
     
 
 

 
PROLOGIS PARK, WEST LONDON 
NPPF Flood Risk Assessment  
 
2015-03-11    

Confidentiality:  Confidential  



 

 
 

 
 

 

Project number: 70003999   
Dated: 2015-03-11 2  

  

Quality Management 
 

Issue/revision Issue 1 Revision 1 Revision 2 Revision 3 

Remarks DRAFT FINAL   

Date February 2015 March 2015   

Prepared by R Stevens R Stevens   

Signature     

Checked by M Quinnell M Quinnell   

Signature     

Authorised by B Venturini B Venturini   

Signature     

Project number 70006377 70006377   

Report number     

File reference Stockley Park, 
Hillingdon FRA - 
Draft V1 

Stockley Park, 
Hillingdon FRA – 
FINAL V2 

  

  



 

 

 

   
 3  
   

Prologis Park, West London 

NPPF Flood Risk Assessment  
2015-03-11 

Client 
Prologis  
Prologis House   
1 Monkspath Hall Road   
Solihull  
West Midlands  
B90 4FY   
UK        

Consultant 
WSP, UK   
Mountbatten House 
Basing View 
Basingstoke 
 
Tel: +44 (0)12 5631 8800 
Fax: +44 1256 318 700 
 
www.wspgroup.co.uk 

Registered Address 
WSP UK Limited 
01383511 
WSP House, 70 Chancery Lane, London, WC2A 1AF 
  

WSP Contacts 
Richard Stevens 
Matthew Quinnell 
Bruno Venturini 
 
 

  



 

 
 

 
 

 

Project number: 70003999   
Dated: 2015-03-11 4  

  

Table of Contents 
 

Executive Summary........................................................................... 5 

1 Introduction ............................................................................ 7 

2 Policy ..................................................................................... 9 

3 Background ......................................................................... 12 

4 Proposed Development ....................................................... 17 

5 Overview of Flood Risk ........................................................ 18 

6 Indicative Surface Water Drainage Strategy ........................ 23 

7 Flood Risk Management Measures ..................................... 29 

8 Conclusions ......................................................................... 30 
 

Appendices 
Appendix A - Parameters Plan 
Appendix B - Site Location Plans 
Appendix C - Stakeholder Correspondence 
Appendix D – Topographical Survey 
Appendix E – Clay Bund Geotechnical Investigation 
Appendix F – Hillingdon Surface Water Management Plan Figures 
Appendix G – Current On-Site Drainage System Drawings 
Appendix H - Drainage Calculations 
 



 

 

 

   
 5  
   

Executive Summary 
This Flood Risk Assessment (FRA) has been prepared as part of the supporting documentation for the 
hybrid planning application of a proposed development at Prologis Park, West London. 

The FRA has been prepared by WSP on behalf of Prologis in accordance with the guidelines set out in 
the National Planning Policy Framework (NPPF) as far as is applicable at this stage of the proposed 
development. 

The application site is located to the east of Yiewsley in the London Borough of Hillingdon, in western 
Greater London. The Ordnance Survey (OS) grid reference for the application site is (507282, 180165), 
and the nearest Post Code is UB11 1PA.  

The proposed development comprises a hybrid application for the phased comprehensive 
redevelopment of the site to provide an overall maximum gross floorspace of 45,000sqm of Light 
Industrial uses (Use Class B1c and / or Use Class B2) and / or Storage and Distribution uses (Use 
Class B8) and ancillary offices, together with servicing, parking, access roads and open space. Full 
planning permission is sought for Phase 1 containing 18,900sqm of floorspace in two buildings up to 
16.2m in height (to ridge), together with associated highways works, open space, hard and soft 
landscaping, car parking and associated infrastructure. Outline planning permission is sought for Phase 
2 for up to 26,100sqm of floorspace with all matters except for access reserved for later determination. 

The application site covers an area of 12.05 hectares (ha) and is classified as a brownfield site.  The 
application site is currently used for car parking in the southeast part of the site with the remainder 
unused following cessation of work to progress a previously proposed development.  

The application site is entirely located in Flood Zone 1.  

The application site is located adjacent to the Grand Union Canal, which is approximately 3m below the 
elevation of the site. There are also three ornamental ponds located on the eastern boundary of the 
site.  

The proposed development is classified as ‘Less Vulnerable’ in accordance with Table 2 of the NPPF 
Flood Risk and Coastal Change Planning Practice Guidance (PPG).  Less Vulnerable development 
types are appropriate within Flood Zone 1. 

The London Borough of Hillingdon has confirmed that it holds no records of flooding within the vicinity 
of the application site associated with either the highway or local sources (surface water, groundwater 
or ordinary watercourses).   

The Environment Agency has confirmed that it holds no records of flooding within and in the vicinity of 
the application site. 

The Hillingdon Surface Water Management Plan (SWMP) highlights that the area in which the 
application site is located could be susceptible to surface water flooding during extreme rainfall events 
if the local drainage network becomes blocked or overwhelmed.   

Thames Water has confirmed that it holds no historic records of external flooding associated with the 
public sewer network on and in the vicinity of the application site.   

The current risk of flooding to the application site and the risk of the proposed development 
exacerbating flood risk to neighbouring properties prior to the implementation of mitigation measures, 
from the various sources of flood risk are detailed in Table A.  
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Table A: Summary of Flood Risk to and from the application site / proposed development 

Sources of Flood Risk Current risk to the 
Application Site 

Risk of the Proposed 
Development exacerbating 

flood risk 

Coastal and tidal Negligible Negligible 

Fluvial Negligible Negligible 

Pluvial and overland 
flow 

Moderate Moderate 

Groundwater Negligible Negligible 

Sewer and drainage 
infrastructure 

Negligible Negligible 

Artificial sources Negligible Moderate 

  

To mitigate the risk of the proposed development exacerbating flood risks from pluvial / overland flow 
flood sources to neighbouring property, it is proposed to utilise a Sustainable Drainage Systems 
(SuDS) management train for surface water drainage in accordance with the SuDS Manual. This will 
also mitigate the current risk of pluvial / overland flow flood sources to the application site. 

For the preliminary surface water drainage strategy, all required storage will be provided by a 
combination of storage in tanks beneath permeable paving in the car parking areas and tanks beneath 
the loading bay yards.  These have been designed to attenuate flows for all rainfall events up to and 
including the 1 in 100 year event including allowance for climate change (+30% increase in peak 
rainfall intensity), based on greenfield discharge rates to the Grand Union Canal.  

The proposed development will have a maximum discharge of 61.4l/s (5.1l/s/ha) for the 1 in 100 year 
rainfall event including an allowance for climate change.  Restricting discharge to this rate will ensure 
that the proposed development does not increase the risk of fluvial flooding both on and offsite.  

In light of the above mitigation measures the risk of the proposed development exacerbating flooding to 
neighbouring property from pluvial/overland flow and/or to artificial sources (Grand Union Canal) is 
considered to be low to negligible. 
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1 Introduction 

1.1 Appointment and Brief 
1.1.1 WSP was commissioned by Prologis in January 2015 to prepare a site specific Flood Risk Assessment 

(FRA) and Drainage Strategy (DS) for a proposed development at Prologis Park, West London.  

1.2 Aim and Objectives 
1.2.1 The aim of this NPPF compliant FRA is to identify flood risks to the application site and those that may 

arise as a result of the proposed development.  Where risks are identified, mitigation measures are 
proposed to manage the risks over the lifetime of the development, accounting for the effects of climate 
change.  This includes presentation of an outline surface water drainage strategy for the proposed 
development. 

1.2.2 To achieve this aim the following objectives have been met: 

 A desk study and data research including review of:   

 The National Planning Policy Framework (NPPF), March 2012; 

 The NPPF Flood Risk and Coastal Change Planning Practice Guidance (PPG);  

 Development and Flood Risk – Guidance for the Construction Industry (CIRIA C624), 
CIRIA, 2004;  

 The SuDS Manual (CIRIA C697), CIRIA, 2007; 

 London Borough of Hillingdon Local Plan: Part 1 - Strategic Policies, November 2012; 

 London Borough of Hillingdon District Council Strategic Flood Risk Assessment (SFRA), 
November 2008; 

 Hillingdon Surface Water Management Plan Evidence Base, January 2013; and 

 Thames Catchment Flood Management Plan (CFMP), December 2009. 

 Consultation with regulatory bodies and third parties including: 

 The Environment Agency  

 London Borough of Hillingdon  

 Thames Water  

 Affinity Water 

 Canal and River Trust 

(Copies of correspondence exchanged with these stakeholders are provided in Appendix C). 

 An assessment of flooding to the application site and proposed development from all possible 
sources, including fluvial, pluvial, groundwater, sewers, and man-made infrastructure. 

 An assessment of the impact of the proposed development on local flood risks. 

 An assessment of the residual flood risk to the proposed development and neighbouring property 
from local flood sources. 
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 Estimation of surface water flows based on the current conditions at the application site and 
existing drainage systems. 

 Estimation of post development surface water flows based on the development proposals. 
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2 Policy 

2.1 National Planning Policy Framework (NPPF) 
2.1.1 The NPPF states ‘a site specific flood risk assessment is required for proposals of 1 hectare (ha) or 

greater in Flood Zone 1; all proposals for new development (including minor development and change 
of use) in Flood Zones 2 and 3, or in an area within Flood Zone 1 which has critical drainage problems 
(as notified to the local planning authority by the Environment Agency), and where proposed 
development or a change of use to a more vulnerable class may be subject to other sources of 
flooding’. 

2.1.2 The Environment Agency Flood Map (refer to Environment Agency Correspondence in Appendix C) 
indicates that the application site is entirely situated within Flood Zone 11.   

2.1.3 The application site has a gross area of 12.05 hectares (ha), with approximately 9.31ha set to be 
developed as part of this application.   

2.1.4 Within Table 2 (Flood Risk Vulnerability Classification) of the NPPF Flood Risk and Costal Change 
Planning Practice Guidance2, the proposed development (commercial units) is classified as ‘Less 
Vulnerable’.   

2.1.5 Table 3 (Flood Risk Vulnerability and Flood Zone Compatibility) of the NPPF Flood Risk and Coastal 
Change Planning Practice Guidance, states that ‘Less Vulnerable’ development is appropriate in Flood 
Zone 1.  

2.2 Local Policy 
London Borough of Hillingdon Local Plan: Part 1 - Strategic Policies, 2012 

2.2.1 The London Borough of Hillingdon Local Plan: Part 1 - Strategic Policies sets out the key elements of 
the planning framework for the borough over the next 15 years. It comprises a spatial vision, strategic 
objectives, a spatial strategy and core policies. This part of the local plan was adopted by the London 
Borough of Hillingdon in November 2012. 

2.2.2 The Local Plan: Part 1 sets out a number of strategic objectives that are relevant to this FRA: 

 SO10: Improve and protect air and water quality, reduce adverse impacts from noise including 
the safeguarding of quite areas and reduce the impacts of contaminated land. 

