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Appendix A  Legislative Framework 

Permitted Development Rights 

1. Most basement development will require planning permission but there are certain 
circumstances where it may be ‘permitted de elopment’. These de elopment rights are set out 
in the Town and Country Planning Act 1990 and the Town and Country Planning (General 
Permitted Development) Order 1995 and amended by the Town and Country Planning 
(General Permitted Development) (Amendment) (No.2) (England) Order 2008 and the Town 
and Country Planning (General Permitted Development) (Amendment) (England) Order 2013 
(‘the GDPO’) and they allow certain alterations to be undertaken without the need to make a 
formal planning application to the Council.  

2. In particular Schedule 2, Part 1, Class A of the GPDO gi es ‘permitted de elopment rights’ for 
certain types of householder extensions, including basement extensions which fall within 
specific criteria (see para 2.2.8 below).  pecific references to ‘basements’ in the      are no 
longer included. 

3. Permitted development rights apply only to single houses and do not apply to 
flats/maisonettes. They do not remove the requirement for Listed Building Consent where the 
works affect the significance of a Listed Building or the legal requirement to preserve trees 
located within a conservation area or subject to a Tree Preservation Order. In addition where 
planning permission is not required for the construction of a basement, other Regulations such 
as the Party Wall Act will still apply and developers will need to make a Building Regulations 
application. 

4. To help explain the scope of permitted development rights and the 2013 Amendments the 
 o ernment has also published Technical  uidance on ‘ ermitted de elopment for 
householders’ in October 2013 
http://www.planningportal.gov.uk/uploads/100806_PDforhouseholders_Technical 
Guidance.pdf ) however it does not specifically identify or provide guidance on basements as 
part of the enlargement of dwellinghouses (Class A).  

5. In general, excavation works under the footprint of an unlisted building which involves no 
external alterations is permitted development. Additionally, converting an existing residential 
cellar or basement into a living space is in most cases unlikely to require planning permission 
as long as it is not a separate unit or unless the usage is significantly changed or a lightwell is 
added, which alters the external appearance of the property.  

6. The addition of basement lightwells are classed as an engineering operation rather than the 
enlargement of a dwellinghouse as defined in the GPDO and as a result, lightwells will require 
planning permission. 

7. For unlisted buildings outside a conservation area, larger extensions may be classed as 
permitted development under Part 1, Schedule 2, Class A of the GPDO.  

8. Class A generally permits the enlargement, improvement and others alteration of a 
dwellinghouse providing the total area of ground covered by buildings within the curtilage does 
not exceed 50% of the total area of the curtilage; it is single storey; it is located next to a rear 
or side wall of the original dwellinghouse (subject to specific size criteria); it is not located 
within 2m of the curtilage boundary; and it does not front a highway.  

9. Development not permitted by Class A is set out in 
http://www.legislation.gov.uk/uksi/2008/2362/schedule/made.  

http://www.planningportal.gov.uk/uploads/100806_PDforhouseholders_Technical%20Guidance.pdf
http://www.planningportal.gov.uk/uploads/100806_PDforhouseholders_Technical%20Guidance.pdf
http://www.legislation.gov.uk/uksi/2008/2362/schedule/made
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10. The 2013 Amendments to the GPDO includes provisions to extend the 2008 permitted size of 
extensions set out in A.1(e) to 8m for detached houses and 6m for any other dwellinghouses 
in A.1(ea) until 30

th
 May 2016. The Amendments also included a new neighbourhood 

consultation scheme introduced in paragraph A.4 for developments, which exceed the limits in 
A.1 (e) but are permitted under A.1(ea).  

11. Developers are required to provide a written description of the proposed development with 
plans identifying the site and showing the proposed development to the local planning 
authority (LPA). In turn, the LPA is required to serve notice on owners or occupiers of 
adjoining premises about the proposed development with 21 days given for any 
representations. Where an owner or occupier of any adjoining premises objects to the 
development, prior approval from the LPA is required and additional information may be 
sought. The development can be carried out where approval is required in accordance with 
the details approved by the LPA, and where not required, in accordance with the details sent 
with the consultation. 

12. Formal determination of a development proposed under permitted development rights can 
also be obtained through a Certificate of Lawful Development or Use (under section 192 or 
191 of the Planning Act).  

Proposals requiring planning permission 

13. Excavating land to create a new basement which involves major works, a new separate unit of 
accommodation, or a basement added to a dwellinghouse which has previously been 
extended from its original form, and/or alters the external appearance of the house such as by 
adding a lightwell, is likely to require planning permission. 

14. The statutory requirements for planning applications are limited to completion of application 
forms and certificates, site location plan and application drawings. Design and Access 
Statements are not required for householder applications unless in a site of scientific interest 
or a conservation area. 

15. Current LBRuT Local List of validations requirements for householder applications includes a 
Planning Statement; a Flood Risk Assessment (where located in Flood Risk Zones 1 (over 1 
hectare), 2 and 3 for major and minor developments including basements); a Tree 
Survey/Arboriculture Assessment; and an Archaeology Report (if located in Priority Zone 1). 
More extensive local requirements are set out for householder applications requiring listed 
building consent or development in a conservation area. 

16. Local list requirements for full/non-householder applications are more extensive and could 
include additional drawings and sections, a Transport Assessment, parking and access 
details, Land Contamination Statement, Site Waste Management Plan, Environmental Impact 
Assessment and other documents. 

17. Basement Impact Assessments and Construction Management Plans are not currently 
identified on LBRuT local list requirements for either full or householder applications; however 
these can be sought by Planning Officers during pre-application discussions, during the 
course of determination and/or addressed as conditions attached to planning permissions, 
listed building and conservation area consents. 

18. Pre-application guidance should be obtained from LBRuT to fully scope the extent of 
supporting documents required as part of any application for basement and subterranean 
developments and any associated works.  
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Planning (Listed Buildings and Conservation Areas) Act 1990 (as 
Amended) 

19. LBRuT has nearly 1,200 Listed Buildings and 72 Conservation Areas within the borough and 
the Planning (Listed Buildings and Conservation Areas) Act 1990 sets out national guidance 
for development affecting Listed Buildings and Conservation Areas. 

20. Part 1, Chapter II Section 7 sets out restrictions on works affecting Listed Buildings and the 
requirement for Listed Building Consent. In general, any works to demolish any part of a listed 
building or to alter or extend it in a way that affects its character as a building of special 
architectural or historic interest requires Listed Building Consent, irrespective of whether 
planning permission is also needed.  

21. It should be noted that for all grades of listed building, the listing status covers the entire 
building, internal and external, objects fixed to it and sometimes also attached and curtilage 
buildings or other structures. The development of a new basement and the addition of any 
lightwells to a Listed Building will require Listed Building Consent. The information 
requirements for listed building consent applications is similar to planning applications but 
could also require an Archaeological Statement, Heritage Statement, Design and Access 
Statements and other documents. 

22. Part 2, Section 74 of the 1990 Act sets out controls for demolition in conservation areas with a 
requirement for Conservation Area Consent. However from 1 October 2013, Section 63 and 
Schedule 17 of the Enterprise and Regulatory Reform Act 2013 amended the Town and 
Country Planning Act 1990 and the Planning (Listed Buildings and Conservation Areas) Act 
1990 so that the need to obtain Conservation Area Consent for the demolition of an unlisted 
building in a conservation area will be removed.   nstead, ‘rele ant demolition’ within 
conservation areas requires planning permission (rather than two applications including an 
application for Conservation Area Consent).  

23. Normal Tree Preservation Orders (TPO) Procedures apply if a tree in a conservation area is 
already protected by a TPO. But if a tree in a conservation area is not covered by a TPO, 
applicants are required to give written notice to the LPA of any proposed works at least six 
weeks before the work starts. This notice period gives the LPA the opportunity to decide if it is 
necessary to impose a TPO on the tree in order to discharge its duty to have special regard to 
the desirability of preserving or enhancing the character or appearance of the conservation 
area.  

Article 4 Directions 

24. As set out above, minor alterations and additions can be carried out on single family dwelling 
houses (not flats) without planning permission if they fall within permitted development rights 
as set out in the GPDO.  

25. In some specific areas, such as a street or group of similarly designed properties with many 
original architectural features and most commonly in conservation areas, minor changes and 
alterations can significantly impact upon the character and appearance of these buildings. In 
these cases the Council may use its powers to declare an Article 4 Direction to remove those 
rights to development which would normally not require planning permission. Under an Article 
4 Direction householders would have to apply for planning permission for a development 
normally falling within Part 1 Class A of the GPDO. 

26. There are currently 56 buildings and streets within LBRuT, which are subject to Article (4) 
Directions (http://www.richmond.gov.uk/1_article_4_list_aug_2010.pdf).  

http://www.richmond.gov.uk/home/environment/land_and_premises/conservation_area_appraisals_and_management_plans.htm
http://www.richmond.gov.uk/1_article_4_list_aug_2010.pdf
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Building Regulations   

27. Building Control enforces minimum standards and issues associated with engineering design, 
structural stability and ensuring construction work undertaken is professional and competent.  

28. In addition to planning permission, Building Regulations apply to most ‘Building  ork’ and 
approval is required for the excavation or enlargement of a basement, and also to convert a 
cellar into habitable accommodation. Guidance on Building Regulations can be found at: 
http://www.planningportal.gov.uk/.  

29. An application is required to the Building Control department or an “ ppro ed  nspector” (the 
private sector alternative to Local Authority Building Control) before proceeding with any 
construction related activities - for basement developments a Full Plans procedure should be 
followed unless the work is of a very minor nature.  

30. The procedure involves submitting plans which show full details of the proposed work. These 
plans are then checked for compliance with the Building Regulations and, if satisfactory, an 
Approval Notice is issued. The Full Plans procedure also provides greater protection to the 
building owner. 

31. As part of the application it will be necessary to submit a full site investigation and a consulting 
civil or structural engineers report on the investigation and development proposals. 

32. Building Regulations are set out by various technical parts (A-P) and the principal 
requirements include the following: 

 Part A Structure 
 Part B Fire Safety 
 Part C Site preparation and resistance to contaminants and moisture 
 Part E Resistance to passage of sound 
 Part F Ventilation 
 Part H Drainage 
 Part J Combustion appliances 
 Part K Protection from falling collision and impact 
 Part L Conservation of fuel and power 
 Part M Access and use of building 
 Part N Glazing 
 Part P Electricity safety 

Party Wall Act  

33. A wall is a "party wall" if it stands astride the boundary of land belonging to two (or more) 
different owners. Some work carried out to a property may not be controlled by the Building 
Regulations, but may be work which is covered by the Party Wall etc. Act 1996. This is a 
separate piece of legislation with different requirements to the Building Regulations.  

34. A booklet has been produced by DCLG to explain in simple terms how the Party Wall etc. Act 
1996 may affect someone who either wishes to carry out work covered by the Act i.e. the 
"Building Owner", or receives notification under the Act of proposed adjacent work i.e. the 
"Adjoining Owner". This booklet can be found at https://www.gov.uk/party-wall-etc-act-1996-
guidance  

35. The Party Wall Act covers: 

 Various work that is going to be carried out directly to an existing party wall or party 
structure.  

 New building at or astride the boundary line between properties. 

http://www.planningportal.gov.uk/
https://www.gov.uk/party-wall-etc-act-1996-guidance
https://www.gov.uk/party-wall-etc-act-1996-guidance


Basement Developments : review of planning implications 

LB Richmond upon Thames 
 

 

 

  
J:\RTP_CURRENT\30045 LB Richmond Basement Developments (JP)\002 
Reports\Final Draft\02 06 14  LBRuT Basements Final Report.docx 

 Excavation for a new building or structure within 3 metres of any part of a neighbouring 
owner's building or structure, where any part of that work will go deeper than the 
neighbour's foundations. 

 Within 6 meters of the neighbouring structure and which also lies within a zone defined by 
45 degree line from that structure. 
 

Duties under the Party Wall Act 
36. Duties under the Party Wall Act include that all adjoining owners must be informed (our 

emphasis) of the intent to carry out works listed in section 2 of the Party Wall Act. 

 Any additional vertical loads associated with the construction of the basement should be 
supported independently of the party wall.  

 The new basement structure must provide adequate lateral support for the party wall or 
for the ground beneath the party wall.  

 The works need to be designed and constructed with the aim of not causing structural 
damage to the party wall or adjoining building.  

 Any underpinning to the party wall should be symmetrical. It should be no wider than the 
wall. The underpin should be widened at its base so that it should be at least the width of 
the original foundation.  

 The Act also states that a Building Owner must not cause unnecessary inconvenience. 
This is taken to mean inconvenience over and above that which will inevitably occur when 
such works are properly undertaken.  

 
37. In the event of any dispute between building owner and adjoining owner under the Act, an 

agreement may be reached to appoint an ‘ greed  ur eyor’. The adjoining building owner has 
the right under the Party Wall Act to disagree with the proposal for an agreed surveyor. They 
may propose a sur eyor as an alternati e to the act as “agreed sur eyor” or appoint a 
surveyor to act on their behalf. 

