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1 Introduction

1.1 APPOINTMENT AND BRIEF

111  WSP UK Limited (WSP) was commissioned by F M Conway Limited in March
2010 to undertake a site specific Flood Risk Assessment (FRA) for a proposed
Aggregate Recycling Plant, Asphalt Plant and Gully Waste Recycling Plant at Former
Powergen Site, North Hyde Gardens, Bulls Bridge, Hayes, UB2 5LX.

112  Objective of the study

1.1.3  The objective of the study was to undertake a Flood Risk Assessment in
accordance with the National Planning Policy Framework.

1.1.4  The study assesses flood risk for the following:
the site and the proposed development; and
impact on flood risk to other areas as a result of the development proposals.

1.1.5 The report has been prepared for use as support documentation for promotion
of the site through the planning process and a full planning application.

1.1.6 A strategy for surface water drainage is being provided within a separate
report.

1.2 STUDY METHODOLOGY

1.2.1  This report addresses the potential sources of flooding which include fluvial,
tidal, overland flows, groundwater, sewers and man-made infrastructure. The
assessment also identifies and examines the residual flood risk to the proposed
development.

122  The appraisal process consisted of a desk study, data research, a site visit and
consultation with regulatory bodies and third parties.

1.2.3  Whilst completing the assessment, consideration has been given to the
National Planning Policy Framework (NPPF), March 2012. The assessment has also
been undertaken in accordance with CIRIA C624, ‘Development and Flood Risk —
Guidance for the Construction Industry’ (2004).

124  The following relevant stakeholders were consulted:
Environment Agency;
Thames Water and,;
Hillingdon Borough Council

British Waterways
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1.3 LIMITATIONS

1.3.1  Anintrusive site investigation for the development has not been undertaken at
this stage.

1.3.2  Adetailed drainage survey of the site has also not been undertaken at this
stage.
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2  Existing Site

2.1 SITE LOCATION

2.1.1  The site is located within Hayes, London Borough of Hillingdon.

2.1.2  The proposed site is located west of the Grand Union Canal (Paddington
Branch), east of Yeading Brook and north of North Hyde Garden. See Figures 1 &2 in
Appendix A for the site location plans.

2.1.3  The OS grid reference for the site is TQ106791 (NGR 510686, 179151).
2.2 SITE DESCRIPTION

221  Table 2.1 describes the general site characteristics.

Table 2.1 Characteristics of the site

Area 3.09 ha

General Topography Land situated east of the unnamed road, generally falls
towards the centre of the site to a low point of
29.47mAQOD.

Whereas land to the west of unnamed road, generally
falls towards the south west towards the Yeading Brook.

Existing surfacing Brownfield development
Current use Former power station — derelict
Boundaries North Existing Train Line
South North Hyde Garden
East Grand Union Canal (Paddington Branch)

West West, Yeading Brook

Access North Hyde Gardens Road, which runs north to the south
through the site.

2.2.2  Atopographical survey of the site was undertaken by C.H Surveys Ltd in July
2010. The topographical survey has not been independently verified by WSP. Please
refer to Drawing No. BB30710 in Appendix B.
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2.3 EXISTING DRAINAGE
2.3.1  The proposed development site is currently 100% Brownfield.

2.3.2  Thames Water (TW) records indicated that there is existing TW plant within the
proposed development boundary. Plans requested in August 2010 show a 1200mm
diameter surface water sewer runs through the northern section of the western parcel
discharging to the Yeading Brook. It should be noted that this sewer drains the existing
area to the east of the Grand Union Canal Paddington Branch.

233 TWplans also indicate a 2134mm diameter foul sewer (Crane Valley Sewer —
Main Line) situated west of the Yeading Brook.

2.3.4 It is assumed that Thames Water has not updated their systems within the
vicinity of the site since 2010.

2.3.5 Please refer to Appendix E for Thames Water sewer records.
2.4 EXISTING WATERCOURSES

24.1  The proposed development is situated within close proximity to the following
watercourses:

Yeading Brook to the west of the site, flowing south.
The Grand Union Canal (Paddington Branch), to the east of the site.
The Grand Union Canal, south of the site

2.5 EXISTING FLOOD DEFENCES

25.1  The Environment Agency Flood Map shows that there are no formal flood
defences maintained by the Environment Agency or local authority within the vicinity of
the Site.

2.6 GEOLOGY AND HYDROGEOLOGY

2.6.1  Anintrusive site investigation has not been undertaken as part of this
assessment.

2.6.2  Areview of British Geological Maps (Sheet No. 270, South London, 1:50,000)
indicate that the site is underlain by River Terrace Gravels.

2.6.3  The Environment Agency Groundwater Vulnerability Map divides the
underlying strata in England and Wales into major, minor and non-aquifers dependent
upon their potential for potable water supply.

2.6.4  Based on the groundwater vulnerability map for the area, the main strata
underlying the site are classified as a major aquifer. These are highly permeable
formations usually with a known or probably presence of significant fracturing. They
may be highly productive and able to support large abstractions for public water supply
and other purposes. The Environment Agency has however confirmed that there are no
groundwater abstractions sites within 2km of the site. Refer to the Environment Agency
correspondence in Appendix E.

2.6.5  WSP would anticipate that groundwater levels at the proposed site to be
relatively shallow due to the proximity of the watercourse in relation to the proposed site.
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2.7 HISTORIC LAND USES

2.7.1  The site previous uses included a creosote works and storage facility. The
structures have since been demolished with some stockpiles and areas of hardstanding
still remaining.

2.8 HISTORICAL FLOOD RECORDS

2.8.1 Table 2.3 summarises the historic flood records obtained through consultation
and liaison with the various bodies contacted as part of the FRA for Bulls Bridge. Please
refer to third party correspondence within Appendix E.

Table 2.3: Flood Records Summary

Information Source Flood Records/Details
Environment Agency No record of historic flooding in the vicinity of the site
Thames Water No record of historic flooding in the vicinity of the site

London Borough of Hillingdon | At the time of writing no response has been received.

British Waterways No record of historic flooding in the vicinity of the site

2.9 FLOOD MAPPING

29.1 The site is shown to be located within Flood Zone 1 on the Environment
Agency online Flood Maps.

2.9.2  Flood Zone 1 (Low Probability) is land assessed as having a less than 1 in
1,000 annual probability of river or sea flooding in any one year (<0.1%).

2.9.3  The Environment Agency has confirmed within their correspondence that the
site is located within Flood Zone 1 and is therefore not located within an area of flood
risk.

11011284
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3  Proposed Development Description

3.1 PROPOSED DEVELOPMENT AND DESCRIPTION

3.1.1 The proposed industrious development at ‘Bull’'s Bridge, Hayes’ approximately
3.09 ha in size, comprises Aggregate Recycling Plant, Asphalt Plant and Gully Waste
Recycling Plant at Former Powergen Site. The proposals involve raising the existing
ground levels by 1.2m across the site. Refer to the site masterplan within Appendix E.

3.1.2  The entire proposed site has been confirmed by the Environment Agency as
being Flood Zone 1.

3.1.3  Vehicle and pedestrian access to the proposed development will be via the
unnamed road that bisects the site.

3.1.4  The proposals will lead to an increase in impermeable area. However, itis
proposed that Sustainable Drainage Systems (SuDS) will be implemented to ensure
there is no increase to existing surface water runoff rates.

3.2 POLICY BACKGROUND

3.2.1  The Government's sustainable development strategy makes it a requirement to
assess appropriate forms of development for areas at risk of flooding. This is to avoid
an unnecessary increase in the requirement for flood defences.

3.2.2  The Environment Agency’s Flood Map shows that the site is located within
Flood Zones 1 (Low) associated with the Yeading Brook.

3.2.3  Flood Zone 1 is assessed as having less than 1 in 1000 annual probability of
river or sea flooding in any one year (<0.1%).

3.24  The developmentis classed as ‘Highly Vulnerable’ in accordance with Table 2
Flood Risk Vulnerability in the ‘Technical Guidance to the National Planning Policy
Framework (TGNPPF).