 SO11: Address the impacts of climate change, and minimise emissions of carbon and local air 
quality pollutants from new development and transport.  

2.2.3 The following Strategic Polices have been considered as part of this FRA: 

 Policy EM1: Climate Change Adaptation and Mitigation states: 

‘The Borough will ensure that climate change adaptation is addressed at every stage of the 
development process by: 

Locating and designing development to minimise the probability and impacts of flooding. 
                                                   
1 Flood Risk and Coastal Change Planning Practice Guidance to the National Planning Policy Framework (2014) Department for Communities and Local 
Government - http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/ - accessed April 2014 
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Requiring major development proposals to consider the whole water cycle impact which 
includes flood risk management, foul and surface water drainage and water consumption’.  

 Policy EM6: Flood Risk Management states: 

‘The council will require all new development to be directed away from Flood Zones 2 and 3 in 
accordance with the principles of the National Planning Policy Framework (NPPF).  

The subsequent Hillingdon Local Plan: Part 2 - Site Specific Allocations LDD will be subjected to 
the Sequential Test in accordance with the NPPF. Sites will only be allocated within Flood Zones 
2 or 3 where there are overriding issues that outweigh flood risk. In these instances, policy 
criteria will be set requiring future applicants of these sites to demonstrate that flood risk can be 
suitably mitigated.  

The Council will require all development across the borough to use sustainable urban drainage 
systems (SUDS) unless demonstrated that it is not viable. The Council will encourage SUDS to 
be linked to water efficiency methods. The Council may require developer contributions to 
guarantee the long term maintenance and performance of SUDS is to an appropriate standard.’ 

 

London Borough of Hillingdon Strategic Flood Risk Assessment, 2008 

2.2.4 The Strategic Flood Risk Assessment (SFRA) for Hillingdon was published in November 2008 and 
establishes flood risk within the borough at a strategic level. 

2.2.5 The SFRA provides guidance on the requirements for site specific FRAs. For FRAs that support 
proposed development for sites greater than 1ha within Flood Zone 1 there are no additional 
requirements beyond those of the NPPF PPG. 

 

Hillingdon Surface Water Management Plan Evidence Base, 2013 

2.2.6 The Hillingdon Surface Water Management Plan (SWMP) Evidence Base was published in January 
2013 and establishes the various local flood risk issues in Hillingdon, the effect that these issues have 
and the potential options for managing them.  A series of actions are presented, along with the partners 
responsible for taking the measures forward.  

2.2.7 The SWMP undertook direct rainfall modelling to simulate surface water flooding in Hillingdon. The 
Hillingdon Preliminary Flood Risk Assessment (PFRA) identifies this modelling as the locally agreed 
surface water information for Hillingdon. 

 

The London Plan, Spatial Development Strategy for Greater London, July 2011 

2.2.8 Policy 5.12 and Policy 5.13 within the London Plan relate to flood risk and sustainable drainage. 

2.2.9 Policy 5.12 (flood risk) states that ‘development proposals must comply with flood risk and 
management requirements within PPS25’ (superseded by NPPF) ‘over the lifetime of the development 
and have regard to measures proposed in the Thames Estuary 2100 (TE2100) and the relevant 
Catchment Flood Management Plan’. 

2.2.10 As the proposed development is located within Flood Zone 1, it is considered to pass the Sequential 
Test and the Exception Test is not required.  Therefore the proposed development automatically 
compiles with Policy 5.12 point C of the London Plan.  
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2.2.11 Policy 5.13 (sustainable drainage) states that ‘development should utilise Sustainable Drainage 
Systems (SuDS) within the proposed development unless there are particular 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 SuDS hierarchy.  

 

Thames Catchment Flood Management Plan, 2009  

2.2.12 The River Thames Catchment Flood Management Plan (CFMP) was published in December 2009 by 
the Environment Agency.  The CFMP sets out flood risk, the source of these risks and any associated 
concerns or issues in the Thames catchment from rivers, groundwater, surface water and tidal flooding.  
The CFMP establishes a number of flood risk management policies which will deliver sustainable flood 
risk management for the long term.  

2.2.13 The site is located within the Towns and Villages in open floodplain (central) sub area of the Thames 
CFMP. The strategic policy for management of fluvial flood risk in this area is defined as follows: 

‘Areas of low, moderate or high flood risk where we are already managing the flood risk effectively but 
where we may need to take further actions to keep pace with climate change.’ 
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3 Background 

3.1 Site Location 
3.1.1 The application site is situated to the east of Yiewsley in the London Borough of Hillingdon (LBH), in 

western Greater London.  

3.1.2 The site is bordered to the west by light industrial properties on Horton Close, to the north by Horton 
Road, to the east by Ironbridge Road and to the south by the Grand Union Canal, which is set 
approximately 3m below the site. Refer to Location Plans (Figures 3.1 and 3.2) within Appendix B. 

3.1.3 The Ordnance Survey (OS) grid reference for the application site is (507282, 180165), and the nearest 
Post Code is UB11 1PA. 

3.2 Site Description 
3.2.1 The application site has a gross area of approximately 12.05ha and is considered to be a brownfield 

development site, with significant areas of open green space. 

3.2.2 Table 3-1 describes the general application site characteristics. 

Table 3-1: General application site characteristics 

Area Gross Parcel Area = 12.05ha 

General 
Topography 

The application site is generally highest along the northern boundary, from which the 
site falls towards the Grand Union Canal.  Levels along the northern boundary are 
approximately 36m Above Ordnance Datum (AOD) and levels along the southern 
boundary are around 30m AOD. The application site is therefore considered to be a 
single drainage catchment which discharges to the Grand Union Canal.   

Existing 
Surfacing 

Brownfield with significant areas of open green space.  

Current Use Currently partially used for car parking in the southeast part of the site with the 
remainder unused following cessation of work to progress a previously proposed 
development.  

Boundaries North Horton Road 

South Grand Union Canal 

East  Ironbridge Road  

West  Light industrial properties on Horton Close 

Access Access to the application site is provided via Horton Road to the north  

3.3 Topography and Site Features 
3.3.1 In December 2014 Greenhatch Group completed a topographical survey for the application site.  The 

topographical survey indicates that levels on site range from 36.1 to 29.9m AOD.  Levels on the survey 
undertaken by Greenhatch Group have not been independently verified by WSP. 

3.3.2 The topographical survey indicates that the highest points at the application site are along the north 
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eastern boundary.  The north eastern corner and central part of the site have been landscaped to a 
consistent level of around 36m AOD. Adjacent to this are three discrete areas that have been 
landscaped to approximately 33m AOD, and are connected to the upper level by two ramps for the 
onsite road network. The western boundary of the site is formed of a landscaped earth embankment 
that is elevated above the adjacent areas of the site with a crest level of between 35m and 38m AOD. 
The southern boundary of the site has also been landscaped and comprises a grassed area with some 
trees that is slightly elevated above the level of the adjacent onsite road and then falls towards the 
boundary fence adjacent to the towpath of the Grand Union Canal at approximately 30m AOD.  

3.3.3 The application site comprises a single drainage catchment, which discharges to the Grand Union 
Canal.  

3.3.4 Please refer to Appendix D for the Greenhatch Group topographical survey (Drawing No. 21053-OGL 
Rev 0).  

3.4 Geology and Hydrogeology 
3.4.1 British Geological Survey (BGS) maps (available online at www.bgs.ac.uk and accessed in February 

2015) indicate that the site is situated on bedrock of London Clay Formation – Clay Silt and Sand.  This 
bedrock is overlain by superficial deposits of the Lynch Hill Gravel Member – Sand and Gravel. 

3.4.2 Environment Agency online resources (available at www.environment-agency.gov.uk and accessed in 
August 2014) indicate that the application site is not within a groundwater Source Protection Zone 
(SPZ). The Terrace Gravels are classed as a principal aquifer by the Environment Agency, however 
due to historical quarrying the gravels are intermittent across the site. 

3.4.3 The bedrock geology within the site boundary does not have an aquifer designation.  

3.4.4 The Stockley Park Geo-environmental Assessment (WSP September 2014) gives a summary of the 
site geology based on findings of a ground investigation undertaken in 2014. A summary of the site 
geology is given in Table 3-2. 

Table 3-2: Summary of Site Geology 

Stratum Name Depth to top of 
stratum (m bgl) 

Elevation of top 
of stratum 
(mAOD) 

Thickness 
(m) 

Typical Description 

Made Ground 0.0 36.80 to 32.47 (0.5) to 12.45 Generally described as sandy gravelly CLAY. 
Gravels including but not limited to flint, brick, 
concrete, chalk and clinker. Inclusions of 
plastic, wood, geotextile, tile, glass and metal. 

River Terrace 
Deposits (extreme 
east and west of the 
site only) 

1.1 to 7.2 33.54 to 25.98 0.2 to (4.7) Predominantly sandy GRAVEL and GRAVEL. 
Gravels were flint.   

London Clay 2.9 to 12.45 29.84 to 23.43 (0.3) to (10.2) CLAY with minor inclusions of sand and silt.   

 

3.4.5 In addition the Geo-environmental Assessment notes that an underground clay barrier has previously 
been constructed at the north and west of the site to act as a barrier preventing ingress of ground gas 
and groundwater from the golf course to the north. In addition, there is a section of clay barrier along 
the south of the site.   
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3.4.6 The clay barrier along the southern and western boundaries of the site is located within the landscaped 
areas that are outside the developable area of the proposed development. However the barrier along 
the northern boundary is within the developable area. 

3.4.7 An additional investigation in November 2014 was undertaken to investigate the extent of the northern 
clay barrier (refer to Appendix E). This found that the upper surface of the barrier slopes downwards 
from the northern boundary of the site at a slope of between 1:2.5 and 1:4.2.  

3.4.8 As part of the 2014 ground investigation groundwater monitoring was undertaken across the site at 
borehole and window sampling locations. This showed that groundwater levels range between 33.49m 
AOD and 30.18m AOD, and these fall from the north east of the site towards the southwest. These are 
currently between 0.76m below ground level (bgl) and 3.32m bgl.  

3.4.9 The hydrogeological regime has been heavily modified by the northern, north western and southern 
clay barriers. Based on the groundwater level data, it is considered that groundwater is experiencing 
recharge from the landscaping area in the north eastern section of the site through irrigation and 
rainfall. Groundwater flow is retarded by the current sheet piled raised platform in the central section of 
the site prior to flowing towards the south west. There is no evidence to suggest that groundwater 
beneath the site is in hydraulic connectivity with the Grand Union Canal. 

3.5 Identification of Existing Watercourses 
3.5.1 The Grand Union Canal flows along the southern boundary of the application site from west to east. 

The towpath is located approximately 3m below the general ground level in the southern part of the 
site. The Arup PRA (2009) indicated that canal water levels adjacent to the site are typically between 
29.4 and 29.6m AOD.  

3.5.2 There is a small drainage ditch that runs along the northern boundary of the site adjacent to Horton 
Road that outfalls into the most northern of the ornamental lakes described in Section 3.6.  