38. A principal advantage of the Party Wall process is that it requires the basement promoter to 
consult adjoining owners. 

39. The Party Wall Act is Civil Legislation which means the process is always a private matter 
between neighbours and the Council cannot get involved in this.  Local authorities therefore 
do not control or enforce the Party Wall Act; they are also not required to inform those seeking 
planning permission or building regulations approval of the Party Wall Act.  

Environmental Health  

40. Environmental Health enforces issues related to the Environmental Protection Act and Control 
of Pollution Act (such as noise and dust). The provisions of the Control of Pollution Act (1974) 
are the principal mechanisms by which construction noise and vibration is controlled. These 
are separate from the planning system. Control of dust in the construction phase is dealt with 
by the Environmental Protection Act (1990). The Environmental Protection Act 1990 enables 
the council to impose requirements to prevent or abate nuisance from dust and smoke. The 
Environmental Health team at the local authority responds to all complaints of noise, dust and 
smoke from building sites on receipt of the complaint. 

41. Environmental Health also covers contamination issues. Where development involves 
excavation the applicant should consider if there could be any source of contamination, e.g. oil 
storage tanks associated with the heating system or any previous land use. If any unexpected 
contamination is identified during the basement works developers must contact Environmental 
Health at the Local Authority. 



Basement Developments : review of planning implications 

LB Richmond upon Thames 
 

 

 

  
J:\RTP_CURRENT\30045 LB Richmond Basement Developments (JP)\002 
Reports\Final Draft\02 06 14  LBRuT Basements Final Report.docx 

6.2 Health and Safety - Construction Design and Management Regulations 
(CDM) 

42. Health and Safety legislation is also a factor in that it imposes duties on designers and 
contractors to work in ways that do not endanger construction workers or the public.  For 
commercial basement developments the Construction (Design & Management) Regulations 
(2007) apply in full. Amongst other issues, the CDM Regulations impose a duty on commercial 
clients to ensure that everyone involved in a project is competent and experienced.  

43. Under the CDM Regulations, “domestic” clients ha e no special duties of care o er whom they 
appoint to undertake works and it does not currently require domestic owner-occupied projects 
to be notified to the Health and Safety Executive (HSE), even though some residential projects 
can be as large as commercial schemes. The CDM regulations are currently under review and 
this aspect may be reconsidered, however, it should be noted that Health and Safety 
legislation deals only with people and not with property, so it cannot be relied on to protect 
adjoining owners’ property interests. 

44. Other council services involved basement construction includes : 

 Highways - development control advice, Stopping Up and/or temporary removal of 
parking bays 

 Licensing - for skips, hoardings Housing etc. 
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Appendix B  Summary of London Borough 
Approaches 

 
 
 
 
 



Review of Other London Borough Basement Policies 

London Borough Type of guidance 
 

Details of Policy Guidance (with web Links) 

Barking and Dagenham Local Plan/ DPD  None. 
 
 

SPD  

Emerging Policy  

None √ 

Barnet Local Plan/ DPD  Residential Design Guide SPD (2013) - 

http://www.barnet.gov.uk/downloads/download/1132/residential_design_guidance  
Section in chapter 14 (p52) deals with basement extensions and it states that the Council will normally allow 
single floor basement extensions which do not project further than 3 metres from the rear wall of a house or 
more than half its width beyond each side elevation. 
 
Sustainable Design and Construction SPD (2013) - 

http://www.barnet.gov.uk/downloads/download/518/sustainable_design_and_construction_spd_documents   
 
Chapter 2 includes a section on Flood Risk, SUDS and Water Quality Design Principles and this includes 
guidance on basement development 
 
Chapter 2 also contains a section on Design Principles (p42) which includes principles on construction 
management to do with basement excavation and construction. 
 
Table 2.18 of the SPD states that applications for basements should prepare and implement a Construction 
Management Plan prior to commencement of any demolition or construction activities on site.  

SPD √ 

Emerging Policy  

None   

Bexley Local Plan/ DPD  None. 
 
 
 
 
 
 

SPD  

Emerging Policy   

None √ 

Brent Local Plan/ DPD  LB Brent published a ‘Basements Practice Guide’ in October 2013 

(http://www.brent.gov.uk/media/4974502/Basements%20Practice%20Guide.pdf) which has been endorsed 
by the Planning Committee as an interim arrangement for requesting additional information including site 
surveys, a Construction Statement and a Build Methodology Statement for basement applications. The 
Practice Guide is a short concise guide which sets information and additional drawings required and the 
criteria/ range of issues that should be addressed in these documents. The Guide is not supported by a 
specific evidence base study similar to the Arup and Alan Baxter Reports prepared for RBKC and Camden’s 

SPD  

Emerging Policy   

None √ 

http://www.londontown.com/LondonStreets/Boro/Barking-and-Dagenham
http://www.londontown.com/LondonStreets/Boro/Barnet
http://www.barnet.gov.uk/downloads/download/1132/residential_design_guidance
http://www.barnet.gov.uk/downloads/download/518/sustainable_design_and_construction_spd_documents
http://www.londontown.com/LondonStreets/Boro/Bexley
http://www.londontown.com/LondonStreets/Boro/Brent
http://www.brent.gov.uk/media/4974502/Basements%20Practice%20Guide.pdf


more detailed approach. 
 
The Guide and its information requirements will form part of Brent’s local list requirements and will formally 
be incorporated into the Local List of Validation Requirements at its next review. Until the Local List is 
reviewed applicants will be advised of the benefit of submitting the information to support any planning 
applications for basement developments. 

Bromley Local Plan/ DPD  None. 

SPD  

Emerging Policy  

None √ 

Camden Local Plan/ DPD √ Camden Development Policies (2010) DPD policy DP27 sets out a detailed approach to basements and 

lightwells and states, 
 
‘In determining proposals for basement and other underground development, the Council will require an 
assessment of the scheme’s impact on drainage, flooding, groundwater conditions and structural stability, 
where appropriate. The Council will only permit basement and other underground development that does not 
cause harm to the built and natural environment and local amenity and does not result in flooding or ground 
instability. We will require developers to demonstrate by methodologies appropriate to the site that schemes. 
 
a) maintain the structural stability of the building and neighbouring properties; 
b) avoid adversely affecting drainage and run-off or causing other damage to the water environment; 
c) avoid cumulative impacts upon structural stability or the water environment in the local area. 

 
The Council will consider whether schemes: 
a) harm the amenity of neighbours; 
b)  lead to the loss of open space or trees of townscape or amenity value; 
c) provide satisfactory landscaping, including adequate soil depth; 
d) harm the appearance or setting of the property or the established character of the surrounding area; 

and 
e) protect important archaeological remains. 
 
The Council will not permit basement schemes which include habitable rooms and other sensitive uses in 
areas prone to flooding. In determining applications for lightwells, the Council will consider whether: 
a) the architectural character of the building is protected; 
b)  the character and appearance of the surrounding area is harmed; and 
c)  the development results in the loss of more than 50% of the front garden or amenity area.’ 

Additional guidance is provided in a Basement and Lightwells - Planning Guidance CPG4’ (2013) and 

the Council’s approach to basements and lightwells is underpinned by the ‘Arup - Camden Geological, 

SPD √ 

Emerging Policy  

None  

http://www.londontown.com/LondonStreets/Boro/Bromley
http://www.londontown.com/LondonStreets/Boro/Camden


Hydrogeological and Hydrological Study’ (2010). 

Applicants for basement developments are required to provide (with regard to the Arup Study): 

 A detailed engineering study undertaken by a chartered engineer/geologist to assess local ground 
conditions, water movement, subsidence and drainage including through the use of boreholes, 
potential impacts on adjoining/nearby properties 

 Identify suitable construction methods and mitigation measures for developments which may affect 
the stability of the host and neighbouring buildings and/or nearby structures, and hydrology (at the 
site and within the area), without placing additional pressure on other areas or on the local combined 
sewer network 

 Devise a method for monitoring local ground conditions, water movement, subsidence and drainage 

The Arup Study puts forward a developer-led methodology for undertaking Basement Impact Assessments 
with specific regard to hydrology, hydrogeology and land stability impacts. It sets out a detailed checklist/ list 
of issues that should be assessed in Basement Impact Assessments (BIA) and it identifies a 5-stage process 
for their preparation, similar to the Environmental Impact Assessment process (i.e. (1) screening, (2) 
scoping, (3) site investigation and study, (4) impact assessment and (5) review and decision making).  

Additionally the Arup Study provides an audit checklist for LB Camden to assist Officers in reviewing the 
adequacy of basement impact assessments and whether planning applications should as a result not be 
validated or refused due a lack of information. 

City of London Local Plan/ DPD  None. 

SPD  

Emerging Policy  

None √ 

City of Westminster Local Plan/ DPD    
The City of Westminster recently consulted on a single issue City Management Plan (CMP) Revision in 

October 2013 which sets out a new detailed policy for basement developments within Booklet No.3. 
Proposed policy guidance for basement developments is as follows: 

 
‘NEW POLICY CM28.7: BASEMENT DEVELOPMENT Basement development to residential buildings or 
buildings originally built for residential purposes will:  

 
1. Provide satisfactory landscaping, incorporating soft landscaping, permeable surfacing, and a minimum 

of 1.2m soil depth and adequate soil volume above the top cover of the basement;  

SPD  

Emerging Policy  √ 

None  

http://www.londontown.com/LondonStreets/Boro/The-city
http://www.londontown.com/LondonStreets/Boro/City-of-Westminster


2. Not extend under more than 50% or 4m (whichever is the larger)of garden land, and not result in the 
loss of trees of townscape, ecological or amenity value;  

3. Not involve the excavation of more than one storey below the lowest original floor level, unless 
exceptional circumstances have been demonstrated;  

4. Be naturally ventilated and lit wherever practicable, especially where habitable accommodation is being 
provided; 5. have no adverse visual impact on the existing building, garden setting or the surrounding 
area, ensuring lightwells, plant, vents, skylights and means of escape are sensitively designed and 
discreetly sited; and 

5. Protect heritage assets including significant archaeological deposits and, in the case of listed buildings, 
not unbalance the buildings’ original hierarchy of spaces, where this contributes to significance  

 
Applicants will be required to demonstrate that basement development will safeguard structural stability and 
will not increase flood risk on the site or beyond. All applications will be accompanied by a structural 
methodology statement and appropriate self-certification. A construction management plan demonstrating 
adherence to the Council’s Code of Construction Practice will also be required.  

 
Non-residential development adjoining residential properties and new build residential incorporating 
basements will also be subject to the criteria set out above where there is potential for similar impact on 
those adjoining properties.  

 
New or extended basement areas under the adjacent highway will:  
1. Retain a minimum vertical depth below the footway or carriageway of 900mm; and 
2. not encroach more than 1.8m under any part of the adjacent highway.’  
 
There is a separate Booklet supporting new policy CM8.7.  In this, it is noted that Westminster currently 
requires a Construction Management Plan with applications for basement developments but that planning 
cannot monitor and enforce all of issues outlined in CMP Revision. To address this and in addition to a 
planning policy, Westminster is preparing a revised Code of Construction Practice  (COCP) which sets out 
the Councils standards  and procedures for managing and reducing environmental impacts of construction 
projects and to widen the scope of COCP to include basement developments.  Compliance with the COCP 
would then be secured by condition to the planning permission and monitoring funded by a legal agreement.  
 
As the CMP Revision basements policy is not expected to be adopted, following Examination, until early 
2015 Westminster has also published a ‘Basement Development in Westminster – Interim Planning 
Guidance Note’ (October 2013). The Guidance Note will be reviewed following adoption of policy CM28.7 

and taken forward as a Supplementary Planning Document, linked to the new policy.  
 
The Guidance Note does not contain new policy and is intended to provide advice on the determination of 
applications for basement developments on an interim basis using existing national, London Plan and local 
policy and guidance. It will however form a material consideration in the determination of relevant 
applications. 
 
The Guidance Note outlines key issues relating to basement developments and sets out requirements for 



planning application with a checklist identifying the need for completed application forms, applications 
drawings, a Structural Statement, Construction Management Plan and CIL liability assessment forms. In 
some cases a Design and Access Statement, Flood Risk Assessment, Arboricultural Report and Tree 
Survey, Noise Assessment, Heritage Statement, Archaeological Desk Top Assessment and Site Waste 
Management Plan will also be required and the Council also identifies evidence of engagement with 
adjoining occupiers and a schedule and timetable of works as ‘other useful supporting information’. 
 
Guidance within the CMP Revision/ policy CM28.7 and the Guidance Note are underpinned by the Alan 
Baxter ‘Westminster City Council Residential Basements Report’ (July 2013). 

Croydon Local Plan/ DPD  None. 
 