3.25 It is envisaged that the proposals will not require a hazardous substance
consent. In accordance with Table 2 Flood Risk Vulnerablity in ‘Technical guidance to
the National Planning Policy Framework’ (TGNPPF) the development is classified as
‘more vulnerable’.

3.2.6  Proposals requiring hazardous substance consent are classified as ‘highly
vulnerable’ within Table 2.

3.2.7 A copy of Table 2 Flood Risk Vulnerability Classification can be found in
Appendix C.

3.2.8  Table 3 of NPPF classifies ‘highly vulnerable’ and ‘more vulnerable’
development as appropriate within Flood Zone 1.

3.3 SEQUENTIAL TEST

3.3.1  The Proposed Development is classified as ‘more vulnerable’ however the site
is located in Flood Zone 1 which is suitable for this use. As such, the proposed
development passes the Sequential Test.

11011284
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4 Existing Sources of the Flooding

4.1 EXISTING SOURCES OF FLOODING

411

An overview of the existing sources of flooding is presented in Table 4.1

Section 5 of this report provides detail regarding flood risk mitigation measure.

Table 4.1 Existing Sources of Flooding

Source Likelihood
Very Likely, Possible, Insignificant
Fluvial / Tidal The site is within Flood Zone 1, <0.1%

Flood Risk — Possible.

Coastal - Sea

N/A

Costal — Estuarine

N/A

Pluvial / Sheet
Runoff

Flood Risk — Possible.

Sewer — SWS,
FWS, CS

Flood Risk — Possible.

Groundwater

Geological maps (Sheet No. 270) show that the site is underlain
by River Terraces. The groundwater levels for the site are
unknown. However, due to the proximity of Yeading Brook and
the two branches of the Grand Union Canal, it is assumed the
groundwater table is shallow.

The Environment Agency holds no information with regards to
ground water levels for the site or in close proximity.

Flood Risk - Possible

Dam Breach

The site is not within the vicinity of any dams.

Flood Risk - Negligible

Canal

Canals have controlled levels due to locks and limited flow,
therefore the risk of flooding is minimal.

Flood Risk - Possible

Major Water Main

There are no major water mains within the vicinity of the site

Flood Risk - Negligible

Other Sources
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5 Flood Risk Mitigation Measures

51 FLUVIAL

5.1.1  The Environment agency has confirmed that the entire site is located within
Flood Zone 1. The annual probability of flooding is 1 in 1,000 years or less. Therefore
increased flood flows due to climate change will not have a significant effect on the
proposed development.

52 FINISHED FLOOR LEVELS

5.2.1  Although the site is located within Flood Zone 1 it is proposed that finished floor
levels will be set at a minimum of 150-300mm above the proposed ground levels,
thereby reducing the risk of localised onsite flooding to the development over its lifetime.

53 SAFE DRY ACCESS AND EGRESS

5.3.1  Asthe site does not flood in the 1 in 1,000 year event, there will be no
problems with safe dry access and egress. In extreme events in excess of 1 in 1,000
years safe dry access and egress is available from the site via the proposed site access
on North Hyde Gardens Road away from the floodplain to the highway network in the
vicinity of the site.

54 GROUNDWATER

54.1  The BGS Map extracts indicate that the site in underlain by geology which is
classified as a ‘major aquifer’. These are highly permeable formations usually with a
known or probably presence of significant fracturing. They may be highly productive and
able to support large abstractions for public water supply and other purposes. However
the Environment Agency has confirmed that there are no groundwater sites within 2km
of the site.

5.4.2  There are no records of groundwater flooding in the vicinity of the site.
5.5 PLUVIAL

55.1  There are no records of overland flows from the site flooding areas
downstream. The proposed surface water drainage system will attenuate these flows in
future and control discharge rates which will not exacerbate flooding in areas
downstream of the site.

5.6 GEOLOGY

5.6.1  Due to the vicinity of the watercourses it is anticipated that the site may have a
shallow ground water table at the proposed site. The Environment Agency holds no
information with regards to ground water levels for the site or in close proximity.

5.6.2 It is advised that an intrusive site investigation is undertaken before works
commence on site. So appropriate risk mitigation measures can be put in place for the
proposed development.

57 RESERVOIRS, CANALS, AND OTHER INFRASTRUCTURE

5.7.1  There are no records of flooding from manmade infrastructure. It should be
noted as the canal is a managed water course, this is considered as a residual risk.

5.7.2  British Waterways has confirmed that they have no records of breeching or
overtopping within this section of the canal.

11011284
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5.8 SEWER FLOODING

There are no records of the existing surface water sewer’s flooding the proposed
development site.
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6 Drainage Strategy for the Proposed
Development

6.1 EXISTING SURFACE WATER DRAINAGE REGIME

6.1.1 A detailed drainage survey of the existing site has not been undertaken at the
time of writing this report.

6.1.2  Aerial photography indicates that large stockpiles of material and present
across the site together with areas of hard-standing associated with its previous use.

6.1.3 It is it is assumed that the existing flows from surface water infiltrate directly into
the local ground.

6.2 PROPOSED SURFACE WATER DRAINAGE STRATEGY

6.2.1  The proposal for disposing surface water from the site is subject of a separate
report which will accompany the planning application.

11011284
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7  Residual Risk

7.1 REMAINING FLOOD RISKS

7.1.1  The Grand Union Canal and the Grand Union Canal Paddington Branch are
situated within close proximity of the proposed development. There is a small risk that
the canal could overtop during an extreme event or breach.

7.2 MANAGEMENT OF REMAINING FLOOD RISKS - OVER
DEVELOPMENT LIFESPAN

7.2.1  Flood defences are not required for the proposed development site.

7.22  ltis proposed to raise the floor levels within the development above the level of
the canal.

11011284
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8 Conclusions

8.1 CONCLUSIONS

8.1.1 FM Conway is seeking permission to redevelop land at Bulls Bridge Road,
Hayes for use as an Aggregate Recycling Plant, Asphalt Plant and Gully Waste
Recycling Plant at Former Powergen Site, North Hyde Gardens.

8.1.2  The site previous uses included a creosote works and storage facility. The
structures have since been demolished with some stockpiles and areas of hardstanding
still remaining.

8.1.3  The Environment Agency'’s flood map shows the site as lying within Flood Zone
1 where annual probability of flooding is less than 1 in 1000 years (<0.1%).

8.1.4  Table 2 of the NPPF classifies buildings used for waste treatment as ‘highly
vulnerable’. The NPPF identifies ‘highly vulnerable’ as suitable for development in Flood
Zone 1. Therefore the sequential test is passed by the proposed development.

8.1.5  Response from the consulted authorities and Thames Water indicated that the
site has no history of flooding. The risk of flooding is negligible and no mitigation
measures are necessary.

8.1.6  For events more extreme than the 1 in 1000 year the site can be evacuated
and no residential development is proposed as part of the development.

11011284
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Appendix A Location Plans Figure 1 &
Figure 2
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Appendix B Topographical Survey
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Introduction

1. This document provides additional guidance to local planning authorities to
ensure the effective implementation of the planning policy set out in the National
Planning Policy Framework on development in areas at risk of flooding and in
relation to mineral extraction. This guidance retains key elements of Planning
Policy Statement 25 and of the existing minerals policy statements and minerals
planning guidance notes which are considered necessary and helpful in relation
to these policy areas. The retention of this guidance is an interim measure
pending a wider review of guidance to support planning policy.

Flood risk

2. As set out in the National Planning Policy Framework, inappropriate development
in areas at risk of flooding shoukd be avoided by directing development away from
areas at highest risk, but where development is necessary, making it safe without
increasing flood risk elsewhere. For these purposes:

« ‘“areas at risk of flooding” means land within Flood Zones 2 and 3; or land
within Flood Zone 1 which has critical drainage problems and which has been
notified to the local planning authority by the Environment Agency;

« ‘“flood risk” means risk from all sources of flooding - including from rivers and
the sea, directly from rainfall on the ground surface and rising groundwater,
overwhelmed sewers and drainage systems, and from reservoirs, canals and
lakes and other artificial sources.