3.5.3 There are no other watercourses in the vicinity of the site. 

3.6 Identification of Other Water Features 
3.6.1 Three ornamental lakes are located along the eastern edge of the site. It is understood from the 

Stockley Park Phase 3 Flood Risk Assessment (Ove Arup & ARUP 2009) that these lakes are fed 
primarily from a borehole in the south eastern corner of the site. Water is pumped from the borehole to 
the lake in the south eastern corner of the site before being pumped to the lake in the north eastern 
corner. Water then flows via gravity from north to south through the three lakes. Water levels are 
monitored to control the amount of water abstracted from the borehole to supply the lakes.  

3.6.2 The Stockley Park Phase 3 Flood Risk Assessment also states that the ornamental lakes currently 
receive surface water drainage from the Site.  This is collected from the exiting surface water drainage 
system at the previously proposed location for an outfall to the Grand Union Canal and pumped up to 
the lakes.  

3.6.3 The lake in the south eastern corner has an outfall pipe that allows overflow of water via a pipe network 
beneath the GlaxoSmithKline site east of Ironbridge Road into the Grand Union Canal adjacent to the 
Stockley Road bridge. 

3.6.4 There are also several lakes located immediately north of the development and Horton Road which are 
associated with the Stockley Park Golf Course. These are located at a lower elevation than the 
application site.  
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3.7 Existing Flood Defences 
3.7.1 The Environment Agency’s Flood Map for Planning does not show any flood defences in the vicinity of 

the site.   

3.8 Existing Sewer and Drainage Infrastructure 
3.8.1 The application site is classified as a brownfield site and currently drains via a piped drainage system 

and the ornamental lakes to the Grand Union Canal. 

3.8.2 An existing surface water drainage system associated with a previous planning permission for the site 
was partially installed across the site in 2002. This comprises a pipe drainage system that has been 
designed to collect surface water runoff and discharge it to the Grand Union Canal (refer to as built 
drawings in Appendix G).  

3.8.3 The proposed outfall for the surface water drainage system to Grand Union Canal on the southern 
boundary of the site has not been completely constructed as planned. The details of the previously 
proposed outfall arrangement are provided in Appendix G on Drawing No. 2501 Rev 8. Following 
inspection of the site on 4 February 2015 it has been concluded that the pipe network has been 
constructed up to the petrol interceptor indicated on the drawing, however the proposed 750mm pipe 
and penstock arrangement to connect to a new outfall into the canal has not been constructed. This is 
supported by the Storm Water As-built drawing (Drawing No: D23/MQ/002, March 2002), which is also 
provided in Appendix G.   

3.8.4 Thames Water records obtained in February 2015 indicate the presence of a private foul rising main on 
the western boundary of the site that connects to a 225mm diameter Thames Water foul sewer in the 
northwest corner of the site that leaves the site towards Horton Road.   

3.8.5 Thames Water records also identify the following infrastructure located in the vicinity of the application 
site: 

Foul Water 

 A 225mm diameter sewer runs leaves the site at the north west corner and continues westwards 
along Horton Road. Another 225mm diameter sewer runs northwards along Horton Close adjacent 
to the western boundary of the site and connects to the sewer on Horton Road.  

 There are numerous foul sewers serving the properties south of the Railway Line and Grand Union 
Canal, south of the application site.  

Surface Water 

 A 225mm diameter sewer runs beneath Horton Road in a westwards direction to the north west of 
the site.  

 A 375mm diameter sewer runs beneath Horton Close to the west of the site in a southerly 
direction.  

 There are numerous surface water sewers serving the properties south of the Railway Line and 
Grand Union Canal, south of the application site.  

3.9 Historic Flood Records 
3.9.1 Table 3-3 summarises the historic flood records obtained through consultation and liaison with the 
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various bodies contacted in the production of this FRA. 

Table 3-3: Historic Flood Records 

Information Source Flood Records/Details 

Environment Agency The Environment Agency has confirmed that they hold no record of historic 
flooding within the vicinity of the application site. 

London Borough of 
Hillingdon  

The London Borough of Hillingdon has confirmed that they hold no record of 
historic flooding within the vicinity of the application site associated with either 
the highway or local sources (surface water, groundwater or ordinary 
watercourses).  

The Hillingdon Surface Water Management Plan (SWMP) does not contain 
any records of surface water flooding incidents in the vicinity of application 
site.  

The SWMP contains records of sewer flooding and, notes that there are six 
records of sewer flooding in the postcode area UB7 8 where the application 
site is located; however no details are provided as for their exact location 
(Refer to Figure 9.2 in Appendix F). 

Thames Water Thames Water has confirmed that they hold no historic records of external 
flooding associated with the public sewer network within the vicinity of the 
application site.   
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4 Proposed Development 

4.1 Description 
4.1.1 The proposed development comprises a hybrid application for the phased comprehensive 

redevelopment of the site to provide an overall maximum gross floorspace of 45,000sqm of Light 
Industrial uses (Use Class B1c and / or Use Class B2) and / or Storage and Distribution uses (Use 
Class B8) and ancillary offices, together with servicing, parking, access roads and open space. Full 
planning permission is sought for Phase 1 containing 18,900sqm of floorspace in two buildings up to 
16.2m in height (to ridge), together with associated highways works, open space, hard and soft 
landscaping, car parking and associated infrastructure. Outline planning permission is sought for Phase 
2 for up to 26,100sqm of floorspace with all matters except for access reserved for later determination.  

4.1.2 The proposed illustrative parameters plan has been produced by Michael Sparks Associates (Drawing 
No. 27122/PL/056A), refer to Appendix A.  

4.1.3 The application site will be re-landscaped to a level of 34.2 m AOD for the majority of the developable 
area including all built development including buildings, car parking areas, loading bay yards and the 
access road. The exception will be the area around Unit 2 which comprises the southeast portion of the 
site. This will be re-landscaped to a level of 33.2 m AOD. 

4.2 Climate Change Allowances 
4.2.1 In September 2013 the Environment Agency released ‘Climate Change Allowances for Planners3’ 

guidance to support the NPPF.  Within this guidance it states that the recommended contingency 
allowance for climate change is a 20% increase in peak rainfall intensity by 2115 for assessment of 
pluvial flood risk, based on a typical lifespan for a development of this type. 

  

                                                   
3 Environment Agency, Climate Change Allowances for Planners – Guidance to Support the National Planning Policy Framework (2013) 
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5 Overview of Flood Risk 

5.1 Introduction 
5.1.1 The following section provides an overview of flood risk to the application site, and risk arising to and 

from the proposed development.  An assessment has been undertaken for each possible source that 
could affect the proposed development in accordance with the NPPF Flood Risk and Coastal Change 
Planning Practice Guidance (PPG). 

5.2 Existing Risk of Flooding to the Site 

Flooding from Coastal and Tidal Sources 
5.2.1 The application site is not located within the vicinity of the coast, nor is the application site situated 

within the vicinity of an estuary. 

5.2.2 The risk of coastal and tidal flooding to the application site is negligible. 

Flooding from Fluvial Sources 
5.2.3 The application site is not located within the vicinity of any fluvial watercourses. 

5.2.4 The Environment Agency’s detailed flood mapping shows that the application site is located within 
Flood Zone 1, which comprises land assessed as having less than 1 in 1,000 annual probability of river 
or sea flooding (<0.1% Annual Exceedance Probability [AEP]) (refer to Appendix C). 

5.2.5 The London Borough of Hillingdon (LBH) has confirmed they have no record of historic flooding within 
the vicinity of the application site.  Refer to Table 3-3 within this report. 

5.2.6 The risk of flooding from fluvial sources to the application site is considered to be negligible. 

Flooding from Pluvial / Overland Flow Sources 
5.2.7 In extreme storms the ground may become saturated and the existing drains and sewers which carry 

away surface water may not be able to accommodate these flows, or may even be blocked with debris, 
leading to surface water flooding. 

5.2.8 The Environment Agency’s Risk of Flooding from Surface Water mapping (available online at 
www.environment-agency.gov.uk, accessed in February 2014) indicates that the majority of the 
application site is at ‘very low’ risk of surface water flooding and there are no overland flow routes 
across the application site. Land assessed as having a ‘very low’ risk has an annual probability of 
surface water flooding less than to 1 in 1000 (<0.1% AEP).   

5.2.9 The Risk of Flooding from Surface Water mapping also indicated that there are small isolated areas of 
the application site that are at higher risk from surface water flooding ranging from ‘high’, ‘medium’ and 
‘low’. Land assessed as having a ‘high’ risk has an annual probability of surface water flooding greater 
or equal to 1 in 30 ( 3.3% AEP).  Land assessed as having a ‘medium’ risk has an annual probability of 
surface water flooding between 1 in 30 and 1 in 100 (3.3% to 1% AEP).  Areas deemed to be at ‘low’ 
risk have an annual probability of surface water flooding of less than 1 in 100 (<1% AEP) but greater 
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than or equal to 1 in 1,000 ( 0.1% AEP). 

5.2.10 Refer to Environment Agency correspondence in Appendix C which shows the Environment Agency’ 
Risk of Flooding from Surface Water mapping for the application site.  

5.2.11 London Borough of Hillingdon has confirmed that they hold no records of flooding within the vicinity of 
the application site associated with pluvial or overland flow sources. 

5.2.12 The Hillingdon Surface Water Management Plan (SWMP) has undertaken hydraulic modelling of the 
risk of surface water flooding for the entire borough including the application site (SWMP Figure 5.2, 
Appendix F). The Hillingdon Preliminary Flood Risk Assessment (PFRA) identifies this modelling as the 
locally agreed surface water information for Hillingdon. Based on the results of this modelling the 
SWMP identified Critical Drainage Areas (CDAs) where there is a concentrated and higher risk of 
surface water flooding. The application site is not within any of the CDAs identified by the SWMP. 

5.2.13 The SWMP mapping indicates that in the 1 in 100 chance of occurring rainfall event, there are some 
parts of the site that are at risk of flooding, however the majority of the site is not at risk. Where there is 
a risk of flooding flood depths are predicted to range between 0.1m and 0.5m. Please refer to 
Hillingdon SWMP flood risk mapping in Appendix F. 

5.2.14 The risk of flooding from pluvial or overland flow sources to the application site is considered to be 
moderate. However this will be managed through the proposed surface water drainage strategy which 
is set out in Section 6.  

Flooding from Groundwater Sources 
5.2.15 Groundwater flooding occurs when the water table rises above the level of the ground.  The ground 

investigations undertaken in 2014 recorded groundwater levels between 33.49m AOD and 30.18m 
AOD across the site.  These fall from the north east of the application site towards the southwest. 
These were between 0.76m below ground level (bgl) and 3.32m bgl.  

5.2.16 The proposed ground levels for the site are between 34.2m AOD and 33.2m AOD, which provides a 
minimum of 1m freeboard above the 2014 recorded groundwater levels.  

5.2.17 The hydrogeological regime has been heavily modified by the northern, north western and southern 
clay barriers. Based on the groundwater level data, it is considered that groundwater is experiencing 
recharge from the landscaping area in the north eastern section of the site through irrigation which will 
cease following development of the application site.  

