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Search address supplied vinegard yard 
49
St. Thomas Street 
London
SE1 3QX 

Your reference 4188 

Our reference SFH/SFH Standard/2018_3901562 

Received date 1 November 2018 

Search date  1 November 2018 

AKT II Ltd 

Thames Water Utilities Ltd 
Property Searches, PO Box 3189, Slough SL1 4WW 
DX 151280 Slough 13 

searches@thameswater.co.uk 
www.thameswater-propertysearches.co.uk

0845 070 9148 
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Search address supplied: vinegard yard,49,St. Thomas Street,London,SE1 
3QX 

This search is recommended to check for any sewer flooding in a specific 
address or area 

TWUL, trading as Property Searches, are responsible in respect of the following:- 

(i) any negligent or incorrect entry in the records searched; 

(ii) any negligent or incorrect interpretation of the records searched; 

(iii) and  any negligent or incorrect recording of that interpretation in the search 
report

(iv) compensation payments 

Thames Water Utilities Ltd 
Property Searches, PO Box 3189, Slough SL1 4WW 
DX 151280 Slough 13 

searches@thameswater.co.uk 
www.thameswater-propertysearches.co.uk

0845 070 9148 
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History of Sewer Flooding 

Is the requested address or area at risk of flooding due to overloaded 
public sewers? 

The flooding records held by Thames Water indicate that there have been 
no incidents of flooding in the requested area as a result of surcharging 
public sewers. 

For your guidance: 

 A sewer is “overloaded” when the flow from a storm is unable to pass 
through it due to a permanent problem (e.g. flat gradient, small diameter). 
Flooding as a result of temporary problems such as blockages, siltation, 
collapses and equipment or operational failures are excluded. 

 “Internal flooding” from public sewers is defined as flooding, which enters 
a building or passes below a suspended floor. For reporting purposes, 
buildings are restricted to those normally occupied and used for 
residential, public, commercial, business or industrial purposes. 

 “At Risk” properties are those that the water company is required to 
include in the Regulatory Register that is presented annually to the 
Director General of Water Services. These are defined as properties that 
have suffered, or are likely to suffer, internal flooding from public foul, 
combined or surface water sewers due to overloading of the sewerage 
system more frequently than the relevant reference period (either once or 
twice in ten years) as determined by the Company’s reporting procedure. 

 Flooding as a result of storm events proven to be exceptional and beyond 
the reference period of one in ten years are not included on the At Risk 
Register. 

 Properties may be at risk of flooding but not included on the Register 
where flooding incidents have not been reported to the Company. 

 Public Sewers are defined as those for which the Company holds 
statutory responsibility under the Water Industry Act 1991. 

 It should be noted that flooding can occur from private sewers and drains 
which are not the responsibility of the Company.  This report excludes 
flooding from private sewers and drains and the Company makes no 
comment upon this matter. 

 For further information please contact Thames Water on   
Tel: 0800 316 9800 or website www.thameswater.co.uk 

Thames Water Utilities Ltd 
Property Searches, PO Box 3189, Slough SL1 4WW 
DX 151280 Slough 13 

searches@thameswater.co.uk 
www.thameswater-propertysearches.co.uk

0845 070 9148 













Product 4 (Detailed Flood Risk) for: St Vinegar Yard, St Thomas Street, SE1 9AB
Requested by: Thomas Mealey, AKT II
Reference: KSL 102387 LB
Date: 17 October 2018

Contents

Flood Map for Planning (Rivers and Sea)
Flood Map Extract
Thames Estuary 2100 (TE2100)
Thames Tidal Upriver Breach Inundation Modelling 2017
Thames Tidal Upriver Breach Inundation Modelling Map
Site Node Locations Map
Defence Details
Recorded Flood Events Data
Recorded Flood Events Outlines Map
Additional Information

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.

Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH.
Customer services line: 020 8474 6848
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:

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. In addition, 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 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.

Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH.
Customer services line: 020 8474 6848
Email: kslenquiries@environment-agency.gov.uk
Website: https://www.gov.uk/government/organisations/environment-agency
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Flood Map for Planning 
(assuming no defences)

Flood Zone 3

Flood Zone 2

®

Contact Us:

Detailed FRA/FCA Map centred on SE1 9AB created 17  October 2018 [Ref: KSL 102387 LB]

Legend

! !



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 2.36; the locations of nearby nodes are also shown on the enclosed map.

Details about the TE2100 plan

The TE2100 plan is now live and within it are a set of levels on which the flood risk management strategy is based. The plan is the overarching flood 
management strategy for the Thames Estuary and therefore any development planning should be based on the same underlying data.

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 heightened 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

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



TE2100 2008 levels:

Levels downriver of the Thames Barrier are 0.1% AEP (1 in 1000) and levels upriver are the highest levels permitted by the Thames Barrier, 
described as the Maximum Likely Water Levels (MLWLs). The defence levels (left defence, right defence) are the minimum levels to which the 
defences should be built.

Location Node Easting Northing

Extreme 
water 

level (m)

Left 
defence

(m)

Right 
defence

(m)

Allow for future 
defence raising to a 

level of...
Left Bank

(m)
Right 

Bank (m)

2.34 531841 180694 4.82 5.41 5.41 6.35 6.35

2.35 532671 180524 4.81 5.41 5.41 6.35 6.35

4.81 5.41 5.41 6.35 6.35

4.81 5.28 5.28 6.35 6.35

Tower 2.36 533437 180397 4.80 5.28 5.28 6.35 6.35

2.37 534519 179917 4.78 5.28 5.28 6.35 6.35

2.38 535264 180141 4.76 5.28 5.28 6.35 6.35

4.75 5.28 5.28 6.35 6.35

4.75 5.23 5.23 6.20 6.20

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



TE2100 climate change levels:

2065 to 2100 2100

Location Node Easting Northing

Design 
water 
level

Defence 
level (both 

banks)

Design 
water 
level

Defence 
level (both 

banks)

2.34 531841 180694 5.31 5.85 5.85 6.35

2.35 532671 180524 5.31 5.85 5.78 6.35

Tower 2.36 533437 180396 5.30 5.85 5.77 6.35

2.37 534519 179917 5.27 5.85 5.76 6.35

2.38 535264 180141 5.27 5.85 5.75 6.35

5.26 5.85 5.74 6.35

5.26 5.70 5.74 6.20

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



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 533050 179986 Nil return 4.43
2 533073 179970 Nil return 4.38
3 533107 179955 Nil return 4.12
4 533139 179940 Nil return 3.83
5 533067 179953 Nil return 4.39
6 533117 179926 Nil return 3.69
7 533055 179935 Nil return 4.38
8 533078 179925 Nil return 3.76
9 533096 179913 3.34 3.69

10 533057 179912 Nil return 4.13

Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH.
Customer services line: 020 8474 6848
Email: kslenquiries@environment-agency.gov.uk
Website: https://www.gov.uk/government/organisations/environment-agency
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© Environment Agency copyright and / or database rights 2018. All rights reserved. © Crown Copyright and database right. All rights reserved. Environment Agency, 100026380, 2018.
Contact Us: National Customer Contact Centre, PO Box 544, Rotherham, S60 1BY. Tel: 03708 506 506 (Mon-Fri 8-6). Email: enquiries@environment-agency.gov.uk

Legend

Site Location

TE2100 Model Nodes

Main Rivers

! ! Flood Map - Defences

Upriver MLWL Breach Inundation

Epoch

2014

2100

Thames Tidal Upriver Breach Inundation 
Modelling 2017

A modelled representation of all upriver tidal 
breach locations along the Thames from 
Teddington to the Thames Barrier, based on low 
floodplain topography.  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.
The modelling is based on the 2008 TE2100
in-channel levels, with an allowance for climate
change for epoch 2100.

