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Figure 1.1 Site Location Plan 

1 Introduction

1.1 Overview

This is a flood risk assessment and drainage strategy 
report which has been prepared by Heyne Tillett 
Steel on behalf of Meadow Residential LLP for the site 
at Pentavia Retail Park in Mill Hill, North London.  The 
benefit of this report is to our instructing client and in 
support of a planning application.

The scheme proposed by Arney Fender Katsalidis 
architects is for low to medium rise apartment buildings 
(up to 15 storeys above ground) with associated 
retail, car parking and plant spaces.   The proposed 
development has a total development area of 3.86ha 
of which approximately 2.73ha will be impermeable. 
 
1.2 Objectives

The objective of this report is to advise interested parties 
in the development to the potential risk of flooding and 
the management of foul and surface water on the site. 
 
1.3 Reference documents

This report has been prepared with reference to the 
following publications:-

• Department for Communities and Local 
Government (March 2012), National Planning Policy 
Framework

• Department for Communities and Local 
Government (March 2014),

• Planning Practice Guidance ‘Flood Risk and Coastal 
Change’

• Department for Environment, Food and Rural 
Affairs (March 2015), Non-statutory technical 
standards for sustainable drainage systems

• Environment Agency (September 2013), Climate 
Change Allowances for Planners: Guidance to 
support the National Planning Policy Framework

• Environment Agency (October 2013), Delivering 
benefits through evidence: Rainfall runoff 
management for developments

• HM Government (2010), The Building Regulations 
(2010), Drainage and Waste Disposal, Approved 
Document H, The NBS, Newcastle Upon Tyne

• Wilson, Bray, Cooper (2004), Sustainable drainage 
systems: Hydraulic, structural and water quality 
advise, C609, CIRIA, London

• Woods-Ballard et al (2015), The SuDS Manual, C753, 
CIRIA, London

• CIRIA Report C624 Development and flood risk

• National SuDS Working Group (2004), Interim Code 
of Practice for Sustainable Drainage Systems, 

• Institute of Hydrology (1999), Flood Estimation 
Handbook, Institute of Hydrology, Wallingford

• BS EN 752:2008 Drain and sewer systems outside 
buildings.  Hydraulic design and environmental 
considerations

• BS 8533:2011 Assessing and managing flood risk in 
development – Code of Practice

• CIRIA Report C635 Designing for exceedance in 
urban drainage – good practice

2 The site and development 
proposals

2.1 Location and description of the site

The proposed development is located at Pentavia 
Retail Park, Watford Way, London, NW7 2ET, as shown 
in Figure 1.1.  The National Grid Reference for the site is 
E521835, N191315.  The site is bound by Bunn’s Lane and 
an abandoned M1 slip road to the north, the A1 Watford 
Way to the east and the M1 to the south and west.

2.2 History of the site

The site is an existing retail park with associated car 
parking. A topographical survey of the existing site is 
included in Appendix A.

2.3 Proposed development

The proposed development comprises 844 residential 
units with associated highway infrastructure and public 
realm.  The proposed development layout is shown in 
the drawings included in Appendix B.

2.4 Geology of the site and ground investigation data

From a review of the geological maps available from 
the British Geographical Society (BGS) there are no 
recorded superficial deposits across the site.  The 
bedrock geology which underlies the site is London 
Clay Formation.

Infiltration techniques are unlikely to be viable due to 
the underlying clay geology overlaid with an average 
build-up of 9.8m depth of made ground.  

2.5 Flood risk vulnerability

With reference to Table 2 of the Planning Practice 
Guidance (PPG) to the National Planning Policy 
Framework (NPPF), the proposed residential 
development would be classed as a More Vulnerable 
development.

An extract from Table 2 of the PPG for Flood Risk and 
Coastal Change is replicated here in Table 2.1 with the 
proposed development type highlighted.

Flood Risk Vulnerability Classification

Vulnerability Development Types

More Vulnerable Hospitals.

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

Buildings used for dwelling houses, student halls of residence, drinking establishments, 
nightclubs and hotels.

Non-residential uses for health services, nurseries and educational establishments.

Landfill and site used for waste management facilities for hazardous waste.

Sites used for holiday or short-let caravans and camping, subject to a specific warning 
and evacuation plan.

Table 2.1: Extract from Table 2 of PPG ‘Flood Risk and Coastal Change’. Source: Planning Practice Guidance - 2014
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Figure 3.1 Flood Map for Planning (Rivers and Sea),  Source http://flood-map-for-planning.service.gov.uk Figure 3.2 Risk of Flooding from Surface Water, Source http://flood-map-for-planning.service.gov.uk

3 Flood risk
3.1 Fluvial / Tidal flooding
 
An extract of the latest GOV.UK Flood Map for Planning 
(Rivers and Sea) is provided below in Figure 3,1.  The 
approximate application site boundary is shown in red.  
The map indicates that the development site is located 
within Flood Zone 1 (Low Probability) and as such, the 
report considers the development to be in Flood Zone 
1 and at a low risk of flooding from rivers or the sea.

Table 3.1 Extract from PPG ‘Flood Risk and Coastal Change’

Flood Zone Definitions

Flood Zone Definition

Zone 1:

Low Probability
Land having a less than 1 in 1,000 annual probability of river or sea flooding.

Zone 2:

Medium Probability

Land having between a 1 in 100 and 1 in 1,000 annual probability of river 
flooding; or

Land having between a 1 in 200 and 1 in 1,000 annual probability of sea 
flooding.

