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This report is based on the information that’s been gathered or provided to ZBSA through a range of 
searches and consultations carried out as part of the Drainage Strategy Report. In some cases, where 
formal records weren’t available, we’ve had to rely on anecdotal information. 
 
We believe the conclusions in this report are accurate based on what we know right now. That said, 
if new information comes to light, those conclusions may need to be updated. 
 
The work we’ve done here is grounded in our current professional knowledge, and in line with the 
latest UK standards, codes, technologies, and legislation available at the time of writing. Of course, 
these things can change, and if they do, some parts of this report might no longer apply or may need 
reviewing. 
 
Finally, some of the information we’ve used comes from maps and documents created by others. 
While we’ve used these in good faith, we can’t guarantee their accuracy or be held responsible for 
any errors they might contain. 
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Introduction  
 
ZBSA Building Services Consultants has been appointed by the Client and instructed to provide a 
Drainage Strategy Report to assist with a planning application at 32 Manor Road, Hayes, Hillingdon, 
UB3 2DG. 
 
The proposed development is for the construction of two-Storey semi-dwelling with provision of 
cycle parking, refuse storage and amenity space. 
 
The proposed works would occur over an area of approximately 240 m2 (0.023 ha), currently 
occupied by outbuilding and nearby hardstanding and vegetation. 
 
 
Site Location 

 
 
Propose dwelling 
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Sustainable Urban Design (SUDS)  
 
What are SuDS? 
 
SuDS aim to regulate water quantity, water quality, amenity and biodiversity. This is known as the 
“four pillars of SuDS”. SuDS are a new way of managing surface water in a natural and controlled 
manner. They slow runoff and provide storage of surface water which mimics pre-development 
conditions, and minimise the risk of flooding compared to traditional underground piped systems 
which often provide no improvements to water quality, biodiversity or amenity. 
 
SuDS can discharge to groundwater via infiltration, to a watercourse, surface water sewers or 
combined sewers. 
 
In accordance with SUDS hierarchy when considering surface water drainage then consideration to 
each of the below discharge options should be considered in Sequence. 
 

 
 
Examples of SUDS 
 
Detention Basins/ Infiltration Basins 
Normally dry outside of storm events. They are designed to store runoff and reduce the volume of 
surface water. 
 
Attenuation Ponds 
As well as storing water from storm events they support native vegetation and provide habitat and 
amenity places for local wildlife and communities. 
 
Permeable Paving 
Pavement made of permeable material that allows water to infiltrate into the ground or be 
discharged into sewers without overland flow while removing pollutants. 
 
Swales 
Shallow, open channels designed to convey, treat and store surface water runoff from rainfall 
events. 
 
Green Roofs 
Multi-layered system that can store water which can be reused for non-potable uses. They also 
insulate buildings, reduce energy and water costs and have biodiversity benefits. 
 
Soakaways 
Excavations that are backfilled with permeable material that allow to water to attenuate and 
infiltrate into the ground. 
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The London Plan 
 

 
 
A Development should utilise sustainable urban drainage systems (SUDS) unless there are practical 
reasons for not doing so, and should aim to achieve greenfield run-off rates and ensure that surface 
water run-off is managed as close to its source as possible in line with the following drainage 
hierarchy: 
 
1 store rainwater for later use 
2 use infiltration techniques, such as porous surfaces in non-clay areas 
3 attenuate rainwater in ponds or open water features for gradual release 
4 attenuate rainwater by storing in tanks or sealed water features for gradual release 
5 discharge rainwater direct to a watercourse 
6 discharge rainwater to a surface water sewer/drain 
7 discharge rainwater to the combined sewer. 
Drainage should be designed and implemented in ways that deliver other policy objectives of this 
Plan, including water use efficiency and quality, biodiversity, amenity and recreation. 
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SUDS Management & Maintenance Plan  
 
There are three categories of maintenance activities referred to in this report:  
 
• Regular maintenance (including inspections and monitoring).  
Consists of basic tasks done on a frequent and predictable schedule, including vegetation 
management, litter and debris removal, and inspections.  
 
• Occasional maintenance  
Comprises tasks that are likely to be required periodically, but on a much less frequent and 
predictable basis than the routine tasks (sediment removal is an example). 3 Welbeck Colliery, 
Nottinghamshire SUDS Management & Maintenance Plan  
 
• Remedial maintenance  
Comprises intermittent tasks that may be required to rectify faults associated with the system, 
although the likelihood of faults can be minimised by good design. Where remedial work is found to 
be necessary, it is likely to be due to site-specific characteristics or unforeseen events, and as such 
timings are difficult to predict. 
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Flood Risk Assessment  
 
The Environment Agency (EA) mapping for Flood Risk, shows the site located within Flood Zone 1 
(low risk of fluvial or tidal flooding). Flood zone 1 is described as land having a less than 1 in 1,000 
annual probability of river or sea flooding. The EA Long Term Flood risk online service shows that the 
area of the proposed works is at a ‘Very Low’ risk of surface water flooding, indicating that it would 
not experience any significant flooding during a 1 in 1000 year storm event.   
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Existing and Proposed Surface and Foul Drainage Strategy Urban Design 
(SUDS)  
 
Foul Water Drainage Strategy 
The existing property at 32 Manor Road, hayes, UB3 2DG has existing drainage connection to the 
public sewer. 
 
The proposal foul drainage from the new dwelling shall discharge directly into the public swer via 
existing connections located on site.  
 
Surface Water Drainage Strategy 
 
In accordance with London Plan SUDS guidelines, developments are required to use SUDS to reduce 
both the volume and runoff rates to the drainage system. 
 