5.2.18 Groundwater was not observed above the ground surface during the site visit undertaken on 4 
February 2015.  

5.2.19 The Stockley Park Geo-environmental Assessment (WSP September 2014) indicates that the site is 
underlain by London Clay Formation – Clay Silt and Sand (Bedrock). Superficial deposits are 
predominantly comprised of made ground with some areas of original terrace gravels (Lynch Hill Gravel 
Member – Sand and Gravel). 

5.2.20 The Hillingdon SWMP indicated that the application site is in a location where there is an increased 
potential for elevated groundwater levels within permeable superficial deposits (SWMP Figure 10.2, 
Appendix F). This mapping was developed at a strategic scale and does not take into account the 
historic use of the site.  However these permeable superficial deposits are no longer present on the 
application site.  

5.2.21 The London Borough of Hillingdon has confirmed that they do not have records of groundwater flooding 
in the vicinity of the application site. 
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5.2.22 Therefore, it has been considered that the risk of groundwater flooding to the application site is 
negligible.  

Flooding form Sewer and Drainage Infrastructure Sources 
5.2.23 As detailed within Section 3.8, Thames Water sewer records indicate that there are two foul sewers 

located within the red line boundary of the application site.  Thames Water sewer records also indicate 
the presence of a number of foul and surface water sewers within the vicinity of the application site, 
primarily serving Horton Road and Horton Close.  Refer to Appendix C for Thames Water sewer 
records. 

5.2.24 The topography of the surrounding land indicates that if the offsite foul and surface water networks on 
Horton Road and Horton Close were to become surcharged, flooding would flow away from the 
application site, towards the south and west. 

5.2.25 The Hillingdon Surface Water Management Plan (SWMP) contains records of sewer flooding in 
Yiewsley as a result of hydraulic overload of the foul sewer network. The specific locations of these foul 
sewer flooding incidences are not identified in the SWMP (refer to Appendix F). 

5.2.26 Thames Water has confirmed that they hold no records of external flooding associated with the public 
sewer network within the vicinity of the application site.   

5.2.27 The risk from the network of sewers offsite coupled with the relatively limited information on historic foul 
flooding in the vicinity of the site mean that the risk of flooding from this source to the application site is 
considered to be negligible. 

Flooding from Artificial Sources 
Dam and Canal Infrastructure 

5.2.28 The application site is located immediately to the north of the Grand Union Canal. The canal is located 
approximately 3m below the typical elevation of the southern part of the application site. Therefore it is 
very unlikely that the canal will pose any flood risk to the application site.  

5.2.29 The Environment Agency’s online map (available online at http://watermaps.environment-
agency.gov.uk/ accessed in August 2014) indicates that the application site does not lie within the 
inundation area of any reservoirs. 

5.2.30 The risk of flooding from these sources to the application site is considered to be negligible. 
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5.3 Risk of Flooding Arising from the Proposed Development  

Flooding from Coastal and Tidal Sources 
5.3.1 The risk of the proposed development exacerbating costal and tidal flooding to neighbouring property is 

negligible. 

Flooding from Fluvial Sources 
5.3.2 The risk of the proposed development exacerbating fluvial flooding to neighbouring property is 

negligible. 

Flooding from Pluvial/Overland Flow Sources 
5.3.3 There are a number of small areas at risk of surface water flooding on the application site (refer to 

SWMP Figure 5.2, Appendix F). 

5.3.4 Risks from pluvial and overland flow flooding ranges from ‘high’ (3.33% AEP) to ‘low’ (<1% - 0.1% 
AEP). 

5.3.5 By developing the application site, without appropriate mitigation measures, the risk of pluvial/overland 
flows from the proposed development will increase. The proposed development will increase the 
impermeable surface coverings present at the application site, increasing the risk of greater volumes 
and rates of surface water discharging to the Grand Union Canal.  However, the proposed surface 
drainage strategy will incorporate sufficient attenuation storage to restrict run-off from the development 
to greenfield rates. 

5.3.6 The risk of the proposed development exacerbating pluvial/overland flow flooding to neighbouring 
property is moderate.  Further information on flood risk management measures to mitigate this risk is 
discussed within Sections 7 and 8 of this FRA.  

Flooding from Groundwater Sources 
5.3.7 Basements or underground car parks are not proposed as part of the proposed development.  

Foundations for the majority of the proposed development will be relatively shallow which are unlikely 
to encounter groundwater across the site.   

5.3.8 The risk of the proposed development exacerbating groundwater flooding to neighbouring property is 
negligible.  

Sewer and Drainage Infrastructure 
5.3.9 The proposed development comprises large commercial storage units with small supporting offices and 

therefore the increase in loading upon the foul sewer network will be limited.  

5.3.10 Surface water runoff from the proposed development is proposed to be discharged at greenfield rates 
to the Grand Union Canal. 

5.3.11 The risk of the proposed development exacerbating flooding to neighbouring property from sewer and 
drainage infrastructure is negligible.    
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Flooding from Artificial Sources 
Dam and Canal Infrastructure 

5.3.12 The application site is located immediately north of the Grand Union Canal and at present runoff from 
the site discharges into the canal.  

5.3.13 The proposed development will increase the impermeable surface coverings present at the application 
site, increasing the risk of greater volumes and rates of surface water discharging to the Grand Union 
Canal.  However, the proposed surface drainage strategy will incorporate sufficient attenuation to 
restrict run-off from the development to greenfield rates. 

5.3.14 A previous discharge license between British Waterways and the previous owner of the site allowed a 
discharge of 1000 l/s to the Grand Union Canal. However the proposed surface water drainage scheme 
has been designed to limit discharge to greenfield runoff rates in line with current planning policy and 
best practice.  

5.3.15 The risk of the proposed development exacerbating flooding from the Grand Union Canal to 
neighbouring property is moderate.  Further information on flood risk management measures to 
mitigate this risk is discussed within Sections 7 and 8 of this FRA.  

Ornamental Lakes  

5.3.16 The ornamental lakes that are located on the western boundary of the site will be located below the 
ground level of the proposed development following profiling of the ground level. The water levels are 
maintained by supply from a borehole which is controlled by automatic telemetry. The lake in the south 
eastern corner has an outfall pipe that allows overflow of water via a pipe network beneath the 
GlaxoSmithKline site east of Ironbridge Road, into the Grand Union Canal adjacent to the Stockley 
Road bridge.  Therefore the risk to the application site from this source is considered to be negligible. 
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6 Indicative Surface Water Drainage Strategy 

6.1 Existing Drainage Regime 
6.1.1 The application site is a brownfield site, with a gross area of 12.05ha and a developable area of 9.31ha 

(refer to proposed layout on Drawing No. 27122-PL-56A in Appendix A).   

6.1.2 The application site is understood to currently drain through a combination of infiltration and overland 
flow to the Grand Union Canal and an on-site surface water drainage system that discharges to the 
Grand Union Canal via the ornamental ponds.  

6.1.3 The on-site surface water drainage system collects runoff from the existing road network and car 
parking area. However the extent to which the outfall to the canal has been constructed is uncertain. 
Therefore given the fact that the impermeable areas comprise only 15% of the total site area and it is 
not clear how these are ultimately drained, it has been conservatively assumed for the purpose of this 
drainage strategy that the site effectively drains as a greenfield site to ground via limited infiltration and 
overland flow to the Grand Union Canal.  

6.1.4 The topographical survey indicates that levels at the application site range from 36.13 to 29.35m AOD 
AOD.  The highest areas of the application site are located along the north eastern boundary, from 
which the site falls towards the Grand Union Canal on the southern boundary. The current site has 
been landscaped into two separate levels, with an earth embankment on the western boundary.  

6.1.5 It is proposed that the application site will be re-landscaped such that it will fall towards the Grand 
Union Canal and therefore the developable area of the proposed development will comprise one 
drainage catchment.  

6.1.6 As the proposed development area is less than 50ha, the Institute of Hydrology (IoH) Report 124 Flood 
Estimation for Small Catchments (1994) method has been used to estimate the greenfield peak flow 
rate from the Application Site, which is an approved methodology specified within the Environment 
Agency’s Rainfall Runoff Management for Developments Report4.  

6.1.7 Table 6.1 below summarises the estimated current greenfield discharge rates per hectare of 
developable area and for the application site.  Full calculations are provided in the drainage calculation 
pack in Appendix H. 

Table 6.1: Summary of Greenfield Peak Discharge Rates 

Developable 
Area (ha) Return Period 

(yr) 

Peak Greenfield 
Discharge Rate 

(l/s/ha) 

Application Site 
Discharge Rate 

(l/s) 

9.31 

QBAR  1.6 19.3 

Q 1 1.4 16.9 

Q 30 3.6 43.4 

Q 100 5.1 61.4 

                                                   
4 Great Briton, R Kellagher (2013) Rainfall Runoff Management for Development Report SC030219, Environment Agency, Bristol  
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6.2 Drainage Strategy Requirements 
6.2.1 The proposed drainage strategy seeks to replicate the site’s existing hydrology whilst avoiding 

increases in the volume and rate of surface water discharges from the site as a result of the proposed 
development. 

6.2.2 The NPPF requires that flood risk to land and property is not increased as a result of development 
upstream.  

6.2.3 Changes in the volume and rate of surface water runoff from the development, as a result of increases 
in impermeable land uses, could increase the risk of flooding downstream unless sufficient steps are 
taken within the proposed development to mitigate it.   

6.2.4 A fundamental principle of sustainable development in terms of flood defence is the reduction of 
surface water runoff from new developments.  It is best practice that the surface water drainage 
arrangements for any development site should be that volumes and peak discharge rates leaving the 
site are no greater than the rates pre-development.  Where possible, these rates should be restricted to 
those associated with the greenfield conditions of the site.  Any increase in surface water runoff above 
the pre-development (or greenfield) volumes must be attenuated on site.   

6.3 Planning Policy Changes  
6.3.1 Changes to relevant planning policy and the way drainage is assessed as part of the planning 

application process are scheduled to be implemented in April 2015.  These will give greater weight to 
the use of SuDS in new development alongside other material considerations during the determination 
of a planning application.  

6.3.2 The final standards and guidance associated with the new planning arrangements are yet to be 
published, but it is likely that when detailed and implemented, the local planning authority will have an 
effect on the design and locations of the SuDS at the proposed development.  

6.3.3 To anticipate changes as a result of the resulting revised planning policy, on-going consultation prior to 
and post the submission of this hybrid planning application is recommended to ensure that a compliant 
drainage strategy is established. 

6.4 Preliminary Surface Water Drainage Strategy 
6.4.1 Part H of the Building Regulations: Drainage and Waste Disposal establishes a hierarchy for surface 

water disposal, which encourages a SuDS approach.  This hierarchy stipulates that surface water 
runoff not collected for reuse must be discharged to one or more of the following in order of priority: 

1. Discharge into the ground (infiltration); or, where not reasonably practicable, 
2. Discharge to a surface water body; or, where not reasonably practicable, 
3. Discharge to a surface water sewer, highway drain, or another drainage system; or, where not 

reasonably practicable, 
4. Discharge to a combined sewer. 