Zone 3a:

High Probability

Land having a 1 in 100 or greater annual probability of river flooding; or

Land having a 1 in 200 or greater annual probability of sea flooding.

Zone 3b:

The Functional Floodplain

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

Local planning authorities should identify in their Strategic Flood Risk 
Assessments areas of functional floodplain and its boundaries accordingly, 
in agreement with the Environment Agency.

Source: Planning Practice Guidance - 2014

Table 3.1 below is a copy of Table 1 from Planning 
Practice Guidance for ‘Flood Risk and Coastal Change’ 
to the NPPF which defines Flood Zones.  The proposed 
development, which is located within Flood Zone 1, is 
defined as having a less than 1 in 1,000 annual probability 
of river or sea flooding in any year. The LB Barnet CDA 
map, figure 3.3, also provides evidence of the same 
extent of high risk areas of surface water flooding.

3.2 Flooding from surface water
 
An extract of the latest GOV.UK map for surface 
water flooding is provided below in Figure 3.2.  The 
approximate application site boundary is shown in 
red.  The site is shown to be predominantly located in 
an area of very low (less than 1 in 1000) risk of surface 
water flooding in a given year.  Three small areas within 
the site boundary, as indicated on the map below, are 
shown to be at low (1 in 100 to 1 in 1000) / medium (1 in 
30 to 1 in 100) / high (greater than 1 in 30) risk of surface 
water flooding in a given year. The LB Barnet CDA map, 
figure 3.3, also provides evidence of the same extent of 
high risk areas of surface water flooding.

Two of the areas of higher surface water flood risk 
are isolated pockets of water, probably associated 
with existing low spots of the level data used for the 
assessment.  Hence, with the proposed development, 
these areas of higher risk will not exist.

The final area of high risk is associated with the north-
eastern corner of the site.  This area of the site will 
comprise highway infrastructure, hence, all buildings are 
at very low risk. The levels of the site will be designed 
such that surface water flows are directed away from 
the proposed residential building.

Figure 3.3 LB Barnet CDA Map Goup2_032
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3.3 Flooding from groundwater

From information provided on the Environment 
Agency’s website, see Figure 3.4 and Figure 3.5 below, 
the site does not appear to be underlain by an aquifer 
in the superficial deposits or in the bedrock layer.  
There is no evidence of any flooding on the site caused 
by groundwater.  It is therefore considered that the 
probability of flooding on the site from groundwater as 
low.

3.4 Flooding from sewers                                  . 
 
There are foul and surface water sewers located 
within the site application boundary. These sewers 
are assumed to be below the level of the proposed 
lower ground floor, approximately 10m below the 
existing ground level, based on TW Asset Plans and 
CCTV survey information. The existing sewers which 
cross the proposed lower ground floor extent will 
be either diverted or maintained along their current 
routes subject to TW approval.  There are no records 
of sewer flooding within the vicinity of the proposed 
development.  It is therefore considered the risk of 
flooding from sewers to be low risk for the proposed 
development.

3.5 Flooding from reservoirs, canals and other 
artificial sources

There are no nearby canals or artificial water sources 
that may result in flooding of this site.  

An extract of the latest GOV.UK map for flood risk from 
reservoirs is provided below in Figure 3.6.  It can be 
seen that the proposed development site, shown in 
red, is not at a risk of flooding from reservoirs.

3.6 Historic flooding

There are no records showing historic flood events 
within the vicinity of the site.

Figure 3.5 Groundwater –Superficial Designation, Source: Environment Agency website – 9th August 2016

Figure 3.4 Groundwater – Bedrock Designation, Source: Environment Agency website – 9th August 2016 Figure 3.6 Risk of Flooding from Reservoirs, Source http://flood-map-for-planning.service.gov.uk
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3.7 Flood risk vulnerability and flood zone 
compatibility

Based on the above assessment of the site being 
located within Flood Zone 1 and classified as a More 
Vulnerable development, and with reference to Table 
3.2 below (Planning Practice Guidance for ‘Flood 
Risk and Coastal Change’ to the NPPF, Table 3), the 
proposed development of this site would be considered 
“appropriate”.  A copy of Table 3 is presented below 
highlighting the above.  Neither a sequential or 
exception test will be required.

Table 3.2 Extract from PPG ‘Flood Risk and Coastal Change’

Table 3 – Flood Risk Vulnerability and Flood Zone Compatibility

Flood Risk Vulnerability 
Classification

Essential 
Infrastructure

Water 
Compatibility

Highly 
Vulnerable

More 
Vulnerable

Less 
Vulnerable

Zone 1 ✓ ✓ ✓ ✓ ✓

Zone 2 ✓ ✓ Exception test 
required

✓ ✓

Zone 3a
Exception test 

required
✓ X

Exception test 
required

✓

Zone 3b
Exception test 

required
✓ X X X

✓ = Development is appropriate X = Development should not be permitted

Source: Planning Practice Guidance - 2014

3.8 Flood compensation

Flood compensation measures will not be required for 
this site as it is located within Flood Zone 1.

3.9 Access and egress

Access and egress to and from this site in the event of 
flooding will be via the proposed development’s access 
roads which will allow residents to move to higher 
ground.
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4 Management of surface 
water

4.1 Existing condition

The site is currently developed as a retail park.  The 
existing site drainage is shown in Appendix D based on 
collating CCTV, topographical and sub-scan surveys.  
There is a presence of two storage units, measuring 
approximately 22m x 1500mmØ and 41m x 1800mmØ, 
providing volumes of 38.9m³ and 104.3m³ respectively, 
totalling in 143.2m³ of storage.  The 1800mmØ storage 
tank appears to be on a run shown on Thames Water 
Asset Plan (Appendix C), it is located between MH8202 
and MH8102.
The whole site then connects via 225mmØ pipe from 
MH8102 to MH 8101 which lies on a TW 900mmØ sewer 
located along the western boundary of the site.
In line with best practice guidance, the design of 
drainage will assume that the site is brownfield and 
allowable discharge rates will be calculated in line with 
this assumption.