Results from The British Geological Survey website states that the site is located on London clay, 
which do not have a great permeability factor, therefore it is expected that soaks will not work on 
this site. (see Appendix B for The British Geological Survey results). 
 
Due to the fact that there are no watercourse in the surrounding area we would not be able to 
discharge into a watercourse to meet SUDS hierarchy.  
 
Therefore, it is proposed to connect into the public sewer via existing connections located on site. 
 
ZBSA recommends the use of permeable paving as indicated in the architect’s drawings. This natural 
drainage minimises the risk of puddling, waterlogging, and flooding in areas with permeable paving.  
 
By reducing runoff, permeable pavements alleviate the pressure on traditional drainage systems, 
which can become overwhelmed during heavy rainfall.  
 
In addition to reducing the runoff from the rain that falls on them, permeable pavements can help 
filter out pollutants that contribute to water pollution. 
 
In addition to permeable paving ZBSA recommend that a water butt of 210L capacity with means of 
overflow to be installed.  
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Appendix A - Flood Risk Assessment Map 
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Appendix B – The British Geological Survey results 
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Appendix C – Greenfield Runoff Rate Estimates  
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Appendix D – Surface Water Butts Details  
 
Surface water butts, also known as water butts, are containers used to collect and store rainwater, 
typically from rooftops, for later use, such as watering plants. They are often connected to 
drainpipes and can hold significant amounts of water, like 200 liters, which can reduce reliance on 
tap water for gardening.  
 
Water butts help conserve water by capturing rainwater that would otherwise flow into drains and 
sewers. They provide a readily available source of water for gardening and other outdoor uses, 
reducing the need to tap into municipal water supplies 
 
 
 

 
 

v  
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Appendix E – Thames Water Asset Search 
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Asset Location Search Sewer Map - ALS/ALS Standard/2025_5159757  

The width of the displayed area is 200 m and the centre of the map is located at OS coordinates 510244,181167  
The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed.  Service pipes are not shown but their presence should be anticipated.  No liability of 
any kind whatsoever is accepted by Thames Water for any error or omission.  The actual position of mains and services must be verified and established on site before any works are undertaken. 
 

Based on the Ordnance Survey Map (2024) with the Sanction of the controller of H.M. Stationery Office, License no. AC0000849556 Crown Copyright Reserved. 
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NB. Levels quoted in metres Ordnance Newlyn Datum. The value -9999.00 indicates that no survey information is available 
 

Manhole Reference Manhole Cover Level Manhole Invert Level 
121B 
1204 
121A 
1205 
1203 
201C 
201B 
2012 
2010 
3111 
3207 
3206 
1111 
2106 
1112 
1113 
2110 
2112 
2113 
1201 
1202 
2201 
2202 
2011 
3001 
3102 
3103 
3101 
3104 
2103 
 3108 
3109 
3110 
3203 
3204 
3205 
1109 
1006 
1116 
1114 
1117 
1119 
1118 
2105 
2104 
211A 
2006 
2007 
2102 
2009 
2101 
2017 
            
 

n/a 
n/a 
n/a 
36.23 
35.98 
n/a 
n/a 
34.8 
n/a 
n/a 
33.65 
33.71 
n/a 
n/a 
n/a 
36.08 
35.22 
n/a 
35.23 
n/a 
35.54 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
34.49 
n/a 
 n/a 
34.34 
34.27 
34.09 
34.42 
33.79 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
            

n/a 
n/a 
n/a 
33.57 
34.03 
n/a 
n/a 
32.97 
n/a 
n/a 
32.31 
32.52 
n/a 
n/a 
n/a 
34.44 
33.9 
n/a 
32.98 
n/a 
33.73 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
32.59 
n/a 
 n/a 
32.81 
32.08 
31.9 
32.25 
32.86 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
            
 

The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not 
shown but their presence should be anticipated. No liability of any kind whatsoever is accepted by Thames Water for any error or omission. The actual position 
of mains and services must be verified and established on site before any works are undertaken. 
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Appendix F – Proposed Site Landscaping 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



STORAGE

KITCHEN
LIVING

UP

KITCHEN

LIVING

DINING

WC

BIN
 STO

R
E

PERMEABLE
PAVING

PERMEABLE
PAVING

CYCLE STORAGE

BIN
 STO

R
E

PATIO

PATIO

PERMEABLE
PAVING

GRASS

MANOR ROAD

AD
D

IS
O

N
 W

AY

2

3

1

2

PLANTERS
SHRUB BED-

PLANTERS
SHRUB BED-

1

PLANTERS
SHRUB BED-

1.8 M HIGH CLOSE
BOARDED TIMBER FENCE

1.8 M HIGH CLOSE
BOARDED TIMBER FENCE

1.8 M HIGH CLOSE
BOARDED TIMBER FENCE

FA
LL

S
1:

35

LVL.
+150mm

LVL.
±00mm

PLANTERS
SHRUB BED-

PLANTERS
SHRUB BED-

1

FA
LL

S
1:

35

LVL.
+150mm

LVL.
±00mm

3

GRASS

2

1.8 M HIGH CLOSE
BOARDED TIMBER FENCE

0 31 2m 5m4
Scale

18
00

TREATED POST

FEATHEREDGE BOARDS

1.8 M HIGH
CLOSE BOARDED
TIMBER FENCE

GRAVEL BOARD

NOTES
· Dimensions are not to be scaled from this drawing by contractors. The

contractor is requested to check all dimensions before the work started.
· Report any discrepancies to the client or architect before undertaking

the work described in the drawings.
· Dimensions are approximate site dimensions and are to be verified by

the contractor on site before any fabrication/site works i.e foundations
etc occur

· Contractor is responsible for all temporary propping to existing structure
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Appendix G – Existing and Proposed Layout 
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