6.4.2 The site is underlain by made ground superficial deposits and London Clay Formation bedrock.  Owing 
to the poor infiltration potential and the clay barriers preventing groundwater leaving the site, non-
infiltrating SuDS techniques are proposed in order to manage surface water at the site.    

6.4.3 Following the hierarchy set out above, as surface water cannot be discharged to ground, it will be 
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discharged at restricted rates to the Grand Union Canal (surface water body), which flows west to east 
to the south of the application site.  

6.4.4 A license for discharge of clean surface water to the Grand Union Canal has previously been agreed 
with British Waterways by the previous owner of the site. Prologis are currently negotiating transfer of 
this license to themselves with the Canal and Rivers Trust the current operator for the Grand Union 
Canal who have replaced British Waterways. For the purpose of this drainage strategy it has been 
assumed that the outfall location to the canal agreed for the original license will be retained.  

6.4.5 Currently, the CIRIA document C697 forms the best practice document for the design of SuDS for 
development sites. 

6.4.6 The concept of sustainable drainage is that environmental and social factors such as the quantity and 
quality of runoff and amenity value of surface water in the urban or developed environment are 
considered when making decisions about drainage.  SuDS can be used to compliment or replace 
conventional piped urban drainage to replicate the natural water cycle.  This process can be used in 
certain locations to reduce or even eliminate the existing problems associated with such systems: risk 
of flooding, potential of pollution or poor water quality and damage to the natural environment. 

6.4.7 A wide range of drainage systems and techniques can be categorised as SuDS.  From site wide 
installations (wetlands, ponds) to domestic source control (green roofs), the scale of SuDS schemes 
and their benefits can vary widely 

6.4.8 The development site has a gross area of 12.05ha.  However, it is proposed that only an area of 
9.31ha will be developed with the existing green landscaped areas along the western and southern 
boundaries being retained.  

6.4.9 The proposed development will result in a net increase of impermeable area onsite.  Based on the 
proposed development parameters plan (Drawing No. 27122/PL/056A, Appendix A) the percentage of 
impermeability is estimated to be approximately 83% of the developable area. Therefore, it has been 
assumed for this drainage strategy that the proposed development will have a total impermeable area 
of 7.75ha (83% of the 9.31ha development area).   

6.4.10 Table 6-2 summarises the unmitigated peak post development discharge rates for a variety of storm 
events, calculated using the Rational Method.  

Table 6-2: Rational Method, Unmitigated Post Development Discharge Rates 

Proposed 
Development 

Area (ha) 
PIMP (%) Impermeable 

Area (ha) 
Return Period 

(yr) 
Rainfall Intensity 

(mm/hr) 

Unmitigated Peak Post 
Development Discharge 

Rates (l/s) 

9.31 83 7.74 

1 50.80 1,094 

30 113.02 2,433 

100 143.90 3,098 

100 + CC (20%)5 187.07 3,718 

 

                                                   
5 To allow for the effects of climate change over the lifetime of the Proposed Development, an increase of 20% has been applied to the peak rainfall intensity 
for the 1 in 100 year storm.   
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6.4.11 Local policy and guidance produced by the Environment Agency state that the surface water drainage 
arrangements for any Proposed Development should be that volumes and peak discharge rates 
leaving the site are no greater than the rates for the site prior to development and, where possible, are 
returned to those associated with the greenfield conditions of the site.  

6.4.12 To control the rate and volumes of runoff discharged by the proposed development, SuDS will be 
utilised throughout the development site.  The size and placement of these will be dictated by the 
constraints presented by topography and geology and the proposed site plan.  

6.4.13 The Quick Storage Estimate (Design Suite for Micro Drainage) has been used to calculate the 
attenuation required for the peak discharge rates for all events up to the 1 in 100 year rainfall event, 
including an allowance for climate change, on the basis that they will be attenuated to the Greenfield 
rates.  The results are summarised within Table 6-3.  Full calculations can be found within Appendix H. 

6.4.14 The attenuation required within the site is based on the upper estimate of the range of the QSE.  This 
figure provides a conservative estimate of the volume of attenuation required to ensure the site does 
not discharge at a greater rate or volume than it does currently.   

Table 6-3: Surface Water Attenuation Volume Calculations 

Proposed 
Development 

Area (ha) 

PIMP 
(%) 

Impermeable
Area (ha) 

Return 
Period 

(yr) 

Existing 
Greenfield Peak 
Discharge Rate 

(l/s) 

Proposed 
Discharge 
Rate (l/s) 

Required 
Storage Volume 

Range (QSE) 
(m³) 

Required 
Storage 
Volume 

(m³) 

9.31 83 7.74 

1 16.8 16.8 1,070 – 1,676 1,676 

30 43.1 43.1 2,244 – 3,157 3,157 

100 61.1 61.1 2,858 – 3,928 3,928 

100 + 
CC 

(20%) 
- 61.1 3,594 – 4,918 4,918 

 

6.4.15 As the proposed development is being progressed as a hybrid application with full planning permission 
sought for the eastern side (Phase 1) of the site including the access road with the western side of the 
site (Phase 2) only seeking outline permission these two areas have been dealt with separately. Table 
6.5 sets out the required attenuation volumes that need to be provided for the two separate areas.  

Table 6.5: Storage requirements for different phases of the proposed development 

Sub Area Impermeable Area (ha) Required Total 
Storage Volume (m³) 

Phase 1 

(Eastern area including 
access road) 

3.59 2,281 

Phase 2 

(Western area) 
4.15 2,637 
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6.4.16 In Phase 1 the required storage volume will be provided by a combination of storage in tanks beneath 
permeable paving in the car parking areas and roads, and tank storage beneath the loading bay yards. 
These features will discharge via a pipe network to the Grand Union Canal.  Refer to Drawing No. 
0776-D-01 in Appendix H for proposed drainage strategy.  

6.4.17 The storage beneath the permeable paving in the car parking areas is based upon a depth of 0.5m of 
granular sub-base with a void ratio of 0.3 above 0.5m deep geocellular storage with a void ratio of 0.95. 
These will be lined to prevent groundwater ingress into the tanks.  

6.4.18 The car park in the north east corner of the site sits above the clay barrier and therefore the extent of 
sub surface storage is limited to the western half of this area. In addition shallow groundwater levels 
are present in this location; however the groundwater levels in this part of the site are artificially high 
due to irrigation of the ornamental trees and the sheet pile walls. On development of the site 
groundwater levels are expected to lower in this north-east corner. Groundwater levels below the 
southern car park are over 3m below proposed ground levels. 

6.4.19 The storage beneath the loading bay yards is based upon a storage depth of 0.4m using geocellular 
storage with a void ratio of 0.95 and a required cover level of 1.2m. These will be lined to prevent 
groundwater ingress into the tanks. 

6.4.20 Table 6.6 below sets out how the required storage volume will be provided across Phase 1 of the 
proposed development. 

Table 6.6: Storage provision for Phase 1 of the proposed development  

Storage Area Storage Volume Provided 
(m³) 

Total Storage Volume 
Provided (m3) 

Total Storage Volume 
Required (m3) 

Northern Car Park  569 

2,281 2,281 
Southern Car Park  1,047 

Loading Bay Yard  665 

 

6.4.21 To prevent pollutants being discharged to the Grand Union Canal there will be an online oil interceptor 
located immediately prior upstream of the outfall to the Grand Union Canal and silt traps included in all 
gully pots. In addition a penstock will be installed at the outfall so that in the event of a pollutant spill 
this can be closed to protect the canal from the polluted discharge. In the loading bay yards surface 
water runoff will be collected using gravel filter trenches that will provide a first stage of water quality 
treatment.  

6.4.22 Drawing No. 6337-D-01 (Appendix H) illustrates the provision of the required storage volumes for the 
areas of the proposed development for the 1 in 100 year plus climate change event, based on 
topography and layout.   

6.4.23 Phase 2 of the proposed development will be drained using a combination of storage below car parking 
areas and loading bay yards, however the layout for this phase will be developed for a later reserved 
matters planning application.  

6.4.24 The above drainage strategy demonstrates that the proposed development can be drained in a 
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sustainable manner without increasing the risk of flooding to neighbouring properties for events up to 
and including the 1 in 100 year plus climate change (30%) return period. 

6.4.25 The drainage strategy is prepared in outline only to demonstrate the proposed development can meet 
national and local requirements which is appropriate for this planning application.  Further development 
of the drainage strategy will be required during the detailed design stage of the project.   

6.4.26 It should be noted that the above presents one possible solution to demonstrate that the development 
can be sustainably drained, to comply with the requirements of the NPPF. Other solutions may be 
feasible that would meet these criteria and may prove to be better suited to the site. These will become 
apparent during the detailed design stage. Therefore the strategy above should not therefore be 
interpreted as the definitive scheme solution. 

6.4.27 Full drainage calculations are provided in Appendix H.  

.  
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7 Flood Risk Management Measures 

7.1 Introduction 
7.1.1 Following a review of the flood risks to and arising from the proposed development; the following 

section discusses the mitigation measures necessary to ensure the proposed development remains 
safe over its lifetime and does not exacerbate flood risk to neighbouring property (including allowances 
for the effects of climate change). 

7.2 Mitigation Measures 

Existing Flood Mitigation 
7.2.1 The Environment Agency has confirmed within their correspondence dated August 2014 that there are 

no formal flood defences benefitting the proposed development.  Refer to Appendix C.   

Post Development Flood Mitigation 
Fluvial Flood Risk Management 

7.2.2 As the whole site and access routes are located within Flood Zone 1 and the assessment of flood risk 
determined there is a negligible risk of the proposed development exacerbating fluvial flood risk to 
neighbouring property no mitigation measures are required for fluvial flood risk management. 

7.2.3 Safe and dry access will be provided for the proposed development via Horton Road.    

Surface Water / Pluvial Flood Risk Management  
7.2.4 The indicative surface water drainage strategy demonstrates that the proposed development can be 

drained via SuDS techniques for events up to the 1 in 100 year event including an allowance for 
climate change (30% increase on peak rainfall intensity). 

7.2.5 This surface water drainage strategy will also mitigate the current risk to the application site from pluvial 
/ overland flow flooding.  

7.2.6 To ensure the effective operation of the proposed development drainage network, non-return valves 
will be installed on all outfalls to restrict the backing up of the site drainage system when there are 
elevated water levels in the Grand Union Canal. 

7.2.7 Finished site levels, where possible, will be engineered to provide positive drainage and prevent 
ponding.  Gradients of external areas will be designed to fall away from buildings, such that any 
overland flow resulting from extreme events will follow the path of least resistance, follow natural 
topography and be channelled away from the entrances of buildings.  The accumulation of standing 
water will therefore be minimised and thus not pose a significant risk. 
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8 Conclusions 

8.1 Conclusion 
8.1.1 WSP was commissioned by Prologis in January 2015 to prepare a site specific Flood Risk Assessment 

(FRA) and drainage strategy for a proposed development at Prologis Park, West London. 