Table 4.1 Environment Agency SuDS Hierarchy Table 

Rank SuDS Technique
Flood 
Reduction

Pollution 
Reduction

Landscape & Wildlife Benefit

1 Living Roofs ✓ ✓ ✓

2

Basins and Ponds
Construction Wetlands
Balancing Ponds
Detention Basins
Retention Ponds

✓ ✓ ✓

3 Filter Strips and Swales ✓ ✓ ✓

4
Infiltration Devices
Soakaways
Infiltration trenches and basins

✓ ✓ ✓

5

Permeable Surfaces and filter drains
Gravelled Areas
Solid Paving Blocks
Porous Pavers

✓ ✓

6
Tanked systems
Over-sized pipes/tanks
Storm-cells

✓

Table 4.2 Environment Agency SuDS Hierarchy Table - Justification

Rank SuDS Technique Use Comment

1 Living Roofs ✓

The proposed development benefits from 3,310m² of green roof 
areas.  Additionally, the ground floor podium will have green planted 
areas measuring 4,890m2. This equates to approximately 8,200m² of 
‘living roof’.

2

Basins and Ponds

Construction Wetlands

Balancing Ponds

Detention Basins

Retention Ponds

✓ 

The site is densely developed with a basement across most of its 
footprint.  The basement formation level has been defined by a 
cut & fill analysis to minimise spoil disposal offsite, as well as plant 
movements. 

The only undeveloped part area is located north of the site - beyond 
the Bbuilding and basement boundary. This area can be split into 
two;

(I) The steep sided embankment to connect to Bunns Lane 
(with pedestrian link bridge).  This area is not appropriate 
for basins and ponds.

(II) The gently sloping landscaped area between the building 
development and Watford Way.  This area could be 
utilised for basins or ponds subject to detailed design 
consideration by architect and landscape architect.  

As the site slopes north to south, both areas listed above will be 
unable to aid with the drainage of the proposed hardstanding areas, 
situated downstream of the two locations. 

Therefore, open water features can be provided, but due to the 
topography of the site their effectiveness will be limited.

3 Filter Strips and Swales ✓ See comments above for Rank 2.

4

Infiltration Devices

Soakaways, 

Infiltration trenches and 
basins

X
The ground conditions across the site consists varying thickness of 
Made Ground over London Clay to depth.  These are not considered 
appropriate for infiltration techniques.

5

Permeable surfaces,

Gravelled Areas

Solid Paving Blocks

Porous Pavers

✓

Permeable surfaces and filter drains are considered to help with the 
surface water management for this site in locations outside of the 
basement boundary. The feasibility for using permeable surfaces will 
be considered at detailed design stage.

6

Tanked systems

Over-sized pipes/tanks

Storm-cells

✓
Tanked systems are considered as part of the surface water 
management for this site in the form of a podium level ‘BluRoof’ and 
below ground geocellular storage tank.

Table 4.2 confirms that the following SuDS devices will provide an overall positive impact to the proposed develop-
ment:

• Living Roofs

• Basins and Ponds (subject to detailed design)

• Infiltration Devices and Swales (subject to detailed design)

• Permeable Surfaces and Filter Drains

• Tanked Systems

4.2 Sustainable Drainage (SuDS)

Sustainable Drainage Systems, known as SuDS 
mimic natural processes to drain surface water and 
encourage groundwater recharge to reduce the flow 
of surface water from a developed site to something 
akin to that of an undeveloped site.  The Environment 
Agency SuDS hierarchy has been reproduced below: 

The above SuDS options have been considered as part of the drainage strategy.  

The table below explains the reasons for and against the SuDS options.
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5 Surface Water Drainage 
Strategy
Surface water discharge rates will be restricted to ensure 
that the rate of surface water runoff from the site does 
not increase as a result of the proposed development. 
This will be accomplished by utilising storage structures 
and flow control devices. The proposed drainage 
area plan enclosed in Appendix F identifies proposed 
impermeable areas considered in this report. There are 
two sources of storage currently considered:

• ‘BluRoof’ (ALUMASC, or equivalent, above ground 
attenuation storage) located within the podium 
level.

• Geocellular Storage buried below ground level.

The ‘BluRoof’ storage will be utilised to provide storage 
for the surface water runoff generated at levels above 
the podium level. The Geocellular storage tank will be 
used for flows from all other sources. In an event that 
the storage requirement at the podium level exceeds 
the capacity of the structure, a proportion of roof 
runoff will be diverted towards the Geocellular storage 
buried within the ground.  To reduce the size of the 
buried attenuation a ‘BluRoof’ option (ALUMASC above 
ground attenuation storage) will be considered as part 
of the detailed design.

The proposed below ground drainage plan is enclosed 
in Appendix E.  The drawing shows that surface water 
attenuation can be accommodated on the site and 
the method of discharge assuming that infiltration 
techniques are not viable.  The detailed design 
parameters of the drainage are described in detail in 
Section 5.1.