The Sequential and Exception Tests

3. As set out in the National Planning Policy Framework, the aim of the Sequential
Test is to steer new development to areas with the lowest probability of flooding.
The flood zones (see table 1) are the startin 1g point for this sequential approach.
Zones 2 and 3 are shown on the flood map’ with Flood Zone 1 being all the land
falling outside Zones 2 and 3. These flood zones refer to the probability of sea
and river flooding only, ignoring the presence of existing defences.

4, Strategic Flood Risk Assessments (see paragraphs 7-8) refine information on the
probability of flooding, taking other sources of flooding and the impacts of climate
change (see paragraphs 11-15) into account. They provide the basis for applying
the Sequential Test, on the basis of the flood zones in table 1. Where table 1

! To access the flood map. see the Envlronment Agency‘s webslta at
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indicates the need to apply the Exception Test (as set out in the National
Planning Policy Framework), the scope of a Strategic Flood Risk Assessment will
be widened to consider the impact of the flood risk management infrastructure on
the frequency, impact, speed of onset, depth and velocity of flooding within the
flood zones considering a range of flood risk management maintenance
scenarios. Where a Strategic Flood Risk Assessment is not available, the
Sequential Test will be based on the Environment Agency flood zones.

. The overall aim should be to steer new development to Flood Zone 1. Where
there are no reasonably available sites in Flood Zone 1, local planning authorities
allocating land in local plans or determining planning applications for development
at any particular location should take into account the flood risk vulnerability of
land uses (see table 2) and consider reasonably available sites in Flood Zone 2,
applying the Exception Test if required (see table 3). Only where there are no
reasonably available sites in Flood Zones 1 or 2 should the suitability of sites in
Flood Zone 3 be considered, taking into account the flood risk vulnerability of land
uses and applying the Exception Test if required.

Table 1: Flood zones
(Note: These flood zones refer to the probability of river and sea flooding, ignoring
the presence of defences)

Zone 1 - low probability

Definition
This zone comprises land assessed as having a less than 1 in 1,000
annual probability of river or sea flooding (<0.1%).

Appropriate uses
All uses of land are appropriate in this zone.

Flood risk assessment requirements

For development proposals on sites comprising one hectare or above the
vulnerability to flooding from other sources as well as from river and sea
flooding, and the potential to increase flood risk elsewhere through the
addition of hard surfaces and the effect of the new development on surface
water run-off, should be incorporated in a flood risk assessment. This need
only be brief unless the factors above or other local considerations require
particular attention.

Policy aims

In this zone, developers and local authorities should seek opportunities to
reduce the overall level of flood risk in the area and beyond through the
layout and form of the development, and the appropriate application of
sustainable drainage systems®.

2 Sustainable dralnage systems cover the whole range of sustainable approaches fo surface
drainage management. They are designed to control surface water run off close to whera it falls
and mimic natural drainage as closely as possible.



Zone 2 - medium probability

Definitlon

This zone comprises land assessed as having between a 1 in 100 and 1 in
1,000 annual probability of river flooding (1% — 0.1%), or between a 1 in
200 and 1 in 1,000 annual probability of sea floeding (0.5% — 0.1%) in any
year.

Appropriate uses

Essential infrastructure and the water-compatible, less vulnerable and
more vulnerable uses, as set out in table 2, are appropriate in this zone.
The highly vulnerable uses are only appropriate in this zone if the
Exception Test is passed.

Flood risk assessment requirements
All development proposals in this zone should be accompanied by a flood
risk assessment.

Pollcy alms

In this zone, developers and local authorities should seek opportunities to
reduce the overall level of flood risk in the area through the layout and form
of the development, and the appropriate application of sustainable
drainage systems.

Zone 3a - high probability

Definition

This zone comprises land assessed as having a 1 in 100 or greater annual
probability of river flooding (>1%]), or a 1 in 200 or greater annual
probability of flooding from the sea (>0.5%) in any year.

Appropriate uses

The water-compatible and less vuinerable uses of land (table 2) are
appropriate in this zone. The highly vulnerable uses should not be
permitted in this zone.

The more vulnerable uses and essential infrastructure should only be
pemmitted in this zone if the Exception Test is passed. Essential
infrastructure permitted in this zone should be designed and constructed to
remain operational and safe for users in times of floed.

Flood risk assessment requirements
All development proposals in this zone should be accompanied by a flood
risk assessment.

Policy aims
In this zone, developers and local authorities should seek opportunities to:

« reduce the overall level of flood rigk in the area through the layout and
form of the development and the appropriate application of sustainable
drainage systems;
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« relocate existing development to land in zones with a lower probability
of flooding; and

« create space for flooding to occur by restoring functional floodplain and
flood flow pathways and by identifying, allocating and safeguarding
open space for flood storage.

Zone 3b - the functional floodplain

Definition
This zone comprises land where water has to flow or be stored in times of
flood.

Local planning authorities should identify in their Strategic Flood Risk
Assessments areas of functional floodplain and its boundaries accordingly,
in agreement with the Environment Agency. The identification of functional
floodplain should take account of local circumstances and not be defined
solely on rigid probability parameters. But land which would flood with an.
annual probability of 1 in 20 (5%) or greater in any year, or is designed to
flood in an extreme (0.1%) flood, should provide a starting paint for
consideration and discussions to identify the functional floodplain.

Appropriate uses

Only the water-compatible uses and the essential infrastructure listed in
table 2 that has to be there should be permitted in this zone. It should be
designed and consiructed to:

remain operational and safe for users in times of flood;
result in no net loss of floodplain storage;

not impede water flows; and

not increase flood risk elsewhere.

Essential infrastructure in this zone should pass the Exception Test.

Flood risk assessment requirements
All development proposals in this zone should be accompanied by a flood
risk assessment.

Policy aims
In this zone, developers and local authorities should seek opportunities to:

« reduce the overall level of flood risk in the area through the layout and
form of the development and the appropriate application of sustainable
drainage systems;

« relocate existing development to land with a lower probability of
flooding.




Table 2: Flood risk vulnerabllity classification

Essential infrastructure

« Essential transport infrastructure {(including mass evacuation routes)
which has to cross the area at risk.

« Essential utility infrastructure which has to be located in a flood risk area
for operational reasons, including electricity generating power stations
and grid and primary substations; and water treatment works that need to
remain operational in times of flood.

« Wind turbines.

Highly vulnerable

« Police stations, ambulance stations and fire stations and command
centres and telecommunications installations required to be operational
during flooding.

« Emergency dispersal points.

« Basement dwellings.

« Caravans, mobile homes and park homes intended for permanent
residential use®.

« Installations requiring hazardous substances consent*. (Where there is a
demonstrable need to locate such installations for bulk storage of
materials with port or other similar facilities, or such installations with
energy infrastructure or carbon capture and storage installations, that
require coastal or water-side locations, or need to be located in other high
flood risk areas, in these instances the facilities should be classified as
“essential infrastructure”)®.

More vuinerable

« Hospitals.

» Residential institutions such as residential care homes, children’s homes,
social services homes, prisons and hostels.

«+ Buildings used for dwelling houses, student halls of residence, drinking
establishments, nightclubs and hoteis.

« Non-—tesidential uses for health services, nurseries and educational
establishments.

. Landf Il and sites used for waste management facilities for hazardous
waste®.

« Sites used for holiday or short-let earavans and camping, subject lo &
specific wamning and evacuation plan.’

Less vuinerable

« Police, ambulance and fire stations which are not required to be
operational during flooding.

+ Buildings used for shops, financial, professional and other services,

! For any proposal involving a change of use of land to a caravan, camping or chalet site, or to a
moblle home site or park home site, the Sequential and Exception Tests should be applied.
* See Circular 04/00: Planmng contmls for hazardous substances (paragraph 18) at:
ildi

“in consldenng any development proposal for such an ingtallation, local planning authorities should
have regard to planning pollcy on poilution in the National Planning Policy Framework.

® For definition, see Planning for Sustainable Waste Managsment: Companion Guide to Planning
Policy Statement 10 at
www.communities.gov.uk/publications/planningandbuildit nnin
See footnote 3.



restaurants and cafes, hot food takeaways, offices, general industry,

storage and distribution, non—residential institutions not included in “more

vulnerable’, and assembly and leisure.

Land and buildings used for agriculture and forestry.