8.1.2 Permission is sought for the proposed development comprising a hybrid application for the phased 
comprehensive redevelopment of the site to provide an overall maximum gross floorspace of 
45,000sqm of Light Industrial uses (Use Class B1c and / or Use Class B2) and / or Storage and 
Distribution uses (Use Class B8) and ancillary offices, together with servicing, parking, access roads 
and open space. Full planning permission is sought for Phase 1 containing 18,900sqm of floorspace in 
two buildings up to 16.2m in height (to ridge), together with associated highways works, open space, 
hard and soft landscaping, car parking and associated infrastructure. Outline planning permission is 
sought for Phase 2 for up to 26,100sqm of floorspace with all matters except for access reserved for 
later determination.  

8.1.3 The application site is entirely located in Flood Zone 1.  Land in Flood Zone 1 has an annual probability 
of flooding from rivers or the sea greater than 1 in 1000 years (0.1% AEP).   

8.1.4 The flood risk to and from the proposed development from coastal and tidal, fluvial and groundwater 
sources is classified as negligible.  Without mitigation measures, the flood risk from Pluvial / Overland 
Flow Sources to and from the proposed development is classified as moderate.   

8.1.5 Without mitigation measures, the risk of the proposed development exacerbating flood risks from 
pluvial/overland flood sources and artificial sources is assessed as being moderate.  To mitigate this 
risk a SuDS management train for surface water drainage will be implemented in accordance with the 
SuDS Manual.   

8.1.6 For the preliminary surface water drainage strategy, all storage will be provided by a combination of, 
tank storage beneath permeable paving in the car parking areas and tank storage beneath the loading 
bay yards.  These have been designed to attenuate flows for all rainfall events up to and including the 1 
in 100 year event including allowance for climate change (+30% increase in peak rainfall intensity) 
based on greenfield discharges to the Grand Union Canal. Pollution prevention measures including silt 
traps, an oil interceptor and a penstock will be incorporated into the drainage system to protect the 
receiving water body from pollutants arising from the site.  

8.1.7 The proposed development will have a maximum attenuated discharge of 61.4 l/s (5.1 l/s/ha) for the 1 
in 100 year rainfall event including an allowance for climate change. 

8.1.8 The indicative drainage strategy has been prepared to support the proposed development through the 
hybrid planning process; the strategy is subject to change upon further information obtained from 
relevant stakeholders and third parties.  However, the strategy has been prepared such that it is robust, 
complies with the requirements of the NPPF and PPG, and does not increase flood risk either to or 
from the application site. 

8.1.9 Safe and dry access will be provided for the proposed development via Horton Road.   
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Appendix A - Parameters Plan 

 
 Drawing No. 27122/PL/056A   

  





 

 

 

   
   
   

Appendix B - Site Location Plans 

 
 Figure 3.1 – General Site Location Plan 

 
 Figure 3.2 – Detailed Site Location Plan 
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Appendix C - Stakeholder Correspondence 

 
 Environment Agency 

 
 Thames Water 

 
 Affinity Water 

 
 London Borough of Hillingdon  

 
 Canal and River Trust (to be added once received) 

 

  



 

 

 

   
   
   

Environment Agency Correspondence 
  



 
 
 

Apollo Court, 2 Bishops Square Business Park, St Albans Road West, Hatfield, Herts, AL10 9EX 
Customer services line: 03708 506 506 
Email: enquiries@environment-agency.gov.uk  
www.environment-agency.gov.uk  
 

   
 
 
 
 

 
Richard Stevens 
 

C/O Email: 
Richard.Stevens@wspgroup.com  

Our ref: HNL/045657/JH 

Date: 25 February 2015 

 

Dear Richard  
 
Enquiry regarding Stockley Park, Yiewsley Flood Risk Assessment  
 
Thank you for your enquiry which was received on 5 February 2015 and subsequent 
payment received on 16 February 2015 
 
We respond to requests under the Freedom of Information Act 2000 and Environmental 
Information Regulations 2004.  
  

1. A detailed fluvial flood map for the area.  We already have access to the Flood Maps 
provided on the Environment Agency’s website.  
 
Please find attached a flood zone map and a flood risk map, both show thet the site 
is outside the flood plain (zone 2 & 3) 
  

2. A detailed surface water flood map for the area.  Please could the Environment 
Agency confirm the level of risk to the site from surface water flooding. We already 
have access to the Risk of Flooding from Surface Water Maps on the Environment 
Agency’s website.  
 
Please find attached a surface water flood risk map, this is created using local laed 
flood authority data so we only can supply copies of the map. For more details 
please refer to the following weblinks. 
https://www.gov.uk/government/publications/flood-maps-for-surface-water-how-they-
were-produced  
https://www.gov.uk/government/publications/flood-risk-maps-for-surface-water-how-
to-use-the-map 

  
3. Historical records of flooding at or within the vicinity of the site, including groundwater 

flooding.  If the Environment Agency does not hold any records, please can you 
confirm that the site has no record of flooding in the past.  
 
Please find attached a copy of the historic flood map, there is no history of flooding. 
For surface water and ground water information please contact the local lead flood 
authority (London borough of Hillingdon) 
  

4. The Aquifer classification for the area.  
 

Please see aquifier bedrock and superficial maps. The uppermost superficial deposit 

is sand and gravel, which is designated a Principal Aquifers are layers of rock or 

drift deposits that have high intergranular and/or fracture permeability - meaning they 

usually provide a high level of water storage. They may support water supply and/or 

river base flow on a strategic scale.  In most cases, principal aquifers are aquifers 

previously designated as major aquifers. The uppermost bedrock is London clay, 

mailto:Richard.Stevens@wspgroup.com
https://www.gov.uk/government/publications/flood-maps-for-surface-water-how-they-were-produced
https://www.gov.uk/government/publications/flood-maps-for-surface-water-how-they-were-produced
https://www.gov.uk/government/publications/flood-risk-maps-for-surface-water-how-to-use-the-map
https://www.gov.uk/government/publications/flood-risk-maps-for-surface-water-how-to-use-the-map


  

Apollo Court, 2 Bishops Square Business Park, St Albans Road West, Hatfield, Herts, AL10 9EX 
Customer services line: 03708 506 506 
Email: enquiries@environment-agency.gov.uk  
www.environment-agency.gov.uk  

 

which is designated a Unproductive strata are rock layers or drift deposits with low 

permeability that have negligible significance for water supply or river base flow. 

You can find more information on aquifer designation on our ‘What’s in your 

backyard’ pages at http://apps.environment-agency.gov.uk/wiyby/117020.aspx. 

Aquifer maps can be viewed online at http://maps.environment-

agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGrou

ps=default&ep=map&textonly=off&lang=_e&topic=groundwater. 

  
5. Protection Zones at or within 500m of the site.  

 
Please find attached a Source Protection Zone Map for the area, the site is outside 
the source protection zone. You can view our Source Protection Zone maps on our 
‘What’s in your backyard’ pages at http://maps.environment-
agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGrou
ps=default&ep=map&textonly=off&lang=_e&topic=groundwater 

  
6. Groundwater levels on or within 500m of the site.  

 
Please find attached a groundwater contour map for the area. There are water 
bearing sandy layers at the ground surface in your area. These layers may maintain 
a shallow groundwater table, which is directly refilled by rainfall, rather than by a 
large body of deep groundwater. We do not monitor this groundwater table. We are 
not responsible for the drainage of private properties or for issues caused by high 
groundwater tables, whether natural or man-made. Local Lead Flooding Authorities 
(London Borough of Hillingdon) are responsible for managing flooding from 
groundwater. Your LLFA is London Borough of Hillingdon. Please contact your LLFA 
to understand what data and services are available. 

  
7. Any additional flood data the Environment Agency considers useful for the above 

site.  
 
Please contact your LLFA (London Borough of Hillingdon) as they may hold more 
information on flood risk in the area. Also please contact the Canals and Rivers Trust 
as the Grand Union Canal is close to your development area. 

 
I have attached our Standard Notice which explains the permitted use of this information. 
 
Please get in touch if you have any further queries or contact us within two months if you’d 
like us to review the information we have sent.  
 
We would be really grateful if you could spare five minutes to help us improve our service. 
Please click on the link below and fill in our survey – we use every piece of feedback we 
receive: http://feedback1.environmentagency.uk.com/s3/HNLCustomer 
 
Yours sincerely 
 

 
  
Customers and Engagement Officer 
Direct dial 01707 632 468 
Direct fax 01707 632 610 
Direct email HNLenquiries@environment-agency.gov.uk 
 
 

http://apps.environment-agency.gov.uk/wiyby/117020.aspx
http://maps.environment-agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGroups=default&ep=map&textonly=off&lang=_e&topic=groundwater
http://maps.environment-agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGroups=default&ep=map&textonly=off&lang=_e&topic=groundwater
http://maps.environment-agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGroups=default&ep=map&textonly=off&lang=_e&topic=groundwater
http://maps.environment-agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGroups=default&ep=map&textonly=off&lang=_e&topic=groundwater
http://maps.environment-agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGroups=default&ep=map&textonly=off&lang=_e&topic=groundwater
http://maps.environment-agency.gov.uk/wiyby/wiybyController?x=357683.0&y=355134.0&scale=1&layerGroups=default&ep=map&textonly=off&lang=_e&topic=groundwater
http://feedback1.environmentagency.uk.com/s3/HNLCustomer
mailto:HNLenquiries@environment-agency.gov.uk
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Flood Zone 3 shows the area that could be
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  chance of happening each year 
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Flood Zone 2 shows the extent of an extreme
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1000 chance of occurring each year.
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Sewer Flooding  
History Enquiry 
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Thames Water Utilities Ltd 
 
Property Searches 
PO Box 3189 
Slough SL1 4WW 
 
DX 151280 Slough 13 
 
T 0118 925 1504 
E searches@thameswater.co.uk
I www.thameswater-

propertysearches.co.uk 
 
Registered in England and Wales 
No. 2366661, Registered office 
Clearwater Court, Vastern Road 
Reading RG1 8DB 

 

 
 
Search address supplied Stockley Park 

Yiewsley 
 
 
 
 
 
 
 
 

 
 
Your reference N/A 
 
Our reference SFH/SFH Standard/2015_2970150 
 
 
Received date 13 February 2015 
 
Search date  13 February 2015 
 
 

 
 
 
 

  
 
WSP UK Ltd 
 
Basing View 
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Thames Water Utilities Ltd 
 
Property Searches 
PO Box 3189 
Slough SL1 4WW 
 
DX 151280 Slough 13 
 
T 0118 925 1504 
E searches@thameswater.co.uk
I www.thameswater-

propertysearches.co.uk 
 
Registered in England and Wales 
No. 2366661, Registered office 
Clearwater Court, Vastern Road 
Reading RG1 8DB 

 

Search address supplied: Stockley Park,Yiewsley 
 
 
This search is recommended to check for any sewer flooding in a specific 
address or area 
 
 
TWUL, trading as Property Searches, are responsible in respect of the following:- 
 
(i) any negligent or incorrect entry in the records searched; 
 
(ii) any negligent or incorrect interpretation of the records searched; 
 
(iii) and  any negligent or incorrect recording of that interpretation in the search 

report 
 
(iv) compensation payments 
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Thames Water Utilities Ltd 
 
Property Searches 
PO Box 3189 
Slough SL1 4WW 
 
DX 151280 Slough 13 
 
T 0118 925 1504 
E searches@thameswater.co.uk
I www.thameswater-

propertysearches.co.uk 
 
Registered in England and Wales 
No. 2366661, Registered office 
Clearwater Court, Vastern Road 
Reading RG1 8DB 

 

 
 

History of Sewer Flooding 
 

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

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

For your guidance: 
 
• A sewer is “overloaded” when the flow from a storm is unable to pass 

through it due to a permanent problem (e.g. flat gradient, small diameter). 
Flooding as a result of temporary problems such as blockages, siltation, 
collapses and equipment or operational failures are excluded. 