5.1 Surface water drainage design and management

Proposals are to design the surface water drainage 
system to accommodate storms up to the 1 in 100 year 
event plus an allowance for climate change.  The design 
life of a residential development is considered to be 
greater than 60 years.  Table 5.1 below is a copy of Table 
2 from the Environment Agency’s guidance ‘Flood risk 
assessments: climate change allowances’ to support 
the NPPF, which defines climate change allowances.

For the purposes of this assessment, a worst case 
climate change allowance of 40% will be utilised to size 
the surface water attenuation requirement.  Should 
the 40% climate change event result in surface water 
flooding, this will be contained within the development 
site and will not flood any buildings on site.

Table 5.1 Extract from ‘Flood Risk Assessments: Climate Change 

Allowances’

Peak rainfall intensity allowance in small and urban 
catchments

Allowance ‘2020s’ 
(2015 to 

2039)

‘2050s’ 
(2040 to 

2069)

‘2080s’ 
(2070 to 

2115)

Upper end +10% +20% +40%

Central +5% +10% +20%

Source: Environment Agency - 2016

5.2 Existing run-off rates

The existing site is considered to be 100% impermeable, 
measuring an area of 3.86ha. The existing run-off rates 
from site have been calculated using the Modified 
Rational Method:

Table 5.2 Existing runoff rates

Storm Scenario Discharge Rate

Q1-15min 352.2 l/s

Q30-15min 865.3 l/s

Q100-15min 1122.8 l/s

The greenfield runoff rate (Qbar) for the site have been 
calculated using MicroDrainage as 16.7l/s - results can 
be seen in Appendix G.

5.3 Proposed run-off rates

In line with the Sustainable Design and Construction 
Supporting Planning Guidance (2014) document and The 
London Plan, there is a minimum requirement to deliver 
50% attenuation of site’s (prior to re-development) 
surface water run-off at peak times and that “on 
previously developed sites, run-off rates should not be 
more than three times the calculated greenfield rate”.

Based on the above and the calculated greenfield runoff, 
the rate which the development will be restricted to is 
50.1 l/s (three times the greenfield rate), (three times 
the greefield rate), for all storm duration up to and 
including 1 in 100-years + 40% Climate Change.

Table 5.3 Proposed runoff rates & betterment

Storm 
Scenario 

Existing 
Rates

Proposed 
Rates Betterment

Q1-15min 352.2 l/s 50.1 l/s 86 %

Q30-15min 865.3 l/s 50.1 l/s 94 %

Q100-15min 1122.8 l/s  50.1 l/s 96 %

As can be seen, these rates provide a very significant 
betterment over the existing conditions. 

4.3 Surface Water Discharge

Surface water discharge from the post-developed site 
can be done is various ways. The London Plan (2015) 
provides a list of preferred options. The London Plan 
(2015) states that the Mayor will, and boroughs should, 
seek to ensure that surface water run-off is managed as 
close to its source as possible in line with the drainage 
hierarchy. The table below sets to explain the use of 
SuDS to manage the surface water from a development 
site.

Table 4.3 The London Plan (2015) Surface Water Management Hier-
archy - Justification

Preference Usage Reason

1
Store rainwater for later 
use

✓ (subject 
to detailed 
design)

The use of rainwater for irrigation is deemed possible however this is to 
be advised and lead by the architect.

For this particular site, this option is thought to only help with the 
discharge/management of surface water. The typical water demand in 
comparison to the volume of water accumulated during a low probability 
peak event would be a lower amount, therefore the excess volumes 
would require to be discharged and/or managed in other ways.

2

Use infiltration 
techniques, such as 
porous surfaces in non-
clay areas 

X

The geology of the site is described in Section 2.4 above. Infiltration 
techniques are unlikely due to the underlying clay geology and extensive 
made ground over. However, infiltration testing will be completed prior 
to detailed design.

3

Attenuate rainwater in 
ponds or open water 
features for gradual 
release 

X
There is inadequate space for ponds or open water features to be used 
as attenuation for majority of hardstanding areas on site, as described 
in Table 4.2 in this report.

4

Attenuate rainwater 
by storing in tanks or 
sealed water features 
for gradual release.

✓
As described in Table 4.2, tanked systems are considered as part of the 
surface water management for this site in the form of a podium level 
‘BluRoof’ and below ground geocellular storage tank.

5
Discharge rainwater 
direct to a watercourse

X
The watercourses near the development are not able to be utilised, 
due to the topography of the site.

6
Discharge rainwater to 
a surface water sewer/
drain

✓

The adopted sewers within the vicinity of the site are shown on the 
Thames Water asset plan enclosed in Appendix C.

A number of existing surface water sewers currently cross the 
development site, as shown on the plans enclosed in Appendix D.  As 
part of the proposed development, the existing sewers which currently 
cross the development site will be diverted.   These diversions will be 
subject to approval by Thames Water under a Section 185 agreement.  
Temporary diversions will likely be required during the construction of 
the permanent diversion works.  The temporary diversions will also be 
subject to Thames Water approval.  The proposed diversions are shown 
on the plans enclosed in Appendix E.

Surface water from the proposed development will outfall to Thames 
Water’s existing sewer network at manholes 7301, 8205 and one new 
connection as detailed on the plans enclosed in Appendix E.

7
Discharge rainwater to 
the combined sewer.

X
Surface water from the proposed development will drain into Thames 
Water’s existing surface water sewer network.  Therefore, draining 
surface water to a combined sewer will not be considered further. 