Waste treatment (except landfill and hazardous waste facilities).

Minerals working and processing (except for sand and gravel working).

Water treatment works which do not need to remain operational during

times of flood.

« Sewage treatment works (if adequate measures to control pollution and
manage sewage during flooding events are in place).

Water-compatible development

Flood control infrastructure.

Water transmission infrastructure and pumping stations.

Sewage transmission infrastructure and pumping stations.

Sand and gravel working.

Docks, marinas and wharves.

Navigation facilities.

Ministry of Defence defence installations.

Ship building, repairing and dismantling, dockside fish processing and

refrigeration and compatible activities requiring a waterside location.

Water-based recreation (excluding sleeping accommodation).

« Lifeguard and coastguard stations.

« Amenity open space, nafure conservation and biodiversity, outdoor sports
and recreation and essential facilities such as changing rooms.

« Essential ancillary sleeping or residential accommodation for staff
required by uses in this category, subject fo a specific warning and
evacuation plan.

& @ & & & ® & 8

Notes to table 2:

a. This classification is based partly on Department for Environment, Food and Rural
Affairs and Environment Agency research on Flood Risks to People (FD2321/TR2)®
and also on the need of some uses to keep functioning during flooding.

b. Buildings that combine a mixture of uses should be placed into the higher of the
relevant classes of flood risk sensitivity. Developments that allow uses to be distributed
over the site may fall within several classes of flood risk sensitivity.

c. The impact of a flood on the particular uses identified within this flood risk
vuinerability classification will vary within each vulnerability class. Therefore, the flood
risk management infrastructure and other risk mitigation measures needed to ensure
the development is safe may differ between uses within a particular vulnerability
classification.

® See website for further details.
www dafra gov.uk/science i




Table 3: Flood risk vulnerability and flood zone ‘compatibility’

Flood risk Essential Water Highly More Less
vulnerability infrastructure | compatible | vulnerable | vulnerable | vulnerable
classification

(see table 2)

Zone 1 ¥ v v v v
_|Zone2 | v v 'Exception v v
= Test
2 required
& [Zone3a | Exception v x | Exception v
ﬁ Test required Test
Py required
= :

Q| Zone 3b Exception v x x x
B | functional | Test required
u_C_’ floodplain

Key: ¥ Development is appropriate.
x Development should not be permitted.

Notes to table 3:

This table does not show:

a. the application of the Sequential Test which guides development to Flood Zone 1
first, then Zone 2, and then Zcne 3;

b. flood risk assessment requirements; or

¢. the policy aims for each flood zone.

Flood risk assessment

6. Properly prepared assessments of flood risk will inform the decision-making
process at all stages of development planning. A Strategic Flood Risk
Assessment is a study carried out by one or more local planning authorities to
assess the risk to an area from flooding from all sources, now and in the future,
taking account of the impacts of climate change, and to assess the impact that
changes or development in the area will have on flood risk. It may also identify,
particularly at more local levels, how to manage those changes to ensure that
flood risk is not increased. A site-specific flood risk assessment is carried out by,
or on behalf of, a developer to assess the risk to a development site and
demonstrate how flood risk from all sources of flooding to the development itself
and flood risk to others will be managed now, and taking climate change into
account. There should be iteration between the different levels of flood risk
assessment.

Strategic Flood Risk Assessment

7. As set out in the National Planning Policy Framework, Local Plans should be
supported by Strategic Flood Risk Assessment. The Strategic Flood Risk
Assessment should be prepared in consultation with the Environment Agency,

8



local planning authorities’ own functions of emergency response and drainage
authority under the Land Drainage Act 1991, and where appropriate, internal
drainage boards. Initially the Strategic Flood Risk Assessment will be used to
refine information on the areas that may flood, taking into account other sources
of flooding and the impacts of climate change, in addition to the information on the
flood map. Local planning authorities should use the Strategic Flood Risk
Assessment to inform their knowledge of flooding, refine the information on the
flood map and determine the variations in flood risk from all sources of flooding
across and from their area. These should form the basis for preparing appropriate
policies for flood risk management for these areas. The Strategic Flood Risk
Assessment should be used to inform the sustainability appraisal (incorporating
the Strategic Environmental Assessment Directive) of local development
documents, and will provide the basis from which to apply the Sequential Test
and Exception Test in the development allocation and development control
process.

. Where local planning authorities have been unable to allocate all proposed
development and infrastructure in accordance with the Sequential Test, taking
account of the flood vulnerability category of the intended use, it will be necessary
to increase the scope of the Strategic Flood Risk Assessment to provide the
information necessary for application of the Exception Test. This should,
additionally, consider the beneficial effects of flood risk management
infrastructure in generally reducing the extent and severity of flooding when
compared to the flood zones on the flood map. The increased scope of the
Strategic Flood Risk Assessment will enable the production of mapping showing
flood outlines for different probabilities, impact, speed of onset, depth and velocity
variance of flooding taking account of the presence and likely performance of
flood risk management infrastructure.

Site-specific flood risk assessment

. As set out in the National Planning Policy Framework, local planning authorities
should only consider development in flood risk areas appropriate where informed
by a site-specific flood risk assessment®. This should 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. Those proposing developments
should take advice from the emergency services when producing an evacuation
plan for the development as part of the flood risk assessment.

% The Environment Agency provides ‘standing advice' on flood risk — see the Agency’s website at:
hitp:/Awww.environment-agency.gov.uk/research/planning/82584.aspx . Applicants for planning
permission will find this advice helpful when preparing a site-specific fiood risk assessment for, and
before designing, a lower risk development {and for ensuring extensions or alterations are designed
and constructed to conform to any flood protection already incomorated in the property and include
flood resilience measures in the design). The Agency also provides standing advice to enable local
planning authorities to clearly identify the type of planning applications on which they should consult
the Agency, and to make decisions on low risk applications where flood risk is an issue, without
directly consulting the Agency for an individual responsas.



10. Minor developments ' are unlikely to raise significant flood risk issues unless they

11.

would:

« have an adverse effect on a watercourse, floadplain or its flood defences;

« would impede access to flood defence and management facilities; or

« where the cumulative impact of such developments would have a significant
effect on local flood storage capacity or flood flows.

Taking climate change into account

Global sea level will continue to rise, depending on greenhouse gas emissions
and the sensitivity of the climate system. The relative sea level rise in England
also depends on the local vertical movement of the land, which is generally falling
in the south-east and rising in the north and west. In preparing a Strategic Flood
Risk Assessment or a site-specific flood risk assessment, the allowances for the
rates of relative sea level rise shown in table 4 should be used as a starting point
for considering flooding from the sea, along with the sensitivity ranges for wave
height and wind speed in table 5.

Tablée 4: Recommended contingency allowances for net sea level
rises

Net soa level rise (mm per year) -
relative to 1990
1990 to 2025 to 2055 to 2086 to
2025 2055 2085 2115
East of England, east midlands,
London, south-east England %9 e 120 150
(south of Flamborough Head)
South-west England 35 | 80 11.5 14.5
North-west England, north-east
Engiand (north of Flamborough 25 9 10.0 13.0
| Head) ]
Notes to table 4:

a. For deriving sea levels up to 2025, the 4mm per year, 3mm per year and 2.5mm
per year rates {covering the three geographical groups respectively), should be
applied back to the 1990 base sea level year. From 2026 to 2055, the increase in
sea level in this period is derived by adding the number of years on from 2025 (to
2055), multiplied by the respective rate shown in the table. Subsequent time
periods 2056 to 2085 and 2086 to 2115 are treated similarly.

'® Minor development means:

- Minor non-residential extensions: industrial/commercialleisure etc. extensions with a footprint
less than 250sqm.

- Alterations: development that does not increase the size of buildings e.g. alterations to external
appearance.

- Householder development: e.g. sheds, garages, games rooms etc. within the curtilage of the
existing dwelling in addition to physical extensions io the existing dwelling itself. This definition
excludes any proposed development that would create a separate dwelling within the curtilage
of the exdsting dwelling e.g. subdivision of housas into flats.