 
 
 
 

SPD  

Emerging Policy  

None √ 

Ealing Local Plan/ DPD  SPD 4 Residential Extensions (2006) - 

http://www.ealing.gov.uk/downloads/download/2760/interim_guidance  
 
The guidance states that proposals to extend dwellings by adding a basement will be assessed in the same 
way as other extensions. The proposed form and design of the original house will be considered, along with 
the impact of adding a basement on neighbouring properties and on the structure of the house. It is 
important to consider the design, materials and windows of the basement extension, as well as the details of 
any associated lightwell, railings, staircase etc.  
 
The guidance also states that Building Regulations approval for the excavation or enlargement of a 
basement. In addition, if permission is granted, Ealing Council will require a method statement, providing 
information about structural and construction matters.  
 
This document is “interim guidance” pending publication of replacements SPD’s. 

SPD √ 

Emerging Policy  

None  

Enfield Local Plan/ DPD  None. 
 
 
 
 
 
 
 
 
 
 
 
 

SPD  

Emerging Policy  

None  √ 

http://www.londontown.com/LondonStreets/Boro/Croydon
http://www.londontown.com/LondonStreets/Boro/Ealing
http://www.ealing.gov.uk/downloads/download/2760/interim_guidance
http://www.londontown.com/LondonStreets/Boro/Enfield


Greenwich Local Plan/ DPD  Emerging Core Strategy (submission version, 2013) - http://greenwich-

consult.limehouse.co.uk/portal/planning/cs/submission_version/core_strategy_with_proposed_further_modifi
cations_post_eip?pointId=1382962743172#section-1382962743172  
 
Policy DH(a) Residential Extensions  - Proposals for rear, side and other additions (including basements) 
should be limited to a scale and design appropriate to the building and locality. They will need to meet the 
following criteria:  
 

i. Two storey extensions to the side of semi-detached houses will not be permitted unless they 
are designed to avoid a ‘terracing effect’ in conjunction with adjacent extensions.  

ii. Flat roofs will not be accepted on side or rear extensions when they would be visible from the 
public highway.  

iii. All new roof extensions should be designed to respect the scale and character of the host 
building, the street scene and the surrounding area and respect the amenities of adjacent 
occupiers.  

 

SPD  

Emerging Policy √ 

None  

Hackney Local Plan/ DPD  Residential Extensions and Alterations SPD (2009) 

http://www.hackney.gov.uk/Assets/Documents/residential-extensions-and-alterations.pdf  
 
Part 4 Design Principles: Basement Extension:  
Excavations for front basement lightwells where light-wells are an established characteristic of the 
streetscape will normally be acceptable provided: 
• 50% of the depth of the front garden is preserved. 
• the scale, design and external materials are kept in line with the character of the building; adjoining 
properties and the surrounding area. 
• the basement light-wells are well set back from the rear edge of the pavement and must not be recessed 
into the ground floor elevation. 
• features such as guard-railing, drainage and anti-flood measures, skylights and fire escapes do not add 
clutter to the front garden resulting in adverse visual impact on the appearance of the property and the street 
scene. 
• appropriate security measures such as railings or a safety grille incorporating a fire escape mechanism 
are taken into account in order to protect people and particularly children from falling into a light well. 
• the basement headroom should be a minimum of 2.15 M. 
• a habitable basement room should receive adequate daylight. This is dependant on the size and shape of 
the basement room, but as a guide a line drawn from the centre of the window at 30° above the horizontal 
should pass over any obstruction (Figure.4.1). Light-wells should be a minimum distance of 1m from window 
pane to the retaining wall. 
• where creation or enlargement of basement window is required,  traditional window proportions should 
be maintained. 
 
 
 

SPD √ 

Emerging Policy  

None  

http://www.londontown.com/LondonStreets/Boro/Greenwich
http://greenwich-consult.limehouse.co.uk/portal/planning/cs/submission_version/core_strategy_with_proposed_further_modifications_post_eip?pointId=1382962743172#section-1382962743172
http://greenwich-consult.limehouse.co.uk/portal/planning/cs/submission_version/core_strategy_with_proposed_further_modifications_post_eip?pointId=1382962743172#section-1382962743172
http://greenwich-consult.limehouse.co.uk/portal/planning/cs/submission_version/core_strategy_with_proposed_further_modifications_post_eip?pointId=1382962743172#section-1382962743172
http://www.londontown.com/LondonStreets/Boro/Hackney
http://www.hackney.gov.uk/Assets/Documents/residential-extensions-and-alterations.pdf


Hammersmith and Fulham Local Plan/ DPD √ Specific guidance for basement developments is set out in the adopted Development Management Local 
Plan (2013) DPD (Policy DM A8) and the Planning Guidance SPD (2013) (Housing Policy 9 and Design 

Policy 13). Related policies for lightwells and amenity issues are also set out in the SPD. 
 
Policy DMA8 of the Development Management states that new basement accommodation in existing 
dwellings will be permitted where:  
- It does not extend beyond the footprint of the dwelling and any approved extension (whether built or not);  

- There is no adverse impact on the amenity of adjoining properties and on the local, natural and historic 

environment; and 

- It does not increase flood risk from any source. 

All other new or extended accommodation below street level should be designed to minimise the risk of 
flooding to the property and nearby properties from all sources of flooding. To minimise the risk of sewer 
flooding, developments will be required to provide active drainage devices and where there is a medium to 
high risk of fluvial flooding and no satisfactory means of escape can be provided, new self-contained 
basement flats will not be permitted. 
 
Similar guidance is also set out in SPD Housing Policy 9 with more specific design criteria and a requirement 
for a Subterranean Construction Method Statement (carried out by a qualified structural surveyor or civil 
engineer) to submitted with the planning application and made available to neighbouring owners. 
 
SPD Design Policy 13 states that the creation of basement accommodation in existing dwellings beyond the 
footprint of the property will generally be resisted. 
.  

SPD √ 

Emerging Policy  

None  

Haringey Local Plan/ DPD  Adopted guidance for basements is currently provided in the LB Haringey a ‘Basements Guidance Note’ as 

a SPD in July 2012.  
 
The Guidance Note identifies key issues that will be considered in determining basement proposals and it 
provides guidance on appropriate scale and design of basement developments. The Guidance Note sets out 
requirements for Basement Impact Assessments for boundary to boundary or multi-level basement 
developments and Management Plan for Demolition and/ or Construction for applications proposed in 
conservation areas or adjacent to listed buildings. 
 
Additional guidance is also being prepared as part of the emerging LDF within the Development 
Management Policies DPD which includes a specific policy for basements alongside other design, flood 

risk and construction policies. 
 
The Draft Development Management Policies DPD was published for consultation in March 2013 and Policy 
DMP14 states that the Council will require basement developments to meet criteria such as:  to maintain the 
structural stability of neighbouring properties; to ensure no adverse effects on drainage and run-off or cause 
other damage to the water environment; avoid leading to the loss of open space or trees of townscape or 
amenity value; provide satisfactory landscaping, including adequate soil depth; and avoid harm to the 

SPD √ 

Emerging Policy √ 

None  

http://www.londontown.com/LondonStreets/Boro/Hammersmith-and-Fulham
http://www.londontown.com/LondonStreets/Boro/Haringey


appearance or setting of the property or the established character of the surrounding area. 
 
The draft guidance goes on to state that the Council will resist basement development which includes 
habitable rooms and other sensitive uses in areas prone to flooding and that Construction Management 
Plans will be required as part of planning applications. 
 

Harrow Local Plan/ DPD  None. 
 
 
 
 
 

SPD  

Emerging Policy  

None 

 
 

√ 

Havering Local Plan/DPD   None. 

SPD  

Emerging Policy  

None √ 

Hillingdon Local Plan/ DPD 
 
SPD 
 
Emerging Policy 
 
None 

 
 
 
 
√ 

No specific adopted policy on basement developments. Officers advised that the Council normally refers 
applicants to RBKCs guidance on basement development. 
 
However there is a policy on basement development in the Hillingdon Local Plan Part 2 – Draft DMDPD (Jan 
2014) as follows: 
 
Policy DMHB23 – Basement Development 
 

A) When determining proposals for basement and other underground development, the Council 
require an assessment of the scheme’s impact on drainage, flooding, groundwater conditions and 
structural stability. The Council will only permit basement and other underground development that 
does not cause harm to the built and natural environment and local amenity and does not result in 
flooding or ground instability. Developers will be required to demonstrate by methodologies 
appropriate to the site that their proposals: 

 
i) Avoid adversely affecting drainage and run-off or causing other damage to the water 

environment;  
ii) Avoid cumulative impacts upon structural stability of the water environment in the local area’ 

 
And schemes should ensure that they do not: 
 

http://www.londontown.com/LondonStreets/Boro/Harrow
http://www.londontown.com/LondonStreets/Boro/Havering
http://www.londontown.com/LondonStreets/Boro/Hillingdon


i) Harm the amenity of neighbours; 
ii) Lead to the loss of trees or townscape or amenity value; 
iii) Provide satisfactory landscaping, including adequate soil depth; 
iv) Harm the appearance or setting of the property or the established character of the surrounding 

area; and 
v) Protect important archaeological remains. 

 
B) The Council will not permit basement schemes which include habitable rooms and other sensitive 

uses in areas prone to flooding.  
 
The supporting text to the policy states that the Council will also require assessments including a site 
investigation, geotechnical and hydrological investigations and modelling, from applicants to ensure that an 
understanding of the environmental implications are taken into account during the design phase, which can 
then demonstrate that basement developments do not harm the built and natural environment or local 
amenity. As a result there may be a requirement for structural engineering information to demonstrate that 
the proposal can be designed to provide suitable mitigation for any potential wider impacts of subterranean 
schemes and the impacts of cumulative subterranean development proposals.  
 
 

Hounslow Local Plan/ DPD  None but some guidance is the form of a Report that was issued to the Chiswick Area Planning Commitment 
on basement extensions.-  http://democraticservices.hounslow.gov.uk/mgConvert2PDF.aspx?ID=51570  
 
 
 

SPD  

Emerging Policy  

None √ 

Islington Local Plan/ DPD  None. 
 

SPD  

Emerging Policy  

None √ 

Kensington and Chelsea Local Plan/ DPD √ Adopted guidance for basement developments is set out in RBKC Core Strategy (2010) policies CE1, CE2 

and CL2.  
 
Core Strategy policy CL2 set out general design guidance for new buildings, extensions and modifications to 
existing buildings including basements. Proposals for subterranean extensions must meet the following 
criteria: 

SPD √ 

Emerging Policy √ 

http://www.londontown.com/LondonStreets/Boro/Hounslow
http://democraticservices.hounslow.gov.uk/mgConvert2PDF.aspx?ID=51570
http://www.londontown.com/LondonStreets/Boro/Islington
http://www.londontown.com/LondonStreets/Boro/Kensington-and-Chelsea


None   
a) The proposal does not involve excavation underneath a listed building; 

b) The stability of the existing or neighbouring buildings is safeguarded; 

c) There is no loss of trees of townscape or amenity value; 

d) Adequate soil depth and material is provided to ensure sustainable growth. 

Core Strategies policy CL1 sets out requirements for entire dwellings where subterranean extensions are 
proposed to meet EcoHome Very Good or comparable BREEAM when completed and policy CE2 requires 
Flood Risk Assessments and SUDS as part of proposals for basement developments. 
 
RBKC also has an adopted Subterranean Development SPD (2009) which identifies key planning 

considerations to be addressed at the earliest stage of preparing proposals and planning applications for 
subterranean developments. The SPD is underpinned by an Arup ‘Subterranean Development Scoping 
Study’ (2008) and it also identifies supporting documents required as part of the validation of applications. 
 
The Core Strategy and SPD are currently under partial review and RBKC published a Basements 
Publication Planning Policy - Partial Review of the Core Strategy document in February 2014. The 

Partial Review is supported by extensive evidence base studies prepared by RBKC and external consultants 
to provide reasoned justification for new policy CL7.  
 