Table 4.3 confirms that surface water will be managed 
by a combination of:

• Store rainwater for later use (subject to detailed 
design)

• Attenuate rainwater by storing in tanks or sealed 
water features for gradual release

• Discharge rainwater to the surface water sewer
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5.6 Proposed Volume of Surface Water Runoff

The proposed site is considered to have an impermeable 
area of 2.73ha. Using MicroDrainage the total discharge 
volume for 6-hour storm durations are:

Table 5.5 Proposed discharge volumes

Storm Scenario Discharge Volume

Q1 – 360min 498 m³

Q30 – 360min 1,099 m³

Q100 – 360min 1,427 m³

Q100 – 360min + 40% CC 1,998 m³

An overall reduction in impermeable area due to the 
development will result in lower runoff volumes the for 
all storms up to and including the 1 in 100-year storm 
event plus 40% climate change.

Due to unknown infiltration rates and potential 
rainwater harvesting volume of storage, further 
reduction in runoff volumes cannot be achieved at this 
stage. Options to infiltrate and re-use rainwater will be 
explored at later stages of the design.

5.4.2 Geocellular storage

Surface water from the geocellular storage will connect 
to the existing Thames Water sewer within the site and 
discharge at a rate of 30.0 l/s, restricted via hydrobrake.

Rainfall profile   = Flood Estimation      
       Handbook
Return Period   = 100 year
Durations   = 15 to 5000 minutes
Climate change   = 40%
Limiting flow   = 30.0 l/s
Drained area   = 9,800 m²
Volume of storage required = 510 m³*

* This volume may increase depending on the final 
capacity of the ‘BluRoof’ and may be revised at detailed 
design stage. Additionally, if deemed feasible at detailed 
design stage, permeable surfacing and permeable 
substrates may be used to provide some attenuation 
volume.

5.5 Existing Volume of Surface Water Runoff

The existing site is considered to be 100% impermeable, 
measuring an area of 3.86ha. Using MicroDrainage the 
total discharge volume for 6-hour storm durations are:

Table 5.4 Existing discharge volumes

Storm Scenario Discharge Volume

Q1 – 360min 704 m³

Q30 – 360min 1,555 m³

Q100 – 360min 2,016 m³

5.4 Attenuation requirements

Surface water will discharge into the existing Thames 
Water sewer on the South of the site and will be 
attenuated to the rate calculated in the previous 
section.  To achieve this, surface water from above 
the podium level will be attenuated within a ‘BluRoof’. 
Surface water from all other hardstanding areas of the 
site will be attenuated within buried attenuation.

The proposed drained area plan is enclosed in Appendix 
F.  Based on this plan and the allowable discharge rate, 
the storage requirement has been calculated for each 
storage structure separately.  Full calculations are 
enclosed in Appendix H and I.

Each storage structure’s flow will be restricted to 
a specific value to ensure 50.1 l/s rate is met.  It is 
estimated that the proposed flow rates should be:

• 20.1 l/s for ‘BluRoof’

• 30.0 l/s for Geocellular Storage

5.4.1 ‘BluRoof’

Surface water from the BluRoof will connect to the 
existing Thames Water sewer within the site and 
discharge at a rate of 20.1 l/s.

Rainfall profile   = Flood Estimation     
       Handbook
Return Period   = 100 year
Durations   = 15 to 5000 minutes
Climate change   = 40%
Limiting flow   = 20.1 l/s
Drained area   = 17,517,500 m²
Total Storage required  = 1,190 m³

The podium measures approximately 8,000m², with 
depth of 0.2m and void ratio of 95% - it can provide 
approximate volume of 1,520m², hence it will be 
sufficient to accommodate runoff from the roofs.
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8 Maintenance
The following section captures the maintenance and 
operation requirements for each element of the 
proposed drainage design.

Before cleaning, final testing and immediately before 
handover the Contractor will:

• Lift covers to manholes, inspection chambers 
and access points. Remove mortar droppings, 
debris and loose wrappings.

• Thoroughly flush pipelines with water to remove 
silt and check for blockages. Rod pipelines 
between access points if there is any indication 
that they may be obstructed.

• Carry out a CCTV of the pipework to ensure that 
it is free of silt and blockages. 

The End User shall then follow the “Waste Management, 
The Duty of Care - A Code of Practice (Revised 1996)” 
and shall ensure that their waste does not escape from 
their control and is transferred only to a registered 
waste carrier to be sent for recycling or disposal at a 
suitably licensed facility.

All waste arising from the maintenance of the drains 
and sewers shall be handled, stored and disposed of 
correctly to avoid pollution. Waste may be designated 
as hazardous / special waste and, as such, the End User 
shall ensure that they comply with the Hazardous Waste 
(England and Wales) Regulations 2005.

Reference shall be made to CIRIA publication C753 - 
The SuDS Manual by the Contractor and the End User. 
A suitable maintenance schedule must be developed, 
maintained, followed and updated as required to 
reflect observed performance. The following items are 
highlighted for guidance.

7 Thames Water Liaison

HTS have been in contact with Thames Water to 
understand the capacity of the existing foul and surface 
water sewer networks to accommodate the increased 
flows from the development.

A Pre-Development enquiry was issued to accompany 
a previously submitted planning application and TW 
Developer Services responded, via email, on the 24th 
March 2016. TW confirmed that there was insufficient 
capacity for proposed wastewater (foul).  It was also 
requested that SuDS techniques were used to minimise 
surface water discharge into the local sewer network.  
All correspondence with Thames Water including the 
Pre-Development enquiry for the original planning 
submission can be found in Appendix K. 