1



b. Rafer to Department for Environment, Food and Rural Affairs FCDPAG3 Economic
Appraisal Supplementary Note to Operating Authorities — Climate Change Impacts,
October 20086, for details of the derivation of this table. In particular, Annex A1 of
this Note shows examples of how to calculate sea level rise.

¢. Vertical movement of the land is incorporated in the table and does not need to be
calculated separately.

12. The rise in sea level will change the frequency of occurrence of high water levels
relative {o today’s sea levels, assuming no change in storminess. There may
also be secondary impacts such as changes in wave heights due to increased
water depths, as well as possible changes in the frequency, duration and
severity of storm events. A 10 per cent sensitivity allowance should be added to
offshore wind speeds and wave heights by the 2080s.

13. In making an assessment of the impacts of climate change on flooding from the
land, rivers and sea as part of a flood risk assessment, the sensitivity ranges in
table 5 may provide an appropriate precautionary response to the uncertainty
about climate change impacts on rainfall intensities, river flow, wave height and
wind speed.

Table 5: Recommended national precautionary sensitivity ranges
for peak rainfall intensities, peak river flows, offshore wind speeds

and wave heights

Parameter 1990 to 2025 to 2065 to 2085 to
2025 2055 2085 2115

Peak rainfall intensity +5% +10% +20% ‘ +30%
Peak river flow +10% +20%
Offshore wind speed +5% +10%
Extreme wave height +5% +10%
Notes to table 5:

a. Refar to Department for Environment, Food and Rural Affairs FCDPAG3
Economic Appraisal Supplementary Note to Operating Authorities — Climate
Change Impacts, October 2006, for details of the derivation of this table.

b. For deriving peak rainfall, for example, between 2025 and 2055 multiply the
rainfall measurement (in mm per hour) by 10 per cent and between 2055 and
2085 multiply the rainfall measurement by 20 per cent. So, if there is a 10mm
per hour event, for the 2025 to 2055 period this would equate to 11mm per
hour; and for the 2055 to 2085 period, this would equate to 12mm per hour.
Other parameters in table 5 are treated similarly.

14, Sensitivity testing of the flood map produced by the Environment Agency, using
the 20 per cent from 2025 to 2115 allowance for peak flows, suggests that
changes in the extent of inundation are negligible in well-defined floodplains, but
can be dramatic in very flat areas. However, changes in the depth of flooding
under the same allowance will reduce the return period of a given flood. This
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15.

16.

17.

18.

19.

means that a site currently located within a lower risk zone (e.g. Zone 2 in table 1)
could in future be re-classified as lying within a higher risk zone (e.g. Zone 3a in
table 1). This in turn could have implications for the type of development that is
appropriate according to its vulnerabiity to flooding (see table 2). It will therefore
be important that developers, their advisors and local authorities refer to the
current flood map and the Strategic Flood Risk Assessment when preparing and
considering proposals.

Flooding in estuaries may result from the combined effects of high river flows and
high sea surges. When taking account of impacts of climate change in flood risk
assessments covering tidal estuaries, it will be necessary for the allowances for
sea level rise in table 4 and the allowances for peak flow, wave height and wind
speed in table 5 to be combined. !

Managing residual flood risk

Residual risks are those remaining after applying the sequential approach and
taking mitigating actions. It is the responsibility of those planning development to
fully assess flood risk, propose measures to mitigate it and demonstrate that any
residual risks can be safely managed. Flood resistance and resilience measures
should not be used to justify development in inappropriate locations.

Flood resilience and resistance

The relative benefits of resilient and resistant construction have been assessed
both through risk assessment and the real time testing of model forms of
construction. Resilient construction is favoured because it can be achieved more
consistently and is less likely to encourage occupiers to remain in buildings that
could be inundated by rapidly rising water levels.

Flood-resilient buildings are designed to reduce the consequences of flooding
and facilitate recovery from the effects of flooding sooner than conventional
buildings. This may be achieved through the use of water-resistant materials for
floors, walls and fixtures and the siting of electrical confrols, cables and
appliances at a higher than normal level. The lower floors of buildings in areas at
medium and high probability of flooding should be reserved for uses consistent
with table 1. If the lowest floor level is raised above the predicted flood level,
consideration must be given to providing access for those with restricted mobility.
In considering appropriate resilience measures, it will be necessary to plan for
specific circumstances and have a clear understanding of the mechanisms that
lead to flooding and the nature of the flood risk by undertaking a flood risk
assessment.

Flood-resistant construction can prevent entry of water or minimise the amount of
water that may enter a building where there is flooding outside. This form of
construction should be used with caution and accompanied by resilience

! Refer to Defra FCDPAG3 Economic Appraisal Supplementary Note to Operating Authorities —
Climale Change Impacts, Qctober 2006. Annax A2 givaes details of joint probability analysis.

www . defra.gov. ul/environffed/pubs/pagn/climatechangeupdate. pdf



measures, as effective flood exclusion may depend on occupiers ensuring some
elements, such as barriers to doorways, are put in place and maintained in a
good state. Buildings may also be damaged by water pressure or debris being
transported by flood water. This may breach flood-excluding elements of the
building and permit rapid inundation. Temporary and demountable defences are
not nomally appropriate for new developments.



Appendix D Proposed Masterplan
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Appendix E  Third Party Correspondence




John Ward Our ref: NE24872/AS
WSP
By email Date: 28 September 2010

John.ward@wspgaroup.com

Dear Mr Ward
FRA data for site at Bulls Bridge, Middlesex, London, UB2 5LX
Thank you for your enquiry.

1. The site in question is outside any known main river flood plain. This means
that the chance of river flooding is less than 0.1% in any given year.

We advise you fo contact the local water company regarding previous or
potential flooding from sewers. You may also wish to contact the local
authority regarding flooding from any non-main rivers or surface water runoff.

2. We have no information relating to how the canal connects to any other
watercourse, or its effects on the base flows/flood levels of the Yeading
Brook.

3. | have no record of river flooding at this site.
4. We have no relevant flood level data for this site.

5. Please contact British Waterways for information on structures that might
control flow.

6. There are no groundwater flooding incidents recorded within a two kilometre
radius of the site.

There is drift material at the site, so there could be a risk of intercepting
groundwater and having flooding as a result, but we have no direct record of
this happening.

7. We have no details regarding standard and level of fiood protection currently
afforded to this site.

8. Please see the attached aquifer classification maps for bedrock and drift.

Apolio Court, 2 Bishops Square Business Park, St Albans Road West, Hatfield, Herts, AL10-9EX.
Customer services line: 08708 508 508

Emall: enquiries@environment-agency.gov.uk

www.environment-agency.gov.uk



9. There are no drift groundwater levels available, but within confined Chalk
below the London Clay, levels are about 20 metres below ground level.

10. There are no source protection zones within 8 kilometres of the site.

11.We have no relevant hydraulic modeling to supply for this site.

In answer to your remaining questions, the Development and Flood Risk engineer for
this site is Sarah Jasper. Sarah’s can be reached on 01707 632461.

| have forwarded the pre-planning part(s) of your request to our Planning team. They
will contact you within 21 days.

Our Planning team offer a free Pre-Planning Service, and can give you advice on
any major environmental issues relating to your development site.

Using this service could help you design a more environmentally sustainable site,
and help to ensure you have included all of the relevant information in your
application - saving you time and money.

You can contact the Planning team directly by emailing them at
colneplanning@environment-agency.gov.uk

If | can be of any further help, please contact me.

Yours sincerely

Annette Smith

External Relations Officer

Direct dial 01707 632301

Direct fax 01707 632 610

Direct email thnortheast vironment-agency.gov.uk
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Use of Environment Agency Information for Flood Risk Assessments / Flood
Consequence Assessments

Important

If you have requested this information to help inform a development proposal, then
you should note the following:

In England, you should refer to the Environment Agency’s Flood Risk Standing
Advice and PPS25 and its associated Practice Guide for information about what flood
risk assessment is needed for new development in the different flood zones. These
documents can be accessed via:

httg {hwww enwronment—agenﬂ ggy.uklresearchlglannmngZﬁS? aspx
s25floodrisk

http.//www.communities.gov.uk/publications/planningandbuilding/pps25practicequide

You should also consult the Strategic Flood Risk Assessment produced by your local
planning authority.