New policy CL7 outlines restrictions to the extent of basement developments including limits on the size of 
basements to one storey and no more than 50% of each garden or open parts of the size; no excavations 
under listed buildings; and requirements  for SUDS and energy, waste and water assessment as follows: 
 
‘The Council will require all basements to be designed, constructed and completed to the highest standard 
and quality. To achieve this basement development should: 
 
a) not exceed a maximum of 50% of each garden or open part of the site. The unaffected garden must be 

in a single area and where relevant should form a continuous area with other neighbouring gardens. 
Exceptions may be made on large sites 

b) not comprise more than one storey. Exceptions may be made on large sites; 
c) not add further basement floors where there is an extant or implemented planning permission for a 

basement or one built through the exercise of permitted development rights; 
d) not cause loss, damage or long term threat to trees of townscape or amenity value; 
e)  not cause harm to the significance of heritage assets; 
f) not involve excavation underneath a listed building (including pavement vaults); 
g) demonstrate there is no harm to the special architectural and historic interest of the listed building when 

proposed in the garden; 
h) not introduce light wells and railings to the front or side of the property unless they are already an 

established and positive feature of the local streetscape; 
i) maintain and take opportunities to improve the character or appearance of the building, garden or wider 

area, with external elements such as light wells, roof lights, plant and means of escape being sensitively 



designed and discreetly sited; 
j) include a sustainable urban drainage scheme (SUDs), including a minimum of one metre of permeable 

soil above any part of the basement beneath a garden. Where the character of the gardens in the 
locality is small paved courtyards SUDs may be provided in other ways; 

k) ensure that any new building which includes a basement, and any existing dwelling or commercial 
property related to a new basement, is adapted to a high level of performance in respect of energy, 
waste and water to be verified at pre-assessment stage and after construction has been completed; 

l) ensure that traffic and construction activity does not harm pedestrian, cycle, vehicular and road safety, 
affect bus or other transport operations (e.g. cycle hire), significantly increase traffic congestion, nor 
place unreasonable inconvenience on the day to day life of those living, working and visiting nearby; 

m) ensure that construction impacts such as noise, vibration and dust are kept to acceptable levels for the 
duration of the works; 

n) be designed to safeguard the structural stability of the application building, nearby buildings and other 
infrastructure including London Underground tunnels and the highway; 

o) be protected from sewer flooding through the installation of a suitable pumped device. 
 
A specific policy requirement for basements is also contained in Policy CE2, Flooding. 
 
RBKC’s local list of validation requires the submission of a ‘Sustainability Assessment - EcoHomes 
assessment’ and a ‘Subterranean Construction Method Statement’ for basement developments to existing 
dwellings, where no new units are proposed. 

Kingston-Upon-Thames Local Plan/ DPD 
 
SPD 
 
Emerging Policy 
 
None 

 
 
√ 

Residential Design SPD (2013) 

http://www.kingston.gov.uk/downloads/file/74/residential_design_spd 
 
Policy Guidance 43 - Basements and Subterranean Development 
 
When designing a subterranean development the following guidance will apply: 

 Any new sleeping accommodation must have natural light and ventilation. 
 Any features associated with subterranean development visible from the street or surrounding 

properties should be discreet. 
 Light wells visible from surrounding properties or the street should only be included where they are 

a characteristic feature of the street. As such proposals to include a light well that is visible from the 
street will be considered on its merits. 

 Light wells should not exceed more than one storey underground in order to maintain adequate 
daylight, sunlight, and ventilation 

 Where proposed in close proximity to mature trees, every effort should be made to protect and 
retain trees. Where the removal of a tree is unavoidable, a replacement tree will be expected to be 
planted adjacent to the proposed development.  

 Proposals for subterranean development in Flood Zones 2 and 3 (and for sites greater than 1ha in 
Flood Risk Zone) 1 must be accompanied by a Flood Risk Assessment.  

 Proposals for subterranean development must be accompanied by a Construction Method 
Statement (CMS). 

 

http://www.londontown.com/LondonStreets/Boro/Kingston-upon-Thames
http://www.kingston.gov.uk/downloads/file/74/residential_design_spd


Plan and drawing details for basement or excavations are: 
 

 Existing and proposed sections 
 Show light wells and window dimensions on sections 
 If the proposed works to the basement extend to the front and rear of the property show the 

distance between basement and boundary on plans and section.  
 
Provide specific details of excavation, temporary works & construction techniques, including details of 
potential impact of subterranean development on existing & neighbouring structures. Must be prepared and 
signed off by a Chartered Civil Engineer or Structural Engineer. 
 
A general statement that addresses the following processes to establish if a Basement Impact Assessment 
is required: 

 Impact of proposals on surface flow and flooding 
 Impact of proposals on groundwater flow 
 Impact of proposals on structural stability 

 
The level of technical information required will vary according to the type of development, but is likely to 
include: 

 Desktop study of existing geological and hydrological conditions of the site and the wider area in 
order to identify areas susceptible to instability (ground and water movement) and localised flooding 
9needs to be site specific) 

 Detail engineering study undertaken by a chartered engineer/geologist to assess local ground 
conditions, water movement subsidence and drainage including through the use of boreholes, 
potential impacts on adjoining/nearby properties 

 Identify suitable construction methods and mitigation measures for developments which may affect 
the stability (of the host and neighbouring buildings and/or nearby structures) and hydrology (at the 
site and within the area), without placing additional pressure on other areas or on the local 
combined sewer network and; 

 Devise a method for monitoring local ground conditions, water movement, subsidence and drainage 
 

All technical reports should be prepared by a suitability qualified charter engineer of chartered geologist, who 
is a member of the relevant professional body.  

Lambeth Local Plan/ DPD 
 
SPD 
 
Emerging Policy 
 
None 

 
 
 
√ 
 
√ 

Residential Alterations and Extensions SPG (2008) - 

http://www.lambeth.gov.uk/sites/default/files/pl-adopted-residential-alterationsand-extensions-spd_1.pdf 
 
Chapter 8 deals with basements, basement areas and lightwells. 
 
There is also emerging guidance within the Draft Lambeth Local Plan (Submission Version November 
2013) 

http://www.lambeth.gov.uk/planning-and-building-control/lambeth-local-plan-pre-submission-publication 
 
Policy Q11 – Building Alterations and Extensions 

http://www.londontown.com/LondonStreets/Boro/Lambeth
http://www.lambeth.gov.uk/sites/default/files/pl-adopted-residential-alterationsand-extensions-spd_1.pdf
http://www.lambeth.gov.uk/planning-and-building-control/lambeth-local-plan-pre-submission-publication


 
 When considering proposals for the alteration or extensions of buildings the Council will expect all 

proposals: 
(i) To have a design which positively responds to the original architecture, detailing, 

fenestration of the host building and other locally distinct forms are respected, 
retained/authentically reproduced.  
 

Extensions (inter alia): 
 

 Subordination with a key consideration when considering proposals for extensions. Development 
which dominates or overwhelms the host building will not be supported. 

 
 In normal circumstances the excavation of basements beneath existing properties is acceptable. 

However, basement extensions are not considered acceptable if they: 
 

a. Entail the roofing over or inappropriate enclosure/alteration of existing basement areas; 
b. Result in the excavation of front gardens of the re-grading of ground in a manner which would 

not be characteristic of the locality or which would undermine the appearance of the host 
building; 

c. Result in development below front gardens which would prevent or severely compromise the 
ability of plants and soft landscaping to thrive without irrigation.  

 
 New basement light well excavations should not have an adverse impact on the design integrity of 

the host building. They should: 
 

a. Minimise the size of any excavated area at the front or side; 
b. Be in keeping with the style and design integrity of host building and wider locality; 
c. Have detailing that is in keeping with the host building; 
d. Minimise the visual impact through good design (in many cases, especially heritage assets, 

this is likely to mean pavement grilles rather than balustrades).  
 
The policy also states that the Council will update is SPD on Residential Alterations and Extensions. 
 

Lewisham Local Plan/ DPD   None. 
 
 
 
 
 
 
 
 

SPD  

Emerging Policy  

None √ 

http://www.londontown.com/LondonStreets/Boro/Lewisham


Merton Local Plan/ DPD  Emerging guidance within the  Sites and Policies Plan (Submission 2013)  

http://www.merton.gov.uk/environment/planning/planningpolicy/ldf/sites_policies_plan/sp4.3a_submission_dr
aft_plan_with_amends_incorporated_oct13.pdf  
 
Policy DM…Basements and subterranean developments 
b) In addition, proposals for basement and subterranean developments will be expected to meet all the 
following criteria: 
i. Be wholly confined within the curtilage of the application property and be designed to maintain and 
safeguard the structural stability of the application building and nearby buildings; 
ii. Not harm heritage assets; 
iii. Not involve excavation under a listed building or any garden of a listed building or any nearby excavation 
that could affect the integrity of the listed building, except on sites where the basement would be 
substantially separate from the listed building and would not involve modification to the foundation of the 
listed building such as may result in any destabilisation of the listed structure; 
iv. Not exceed 50% of either the front, rear or side garden of the property and result in the unaffected garden 
being a usable single area. 
v. Include a sustainable urban drainage scheme, including 1.0 metre of permeable soil depth above any part 
of the basement beneath a garden;  
 vi. Not cause loss, damage or long term threat to trees of townscape or amenity value; 
vii. Accord with the recommendations of BS 5837:2012 ‘Trees in relation to design, demolition 
and construction recommendations’; 
viii. Ensure that any externally visible elements such as light wells, roof lights and fire escapes are 
sensitively designed and sited to avoid any harmful visual impact on neighbour or visual amenity. 
ix. Make the fullest contribution to mitigating the impact of climate change by meeting the carbon reduction 
requirements of the London Plan. 
c) The Council will require an assessment of basement and subterranean scheme impacts on drainage, 
flooding from all sources, groundwater conditions and structural stability where appropriate. The Council will 
only permit developments that do not cause harm to the built and natural environment and local amenity and 
do not result in flooding or ground instability. The Council will require that the Design and Access statement 
accompanying planning applications involving basement developments demonstrate that the development 
proposal meets the carbon reduction requirements of the London Plan. 

SPD  

 
Emerging Policy 

√ 

None  

Newham Local Plan/ DPD 
 

  None. 
 
 
 
 
 
 
 
 
 
 

SPD  

Emerging Policy  

None √ 

http://www.londontown.com/LondonStreets/Boro/Merton
http://www.merton.gov.uk/environment/planning/planningpolicy/ldf/sites_policies_plan/sp4.3a_submission_draft_plan_with_amends_incorporated_oct13.pdf
http://www.merton.gov.uk/environment/planning/planningpolicy/ldf/sites_policies_plan/sp4.3a_submission_draft_plan_with_amends_incorporated_oct13.pdf
http://www.londontown.com/LondonStreets/Boro/Newham


Redbridge Local Plan/ DPD   None. 
 
 
 
 
 
 
 
 

SPD  

Emerging Policy  

None √ 

Southwark Local Plan/ DPD  None. 

SPD  

Emerging Policy  

None √ 

Sutton Local Plan/ DPD  None. 

SPD  

Emerging Policy 
 

 

None 
 

√ 

Tower Hamlets Local Plan/ DPD  None. 

SPD 
 

 

Emerging Policy 
 

 

None 
 

√ 

Waltham Forest Local Plan/ DPD  
 

 None. 
  
 
 
 
 
 
 
 
 
 

SPD 
 

 

Emerging Policy 
 

 

None  
 

√ 

http://www.londontown.com/LondonStreets/Boro/Redbridge
http://www.londontown.com/LondonStreets/Boro/Southwark
http://www.londontown.com/LondonStreets/Boro/Sutton
http://www.londontown.com/LondonStreets/Boro/Tower-Hamlets
http://www.londontown.com/LondonStreets/Boro/Waltham-Forest


Wandsworth Local Plan/ DPD 
 
SPD 
 
Emerging Policy 
 
None 

√ 
 
 
√ 

Development Management Policies Document (2012) - 

http://www.wandsworth.gov.uk/downloads/file/5938/development_management_policies_document_dmpd_a
dopted_version_february_2012 
  
Policy DMH 5- Alterations and extensions: 
a. In addition to satisfying the relevant criteria of Policies DMS2, DMH2 and DMH4, 
proposals for extensions and alterations to existing residential properties will 
be permitted where: 
 

i. an extension is well designed, uses appropriate materials and is not so large that it dominates and 
competes with the original building; 

ii. an extension, dormer window or other alteration to a roof is confined to the rear of the building but 
where it is visible from the street or any other public place, it is sympathetic to the style of the 
building, not visually intrusive and does not harm either the street scene or the building's 
appearance; 

 
iii. side extensions do not cause a terrace effect by in-filling the spaces between detached or 

semi-detached buildings; 
iv. extensions or free-standing structures are not erected in front of houses where they would be 

visible from the highway; 
v. in the case of conversions, refuse storage enclosures and service boxes are sited 

unobtrusively and do not detract from the appearance of the building or amenity; 
vi. at least a depth of 6m of the original rear garden will remain free of buildings and structures 

including lightwells, in front gardens no buildings or structures will be permitted, and where 
lightwells are proposed, at least 50% of the original front garden depth will remain and the 
criteria set out in Policy DMH7 are met; 

vii. hardstandings do not dominate the appearance of front gardens or cause harm to the 
character or appearance of the dwelling or the street. In conservation areas, hardstandings are 
unlikely to be acceptable in line with the relevant Conservation Area Appraisal Strategies. The 
policy relating to permeable surfacing of hardstandings is set out in Policy DMS6. 
 

b. Further detailed guidance on householder development is provided in Supplementary Planning Guidance 
on Making More of Your Loft, Residential Basement Extensions, Hardstandings for Cars, and will be 
provided in a replacement Housing Supplementary Planning Document. 
  
Housing SPD (2012) - http://www.wandsworth.gov.uk/downloads/file/7525/housing_spd_dec_2012 - 

Chapter 4 deals with basement extensions.  