HTS met with TW Developer Services on 20th Sept 
2016 to discuss potential diversions and build-over 
agreements requirements for the development in 
addition to the process for TW undertaking a ‘Sewer 
Impact Survey’.  A summary email of actions was issued 
by Jonathan Flint of HTS (20/09/16) and a response 
received from Fez Rafiq Sharif of TW on the 22nd Sept 
2016.

Subsequently the site layout and the drainage strategy 
changed, and a new Pre-Development enquiry was 
submitted by HTS for the previous scheme which had 
724 residential units and a peak flow of 33.5 l/s. A 
response from Thames Water (received on 04/01/2018) 
confirmed that the proposed foul water flows were 
within the network’s capacity. The response from 
Thames Water can be found in Appendix L. For the 
current proposed application, a new Pre-Development 
(now called “Pre-Planning”) enquiry will be required to 
determine whether the network has the capacity for 
the small additional increase in flow from 33.5 l/s to 
39.1 l/s.

6 Foul water drainage 
strategy
6.1 Existing condition 

The existing adopted sewers within the vicinity of the 
site are shown on the Thames Water asset plan enclosed 
in Appendix C.

A number of existing foul water sewers currently cross 
the development site, as shown on the plans enclosed in 
Appendix D.  As part of the proposed development, the 
existing sewers which currently cross the development 
site will be diverted or maintained along their current 
routes subject to Thames Water approval. The proposed 
diversions are shown on the plans enclosed in Appendix 
E.

6.2 Foul water strategy 

Foul water from the proposed development will outfall 
to the diverted foul water sewer, which ultimately 
connects to Thames Water’s existing foul network, as 
detailed on the plans enclosed in Appendix E.  These 
diversions will be subject to approval by Thames Water 
under a Section 185 agreement.  Temporary diversions 
will likely be required during the construction of the 
permanent diversion works.  The temporary diversions 
will also be subject to Thames Water approval.

Due to a variety of methods available for calculating 
foul sewer peak flow rates, different values can be 
determined. Overestimating developments flow rates 
can often lead to excessive network redundancy which 
is not cost or environmentally efficient.  There are also 
additional maintenance risks associated with under 
capacity networks.  Two methods of calculating flow 
rates are described below:

An estimated foul sewer peak flow was calculated using 
the method described in the meathod described in 
BS EN 12056. Based on typical layouts and proposed 
numbers of 1, 2 and 3 bedroom units, a total number of 
appliances connected was determined which resulted 
in a flow rate of 45.9 l/s.  Calculations can be seen in 
Appendix J.

Using the method derived from Sewers for Adoption 
7th Edition, a flow rate of 4,000 l/day per dwelling was 
used to suit the proposed development. This resulted 
in a proposed flow rate of 39.1 l/s.

The second method represents a more realistic value of 
the proposed development’s peak flow rate discharging 
into the sewer, hence it is suggested that a flow rate of 
39.1 l/s is used as the peak foul water discharge from 
site.

The proposed foul discharge represents a significant 
increase above the existing site’s discharge.  This 
increase requires approval from Thames Water.  This is 
described in further detail in Section 7.

Table 8.1 General drainage maintenance schedule

8.1 General drainage

The below ground drainage network will be designed 
in accordance with the requirements of the Building 
Regulations whilst acknowledging the need to limit 
the number of inspection chambers within “front 
of building” areas. To this end, all main runs will have 
rodding eyes, manholes or inspection chambers at 
the head of the run and at all changes of direction to 
provide access to rod or jet the main pipework.

Where possible, connections from stacks or gullies 
will be made directly to these manholes or inspection 
chambers to allow the connection to be rodded or 
jetted from the downstream end. Where this is not 
possible, each stack will be detailed to have an access 
hatch provided just above floor level to allow the 
connection to be rodded or jetted from the upstream 
end. Similarly, the gullies will have a rodding access 
provided within their body allowing the pipework to be 
rodded or jetted from the gully downstream.

Gullies and channels will be specified with silt buckets 
and silt trap manholes will be provided upstream of all 
tanks and infiltration structures to prevent the ingress 
of silts into the drainage network and impairing the 
performance of the system.

Maintenance 
Schedule 

Required Action Frequency 

Regular 
Maintenance 

Inspect and identify 
any areas that 
are not operating 
correctly. If required, 
take remedial action. 

Monthly for 3 
months, then 
six monthly.

Debris removal 
from catchment 
surface (where 
may cause risks to 
performance).

As required. 

Remedial 
Action 

Repair / 
rehabilitation of 
inlets, outlets, 
overflows and vents.

As required. 

Monitoring Inspect / check all 
inlets, outlets, vents 
and overflows to 
ensure that they are 
in good condition 
and operating as 
designed. 

Annually or 
after large 
storms. 

Note:
During construction surface water runoff should be 
prevented from entering the Geocellular storage 
structure.  
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9 Conclusion

The proposed development at Pentavia Retail Park, 
Watford Way, will comprise of 844 residential units 
with associated highway infrastructure and public open 
space.

The proposed drainage strategy will utilise surface water 
attenuation to allow for discharge at a rate of 50.1 l/s to 
accommodate a 1 in 100 year event plus an allowance of 
40% for climate change. 

There will be two main storage types, ‘BluRoof’ located 
at podium level andthe Geocellular storage buried 
beneath the ground. Each storage will discharge by 
gravity, independently into the existing Thames Water 
sewer with combined flow from both not exceeding 
50.1 l/s.