In Wales, you should refer to TAN15 for information about what flood consequence
assessment is needed for new development in the different flood zones
http://new.wales.qov. i ning/policytans/tan157lang=en

You should also refer to any Strategic Flood Consequence Assessment produced by
your local planning authority.

In both England and Wales you should note that:

1. Information supplied by the Environment Agency may be used to assist in
producing a flood risk or flood consequence assessment (FRA/FCA) where
one is required, but does not constitute such an assessment on its own.

2. This information covers flood risk from main rivers and the sea, and you will
need to consider other potential sources of flooding, such as groundwater or
overland runoff. The information produced by the local planning authority
referred to above may assist here.

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

4. For more significant proposals in higher flood risk areas, we would be pleased
to discuss details with you ahead of making any planning application, and you
should also discuss the matter with the local planning authority.



Standard Notice - Commercial

Information warning

Wae, the Environment Agency, do not promise that the information supplied to you wii asways pe accurae, compiete or
up to date or that the information will provide any particuler facilities or functions or be suitable for any particular
purpose. You, the reclplent of the information must ensure that the information meet your needs and are entirely

rasponsible for the consequences of using the Information.

If an electronic format has been used, we do not promise that the media on which the information is provided will
always be free from defects, computer viruses, worms, Trojan horses, software locks or other similar code of a
destructive or unwelcome nature. You should carry out all necessary checks prior to loading the information on to your
computer system. Please also note any specific information warning supplied to you.

Permitted use

The informatlion Is protected by Intellectual property rights and whilst you have certain statutory rights which
Include the right to read the information, you are granted no additional use rights whatsoever except that you
may optionally agree to the limited use Licence set out below (but not for Third Party Information). To
activate this Licence you do not need to contact us but if you make any use {such as copying) In excess of
your statutory rights you are deemed to accept the terms below. If you need even more rights than simple
copylng (such as supplying to others or making adaptations) please contact us.

Licence for taking as-is internal copies of the Information

1. Definitions

“Contractor Use" means passing of Information to a person

{Contractor) who is contracted on commercial terms to provide

servicaes, and:

« use is limited to the purposes of that contract, and

« all terms of this licence are applied, and

« the Confractor does not pass the Information to any person other
than the person contracting with them or a subcontractor who
complies with these conditions

“Fixed Format” means Information that is formatted in such a way as

to ba static and unalterabla (or not easily alterable without the loading

of special software). It will typlcally include hard copy, pdf format, image

format (such as jpeg, gif, tiff and bmp) and video format (such as mpeg.

avi and wmv)

“Information” means the information supplied to you excluding

anything that we have identified aa Third Party Information

“Professional Use” means supply, by you if you are a professional

adviser/consultant directly licensed by us undar these terms, of full and

un-amended coples of tha Information to a client and any other person

who reasonably needs the Information In relation to that cllent matter in

respect of which you obtained tha Information provided that a copy of

this Standard Notice - Commercial is sent with the Information so

supplied and you tell the reciplent they must comply with its terms

“Regulatory Use" means inclusion of a Fixed Format unaltered extract

of Information in any documentation that you are required to supply to a

court, tribunal or regulatory body (but not including a trade association)

where the inclusion of such extract is reasonably necessary In

connection with a hearing, application or other judicial or regulatory

process

2. Licence and Use of iInformation

In congideration of the payment of our standard supply charges

including the optional internal as-is use licenca fee {currently £10) we

heraby grant to you a non-ransferable, non-exclusiva, perpatuat

licence subject to the terms of this agreemeant to make intemnal as-is

use of the Information, including Contractor Use, Professional Use and

Regulatory Use which are deemed to be internal. This licenca is given

{o you personally and not to anyone else

3. Your Obligations

3.1 You must not make any use of Information that is not parmitted

3.2 All coples you make must ba attributed to us

3.3 Any intended use of Information must not represent a risk of:

= being misleading to anyone you are allowsd to pass the Information
to,

« detrimant to the Agency's ability to achieve iis objectives, or

+ detriment to the environment, including the risk of reduced future
enhancement, or

* being prejudicial to the effective management of information held by
the Agency, or

« damage to the Agency’s reputation

Contact: @nquiries@environment-agency.gov.uk

4. Limitation of Liability

We will under no circumatance be liable for indirect, special, or
consequential damagss including any loas of business, revenue,
profits, goodwifl, reputation, anticipated savings or data in relation
to your use of the information suppiied to you. Nothing within this
Agresment will operats to exclude any Hability for death or
parsonal injury arising as result of the negligence of the
Environment Agency, or any of their employess or agents. Any
implied promise or wamanty is excluded as far as the law allows.
Our maximum aggregate liability in connection with this
agreement shall not exceed the total sum of one thousand
pounds

§. Intellectual Property Rights

No Intsllectual Properly Rights are transferred or licensed to you
save those which ans expressly provided in this agreement

6. Asaignment

You may not transfer or in any other way make ovar to any third
party the benefit of this agreament either in whola or in part

7. Wailver

Failure by either of us to exarcise or enforee any rights available
to it, or any forbearance, delay or grant of indulgence, will not be
construed as a waiver of rights under this agreement or otherwise
8. Entire agreement

This agreemant constitutes the entire agreement between us and
supersedes all oral or written agreemants, repreeentations,
understandings or arrangements (whether previous,
contemporaneous or future) relating to its subject matter. You
agree to waive any right to rescind this agreement by virtus of any
misrepresentation and not to claim damages for any
misrepresantation that is not fraudulent

9. Severance

If any part of the agreement i found by a court of competent
juriediction or other competent authority fo be unenforceable, than
that part will be severed from the remeinder of the agreement
which will continue to be valid and enforceable to the fullest
extant permittad by law

10. Variation and Termination

This agreement may not ba amended, modified, varied or
supplemented but it may if both of us agres be terminatsd or
replaced by a new agreament

11. Relationship of Parties

W are notin a partnership or joint vanture, nor is sither of us the
agent of the other or authorised to act on behalf of the other

12. Rights Of Third Parties

No thind parties shall have rights to enforce any parl of this
agreement under the Contracts (Rights of Third Parties) Act 1999
13. Governing Law

This agreement shall be governed and conefruad in

accordance with English law

08708 506506



Asset Location
Search

John Ward

WSP Development and Transportation
Mountbatten House

Basing View

BASINGSTOKE

RG21 4HJ

Search address supplled Bulls Bridge

London

Middlesex

UB2 5LX
Your raference JWipaw/2480
Our reference ALS/ALS Standard/2010_1863980
Search date 10 September 2010

You are now able to order your Asset Location Search requests online by visiting
www.twpropertyinsight.co.uk
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ASSGt LOCGtIOﬂ Thames

Water

Search =

Search address supplled: Bulls Bridge, London, Middlesex, UB2 5LX
Dear Sir / Madam

An Asset Location Search Is recommended when undertaking a site development. It is
assential to obtain information on the size and location of clean water and sewerage assets to
safeguard against expensive damage and allow cost-effective service design.

This search provides maps showing the position, size of Thames Water assets close to the
proposed development and also manhole cover and invert levels, where available.

Please note that none of the charges made for this report relate to the provision of Ordnance
Survey mapping Information. The replies contained in this letter are given following inspection
of the public service records available to this company. No responsibility can be accepted for
any error or omigsion in the replies.

You should be aware that the information contained on these plans is current only on the day
that the plans are issued. The plans should only be used for the duration of the work that is
being carried out at the present time. Under no circumstances should this data be copied or
transmitted to parties other than those for whom the current work is being carried out.

Thames Water do update these service plans on a regular basis and failure to observe the
above conditions could lead to damage arising to new or diverted services at a later date.

Contact Us

If you have any further queries regarding this enquiry please feel free to contact a
member of the team on 0118 925 1504, or use the addrass below:

Thames Water Utilities Ltd

Property Insight Tel: 0118 825 1504

PO Box 3189 Fax: 0118 923 6657

Slough

SL1 4WW Thames Water tiltias Lid
Pi

Email. searches@thameswater.co.uk Pmsw

o8y Siough SL1 AW
b i .CO.
Web. www.twpropertyinsight.co.uk DX 151280 Slough 13

T 0118 925 1504

F 0118 823 BB55/57

E searchssthamsawater.co uk
| www.twpropesiyinsight co.uk

Reailng A B0A
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Asset Location Thames

Water

Search =

Waste Water Services

Please provide a copy extract from the public sewer map.