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

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

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

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

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

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

• For further information please contact Thames Water on   
Tel: 0800 316 9800 or website www.thameswater.co.uk 
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WSP UK Ltd 
Mountbatten House 
Basing View 
BASINGSTOKE 
RG21 4HJ 
 
 

 

 
 
Search address supplied Stockley Park 

Yiewsley 
 
 
 
 
 
 
 
 

 
 
Your reference N/A 
 
Our reference ALS/ALS Standard/2015_2970155 
 
 
Search date  13 February 2015 
 
 
 
  

 

You are now able to order your Asset Location Search requests online by visiting 
www thameswater propertysearches co uk

You are now able to order your Asset Location Search requests online by visiting 
www.thameswater-propertysearches.co.uk 
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Search address supplied: Stockley Park, Yiewsley,  
 
Dear Sir / Madam 
 
An Asset Location Search is recommended when undertaking a site development.It is 
essential 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.  
 
The following records were searched in compiling this report: - the map of public sewers & 
the map of waterworks. Thames Water Utilities Ltd (TWUL) holds all of these. 
 
This searchprovides 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 omission 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 0845 070 9148, or use the address below: 
 
Thames Water Utilities Ltd     
Property Searches         
PO Box 3189         
Slough 
SL1 4WW  
 
Email: searches@thameswater.co.uk 
Web: www.thameswater-propertysearches.co.uk 
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Waste Water Services 
 

Please provide a copy extract from the public sewer map. 
 
 
The following quartiles have been printed as they fall within Thames' sewerage area: 
  
TQ0780SW 
TQ0780SE 
TQ0779NW  
 
Enclosed is a map showing the approximate lines of our sewers. Our 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 level 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. 
         
 
For 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. 

• Any private sewers or lateral drains which are 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 these 
details be checked with the developer. 

 
 
Clean Water Services 

 
Please provide a copy extract from the public water main map. 
 
   
 
Following examination of our statutory maps, Thames Water has been unable to find 
any plans of water mains within this area. If you require a connection to the public 
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water supply system, please write to: 
 
   New Connections / Diversions 
   Thames Water 
   Network Services Business Centre 
   Brentford 
   Middlesex 
   TW8 0EE 
 
  Tel:  0845 850 2777 
  Fax: 0207 713 3858 
  Email: developer.services@thameswater.co.uk 
  
 
The following quartiles have not been printed as they are out of Thames' water 
catchment area. For details of the assets requested please contact the water company 
indicated below: 
  
TQ0780SW Affinity Water 
TQ0780SE Affinity Water 
TQ0779NW Affinity Water     
 
  Affinity Water Ltd 
  Tamblin Way 
  Hatfield 
  AL10 9EZ 
 
  Tel: 0845 7823333   
 
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 
 
A charge will be added to your suppliers account. 
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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 lift the appropriate covers. This permission will usually 
involve you 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, budget estimates, 
diversions, building over issues or any other questions regarding operational issues 
please direct them to our service desk. Which can be contacted by writing to: 
 
 

Developer Services (Waste Water) 
Thames Water 
Clearwater Court 
Vastern Road 
Reading 
RG1 8DB 
 
Tel:  0845 850 2777 
Email: developer.services@thameswater.co.uk 

 
 
 

Clean Water queries 
 
Should you require any advice concerning clean water operational issues or clean 
water connections, please contact: 
 

Developer Services (Clean Water) 
Thames Water 
Clearwater Court 
Vastern Road 
Reading 
RG1 8DB 

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

 



 

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

                        T 0845 070 9148  E searches@thameswater.co.uk  I www.thameswater-propertysearches.co.uk 
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Asset Location Search Sewer Map - ALS/ALS Standard/2015_2970155 TQ0780SW 

The width of the displayed area is 500m and the centre of the map is located at OS coordinates 507250,180250  
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 with the Sanction of the controller of H.M. Stationery Office, License no. 100019345 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 
0306 
0304 
1301 
1303 
0205 
011A 
0206 
0202 
0207 
0203 
0204 
0211 
0209 
0208 
0212 
0301 
0302 
0303 
0305 
1305 
1304 
0101 
             
 

32.48 
n/a 
n/a 
33.08 
31.51 
n/a 
30.56 
30.79 
30.67 
30.99 
30.97 
31 
31.29 
31.21 
31.64 
n/a 
31.72 
32.13 
32.19 
33.24 
34.9 
30.65 
             

31.11 
n/a 
n/a 
31.29 
29.66 
n/a 
29.24 
29.81 
29.58 
30.14 
30.27 
29.36 
30.55 
29.51 
30.19 
30.1 
30.46 
30.3 
30.92 
32.17 
32.28 
29.68 
             
 

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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Asset Location Search Sewer Map - ALS/ALS Standard/2015_2970155 TQ0780SE 

The width of the displayed area is 500m and the centre of the map is located at OS coordinates 507750,180250 
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 with the Sanction of the controller of H.M. Stationery Office, License no. 100019345 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 
6401 
6301 
6302 
6201 
6202 
6001 
6102 
6101 
6104 
             
 

35.85 
35.4 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
             

35.05 
34.48 
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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Asset Location Search Sewer Map - ALS/ALS Standard/2015_2970155 TQ0779NW 

The width of the displayed area is 500m and the centre of the map is located at OS coordinates 507250,179750 
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 with the Sanction of the controller of H.M. Stationery Office, License no. 100019345 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 
1902 
1901 
1805 
1803 
1812 
1804 
1807 
1813 
1708 
1808 
2701 
2805 
2706 
2804 
2702 
2707 
2803 
2801 
2802 
2704 
2703 
2705 
3701 
3709 
3706 
3704 
3702 
3807 
3708 
3703 
 3805 
3707 
3804 
3802 
3806 
3803 
3801 
4803 
4701 
4802 
4706 
4705 
4703 
4702 
4801 
4704 
471B 
471A 
1506 
1811 
1810 
1702 
1602 
1806 
1502 
2506 
2602 
2601 
2507 
2508 
 351C 
351A 
3602 
3601 
3604 
351E 
361D 
3603 
361B 
3705 
361C 
361A 
4603 
4607 
351D 
4606 
4604 
4602 
4601 
161A 
1501 
1605 
1703 
161B 
1601 
1707 
161C 
261C 
2603 

n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
29.9 
n/a 
n/a 
n/a 
29.87 
n/a 
n/a 
n/a 
n/a 
n/a 
30.22 
n/a 
n/a 
31.19 
31.01 
31.07 
31.85 
n/a 
31.85 
31.46 
 n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
31.56 
n/a 
31.29 
31.5 
31.87 
31.88 
n/a 
31.9 
n/a 
n/a 
29.23 
n/a 
n/a 
29.57 
n/a 
n/a 
28.89 
29.68 
30.11 
30.25 
29.88 
29.85 
 n/a 
n/a 
30.65 
30.46 
31.36 
n/a 
n/a 
30.96 
n/a 
30.89 
n/a 
n/a 
31.53 
31.66 
n/a 
31.75 
32.46 
32.27 
31.48 
n/a 
28.59 
28.88 
29.51 
n/a 
29.37 
n/a 
n/a 
n/a 
29.44 

n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
27.72 
n/a 
27.98 
n/a 
27.94 
n/a 
28.37 
n/a 
n/a 
n/a 
n/a 
28.12 
28.53 
28.41 
28.6 
28.83 
29 
28.72 
28.91 
n/a 
29.28 
29.5 
 n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
29.47 
n/a 
29.35 
29.35 
29.99 
29.83 
n/a 
29.94 
n/a 
n/a 
27.07 
n/a 
n/a 
28.1 
n/a 
n/a 
27.47 
27.97 
28.35 
28.21 
28.24 
28.45 
 n/a 
n/a 
28.49 
28.77 
28.95 
n/a 
n/a 
29.16 
n/a 
28.89 
n/a 
n/a 
29.25 
29.65 
n/a 
29.7 
30.03 
30.15 
29.84 
n/a 
27.42 
27.43 
27.82 
n/a 
28.15 
27.75 
n/a 
n/a 
27.61 
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Manhole Reference Manhole Cover Level Manhole Invert Level 
261B 
 2604 
261A 
2605 
2505 
1507 
0501 
1604 
1603 
1606 
1701 
1705 
1802 
1801 
1809 
0805 
0804 
0807 
0806 
0803 
0802 
0801 
151A 
2502 
1504 
2501 
351B 
1503 
2504 
          
 

n/a 
 29.22 
n/a 
29.53 
29.62 
28.64 
29.27 
28.91 
29.09 
29.31 
29.36 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
29.33 
28.62 
28.47 
28.78 
n/a 
28.78 
29.42 
          

n/a 
 28.19 
n/a 
27.81 
27.89 
27.44 
28 
27.49 
28.17 
28.09 
28.13 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
26.774 
27.34 
27.36 
27.48 
n/a 
27.3 
28.07 
          
 

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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ALS Sewer Map Key

Foul: A sewer designed to convey waste water from domestic and
industrial sources to a treatment works.

Surface Water: A sewer designed to convey surface water (e.g. rain
water from roofs, yards and car parks) to rivers or watercourses.

Combined: A sewer designed to convey both waste water and surface
water from domestic and industrial sources to a treatment works.

Trunk Surface Water

Storm Relief

Vent Pipe

Proposed Thames Surface
Water Sewer

Gallery

Surface Water Rising
Main

Sludge Rising Main

Vacuum

Public Sewer Types (Operated & Maintained by Thames Water)

Notes:

1) All levels associated with the plans are to Ordnance Datum Newlyn.

2) All measurements on the plans are metric.

3) Arrows (on gravity fed sewers) or flecks (on rising mains) indicate direction of
flow.

4) Most private pipes are not shown on our plans, as in the past, this information has
not been recorded.

5) ‘na’ or ‘0’ on a manhole level indicates that data is unavailable.