The podium level ‘BluRoof’ will require an approximate 
capacity of 1,190m³ and the Geocellular tank will provide 
additional 510m³ of storage. These ratios and combined 
method of storage and combined meathod of storage 
may change, but a combined volume of 1,700m³ will be 
provided for an impermeable area of 27,300m² for the 
whole site.

Volume of surface water runoff from the development 
will decrease, as the overall impermeable area of the 
site will be reduced as a result this development.

Foul water from the proposed development will outfall to 
the adopted foul water sewer as the existing condition. 
Previously the proposed foul water discharge rate was 
33.50 l/s. A pre-development enquiry was submitted 
and Thames Water confirmed sufficient capacity for the 
development within the existing network (Appendix L). 
The small increase in proposed flow from 33.5 – 39.1  
l/s will require a new pre-planning enquiry application 
to Thames Water to confirm there is sufficient capacity 
in their network.

The surface water drainage from this site, post 
development, is such that the surface water will be 
managed within the site boundary, thus complying 
with the Planning Practice Guidance for ‘Flood Risk 
and Climate Change’ to the NPPF.  Based on the 
above, providing the above strategies are adopted the 
developed site will not contribute further to flood risk 
thus satisfying the principles of the NPPF.

8.4 Geocellular Storage Tank

The geocellular attenuation to be installed & maintained 
in line with the manufacturer’s recommendations.

8.5 BluRoof

The BluRoof attenuation to be installed & maintained in 
line with the manufacturer’s recommendations.

8.6 HydroBrake (Flow Control)

Following installation of the Hydro-Brake® Flow Control 
it is vitally important that any extraneous material i.e. 
Building materials are removed from the unit and the 
chamber. 
After the system is made live, and assuming that the 
chamber design is satisfactory, it is recommended that 
each unit be inspected monthly for three months and 
thereafter at six monthly intervals with hose down if 
required. 
If problems are experienced please do not hesitate to 
contact the company (Hydro International) so that an 
investigation may be made.
Contact: enquiries@hydro-int.com (+44 (0)118 933 
1325)

8.2 Maintenance Strategy

The drainage system will be designed to minimise 
maintenance requirements and a full maintenance 
scheme will be established for those elements not 
being offered for adoption.  The various areas will be 
maintained as set out in Table 8.1.

Table 8.1 Maintenance Areas – Surface Water

Maintenance Areas – Surface Water

Aspect Maintainer

Private Drains / Sewers Freeholder

SuDS – Private Freeholder

SuDS – Communal
SuDS Adoption Authority 
/ Management Company / 
Freeholder

Adopted Sewers Thames Water

In accordance with CIRIA C625 it is recommended 
that a private SuDS maintenance agreement is agreed 
as a simple contract between the property owner/ 
tenant (customer) and the maintenance provider 
(the maintainer). It is mainly to facilitate continuing 
maintenance of the SuDS that are in private ownership. 
The maintenance requirements are in accordance 
with the CIRIA C753 SuDS Manual 2015. The following 
Drainage / SuDS measures are proposed within the 
development.

8.3 Inlets, Outlets and Inspection Chambers:

Table 8.2 Maintenance of inlets, outlets and inspection chambers.

Maintenance 
Period Maintenance Task Frequency 

Occasional main-
tenance

Inspect surface structures removing obstructions 
and silt as necessary.

Check there is no physical damage.

Remove vegetation 1m min. surround to structures 
and keep hard aprons free from silt and debris.

Monthly or as required

Remove cover and inspect ensuring water is flowing 
freely and that the exit route for water is unob-
structed. Remove debris and silt. Undertake inspec-
tion after leaf fall in autumn.

Annually
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Thames Water Asset Plans
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Appendix D
Existing Below Ground Drainage
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Appendix E
Proposed Below Ground Drainage
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Proposed Drained Area Plan





Appendix G
Greenfield Calculations



Heyne Tillett Steel Page 1

4 Pear Tree Court

London

EC1R 0DS

Date 01/06/2018 10:36 Designed by KGyba

File Checked by

XP Solutions Source Control 2017.1.2

ICP SUDS Mean Annual Flood

©1982-2017 XP Solutions

Input

Return Period (years) 100 Soil 0.450
Area (ha) 3.860 Urban 0.000
SAAR (mm) 692 Region Number Region 6

Results l/s

QBAR Rural 16.7
QBAR Urban 16.7

Q100 years 53.4

Q1 year 14.2
Q30 years 37.9
Q100 years 53.4



Appendix H
Attenuation Calculations Geocellular Storage



Design Rainfall
CC Allowance = 40 %

From Wallingford Procedure, Volume 3 - Maps
Rainfall Depths (M5 - 60minutes) M5_60 = 21.0 mm

from BRE Digest 365, fig. 1 rainfall ratio r = 0.450

Design Storm Return Period, P = 100 years

D M5_D Z2 R = MP_D
mins

5 8.3 mm 1.867 21.6 mm 259 mm/hr
10 11.7 mm 1.936 31.6 mm 190 mm/hr
15 13.7 mm 1.969 37.9 mm 151 mm/hr
30 17.3 mm 2.008 48.7 mm 97 mm/hr
60 21.0 mm 2.026 59.6 mm 60 mm/hr

120 24.9 mm 2.011 70.0 mm 35 mm/hr
240 29.1 mm 1.977 80.6 mm 20 mm/hr
360 31.8 mm 1.956 87.1 mm 15 mm/hr
600 35.5 mm 1.926 95.8 mm 10 mm/hr
1440 42.8 mm 1.868 111.9 mm 5 mm/hr
5000 55.5 mm 1.776 138.0 mm 2 mm/hr