 

http://www.wandsworth.gov.uk/downloads/file/5938/development_management_policies_document_dmpd_adopted_version_february_2012
http://www.wandsworth.gov.uk/downloads/file/5938/development_management_policies_document_dmpd_adopted_version_february_2012
http://www.wandsworth.gov.uk/downloads/file/7525/housing_spd_dec_2012


Basement Developments : review of planning implications 

LB Richmond upon Thames 
 

 

 

  
J:\RTP_CURRENT\30045 LB Richmond Basement Developments (JP)\002 
Reports\Final Draft\02 06 14  LBRuT Basements Final Report.docx 

Appendix C  Compass Appeal Search Results 

 
 
 



















































































































Basement Developments : review of planning implications 

LB Richmond upon Thames 
 

 

 

  
J:\RTP_CURRENT\30045 LB Richmond Basement Developments (JP)\002 
Reports\Final Draft\02 06 14  LBRuT Basements Final Report.docx 

Appendix D  Ground & Groundwater Technical 
Note  

 
 
 
 
 
 
 
 
 
 
 
 
 



 

TECHNICAL NOTE 

 
J:\30045 Richmond Basements\#geo\05 Reports etc\LBRuT basemsnt geo_rev1.docx 
 
 
Page 1 of 8 
 
 

Job Name: Options for Basement Development for  

London Borough of Richmond upon Thames 

Job No: 30255/001 

Note No: 001 (Rev01) 

Date:  28/03/2014 

Prepared By:  Arie Zamler 

 

Subject:  Ground and Groundwater Conditions in the London Borough of Richmond 
Upon Thames and Potential Impacts of Basement Developments  

 
Introduction 
 
Peter Brett Associates LLP (PBA) is instructed by the London Borough of Richmond upon Thames 
(LBRuT) to prepare a Report outlining the Council’s policy and development management options for 
basement and subterranean developments in the Borough. 
 
This Technical Note presents a high level review and preliminary assessment of how policy and 
guidance can be formulated in respect of ground and groundwater impacts and land instability that will 
need to be considered for new residential basement developments generally, and specifically to the 
LBRuT. 
 
In preparing the Note we have used available published records including topographical, geological 
and hydrogeological maps, geological memoirs and other information and data available in the public 
domain in order to undertake a preliminary review of ground conditions in the Borough. 
 
The Note also includes a review of the technical aspects of ground and groundwater related planning 
policies for new basements in other London Boroughs and their supporting technical reports where 
these are available. This note should be read alongside a separate Technical Note on flooding and 
drainage at Appendix 5 of the main report. 
 
Main Impacts  
 
The design and construction of basement developments or basement extensions in a dense urban 
environment is challenging but is likely to be feasible for most locations provided that suitable 
structural and technical assessments are undertaken and that the basement is designed and 
constructed in accordance with current industry guidance, and the works are carried out by 
experienced and qualified engineers and contractors. 
 
Notwithstanding the above, basement developments can affect the environment and nearby structures 
in a number of ways. A summary of the environmental impacts relating to ground and groundwater 
conditions are presented below: 
 
Groundwater Impacts Basements that are constructed just above or below the groundwater table 
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can act as barriers in the ground diverting groundwater flow around them with the risk of causing a 
build-up of groundwater on the upstream site and depletion downstream. Spring flows can be affected 
and the disruption to groundwater flow can cause new springs to emerge (groundwater flooding), 
waterlogging in gardens, and water quality changes in spring fed streams and ponds. 
 
Land Instability Changes to the groundwater regime, excavation into weak sidelong ground, and 
removal of vegetation as part of basement construction can all affect the inherent stability of the 
ground and that can increase the risk of large scale ground instability such as landslide. 
 
Temporary Works During temporary works, abstraction (dewatering) of water by pumping in 
excavations below the groundwater table is necessary to maintain a dry working environment. 
Dewatering may have an impact on the groundwater regime in the vicinity of the basement. Even 
temporary groundwater lowering may induce settlement under and in the near vicinity of the 
excavation.  Excavations will always cause some movement in the surrounding ground potentially 
impacting the overall stability of slopes in the vicinity of the basement and adjacent structures and 
infrastructure.  All of these aspects are required to be addressed by the designer of the scheme and 
the contractor that carry out the works. 
 
Topography, Drainage and Urban Development  
 
The River Thames meanders through the Borough with the western and eastern parts of the Borough 
situated to the north and south of the river, respectively. The majority of the Borough is situated on the 
historical flood Plain of the River Thames with the exception of an area of higher topography in the 
south-east of the Borough including Richmond Hill and Richmond Park, East Sheen and parts of 
Richmond Town Centre. 
 
Ground level in the western part of the Borough generally falls gently from west to east towards the 
River Thames.  Levels are about 20 m OD in the west falling to about below 5 m OD along the River 
Thames. In some eastern parts of the Borough the ground levels are below 10 m OD falling gently 
towards the River Thames and its tributaries. The ground levels at Richmond Park are about up to 56 
m OD falling gently to the north towards the River Thames, and to the east towards the Beverley 
Brook. Ground level along the western side of Richmond Hill and parts of Richmond Park fall relatively 
steeply to the west. 
 
The River Thames is the main watercourse that crosses the Borough. River Crane and Beverley Brook 
are its main tributaries in the western and eastern parts of the Borough, respectively.  The River 
Thames is tidal downstream of Teddington Lock, and has a maintained level upstream of the weir. 
 
The Borough includes a number of heritage features both in the built form and in open spaces 
including Richmond Park, Bushy Park, Hampton Court Palace and Park, Royal Botanic Gardens and 
Ham Lands. The scope of new basements to listed buildings are generally more restrictive due to 
requirements set out in the Planning (Listed Buildings/Conservation Areas) Act 1990 and the need to 
ensure that there is no substantial harm or loss of significance to those designated assets.  As such, 
these areas are not considered significant in the context of this review. 
 
An extract of the OS map is presented as Figure 1. 
 
Published Geology 
 
The Borough is situated within the London Basin which is dominated by thick strata of the London 
Clay Formation underlying the basin. The London Clay Formation is covered by younger strata 
throughout the majority of the Borough. Throughout the Borough the London Clay is underlain at depth 
by the Lambeth Group and the Seaford and Newhaven Chalk Formations (formerly denoted the Upper 
Chalk). The thickness of the London Clay Formation in the Borough is between about 50 to 60 m thick, 
as such, the strata below the London Clay Formation are not considered relevant to basement 
developments. 
 
Above the London Clay, most of the lower land in the Borough is covered by superficial soils 
comprising mainly River Terrace Deposits of Pleistocene Age.  Recent Alluvium is present alongside 
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the River Thames and its tributaries across the Borough and a veneer of Langley Silt locally overlies 
the River Terrace Deposits. Head Deposits formed by natural geomorphological processes and 
consisting typically of weathered and softened London Clay intermixed with superficial soils are locally 
present on higher ground. 
 
The natural soils are locally overlain by Made Ground associated with the former and present 
developments. 
 
A summary of the ground conditions at the Borough are presented in the table below.  
 

Strata Typical Description 
Typical 

Thickness 
(m) 

Occurrence 

Superficial Deposits (Recent and Pleistocene)  

Alluvium  clay, silt, sand and peat up to 3   Alongside the River Thames and its tributaries 

Head Deposits Intermix of clay, silt sand 
and gravel 

Up to 5 Locally present on higher ground  

Langley Silt Silt and clay Typically 1 to 3 

locally up to 5 

Locally present in Twickenham and Richmond 

River Terrace 
Deposits 

Predominately sand and 
gravel with lenses of silt, 
clay and peat. 

Up to 10,  
but much thicker 
where infilling 
deep hollows in 
the Surface of 
the London Clay. 

Present across the majority of the lower ground 
across the Borough (Taplow Gravel and Kempton 
Park Gravel Formations) and on the higher ground 
in Richmond Park (Black Park Gravel Formation). 

Solid Geology (Eocene Age)   

London Clay 
Formation 

Fissured clay with thin 
beds or partings of silt and 
little fine sand. 

50 to 60  Present throughout the Borough underlying 
younger deposits and outcrops in and around 
Richmond Park. The Claygate Member, which is 
the top member of the London Clay Formation 
locally outcrops at the higher ground of 
Richmond Park adjacent to the southern boundary 
of the Borough. 

 
Solifluction processes caused by periglacial conditions during the Pleistocene glaciations created 
solifluction

1
 and downhill movement in the near surface soils. Solifluction may have left sub-horizontal 

sandy and silty layers in the near surface soils, and as a result incipient shear surfaces (or planes of 
weakness) can be present in natural slopes formed in the London Clay Formation leaving them in a 
marginally unstable (meta-stable) condition.  

 
An extract of the geological map is presented as Figure 2. 
 
Hydrogeology 
 
The London Basin comprises two main water bearing strata (aquifers).  The Upper Aquifer comprises 
the groundwater within the River Terrace Deposits. The Lower Aquifer comprises the groundwater 
within the Thanet Sand and Chalk, which lie beneath the London Clay and the Lambeth Group 
Formations. The London Clay Formation acts as a very low permeability barrier (an aquiclude) 
between the groundwater in the near surface deposits in the Upper Aquifer, and the Lower Aquifer.  
As such, the Lower Aquifer is not considered further in relation to basement construction in the 
Borough. 

                                                 
1
 Solifluction - a gradual downhill movement of the near surface soils occurring at the edge of areas 

affected by glaciation  
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The London Clay Formation has typically low mass permeability, however, groundwater flow through 
the formation, although imperceptible, does take place and may need to be considered for basement 
development.  The hydraulic properties of the London Clay Formation are well documented. Overall 
groundwater flow rates in the London Clay Formation are expected to be very low. However, slightly 
higher horizontal permeability may exist in the near surface soils where solifluction and weathering 
processes have left sub-horizontal sandy and silty beds. 
 
The permeability of the River Terrace Deposits is high.  The River Terrace Deposits and the Alluvium 
are usually in hydraulic continuity with the River Thames, modified locally to some extent by  
man-made structures such as river walls etc.  The water level in the River Thames whether tidal or 
maintained by Teddington Weir is the overriding control on the groundwater level in the Alluvium and 
the River Terrace Deposits.  The groundwater flows from the higher ground towards the River Thames 
and its tributaries with limited local variations associated with factors such as surface water infiltration 
from areas of hard standing and leaking drains.  The groundwater levels downstream of Teddington 
Weir may fluctuate as a result of the tidal influence of the river. 
 
Basement Developments and Major Impacts 
 
A summary of the major impacts potentially caused by basement construction is presented in the table 
below. 
 

Condition Occurrence  
Potential Major Impacts 

Groundwater Dewatering is likely to be 
required for basements 
constructed below the 
groundwater table in higher 
permeability soils.  

 Any dewatering required for basement construction will 
create groundwater drawdown in the surrounding ground 
that can have an adverse impact on existing springs, 
streams and ponds. (Temporary) 

 Lowering the groundwater level may induce settlement in 
soils (and any structures founding them) around and 
below the excavation. (Permanent) 

 Dewatering can also induce settlement due to loss of 
fines, if the groundwater lowering system continually 
pumps silt and sand sized particles in the discharged 
water. (Permanent) 

 Basements can obstruct the 
natural groundwater flow 
resulting in a local rise in 
groundwater level up the gradient 
side of the basement and a fall in 
groundwater level on the down 
gradient side. 

 Existing subterranean structures (basements, tunnels, 
sewers etc.) can get flooded due to groundwater rise.  
Spring flows can be affected or the disruption to 
groundwater flow could cause new springs to emerge 
(groundwater flooding), waterlogging in gardens, and 
water quality changes in spring fed streams and ponds. 

 Changes in the groundwater 
regime in the vicinity of a 
basement may mobilise 
contaminants. 

 Changes in the groundwater regime as part of temporary 
works (dewatering) or as a result of a completed 
basement (groundwater rise or fall) may introduce 
contaminants in the soil (leaching) or mobilise 
contaminants that exist in the aquifer but are relatively 
immobile, and benign, In extensive case the flow path of 
contaminant plumes in groundwater may be altered. 

Land Stability Changes to the groundwater 
regime, excavation into weak 
sidelong ground, and removal of 
vegetation as part of basement 
construction could all affect the 
inherent stability of the slopes 
and could trigger instability in 
clay soils. 

 Slope in particular where solifluction processes or past 
failures have created incipient planes of weakness are 
prone to instability. As a rule of thumb, slopes steeper 
than 8 degrees on the London Clay and the Claygate 
Member are potentially unstable in which case the 
excavation for a basement could trigger large scale land 
instability. 
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Groundwater Impacts Any subterranean structure that is situated just above or within the 
groundwater table may be prone to groundwater flooding, however, provided that basements are 
designed and constructed in accordance with industry guidance, groundwater ingress into a 
completed basement is not likely to be an issue. 
 
The majority of the residential areas within the Borough are situated on relatively low lying land where 
the River Terrace gravels are present near surface, underlain by the London Clay Formation, below.  
 