Upriver Breach Inundation Modelling Map centred on SE1 9AB created 17 October 2018 
[Ref: KSL 102387 LB]
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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 5.28 m AODN (the Statutory Flood Defence Level in this reach of the Thames). We inspect them twice a year to 
ensure that they remain fit for purpose. The current condition grade for defences in the area is 2 (good), on a scale of 1 (very good) to 5 (very poor).  
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

There are no planned improvements in this area. Please see the ‘Thames Estuary 2100’ document on our website for the short, medium and long 
term Flood Risk Management strategy for London:

https://www.gov.uk/government/publications/thames-estuary-2100-te2100

Areas Benefiting from Flood Defences

This site is within an area benefiting from flood defences, as shown on the enclosed extract of our Flood Map. Areas benefiting from flood defences 
are defined as those areas which benefit from formal flood defences specifically in the event of flooding from rivers with a 1% (1 in 100) chance in 
any given year, or flooding from the sea with a 0.5% (1 in 200) chance in any given year.

If the defences were not there, these areas would be flooded. An area of land may benefit from the presence of a flood defence even if the defence 
has overtopped, if the presence of the defence means that the flood water does not extend as far as it would if the defence were not there.

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



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

1928 – The site was within approximately 200 m of the tidal flooding on the night of the 6th and morning of the 7th January. There was overtopping 
in the area during a storm surge (which coincided with high fresh water flows). An approximate level in the Thames at the time was 5.18 m AODN.

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.

Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH.
Customer services line: 020 8474 6848
Email: kslenquiries@environment-agency.gov.uk
Website: https://www.gov.uk/government/organisations/environment-agency
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Flood Map for Planning 
(assuming no defences)

Flood Zone 3

Flood Zone 2

®

Contact Us:

Legend

! !

Historic Flood Map centred on SE1 9AB created 17 October 2018 [Ref: KSL 102387 LB]



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.

Planning advice and guidance 

The Environment Agency are keen to work with partners to enable development which is resilient to flooding for its lifetime and provides wider 
benefits to communities. If you have requested this information to help inform a development proposal, then we recommend engaging with us as 
early as possible by using the pre-application form available from our website: 
https://www.gov.uk/government/publications/pre-planning-application-enquiry-form-preliminary-opinion

Complete the form in the link and email back to kslplanning@environment-agency.gov.uk

We recognise the value of early engagement in development planning decisions. This allows complex issues to be discussed, innovative solutions 
to be developed that both enables new development and protects existing communities. Such engagement can often avoid delays in the planning 
process following planning application submission, by reaching agreements up-front. We offer a charged pre-application advice service for 
applicants who wish to discuss a development proposal. 
We can also provide a preliminary opinion for free which will identify environmental constraints related to our responsibilities including flooding, 
waste, land contamination, water quality, biodiversity, navigation, pollution, water resources, foul drainage or Environmental Impact Assessment. 

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



Flood Risk Assessments guidance 

Flood risk standing advice for applicants 

In preparing your planning application submission, you should refer to the Environment Agency’s Flood Risk Standing Advice and the Planning 
Practice Guidance for information about what flood risk assessment is needed for new development in the different Flood Zones. This information 
can be accessed via: 

https://www.gov.uk/flood-risk-assessment-standing-advice

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

https://www.gov.uk/guidance/flood-risk-assessment-for-planning-applications

https://www.gov.uk/guidance/flood-risk-and-coastal-change

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. 

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

Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH.
Customer services line: 020 8474 6848
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 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.

Your Lead Local Flood Authority have reviewed these and determined what it believes best represents surface water flood risk. You should 
therefore contact this authority so they can provide you with the most up to date information about surface water flood risk in your area.

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.

Orchard House, Endeavour Park, London Road, Addington, West Malling, Kent, ME19 5SH.
Customer services line: 020 8474 6848
Email: kslenquiries@environment-agency.gov.uk
Website: https://www.gov.uk/government/organisations/environment-agency
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Appendix: Flood Risk and Drainage

Annex 1: Flood Risk Assessment
Annex 2: Drainage Assessment Report
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