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Routes of Entry of Flood Water 

Floodwater can enter properties/buildings/structures through door 

thresholds, windows, air bricks, vents, cracks, construction joints 

and foundations.  It can also infiltrate via unprotected pipe and 

cable entry points, or via overwhelmed external drainage systems, 

sometimes causing sewage back-up. Groundwater flooding can rise 

up from below ground, infiltrating both basements and ground floors, 

while coastal or riverine properties may face tidal floodwater issues.

Evaluating flood risk involves desk top studies which analyse the 

flood risk characteristics of any particular site, also considering the 

property’s type, age, form of construction, condition, and contents. 

Semi-detached or terraced properties may flood from neighbouring 

properties via sub-floor voids or party walls, so understanding 

potential water entry points is crucial.  For listed buildings or buildings 

in conservation areas, consult local authorities for permissible flood 

protection measures. Property Flood Resilience (PFR) assesses the 

property’s resilience, including building fabric, design, age, water 

entry points, local topography, elevation, and drainage. 

Common Routes of Flood Water Entry

Openings: 
Doors, windows, air bricks, and vents are all entry 

points that flood water can exploit. 

Weaknesses: 
Water entry can occur through cracks in 

brickwork or mortar, gaps around service entry 

points such as pipes and cables, and porous 

building materials

Below Ground: 
Groundwater can rise through basement and 

cellar floors or seep up through foundations.

Drainage & Sewers: 
Flooding can cause overwhelmed drainage 

systems and sewage backup through soil pipes, 

creating potential entry points for water damage.

Ground Level: 
Exterior ground levels which slope towards a 

property/building/structure can lead to surface 

water runoff building up against the property, 

increasing the risk of water entering through 

low-level openings or causing seepage.

Garages:
Garages attached to a property can allow 

floodwater to enter the adjoining main structure. 

Neighbouring Properties:
Floodwater can sometimes seep through party 

walls from nearby properties, potentially causing 

damage and requiring flood resistance and 

resilience measures to be installed.

Water entry strategy
Water entry strategy is the use of flood resilient materials and 

systems which allow water to enter the property/building/structure, 

but use materials that will not be damaged by floodwater or 

materials that can be easily repaired or replaced.

BS 85500:2025 provides guidance to enhance flood resistance 

and resilience in buildings through design strategy, local planning 

conditions, risk assessment, construction methods, and materials. 

It applies to retrofits, extensions, and new builds.  The standard 

recommends strategies for both water exclusion and water entry.

Technical Guidance Note - 050
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