A basement constructed below the groundwater table in these ground conditions will locally obstruct 
the natural groundwater flow resulting in a local rise in groundwater level on the up gradient side of the 
basement and a fall in groundwater level on the down gradient side. However, for a small isolated 
basement this impact is likely to be very localised because it is a relatively small volume of structure in 
a large expanse of aquifer with a relatively high permeability.  Therefore, the groundwater will still be 
able to flow around and potentially below the basement. As such, in general the impact of isolated 
small single storey basements are unlikely to have a significant effect on the groundwater regime in 
the Borough. 
 
Changes in the groundwater regime may introduce or mobilise contaminants in the Upper Aquifer. A 
rise in the groundwater level may cause leaching of contaminants from soils that are normally above 
the groundwater table into the groundwater. Furthermore, changes in the groundwater flow patterns 
may cause remobilisation of contaminants that are already within the aquifer but are relatively stable. 
It is possible the changes in groundwater flow and contaminants plume patterns may give rise to new 
hazards. 
 
The cumulative effect of incremental development of a number of basements in close proximity can 
potentially have a significant impact on the groundwater regime in the/at locality. This is more likely 
when the basements are large, and if the cumulative impacts are not identified in the design stage. 
 
Land Stability Changes to the groundwater regime, excavation into weak sidelong ground, and 
removal of vegetation as part of basement construction can all affect the inherent stability of the 
ground and may trigger instability in clay soils particularly where solifluction processes or past failures 
have created incipient planes of weakness. As a rule of thumb, slopes at steeper angles than 
8 degrees to the horizontal and comprising soils of the London Clay and the Claygate Member are 
potentially unstable. 
 
Most of the land in the Borough has ground slopes at much shallower than 8 degrees. However, 
locally steeper slopes are present along the western edge of Richmond Park.  The majority of this land 
is not used for residential development with the exception of the western part of Richmond Hill. There 
are historical records of landslides in the Terrace and Buccleuch Gardens areas situated on the 
western slopes of Richmond Hill. 
 
It should be noted that this Note only addresses the stability hazard in the area around the property 
and the risk of large scale site wide ground instability such as landslide as a result of a proposed 
basement. Movements of the closely surrounding soil and nearby structures as a result of the 
excavation and the basement construction is reviewed separately in Section 4 of the main Report 
provided to LBRUT. 
 
The potential hazards and impacts described above are by no means unique to LBRuT, and can occur 
elsewhere in the Greater London Area. Therefore this Note has includes consideration on how other 
London Boroughs have addressed these matters for consideration during the determination of 
planning applications for basement developments.  
 
Planning and Basement Developments in other London Boroughs 
 
London Borough of Camden (LBC) The shortage of development land and high property values in 
LBC has given rise to the extensive development of basements in residential areas.  The topography, 
ground and groundwater conditions in parts of LBC are prone to land instability and local flooding if the 
natural conditions are adversely disturbed. Therefore, LBC has adopted Policy DP27 in its Camden 
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Development Policies DPD (2010) supported by Camden Planning Guidance CPG 4 (a 
Supplementary Planning Guidance) and the ‘Camden Geological, Hydrogeological and Hydrological 
Study Guidance for Subterranean Development’ by consultants Arup that sets out a rigorous 
Basement Impact Assessment (BIA) process that has to be undertaken to support any new planning 
application for a basement development in the Borough.  
 
The BIA follows the format of the Environmental Impact Assessment (an EIA) process. The stages are 
as follows:  
 

 Screening 

 Scoping 

 Site investigation and study 

 Impact assessment 

 Review and decision making  
 
The first stage of the BIA is screening and identification of any matters of concern that may be 
required to be investigated.  The outcome of the screening process dictates whether further 
assessment is required, i.e. if a full BIA including a ground investigation and assessments is likely to 
be required to support the planning application. 

 
Where a full BIA is required the assessment process covers all the impacts described above 
supported by a ground investigation, geotechnical and structural engineer’s reports and preliminary 
design calculations where necessary for the retaining walls and any temporary support systems. 
 
Royal Borough of Kensington and Chelsea (RBKC) RBKC adopted Core Strategy Policy  
CL2 (g) (2010) sets out the Council’s existing policy on basement development. The Council also has 
an adopted ‘Subterranean Development SPD’ (2009). The Core Strategy and SPD are currently under 
Partial Review and the Council published a ‘Basements Publication Planning Policy - Partial Review of 
the Core Strategy’ document for consultation in February 2014. 
 
In 2013 a scoping Study was completed by Alan Baxter that considers a range of issues in relation to 
residential basements in the Borough. These include the geology, groundwater, structural and 
civil engineering considerations, the Party Wall Act, sustainability and construction issues. The Study 
proposes a restriction on the plan area of a basement in a garden and requires a minimum thickness 
of topsoil above a basement in a garden to be 1 m thick. 
 
The Study sets out the work that should be submitted with a planning application for a basement 
development. The work includes a desk study and ground investigation to establish the ground 
conditions in relation for the basement development. An Engineering Design and Construction 
Statement (EDCS) is required to be completed by a Chartered Engineer to cover various aspects of 
basement design including: ground conditions, groundwater, surface water, structural and other 
potential impacts. In addition, there are a number of other statements to be included in submission of 
a planning application including: Construction and Demolition Management Plan (CDMP), 
Construction Traffic Management Plan (CTMP), Sustainability Statement, Landscape and Planting 
Statement. 
 
Westminster City Council (WCC) Applications for basement developments are currently determined 
with reference to the Core Strategy (adopted 2011) and ‘saved’ policies in the Unitary Development 
Plan. Westminster recently consulted on a single issue City Management Plan (CMP) Revision in 
October 2013 which sets out a detailed policy for basement developments. 
 
A Scoping Report by Alan Baxter was completed in 2013 considering the main issues related to 
basement construction and proposed the scope of work required to support a planning application for 
basement development. It is recommended that a Structural Methodology Statement (SMS) including 
self-certification of contents from a Chartered Civil or Structural Engineer will accompany every 
application. The SMS should include a desk study, ground investigation and demonstrate how the 
design will address the ground conditions, groundwater, drainage, existing trees and infrastructure, 
structural engineering of existing structures and the proposed basement. In addition, 
a Construction Management Statement (CMS) is recommended to be included in the package of 
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documents required for planning applications. The CMS should address the issues likely to impact on 
neighbours and those who use the surrounding roads.  
 
Brent Council   Brent published a ‘Basements Practice Guide’ in October 2013 which has been 
endorsed by the Planning Committee as an interim arrangement for requesting additional information 
including site surveys, a Construction Statement and a Build Methodology Statement for basement 
applications. The Local List of Validation Requirements will be formal amended to include these 
documents. In general the minimum requirements to accompany a planning application for a 
basement development includes the following: 
 

 Desk Study 

 Site Survey. 

 Construction Statement 

 Build Methodology 
 
At this stage, it is envisaged that any residential basement development in Brent will be required to be 
supported by a report by a qualified structural engineer which details the proposed construction and 
build methodology and how this relates specifically to the site. It is anticipated that this will involve a 
detailed site survey of buildings, levels and landscaping. It would also require a desk study of any site 
specific geological or hydrological considerations with appropriate site investigations if this is then 
required. 
 
Hammersmith & Fulham Council  Specific guidance for basement developments is set out in the 
adopted Development Management Local Plan (2013) DPD (Policy DM A8) and the Planning 
Guidance SPD (2013) (Housing Policy 9 and Design Policy 13). Policy DMA8 and the SPD requires 
that a new or basement extension should meet specific criteria set out in the document. The SPD 
requires that a Subterranean Construction Method Statement carried out by a qualified structural 
surveyor or civil engineer is submitted with the planning application for a basement development.  
 
Conclusions and Recommendations 
 
The nature of the residential development in LBRuT differs from that in parts of Central London where 
the density of development and heritage constraints are such that there is more limited opportunity to 
extend existing residential properties in height or plan laterally.  The ground and groundwater 
cumulative effect of basement developments (some large and multi-level) in close proximity to each 
other and a number of construction “incidents” in the past has resulted in some London Boroughs 
adopting prescriptive policies and guidance for all planning applications for basement developments. 
Some of the measures set out in these policies include requirements to control potential ground and 
groundwater related risks. One disadvantage of this approach is the cost to the Council and resources 
needed to review all of the technical assessments submitted. In some cases external consultants are 
required to review these documents on behalf of the LPA. 
 
At this stage it is envisaged that for ground and groundwater impacts could be managed through an 
initial screening process which will dictate the level of supporting information required for a planning 
application for a basement development. A Construction Management Plan type document stating 
how the basement is going to be constructed, and addressing the potential issues of temporary works 
and the construction method could be required for each basement development, however, large or 
deep basements in areas identified as of higher ground related risk may require much more detailed 
ground and groundwater technical studies in support of the application. 
 
Detailed ground and groundwater assessment will be required mainly for basements that are situated 
in a high risk zones for groundwater hazard, slope instability, ground contamination or if the area is 
located in an area of high density basements. It is possible that a basement larger than a certain plan 
area or more than a single storey in depth could also trigger the requirement for a more detailed 
assessment.  
 
To facilitate formulation policy and guidance based on this approach, it is recommended that a 
detailed review of the main issues that are related to ground, groundwater and contamination impacts 
related to basement development is undertaken for new basement development in the Borough. The 
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detailed review will include information on the geology, groundwater levels, groundwater flow direction, 
contamination risk, natural slope angles, historical records of ground instability at the Borough, and 
intensity of basements at the Borough.  The output of the Study will be presented in a series of plans 
possibly in a GIS platform interface or as a resource on the Council’s website for utilisation by various 
users 
 
The Study will zone the Borough into areas of higher risk of impact where further assessment relating 
to ground and groundwater hazards, and ground contamination for basement development is required 
and zones of relatively low risk, where detailed assessment can be screened out. The Study will 
describe the level of information required for basement planning applications in risk category identified 
from the screening process. The Study will also list the information required as part of the detailed 
ground and groundwater assessment required to support a basement development situated in a 
higher risk ground, groundwater zone or stability zonal area.  
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Job Name: Options for Basement Development for  

London Borough of Richmond upon Thames 

Job No: 30045/001 

Note No: 001 

Date:  10/03/2014 

Prepared By:  John Pulsford 

 

Subject:  Flooding and Drainage in the London Borough of Richmond Upon 
Thames and Potential Impacts of Basement Developments  

 
INTRODUCTION 

PBA is instructed by the London Borough of Richmond on Thames (LBRuT) to prepare a Report 
outlining the Council’s policy and development management options for basement and subterranean 
developments in the Borough. 

This Technical Note presents a high level review and preliminary assessment of how policy and 
guidance can be formulated in respect of ‘hydrology’  which in this context is taken to include flood risk 
and drainage, including groundwater flooding that will need to be considered for new residential 
basement developments generally, and specifically to the LBRuT. A separate Technical note is 
provided on ground and groundwater impacts of basements developments. 
 
The Note also includes a review of the technical aspects of hydrology  related planning policies for 
new basements in other London Boroughs and their supporting technical reports where these are 
available. 
 
FLOOD RISK TO BASEMENTS 
 
It is important that the design and construction of basement developments investigates all sources of 
flooding. These sources can give rise to a flood risk at the site and for some types of flooding the 
basement can also give rise to an increase in flood risk elsewhere.  

The sources of flooding are: 

• Groundwater 
• Fluvial – rivers and watercourses 
• Tidal  
• Public sewers (foul, surface water or combined) 
• Private drains on or adjacent to the property 
• Highway drainage 
• Culverted watercourses 
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• Man-made navigations or canals (including failure of retaining structures) 
• Lakes and Ponds 
• Reservoirs (as currently defined in the Reservoirs Act, i.e. greater than 25,000m3 in volume above 

surrounding ground. This will reduce to 10,000m3 when the FWMA 2010 is enacted). 
 
In general, a Flood Risk Assessment (FRA) accompanying planning applications for basements 
developments should address all these forms of flooding in accordance with the requirements of 
NPPF. In some cases the forms of flooding in combination will need to be assessed.  
 
The potential flooding impacts of basement and subterranean developments include direct 
groundwater flooding of the basement by ingress through the base or walls or water inundation 
through overtopping of property thresholds. 
 
The Technical Note for Ground and Groundwater Conditions at Appendix 3 of the main report, details 
the management of direct groundwater flooding.  Typically, this is prevented by appropriate structural 
design and detailing to ‘waterproof’ (tank) the basement.  This Technical Note deals with water that 
overtops the threshold level of the property from the sources described above. 
 
FLOOD RISK AND TIDAL RISK IN RICHMOND 
 
The evidence base for the addressing the specific sources of flood risk and how they are assessed 
within LBRuT are set out below: 

Strategic Flood Risk Assessment 
 
LBRuT have prepared a Strategic Flood Risk Assessment (SFRA) to appraise the risk of flooding in 
the area. The aim is to avoid inappropriate development in areas at risk of flooding, and to direct 
development away from areas at highest risk.  
 