Enclosed is a map showing the approximate lines of our sewers. Qur plans
do not show sewer connections from individual properties or any sewers
not owned by Thames Water unless specifically annotated otherwise.
Records such as "private” pipework are in some cases available from the
Building Control Department of the relevant Local Authority.

Where the Local Authority does not hold such plans it might be advisable to
consult the property deeds for the site or contact neighbouring landowners,

This report relates only to sewerage apparatus of Thames Water Utilities
Ltd, it does not disclose details of cables and or communications equipment
that may be running through or around such apparatus.

The sewer level information contained in this response represents all of the
leve! data available in our existing records. Should you require any further
Information, please refer to the relevant section within the 'Further
Contacts' page found later in this document.

Far your guidance:

* The Company is not generally responsible for rivers, watercourses,
ponds, culverts or highway drains. If any of these are shown on the
copy extract they are shown for information only.

+ Sewers indicated on the extract of the public sewer map as being
subject to an agreement under Section 104 of the Water Industry Act
1991 are not an ‘as constructed' record. It is recommended that these
details are checked with the developer.

Clean Water Services
Please provide a copy extract from the public water main map. TR S W LR L
Properly neight
PO Box 3189
Slough SL1 4WW

With regard to the fresh water supply, this site falls within the boundary of  px 151280 sSiaugh 13

another water company. For more information, piease redirect your eNAUITY . . 0 oos 1504

to the following address: F 0118 623 B855/57
E searches@lhameswater.co.uk
| www twpropertyinsight co uk
Veolia Water N 30008, Fearad et
Tambiln Way Ry R s T
Hatfield

Pags 3of 11



Asset Location
Search

AL10 8EZ
Tel: 0B45 7823333
Fax: 01707 277104

For your guidance:
« Assets other than vested water mains may be shown on the plan, for
information only.

= If an extract of the public water main record is enclosed, this will show
known public water mains in the vicinity of the property. it should be
possible to estimate the likely length and route of any private water
supply pipe connecting the property to the public water network.

Payment for this Search

An invoice is enclosed. Please send remittance to Thames Water Utllities Lid.,
PO Box 223, Swindon, SN38 2TW.

Page 4 of 11
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Asset Location Thames

Water

Search =

Further contacts:

Waste Water queries

Should you require verification of the invert levels of public sewers, by
site measurement, you will need to approach the relevant Thames Water
Area Network Office for permission to [ift the appropriate covers. This
permission will usually involve yaou completing a TWOSA form. For
further information please contact our Customer Centre on Tel
0845 920 0800, Alternatively, a survey can be arranged, for a fee,
through our Customer Centre on the above number

If you have any questions regarding sewer connections, building over
issues or any other questions regarding operational issues plgase direct
them to our service desk. Which can be contacted by writing to:

Developer Services (Waste Water)
Thames Water

Clear Water Court

Vastern Road

Reading

RG1 8DB

Tel: 0845 850 2777
Fax. 0118 9236613
Email: developer.services@thameswater.co.uk

Should you require any further information regarding budget estimates,
diversions or stopping up notices then please contact

DevCon Team

Asset Investment

Thames Water

Maple Lodge STW

g%rll(ham wa‘lfth Thames Water Utiities Lid

ickmanswo )

Hertfordshire kA

WD3 85Q Siough SL1 sWw
DX 151280 Siough 13

Tel: 01923 808 072

Fax: 01923 898 106 F 0118 23 casers?

Email: devcon.team@thameswater.co.uk o e
N T R e Webta
Claarvwaier Gowrt, Visstern Rosd
Raading RO1 8D8

Clean Water queries

Page 50of 11



Asset Location
Search

Should you require any advice concerning clean water operational
issues or clean water connections, please contact our Kew Service Desk
by writing to:

Clean Water Design
Thames Water Utilities
1 Kew Bridge Road
Brentford

Middiesex

TW8 OEF

Tel: 0845 850 2777

Fax. 0208 213 8833
Email. developer.services@thameswater.co.uk

Pagafof 11
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NB. Levela quoted in metres Ordnance Newlyn Datum. The value -9988.00 Indicates that no survey Information is available

Manhcle Reference Manhole Cover Lavel Manhols Invert Level
7201 29.58 26.66

7301 20.13 26.64

6301 nfa 28.45

&41T 20.67 18.75

8304 29.88 26.78

a1 20.73 26.81

8301 29.94 28.5

8302 $0.08 26.90

8303 30.36 2648
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Terms and Conditions

All sales are made in accordance with Thames Water Utllities Limited (TWUL} standard terms and conditions
unless previously agreed in writing.

"

3.

4

3
=]

7

All goods remain in the property of Thames Water Utilities Ltd until full payment Is recelved.

Provision of service will be in accordance with all legal requirements and published TWUL policies.

All Invoicea are strictly due for payment 14 days from due date of the invoice. Any other terms must
be accepted/agreed in writing prior to provision of goods or service, or will be held to be invalid.
Thames Water does not accept post-dated cheques-any cheques received will be processed for
payment on date of receipt.

In case of dispute TWUL's terms and conditions shall apply.

Penalty interest may be invoked by TWUL in the event of unjustifiable payment delay, Interest
charges will be in fine with UK Statute Law The Late Payment of Commercial Debis (Interest) Act
1998’

Interest will be charged in line with cumment Court Interest Charges, if legal action is taken

& Acharge may be made at the discretion of the company for increased administration costs

A copy of Thames Water's standard terms and conditions are available from the Commercial Billing Team
(TW.cashoperations@npower.com).

We publish several Codes of Practice including a guaranteed standards scheme. You can obtain copies of
these leaflets by calling us on 0845 9200 800.

If you are unhappy with our service you can speak to your original goods or customer service provider. If you
are not satisfied with the response, your complalnt will be reviewed by the Customer Services Director. You
can write to him at: Thames Water Utilities Ltd. PO Box 492, Swindon, SN38 8TU.

If the Goods or Services covered by this invoice falls under the regulation of the 1991 Water Industry Act, and
you remain dissatisfied you can refer your complaint to WaterVoice Thames on 0845 7568 1668 (it will cost
you the same as a local call) or write to them at 4" Floor (South), High Holborn House, 52-54 High Holbomn,

London WC1V 8RL.

Ways to pay your blil

By Post - Cheque only, made | By BACS Payment direct to our Telephone Banking | By Swift Transfer
ayable to 'Thames Water bank on account number 90478703, | By calling your bank You may make your
Utillties Ltd" writing your sort code 80-00-01 may be made. A | and quoting your payment via SWIFT
Thames Water account number | remittance advice must be sent to invoice number and by quating
on the back. Please fill in the Thames Water Utilities Ltd., PO Box | the Thames Water's NWBKGB2L
payment slip below and send it | 223, Swindon SN3B 2TW. Orfaxto | bank account number | together with our
with your cheque to Thames 017083 424599 or email: 90478703 and sort bank account
Water Utilities Ltd., PO Box cashoperations@thameswater.co.uk | code 80-00-01 number 80478703,
223, Swindon SN38 2TW sort code 60-00-01
and invoice humber

Thames Water Utliities Ltd Registared in England & Wales No. 2366681 Registered Office Glearwater Court, Vastemn Rd, Reading, Berks, RG1 8DE.

Page 10 of 11
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Ward, John
ﬁ

From: Atkinson, Alastair

Sent: 04 October 2010 15:47

To: Wheeler, Martin; Ward, John

Subject: FW: GP-00015 to GP-00040 Bulls Bridge, UB2 5LX - enquiry hydrology of the canal
system

Attachments: 100818 British Waterways.pdf; FRA request Bulls Bridge, GU.pdf

Follow Up Flag: Follow up

Flag Status: Completed

FYI

Regards,

Alastair

From: Hilton Guerra [mailto:Hilton.Guerra@britishwaterways.co.uk
Sent: 04 October 2010 15:43

To: Atkinson, Alastalr

Subject: GP-00015 to GP-00040 Bulls Bridge, UB2 51X - enquiry hydrology of the canal system

Alastair
My colieague Mike Wheeler has addressed your questions 1 and 2.

