
You should also consult the Strategic Flood Risk Assessment and flood risk local plan policies 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 Assessment where one is required, but 
does not constitute such an assessment on its own.  

mailto:kslenquiries@environment-agency.gov.uk
https://www.gov.uk/government/organisations/environment-agency
https://www.gov.uk/guidance/flood-risk-and-coastal-change
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.gov.uk_planning-2Dapplications-2Dassessing-2Dflood-2Drisk&d=CwMFAg&c=cUkzcZGZt-E3UgRE832-4A&r=1UyPKAIyr-sXK3vLo-yIBIy9gc5jIvil7vCC0nYsP1k&m=kBuyRXGXO0P3Fzmnb396K_FZi8UQjMq0wcF7GqsJW34&s=YEWxhc0PCKTzrU0DaAsErWfOBdH3hFZoHS3tHVnE7Kg&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__www.gov.uk_planning-2Dapplications-2Dassessing-2Dflood-2Drisk&d=CwMFAg&c=cUkzcZGZt-E3UgRE832-4A&r=1UyPKAIyr-sXK3vLo-yIBIy9gc5jIvil7vCC0nYsP1k&m=kBuyRXGXO0P3Fzmnb396K_FZi8UQjMq0wcF7GqsJW34&s=YEWxhc0PCKTzrU0DaAsErWfOBdH3hFZoHS3tHVnE7Kg&e=
https://urldefense.proofpoint.com/v2/url?u=http-3A__planningguidance.planningportal.gov.uk_blog_guidance_flood-2Drisk-2Dand-2Dcoastal-2Dchange_site-2Dspecific-2Dflood-2Drisk-2Dassessment-2Dchecklist_&d=CwMFAg&c=cUkzcZGZt-E3UgRE832-4A&r=1UyPKAIyr-sXK3vLo-yIBIy9gc5jIvil7vCC0nYsP1k&m=kBuyRXGXO0P3Fzmnb396K_FZi8UQjMq0wcF7GqsJW34&s=6rxkBfFNS6ZE4n06iUciFan36xazJ1bBD8RTKRdnHv4&e=
https://urldefense.proofpoint.com/v2/url?u=http-3A__planningguidance.planningportal.gov.uk_blog_guidance_flood-2Drisk-2Dand-2Dcoastal-2Dchange_site-2Dspecific-2Dflood-2Drisk-2Dassessment-2Dchecklist_&d=CwMFAg&c=cUkzcZGZt-E3UgRE832-4A&r=1UyPKAIyr-sXK3vLo-yIBIy9gc5jIvil7vCC0nYsP1k&m=kBuyRXGXO0P3Fzmnb396K_FZi8UQjMq0wcF7GqsJW34&s=6rxkBfFNS6ZE4n06iUciFan36xazJ1bBD8RTKRdnHv4&e=
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
https://www.gov.uk/guidance/developers-get-environmental-advice-on-your-planning-proposals#when-to-consult
mailto:kslplanning@environment-agency.gov.uk


 
 

 
Environment Agency, Orchard House, Endeavour Park, London Road, West Malling, ME19 5SH 
Customer services line: 020 8474 6848 
Email: kslenquiries@environment-agency.gov.uk  
Website: https://www.gov.uk/government/organisations/environment-agency  

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. You should discuss surface water management with your Lead Local Flood Authority.  

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