The Level 1 SFRA was originally produced for the Council in June 2008 and was updated in 2010 it 
has been used as background evidence document for the Council's Local Development Framework, 
and in particular for the Core Strategy.  The SFRA is used to inform land allocations, to facilitate the 
application of the Sequential Test and in particular, advise Development Management, Emergency 
Planners and developers on flood risk matters.  
 
The SFRA addresses and identifies the following sources of flood risk in Richmond: 
 
• Fluvial and Tidal Flooding - Delineation of the PPS25 Flood Zones 
• Delineation of Zone 3b Functional Floodplain 
• Delineation of Zone 3a High  
• Delineation of Zone 2 Medium Probability 
• Delineation of Zone 1 Low Probability 
• Assessment of Risk to Life (Flood Hazard) 
• Surface water  
• Areas Susceptible to Surface Water Flooding 
• Local Drainage Issues 
• Groundwater  
• Sewer flooding 
• Climate Change 
• Residual Risk of Flooding  
 
The SFRA is located at the following link: http://www.richmond.gov.uk/flood_risk_assessment 
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The SFRA includes detailed mapping for key areas within the Borough (Figures 01 to 11) and shows 
the extent of the area protected by flood defences.  Figure 1, shows the Overview Map of the LBRuT 
SFRA extracted from this document. 

 
Figure 1: London Borough of Richmond upon Thames SFRA Overview Map 
 
The SFRA confirms a large proportion of the LBRuT is situated in close proximity to the River Thames 
and its tributaries.  The River Thames, River Crane, Duke of Northumberland River and Beverley 
Brook are all key features of the Borough, and all pose a potential risk of flooding to some degree.  
The upstream extent of tidal influence within the River Thames is Teddington Weir, and therefore 
there is not only fluvial flooding but also tidal flooding.   Groundwater and surface water (flash) flooding 
also pose a risk. 

The SFRA also confirms that reported localised flooding incidents are typically as a result of blocked 
gullies and/or culverts, sewer flooding or surface water flooding. 

The SFRA also says the LBRuT is very susceptible to surface water flooding.  This is of concern within 
the Council, particularly within areas situated at the base of steep escarpments (e.g. at the foot of 
Richmond Park) where runoff drains downhill very quickly during heavy rains, and the local drainage 
system is unable to cope. 

 
Surface Water Management Plan 
 
A Surface Water Management Plan (SWMP) has been produced for the London Borough of Richmond 
upon Thames, along with the Preliminary Flood Risk Assessment, as part of the ‘Drain London’ 
project.  
 
This assesses the surface water flood risk across an area using both historical information and 
undertaking pluvial modelling to determine the future flood risk for a range of rainfall events. These 
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identify the areas of significant surface water and groundwater risk and options to address the risk of 
flooding. 
 
The SWMP addresses and identifies the flood risk from the following sources: 
 
• Surface Water Flooding 
• Ordinary Watercourse Flooding 
• Groundwater Flooding 
• Sewer Flooding 
• Other Influences 
• Critical Drainage Areas 
 
The SWMP is located at the following link: 
http://www.richmond.gov.uk/surface_water_management_plan 
 
Preliminary Flood Risk Assessment 

The Preliminary Flood Risk Assessment (PFRA) is a high level summary of the significant flood risk for 
the LBRuT and is a coarse assessment for identifying potential local sources of flood risk.  It is based 
on readily available information and describes the probability and consequence of past and future 
flooding. 

The PFRA considers flooding from the following sources;  
• surface runoff, 
• groundwater, 
• sewers 
• ordinary watercourses; and 
• any interaction these have with main rivers and the sea. 
 
The PFRA is located at the following link: 
http://www.richmond.gov.uk/pfra_richmond_incl_all_appendices.pdf 
 
Other Sources of Information 
 
There are a large number of information sources available to identify flood risk for any area in the 
country. For some time the initial data available from the EA was in the form of web-site based Flood 
Maps that defined the fluvial and tidal flood risk in terms of the probabilities set out in PPG25/PPS25, 
These were based on hydraulic modelling outputs using various modelling techniques or recorded 
flooding extents. 
 
In addition to fluvial and tidal flood probabilities, information was provided by the EA for groundwater in 
the form of aquifer designations and identification of groundwater source protection zones. 
Local Authorities have produced Strategic FRAs (SFRA) as required under PPS25 and these are often 
based on EA modelling and usually include ‘development control’ recommendations. 
 
This EA information has been supplemented recently with more information in the form of interactive 
maps on surface water flooding, and flooding from reservoirs. These are available from the EA ‘What’s 
in my Backyard?’ web-site and relevant maps include: 
 
• Flood Map for Planning (Rivers and Sea) 
• Risk of Flooding from Rivers and Sea 
• Risk of Flooding from Reservoirs 
• Risk of Flooding from Surface Water 
• Flood Warning Areas 
• Groundwater. 
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Local authorities including LBRuT have also produced  Surface Water Management Plans (SWMP) 
that outline the preferred surface water management strategy for their area, Preliminary Flood Risk 
Assessments (PFRA)  that provide a high level screening to identify areas at risk of flooding from all 
sources. 
 
Further information is available to applicants from the British Geological Survey (BGS) on surface and 
deep geology, possible water wells and groundwater flooding risk and from mapping. 
 
Thames Water provides details on historic public sewer and water main flooding. 
 
A summary of sources available for applicants within LBRuT are covered in the Table 1 below: 

Source Description From Covers Reference Comment 

EA Flood Map for 
Planning (From Rivers 
and Sea) 

EA web-
site 

NPPF Flood Zones  Flood zones assume no 
defences present 

EA Aquifers EA web-
site 

   

EA Risk of Flooding from 
Rivers and Sea 

EA web-
site 

Probabilities   

EA Risk of Flooding from 
Surface Water 

EA web-
site 

Probabilities and depths   

EA Risk of Flooding from 
Reservoirs 

EA web-
site 

Area of inundation due to ‘worst 
case’ combined reservoir failures 

 Parts affected by failure of 
large water supply 
reservoirs via Thames plus 
Pen Ponds in Richmond 
Park 

EA Groundwater EA web-
site 

   

EA Flood Warning Areas EA web-
site 

   

EA Product 4 Data On request 
from EA 

Flood history, flood zones, flood 
levels from modelling and flood 
defences 

  

LBRuT Geology Overview SFRA Groundwater Figure B  

LBRuT Groundwater Flooding 
Incidents 

SFRA Groundwater Figure D  

LBRuT Fluvial Flooding SFRA Fluvial Figures 01-11 Covers specific areas 
within the Borough 

LBRuT Fluvial Flooding SFRA Flood Defences Figure D  

LBRuT Areas susceptible to 
Surface Water 
Flooding 

SFRA Surface Water (pluvial) Figure G  

LBRuT Flood Hazard SFRA Fluvial and Tidal Figures C-1 
and C-2 

 

LBRuT Surface Water 
Flooding Incidents 

PFRA Surface Water Figure 1  

LBRuT Fluvial Flooding 
Incidents 

PFRA Fluvial Figure 1  

LBRuT Groundwater Flooding 
Incidents 

PFRA Groundwater Figure 2  

LBRuT Sewer Flooding PFRA Public Sewers Figure 3  

LBRuT Surface Water 
Flooding Potential 

SWMP Surface water flooding for 1% 
AEP 

Figures 3.8.1 -
.6 

Covers Critical drainage 
areas in detail 

LBRuT Surface Water 
Flooding Hazard 
Rating 

SWMP Surface water hazard rating for 
1% AEP 

Figures 3.8.1 - 
.6 

Covers Critical drainage 
areas in detail 

Ordnance 
Survey 

Mapping OS Adjacent topography and springs   
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Table 1: Sources available for applicants within LBRuT 
 
 
REVIEW OF EXISTING GUIDANCE & LEGISLATION 
 
National Planning Policy 
Basement development falls under the Party Wall Act 1996 that was designed to control development 
either side of a party wall to ensure that the integrity and function of any shared wall is preserved. The 
Party Wall Act sits outside of the planning process and therefore the main method of controlling 
basement development available to the planning authority is planning policy, both national and local. 
 
The main national policy guidance with respect to hydrology (i.e. flood risk) is the National Planning 
Policy Framework (NPPF) and this replaced various Planning Policy Statements (PPS). For flood risk, 
PPS25 Development and Flood Risk is now superseded by guidance in the NPPF. PPS25 was 
supported by a Practice Guide that remains in place and has not been formally withdrawn or 
superseded when the NPPF was published.  
 
Within the NPPF, flood risk is addressed within paragraphs 100-108. Paragraph 103 is particularly 
relevant and states:  
 

‘When determining planning applications, local planning authorities should ensure that flood risk is 
not increased elsewhere and only consider development appropriate in areas at risk of flooding 
where, informed by a site specific flood risk assessment following the Sequential Test, and if 
required the Exception Test, it can be demonstrated that: 

 
a) Within the site, the most vulnerable development is located in areas of lowest flood risk unless 

there are overriding reasons to prefer a different location; and 
b) Development is appropriately flood resilient and resistant, including safe access and escape 

routes where required, and that any residual risk can be safely managed, including emergency 
planning; and it gives priority to the use of sustainable drainage systems’. 

 
Paragraph 104 also states: 
 

‘For individual developments on sites allocated in development plans through the Sequential 
Test, applicants need not apply the Sequential Test. Applications for minor development and 
changes of use should not be subject to the Sequential or Exception Tests but should still 
meet the requirements for site specific flood risk assessments’ 

 
The Technical Guidance to the NPPF provides more detailed technical guidance on Flood Risk and 
Minerals policy and essentially carries forward guidance from the main body of PPS25. It covers the 
definition of flood zones (Table 1), flood risk vulnerability classification (Table 2) and the compatibility 
between the flood zones and vulnerability (Table 3).  
 
In the Technical Guidance Table 2, basement dwellings are classified as ‘highly vulnerable’ uses. 
Guidance with Table 3 suggests that these should not be permitted in Flood Zones 3a and 3b and only 
permitted in Flood Zone 2, if the Exception Test is satisfied. 
 
Paragraph 9 of the Technical Guidance sets out the requirements of site specific Flood Risk 
Assessments (FRA) and in particular it requires FRAs to ‘identify and assess the risks of all forms of 
flooding to and from the development and demonstrate how these flood risks will be managed so that 
the development remains safe throughout its lifetime, taking climate change into account.’ 
 

BGS Geology Maps BGS Surface and deep geology   

BGS Geoindex BGS web-
site 

Water wells   

Thames 
Water 

DG5 TW Public 
Utilities 

Public sewers and water mains   



High Level Review on Flooding and Drainage and  
Impacts on Basement Developments 

 

TECHNICAL NOTE 

 
C:\Users\jmcgregor\AppData\Local\Microsoft\Windows\Temporary Internet Files\Content.Outlook\NPBKT3XC\LBRuT flooding 
and drainage report hydro_rev1 - 27Mar14 (2).docx 
 
 
Page 7 of 11 
 
 

The recommended allowances for the impact of climate change into account (paragraphs 11 – 15). 
Net sea level rises in Table 4 are not relevant to LBRuT as the area is protected by the Thames 
Barrier various other tidal and fluvial defences to a high standard. The impact of climate change on 
levels in the River Thames prepared by the Environment Agency (EA) is taken into account within the 
published level information. 
 
Table 5 includes the recommended precautionary sensitivity ranges for peak river flows and rainfall for 
various time horizons and these taken into account in any submission for basement development. The 
design life of basement developments will normally be taken as 100 years and therefore the 2085-
2115 time horizon should be taken for climate change impacts. 
 
Regional Planning Policy 
The London Plan (2011, updated October 2013) includes Policy on Flood Risk Management (5.12) 
and Sustainable Drainage (5.13). The October 2013 Revisions updated the policies to refer to NPPF 
guidance rather than the now superseded PPS25 guidance.  
 
London Plan guidance essentially refers back to NPPF for flood risk management and the sustainable 
drainage policy requires development to utilise sustainable drainage techniques in accordance with a 
hierarchy from storing water on site for re-use at the top to discharging to sewers at the bottom.  
 
Additional guidance on ‘flooding’ is set out Section 3.4 of the Mayor’s Draft Sustainable Design and 
Construction Supplementary Planning Guidance (July 2013). Basement development is specifically 
addressed within sections 3.4.34 to 3.4.36.  

 
Local Planning Policy 
The adopted LBRuT Core Strategy includes guidance under Spatial Policy CP3 – Climate Change – 
Adapting to the Effects and policies 3.A and 3.B. 
 
Policy 3.A requires the impact of climate change to be taken account including flood risk from the 
River Thames and its tributaries and Policy 3.B states the following: 
 

‘Development in areas of high flood risk will be restricted, in accordance with PPS25, and 
using the Environment Agency’s Catchment Flood Management Plan, Borough’s Strategic 
Flood Risk Assessment and site level assessments to determine risk.’ 