Trunk Foul

Trunk Combined

Bio-solids (Sludge)

Proposed Thames Water
Foul Sewer

Foul Rising Main

Combined Rising Main

Proposed Thames Water
Rising Main

Sewer Fittings
A feature in a sewer that does not affect the flow in the pipe. Example: a vent
is a fitting as the function of a vent is to release excess gas.

Operational Controls
A feature in a sewer that changes or diverts the flow in the sewer. Example:
A hydrobrake limits the flow passing downstream.

Air Valve

Dam Chase

Fitting

Meter

Vent Column

Control Valve

Drop Pipe

Ancillary

Weir

End Items
End symbols appear at the start or end of a sewer pipe. Examples: an
Undefined End at the start of a sewer indicates that Thames Water has no
knowledge of the position of the sewer upstream of that symbol, Outfall on a
surface water sewer indicates that the pipe discharges into a stream or river.

Outfall

Undefined End

Inlet

Other Symbols
Symbols used on maps which do not fall under other general categories

Summit

Public/Private Pumping Station/

Invert Level

Change of characteristic indicator (C.O.C.I.)

Other Sewer Types (Not Operated or Maintained by Thames Water)

Areas

Lines denoting areas of underground surveys, etc.

Agreement

Chamber

Operational Site

Conduit Bridge

Foul Sewer

Combined Sewer

Culverted Watercourse

Surface Water Sewer

Gulley

Proposed

Abandoned Sewer

Tunnel

6) The text appearing alongside a sewer line indicates the internal diameter of
the pipe in milimetres. Text next to a manhole indicates the manhole
reference number and should not be taken as a measurement. If you are
unsure about any text or symbology present on the plan, please contact a
member of Property Insight on 0845 070 9148.

P P
M

W



Terms and Conditions 

                

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

               T 0845 070 9148  E searches@thameswater.co.uk  I www.thameswater-propertysearches.co.uk 

  

 

Page 14 of 15 

 

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

1. All goods remain in the property of Thames Water Utilities Ltd until full payment is received. 
2. Provision of service will be in accordance with all legal requirements and published TWUL policies. 
3. All invoices 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. 
4. Thames Water does not accept post-dated cheques-any cheques received will be processed for 

payment on date of receipt. 
5. In case of dispute TWUL`s terms and conditions shall apply. 
6. Penalty interest may be invoked by TWUL in the event of unjustifiable payment delay.  Interest 

charges will be in line with UK Statute Law ‘The Late Payment of Commercial Debts (Interest) Act 
1998’. 

7. Interest will be charged in line with current Court Interest Charges, if legal action is taken. 
8. A charge 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 
(cashoperations@thameswater.co.uk). 
 
We publish several Codes of Practice including a guaranteed standards scheme.  You can obtain copies of 
these leaflets by calling us on 0800 316 9800 
 
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 complaint 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 Consumer Council for Water on 0121 345 1000 or 
write to them at Consumer Council for Water, 1st Floor, Victoria Square House, Victoria Square, Birmingham, 
B2 4AJ. 
 

Ways to pay your bill 
 

Credit Card 
 
Call 0845 070 9148 
quoting your invoice 
number starting CBA or 
ADS. 

BACS Payment
 
Account number 
90478703 
Sort code 60-00-01  
A remittance advice must 
be sent to:  
Thames Water Utilities 
Ltd., PO Box 3189, 
Slough SL1 4WW.  
or email 
ps.billing@thameswater.
co.uk 

Telephone Banking
 
By calling your bank and 
quoting: 
Account number 
90478703 
Sort code 60-00-01 
and your invoice number 

Cheque 
 
Made payable to ‘Thames 
Water Utilities Ltd’  
Write your Thames Water 
account number on the 
back. 
Send to:  
Thames Water Utilities 
Ltd., PO Box 3189, 
Slough SL1 4WW 
or by DX to 151280 
Slough 13 

 
Thames Water Utilities Ltd Registered in England & Wales No. 2366661 Registered Office Clearwater Court, Vastern Rd, Reading, Berks, RG1 8DB. 
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Search Code 
 
IMPORTANT CONSUMER PROTECTION INFORMATION 
 
This search has been produced by Thames Water Property Searches, Clearwater Court, Vastern Road, 
Reading RG1 8DB, which is registered with the Property Codes Compliance Board (PCCB) as a subscriber to 
the Search Code. The PCCB independently monitors how registered search firms maintain compliance with 
the Code. 
 
The Search Code: 

• provides protection for homebuyers, sellers, estate agents, conveyancers and mortgage lenders who 
rely on the information included in property search reports undertaken by subscribers on residential 
and commercial property within the United Kingdom 

• sets out minimum standards which firms compiling and selling search reports have to meet 
• promotes the best practise and quality standards within the industry for the benefit of consumers and 

property professionals 
• enables consumers and property professionals to have confidence in firms which subscribe to the 

code, their products and services. 
 
By giving you this information, the search firm is confirming that they keep to the principles of the Code. This 
provides important protection for you. 
 
The Code’s core principles 
Firms which subscribe to the Search Code will: 

• display the Search Code logo prominently on their search reports 
• act with integrity and carry out work with due skill, care and diligence 
• at all times maintain adequate and appropriate insurance to protect consumers 
• conduct business in an honest, fair and professional manner 
• handle complaints speedily and fairly 
• ensure that products and services comply with industry registration rules and standards and relevant 

laws 
• monitor their compliance with the Code 

 
Complaints 
If you have a query or complaint about your search, you should raise it directly with the search firm, and if 
appropriate ask for any complaint to be considered under their formal internal complaints procedure. If you 
remain dissatisfied with the firm’s final response, after your complaint has been formally considered, or if the 
firm has exceeded the response timescales, you may refer your complaint for consideration under The 
Property Ombudsman scheme (TPOs). The Ombudsman can award compensation of up to £5,000 to you if 
he finds that you have suffered actual loss as a result of your search provider failing to keep to the Code. 
 
Please note that all queries or complaints regarding your search should be directed to your search 
provider in the first instance, not to TPOs or to the PCCB. 
 
TPOs Contact Details 
The Property Ombudsman scheme 
Milford House  
43-55 Milford Street 
Salisbury 
Wiltshire SP1 2BP 
Tel: 01722 333306 
Fax: 01722 332296 
Email: admin@tpos.co.uk 
 
You can get more information about the PCCB from www.propertycodes.org.uk 
 
PLEASE ASK YOUR SEARCH PROVIDER IF YOU WOULD LIKE A COPY OF THE SEARCH CODE 
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Stevens, Richard

From: Victoria Boorman <vboorman@hillingdon.gov.uk>
Sent: 05 February 2015 16:36
To: Stevens, Richard
Subject: Fwd: Flood Risk Assessment - Enquiry

Follow Up Flag: Follow up
Flag Status: Completed

Dear Richard 
 
I have been forwarded your query. I am not aware of any incidences of flooding reported in the vicinity of 
this site. 
 
regards 
 
Vicky 
 
Vicky Boorman 
Flood and Water Management Specialist 
Contact Centre: 01895 556000  
Email: vboorman@hillingdon.gov.uk 
 
Planning Specialists Team 3N/02 
Residents Services 
London Borough of Hillingdon (Directions)  
Civic Centre, High Street, 
Uxbridge. Middlesex. UB8 1UW 
 
For more information on flooding please visit the Hillingdon website.  
http://www.hillingdon.gov.uk/flooding  
 
---------- Forwarded message ---------- 
From: Stevens, Richard <Richard.Stevens@wspgroup.com> 
Date: 3 February 2015 at 14:07 
Subject: Flood Risk Assessment - Enquiry 
To: Vinod Mawdia <vmawdia@hillingdon.gov.uk> 
 

Dear Sir 

  

Stockley Park, Yiewsley 

Flood Risk Assessment – Enquiry 

  



2

We have been instructed by our client to carry out a Flood Risk Assessment for the proposed development 
at the above site and I have been given your name by my colleague as a possible contact with regards to 
flood risk and drainage. 

  

The site is  shown within undefended Flood Zone 1. The OS grid reference for the site is 507282, 180165 
and the nearest postcode is UB11 1PA. Please fine enclosed location maps for your reference. 

  

With regards to completing the above in compliance with the National Planning Policy Framework (NPPF), 
please could the London Borough of Hillingdon, as Lead Local Flood Authority, provide any historic 
records of flooding in the vicinity of the site. 

  

We trust the above to be satisfactory, however, should you have any queries or require any further 
information from WSP to be able to answer the above queries, please do not hesitate to contact the 
undersigned. 

  

Kind Regards 

  

Richard Stevens 

  

Richard Stevens BSc (Hons) MSc MCIWEM C.WEM CSci 

Senior Engineer 

WSP in the UK, Mountbatten House, Basing View, Basingstoke, Hampshire, RG21 4HJ 
Tel: +44 (0)1256 318746 

Website: www.wspgroup.co.uk  

  

We are WSP 

  

WSP is one of the world’s leading professional services firms, working with governments, businesses, architects and planners and providing integrated 
solutions across many disciplines. The firm provides services to transform the built environment and restore the natural environment. It has approximately 
15,000 employees, based in more than 300 offices, across 35 countries, on  

every continent. 

 
Confidential 
This message, including any document or file attached, is intended only for the addressee and may contain privileged and/or confidential information. Any 
other person is strictly prohibited from reading, using, disclosing or copying this message. If you have received this message in error, please notify the 
sender and delete the message. Thank you. 
 
WSP UK Limited   Registered Office: WSP House, 70 Chancery Lane, London, WC2A 1AF   Registered Number 01383511 England 
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 If possible, please consider saving paper by not printing your e-mail.  

  

 
 
Hillingdon Council routinely monitors the content of emails sent and received via its network for the 
purposes of ensuring compliance with its policies and procedures. The contents of this message are for the 
attention and use of the intended addressee only. If you are not the intended recipient or addressee, or the 
person responsible for sending the message you may not copy, forward, disclose or otherwise use it or any 
part of it in any way. To do so may be unlawful. If you receive this email by mistake please advise the 
sender immediately. Where opinions are expressed they are not necessarily those of the London Borough of 
Hillingdon. Service by email is not accepted unless by prior agreement.  



 

 

 

   
   
   

Canal and Rivers Trust Correspondence 
  



 

 
 

 
 

 

   
   

  

 

Appendix D – Topographical Survey 
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Appendix E – Clay Bund Geotechnical Investigation 
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Appendix F – Hillingdon Surface Water Management Plan Figures 

 
 Figure 5.2: 1 in 100 year rainfall event depth and recorded surface water flood 

incidents 
 

 Figure 9.2: Recorded incidents of Sewer Flooding 
 

 Figure 10.2: Increased Potential for Elevated Groundwater Map 
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Appendix G – Current On-Site Surface Water Drainage System  

 
 Drawing No. D23/MQ/002 – Storm Water As Built (March 2002) 

 
 Stormwater Foul and Telecom Manhole Schedule – For Construction (Nov 

2000) 
 

 Stormwater Canal Outfall – For Planning (July 2001)   









 

 
 

 
 

 

   
   

  

Appendix H - Drainage Calculations 

 
 Drawing No. 6377-D-01 
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