Reply to question 3: Whether British Waterways (BW) knows of any easement or access requirement with regards to
the developing near the Grand Union Canal?

There is no easement across third party land for access to the canal. BW obtains access via the public highway as
indicated on the map extract below and then non-vehicular access along the towpath. There is no future access
requirement.

The dark green line indicates the BW land boundary and the light green hatch indicate the extent of BW land.
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Reply to question 4: Does BW have any plans to improve/maintain the waterway in relation to the site?

BW undertakes regular maintenance (vegetation management, trash removal, of the waterway {canal and towpath) as
well as scheduled maintenance according to the annual strategy with a 3 year plan.

Discussions on the future of this line of canal along the development are underway. Our planner Andrew Chandler, T:
020 7985 7225, E: Andrew.Chandler@britishwaterways.co.uk; and the promoter's representative Ron Woodland,
Director of FM Conway, M: 07748 632918. E: ron.woodland@fmconway.co.uk will meet in the next few weeks.

Existing utilities
Easynet (British Sky Broadcasting) has fiber optic cables in the towpath. The towpath may be occupled by power

cables as well.

Regards

Hilton Guerra

Third Party Works Engineer

British Waterways London, 1 Sheldon Square, Paddington Central, London, W2 8TT
T: 020 7985 7200

F: 020 7985 7201

M: 07717 225 772

E: hilton.querra@britishwaterways.co.uk



F 020 7885 7201
M 07917 616832

E claire. mecalister@britishwaterways.co.uk

From: Atkinson, Alastalr iltg; A ir.Atkin W up.

Sent: 18 August 2010 11:35
To: Claire McAlister
Subject: FW: Bulls Bridge
Claire,

Further to our telephone conversation the other week please find attached a copy of the information request for the
Bull's Bridge site.

Regards,

Alastair

From: Ward, John

Sent: 18 August 2010 11:23
To: Atkinson, Alastair
Subject: Bulls Bridge

As requested

John Ward

Graduate Engineer

WSP UK

Development and Transportation

Mountbatten House, Basing View, Basingstoke, Hampshire RG21 4HJ
Tel: +44(0)1256 318748

Fax: +44(0)1266 318700

Website: www.wspgroup.co.uk

We are WSP. United by our difference.

Winner of the NCE/ACE Consultants of the Year 2010 Qutstanding Achievement Award
Number 1 Transport Consultancy 2010 (NCE Consultants File)

WSP is one of the world's fastest-growing design, engineering and management consultancies. Specialising in property, Iranspart
and environmental projects, we work with clients to create built and natural environments for the future

CONFIDENTIAL

This e-mail is confidential to the named racipient. If you have recsived a copy in arror, please destroy it. You may not use or
discloge the contents of this e-mail to anyone, nor take copies of it. The only copies permitted are (1) by the named recipient and
{2) for the purposas of completing successful eleclronic transmission 1o the named recipianl and then anly an the condition that
these copies. with this nofice atlached, are kept confidential until destruction

WSP UK Limited Registered Office: WSP House, 70 Chancery Lane, London, WC2A 1AF Registered Number 01383511 England



From: Claire McAlister
Sent: 18 August 2010 13:36
To: 'Atkinson, Alastalr'
Subject: RE: Bulls Bridge

Thanks Alastair, | know which site it is now. I'm just surprised you would need to provide a full FRA as the site is
outside a flood risk area (although near one).

| will pass your email to Hilton Guerra, our Third Party Works Engineer, who should be able to help
Kind regards,
Claire McAlister

Planner - British Waterways London

1 Sheldon Squars, Paddington Central, London, W2 6TT

D 020 7985 7229
F 020 7985 7201
M 07917 616832
E claire.mcalister@britishwaterways. co.uk

From: Atkinson, Alastair [mailto:Alastair Atkinson@WSPGroup.com]
Sent: 18 August 2010 12:44

To: Claire McAlister
Subject: Re: Bulls Bridge

Claire

The overall project is for FC Conway
Is that the answer you need
Regards

Alastair

From: Claire McAlister

To: Atkinson, Alastair

Sent: Wed Aug 18 11:47:20 2010

Subject: RE: Bulis Bridge

Hi Alastair,

Could you tell me who has requested the FRA?

Thanks,

Claire McAlister

Planner - Britlsh Waterways London

1 Sheldon Square, Paddington Central, London, W2 8TT

D 020 7985 7229



19™ August

John Ward

Graduate Engineer

WSP UK

Development and Transportation
Mountbatten House

Basing View

Basingstoke

Hampshire

RG21 4HJ

File reference GU-212
Your reference: JW/mc/2480

Dear Mr Ward
RE: FLOOD RISK ASSESSMENTS BULLS BRIDGE GRAND UNION CANAL

Further to your letter dated 18™ August | have checked our records and | have spoken to the
supervisor responsible for this stretch of waterway and can confirm the following

British Waterways are not aware of any records of overtopping from or breaches of
this section of the waterway.

The pound here is a 27 mile pound that includes the Slough Arm, the Grand Union to
Norwood Top Lock, the Paddington Arm and the Regents Canal to Hampstead Road
Lock. The water level in this pound is controlled by the Minet Tip Weir near Buils
Bridge on the Paddington Arm (Easting 511532 Northing179856). Water is run from
the above pounds into this pound via the by-pass weir at Cowley Lock. This forms
the feeder for the Grand Union to the bottom of the Norwood flight and the Regents
Canal to Limehouse

The canal does not effect the base flows of Yeading Brook

The Environment Agency hold records of flood levels for 1 in 100 year events.

For further advice on flood risk assessments we have included some generic guidance (see
appendix A}.

If you require any further specific information or wish to view any relevant inspection reports
you will be charged for our reasonable costs incurred in providing this information. Details of
our hourly rates can be found in appendix 4 of British Waterways published “Code of
Practice for Works Affecting British Waterways” available on the intemet at:

British Waterways 1 Sheldon Square Paddington Central London W2 6TT
T 02079857200 F 020 7985 7201 E enquiries.london@britishwaterways.co.uk
www.britishwaterwayslondon.co.uk




The minimum charge for these additional works will be £60 plus VAT,

Please note that we are unable to comment on the flood risk to individual properties or
developments and interpretation of the information provided in this letter is your
responsibility.

Woe trust this is satisfactory, however if you do require any further information please do not
hesitate to contact the undersigned.

Yours sincerely

Mike Wheeler
Water Engineer (South)

The Office of the Information Commissioner is the organisation that ensures compliance with
the Freedom of Information Act 2000 and deals with formal complaints. If we have not been
able to resolve your request you are entitled under Section 50 of the Freedom of Information
Act 2000 to apply to the Information Commissioner for a decision. His contact details are:-

Information Commissioner
Wycliffe House

Water Lane

Wilmslow

Cheshire

SK9 5AF

Or
Enquiry/information line: 01625 545745

Emall: data@dataprotection.gov.uk




Appendix A - Guldance Note for Flood Risk Assessments

The main incidents of uncontrolled loss of water from our waterways are overtopping and
breaching as a result of inundation from adjacent water courses, vandalism or structural
failure.

British Waterways maintains water levels using reservoirs, feeders and boreholes, and
thereafter manages the water by transferring it within the canal system. The level of the
water in canals is normally determined predominantly by the level and size of weirs. Water
fevels in river navigations are affected by the flow in the river and will fluctuate more widely
than canals.

When surface water enters our waterways, the level of the water rises. Evantually the water
level will reach a point where it discharges from our waterways through control structures.
Where the capacity of these control structures is exceeded, overtopping may result.

Breaches which may lead to flooding can occur on our waterways. There can be a number
of causes for these including: culvert collapse, animal burrowing and overtopping. British
Waterways operates a comprehensive asset management system which enables us to
manage the risks of such events occurring.

Breaches occur on average at a rate of three per year over the whole of the British
Waterways owned canal network (that's aver 2,000 mile of canal).