The adopted LBRuT Development Management Plan has two policies relevant to basement 
developments. -  Policy DM SD6: Flood Risk and DM SD7: Sustainable Drainage.  
 
Policy DM SD6 sets out clear requirements for the land use, the need for Sequential Test, Exception 
Test and FRAs for development within each of the flood zones in NPPF. Under this policy, basements, 
basement extension and conversions to a higher vulnerability classification or self-contained units are 
not permitted in Flood Zone 3b (the functional floodplain) and self-contained residential basements 
and bedrooms at basement level are not permitted in flood zones 2 and 3a. In these two zones all 
basements, basement extensions and basement conversions must have internal access to a higher 
floor and use flood resilient and resistant techniques. 
 
It is stated within the supporting information that around 2,500 properties (2.6%) are in Flood Zone 3b. 
DM SD7 sets out the requirements for the use of SuDS drainage within new developments following 
the recognised hierarchy of techniques with the following requirement: ‘Any discharge should be 
reduced to greenfield run-off rates wherever feasible’. 
 
The policy also requires applicants to demonstrate that if the development is to discharge to a public 
sewer, then evidence that the spare capacity exists should be provided. 
 
OTHER LONDON BOROUGH APPROACHES TO FLOODING & BASEMENTS 
 
A review of the approach of other London Boroughs have taken to identify and manage the flooding 
impacts of basements developments has been undertaken and is summarized below. 
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For the purposes of this review the term ‘hydrology’ is taken to cover flooding from all sources 
including groundwater, but excludes the impact of the basement on groundwater movements (covered 
in the geotechnical review). 
 
The review is focussed on the ‘technical’ aspects of the proposals and the requirements for technical 
submissions to accompany a planning application, in particular aspects that fall under the broad 
umbrella definition of ‘hydrology’. 
 
Documents were reviewed from the following London Boroughs: City of Westminster, Camden, the 
Royal Borough of Kensington and Chelsea, and Brent. 
 
Westminster City Council 
Applications for basement developments are currently determined with reference to the Core Strategy 
(adopted 2011) and ‘saved’ policies in the Unitary Development Plan. Westminster recently consulted 
on a single issue City Management Plan (CMP) Revision in October 2013 which sets out a detailed 
policy for basement developments. 
 
The CMP Revision is underpinned by a ‘Residential Basement Report’ (July 2013) by Alan Baxter 
Associates (ABA) which considers the main issues related to basement construction and proposed the 
scope of work required to support a planning application for basement development.  
 
As part of the CMP Revision and Interim Planning Guidance has been published Basements – 
Developing Westminster’s Local P– this  refers to flood risk and suggests that flood risks can be 
overcome by appropriate design, including surface water flooding.  Interestingly, the draft CMP 
Revsion policy does not specifically mention flood risk at all. 
 
The ABA Report is a comprehensive (50 pages) summary of the issues and covers planning policy, 
legislation and technical aspects. The ‘hydrology’ aspects are covered in Section 4.0: Flooding and 
various figures in Appendix B. 
 
The document is very thorough and provides good technical evidence to support the proposed 
planning policy. The section on flooding covers the broad categories, however not all sources of 
flooding are discussed, nor where the information can be readily obtained to assist the applicant in 
drawing up the submission. 
 
The CMP Revision and Interim Guidance Note suggests that planning applications should be 
supported by a Structural Methodology Statement (SMS) should be prepared by a chartered engineer 
alongside a Construction Management Statement (SMS). The overall scope of the SMS are 
considered appropriate although it assumes that an intrusive site investigation has been carried out. 
Flooding is not covered in great detail and reference is made to a ‘full flood risk assessment’ being 
required if the site is in Flood Zone 3. This is a narrow definition of the area at risk that may affect the 
basement and could be broadened out to cover the critical drainage areas, for example. 
 
There is no consideration of a phased approach to flood risk assessment in the document unlike the 
Camden guidance (see below).   
 
Camden 
LBC has adopted Policy DP27 in its Camden Development Policies DPD (2010) specifically relating to 
basements, policies DP22 and DP23 specifically relate to flood risk.  
 
The DPD is also supported by Camden Planning Guidance CPG 4 (a Supplementary Planning 
Guidance) and the ‘Camden Geological, Hydrogeological and Hydrological Study Guidance for 
Subterranean Development’ by consultants Arup. 
 
Within the Development Management DPD:  
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• Policy DP22 requires development not to locate ‘vulnerable’ uses in basements in ‘flood prone’ 
areas without defining these terms. It is reasonable to assume that ‘vulnerable’ uses could be 
defined as per NPPF Table 2, although NPPF uses the term ‘highly vulnerable’ for basement 
dwellings and flood prone areas could be tightened up to define the areas in terms of probability 
(as NPPF Table 1 and critical drainage areas). 

• Policy DP23 addresses run-off from the development and the impact on receiving sewers and 
mentions groundwater flood risk although specifically in areas where historic underground streams 
are known to have been present. These requirements could be better defined, for example by 
setting a target for run-off compared with the greenfield or brownfield run-off and more in line with 
the London Plan. 

• Policy DP27 is the specific basement (and lightwell) policy. The flood risk to the development is 
covered by stating that it ‘should not result in flooding’ in the main text, avoid adversely affecting 
drainage and run-off (point b) and not include habitable rooms and other sensitive uses in areas 
prone to flooding (concluding basement point). Again these terms are not defined and slightly 
different to the terms used in DP22.  

 
The Camden CPG4 guidance and Arup Study outlines a rigorous Basement Impact Assessment (BIA) 
process that has to be undertaken to support any new planning application for a basement 
development in the Borough.  
 
The BIA follows the format of the Environmental Impact Assessment (an EIA) process. The stages are 
as follows:  
 
• Screening 
• Scoping 
• Site investigation and study 
• Impact assessment 
• Review and decision making  
 
The first stage of the BIA is screening and identification of any matters of concern that may be 
required to be investigated.  The outcome of the screening process dictates whether further 
assessment is required, i.e. if a full BIA including a ground investigation and assessments is likely to 
be required to support the planning application. The BIA process identifies three main critical issues 
identified: groundwater flow, land stability and surface flow and flooding.  
 
Where a full BIA is required the assessment process covers all the impacts described above 
supported by a ground investigation, geotechnical and structural engineer’s reports and preliminary 
design calculations where necessary for the retaining walls and any temporary support. 
 
Kensington and Chelsea  
 
RBKC adopted Core Strategy Policy CL2 (g) (2010) sets out the Council’s existing policy on basement 
development. The Council also has an adopted ‘Subterranean Development SPD’ (2009). The Core 
Strategy and SPD are currently under Partial Review and the Council published a ‘Basements 
Publication Planning Policy - Partial Review of the Core Strategy’ document for consultation in 
February 2014. 
 
Policy CL2(g) requires subterranean extensions to meet four criteria, none of which cover flooding. 
 
Policy CL7 sets out a list of 14 requirements for basement developments, however only two cover 
flood risk – the use of SuDS and the need to protect the development from sewer flooding. 
 
Policy CE2 includes the following with reference to basements – ‘resist vulnerable development, 
including self- contained basement dwellings in Flood Risk Zone 3 as defined in the Strategic Flood 
Risk Assessment’. The need for a site specific FRA for developments in Flood Zones 2 and 3 and 
critical drainage areas is included. 
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Guidance for basement development is underpinned by a ‘Residential basement Study Report’ (March 
2013) prepared by Alan Baxter Associates (ABA)).This covers a range of issues in relation to 
residential basements in the Borough. This is very similar to their report for Westminster in style and 
content and is even more comprehensive (106 pages). It includes case studies and a Q & A section. 
 
The Study sets out the work that should be submitted with a planning application for a basement 
development. The work includes a desk study and ground investigation to establish the ground 
conditions in relation for the basement development. An Engineering Design and Construction 
Statement (EDCS) is required to be completed by a Chartered Engineer to cover various aspects of 
basement design including: ground conditions, groundwater, surface water, structural and other 
potential impacts. In addition, there are a number of other statements to be included in submission of 
a planning application including: Construction and Demolition Management Plan (CDMP), 
Construction Traffic Management Plan (CTMP), Sustainability Statement, Landscape and Planting 
Statement. 
 
Brent  
 
Brent published a ‘Basements Practice Guide’ in October 2013 which has been endorsed by the 
Planning Committee as an interim arrangement for requesting additional information including site 
surveys, a Construction Statement and a Build Methodology Statement for basement applications. 
The Local List of Validation Requirements will be formal amended to include these documents. In 
general the minimum requirements to accompany a planning application for a basement development 
includes the following: 
 
• Desk Study 
• Site Survey. 
• Construction Statement 
• Build Methodology 
 
The Interim Planning Guidance recommends that a ‘Construction Statement’ that includes details of 
drains and sewers in the area and proposals to deal with surface water and a Build Methodology that 
should include a Flood Risk Assessment (FRA) for sites within Flood Zones 2 and 3. The guidance is 
very simplistic and does not give any guidance on the level and detail of information required to be 
included in the submission, the data sources where the information can be located or the minimum 
level of professional or technical expertise required. 
 
The LB Brent guidance is not sufficiently detailed and would almost inevitably lead to applicants 
submitting insufficient information for a full assessment of the flood risk to be undertaken and requiring 
the planning authority to request further information. It is too ‘light touch’. 
 
The ABA reports for Westminster and Kensington and Chelsea are very comprehensive and in our 
opinion the RBKC version probably overlong. Although lengthy they do not cover all the sources of 
flood risk and give little guidance of the sources of information to assist applicants. The submission 
process is not phased and could lead to either insufficient information being submitted or the 
applicants obtaining information that could be scoped out early as not being required. 
 
The best compromise, in terms of flood risk impacts, in our opinion, is the Camden approach which 
strikes the best balance between the detail required and background information and setting out what 
applicant’s should submit with the application. The phased approach similar to EIAs is a sensible and 
balanced approach. We would generally recommend that a similar guide in form and content to the 
Camden CPG4 is produced and the phased approach adopted. 
 
One disadvantage however of this approach is the cost to the Council and resources needed to review 
all of the technical assessments submitted. In some cases external consultants may be required to 
review these documents on behalf of the LPA. 
 
Conclusions 
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The main potential risks of flooding in the LBRuT are fluvial, tidal, groundwater and surface water.  
 
In terms of national planning policy, NPPF gives a clear direction that basement dwellings should not 
be permitted in Flood Zones 3a and 3b. In Flood Zone 2 basement dwellings are permitted subject to 
the Exception Test being passed. The Exception Test (NPPF paragraph 102) includes the requirement 
that ‘a site specific FRA to demonstrate that the development will be safe for its lifetime taking into 
account the vulnerability of the users without increasing flood risk elsewhere and where possible, will 
reduce flood risk overall’. 
 
The NPPF approach of precluding basement developments in certain flood zones is reflected in Policy 
DM SD 6, however self- contained residential basements and bedrooms in Flood Zone 2 are also not 
permitted, i.e. a slightly more ‘robust’ approach. 
 
A Basement Impact Assessment (BIA) could be prepared to support any new planning application.  
The BIA should follow the format of the EIA process as follows, screening, scoping, site investigation 
and study, impact assessment, review and decision making.  The impact assessment should be 
supported by a ground investigation, geotechnical and structural engineer’s reports and preliminary 
design calculations where necessary for the retaining walls and any temporary support. 
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Appendix F  Risk Assessment 

 
 Short Term Tasks  

(6-12 months) 
Medium Term 
Tasks 
(12-18 months) 

Long Term Tasks 
 (18 months & 
beyond) 
 

 
 
 
 
 
 
Planning Policy, 
Development 
Management & 
LBRuT Cross 
Service Response 
 
 
 

 
 
 
 

 

Set up working group within LBRuT 
with one representative from relevant 
service lines (i.e. Planning, Building 
Control, Environmental Health etc.) 
to encourage joined up approach and 
report back on issues dealt with. The 
working group could meet once a 
quarter and feedback could be fed 
into SPD policy and webpage. 

Aligned with guidance 
set out in the 
basements webpage - 
Prepare a Good 
Practice Guide for 
developers and local 
residents. 

Update basements 
webpage and Good 
Practice Guide 
periodically to reflect 
changes to the policy 
context or best 
practice 

Prepare specific basements 
webpage on LBRuT website. 

Consult on SPD and 
adopt. 

Prepare DPD level 
guidance as part of 
new Local Plan  

Commission detailed geotechnical 
study of LBRuT ( to inform SPD but 
also to provide as a resource to 
applicants) 

Revise local list to 
correspond with any 
DPD policy which 
may be prepared by 
the Council in the 
long term. 

Update local list of validation 
requirements (as interim 
arrangement until SPD is prepared 
and adopted). Consult on revised list. 

Prepare SPD Update with specific 
basements policy setting out key 
planning issues and supporting 
documents required with planning 
applications. 

 
(Key: green- low risk; orange - medium risk; red - high risk)  
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