Infiltration Rate 0.00E+00  m/s (OR  Outlet Flow Rate 25.10  l/s )
Impermeable Area 7300  m2 ie 90.36  m3/hr
Width 1.00  m Gravel Pit or Trench Soakaway
Depth 1.00  m
Min Length (optional) 0.00  m Gravel free volume 95%

D Length req Inflow Outflow Storage ts50 (hrs) Storage Prov
5 158.13 157.8 7.5 150.2 0.83 150.2
10 226.87 230.6 15.1 215.5 1.19 215.5
15 267.08 276.3 22.6 253.7 1.40 253.7
30 326.74 355.6 45.2 310.4 1.72 310.4
60 362.59 434.8 90.4 344.5 1.91 344.5

120 348.00 511.3 180.7 330.6 1.83 330.6
240 238.94 588.4 361.4 227.0 1.26 227.0
360 98.86 636.1 542.2 93.9 0.52 93.9
600 0.00 699.3 903.6 0.0 0.00 0.0
1440 0.00 816.6 2168.6 0.0 0.00 0.0
5000 0.00 1007.7 7530.0 0.0 0.00 0.0

Time until system can cope with additional influx of 50% design storage volume < 24 hrs ~ OK

Provide storage pit, 362.75 m x 1 m x 1 m deep

Minimum Free Volume = 95%
370 Rounded volume Actual Volume = 362.8m^3

(Note that the depth is measured below the inlet pipe invert)

Rainfall 
Intensity



Appendix I
Attenuation Calculations Blu Roof



Design Rainfall
CC Allowance = 40 %

From Wallingford Procedure, Volume 3 - Maps
Rainfall Depths (M5 - 60minutes) M5_60 = 21.0 mm

from BRE Digest 365, fig. 1 rainfall ratio r = 0.450

Design Storm Return Period, P = 100 years

D M5_D Z2 R = MP_D
mins

5 8.3 mm 1.867 21.6 mm 259 mm/hr
10 11.7 mm 1.936 31.6 mm 190 mm/hr
15 13.7 mm 1.969 37.9 mm 151 mm/hr
30 17.3 mm 2.008 48.7 mm 97 mm/hr
60 21.0 mm 2.026 59.6 mm 60 mm/hr
120 24.9 mm 2.011 70.0 mm 35 mm/hr
240 29.1 mm 1.977 80.6 mm 20 mm/hr
360 31.8 mm 1.956 87.1 mm 15 mm/hr
600 35.5 mm 1.926 95.8 mm 10 mm/hr
1440 42.8 mm 1.868 111.9 mm 5 mm/hr
5000 55.5 mm 1.776 138.0 mm 2 mm/hr

Infiltration Rate 0.00E+00  m/s (OR  Outlet Flow Rate 25.00  l/s )
Impermeable Area 22000  m2 ie 90  m3/hr
Width 1.00  m Gravel Pit or Trench Soakaway
Depth 1.00  m
Min Length (optional) 0.00  m Gravel free volume 100%

D Length req Inflow Outflow Storage ts50 (hrs) Storage Prov
5 467.92 475.4 7.5 467.9 2.60 467.9
10 679.91 694.9 15.0 679.9 3.78 679.9
15 810.23 832.7 22.5 810.2 4.50 810.2
30 1026.62 1071.6 45.0 1026.6 5.70 1026.6
60 1220.42 1310.4 90.0 1220.4 6.78 1220.4
120 1360.96 1541.0 180.0 1361.0 7.56 1361.0
240 1413.37 1773.4 360.0 1413.4 7.85 1413.4
360 1376.95 1917.0 540.0 1377.0 7.65 1377.0
600 1207.35 2107.4 900.0 1207.4 6.71 1207.4
1440 301.05 2461.0 2160.0 301.0 1.67 301.0
5000 0.00 3037.0 7500.0 0.0 0.00 0.0

Time until system can cope with additional influx of 50% design storage volume < 24 hrs ~ OK

0

Minimum Free Volume = 100%
1420 Rounded volume Actual Volume = 1413.5m^3

(Note that the depth is measured below the inlet pipe invert)

Rainfall 
Intensity



Appendix J
Foul Water Discharge Calculations 



Project: Mill Hill Project No: 1458

Address: Pentavia Retail Park Date: 12/03/19

Proposed Foul Water Calcs by: AGH

Page No: 4

Development Type:-

Dwelling, guesthouse, office (intermittent use)

Hospital, School, Restaurant, Hotel (frequent use)

Toilets and/or shower open to the public (congested use)

Laboratory buildings (special use)

Discharge Units Total
Appliance No. per Appliance Units

Washbasin 1402 0.6 841.2

Shower 286 0.6 171.6

Urinal 0 0.8 0

Bath 1116 1.3 1450.8

Kitchen Sink 844 1.3 1097.2

Dishwasher 844 0.8 675.2

Household Washing 844 0.8 675.2

Machine

Commercial Washing 0 1.5 0

Machine

WCs 1402 2.5 3505

Floor Drains 0 2 0

Total Discharge Units for Site 8416.2

Therefore, total flow from site = 45.87 l/s

1 Bed Unit Per unit 286

Toilets 1 286

Bath 0 0

Shower 1 286

Sink 1 286

Kitchen Sink 1 286

Washing Machine 1 286

Dishwasher 1 286

2 Bed Unit Per unit 435

Toilets 2 870

Bath 2 870

Shower 0 0

Sink 2 870

Kitchen Sink 1 435

Washing Machine 1 435

Dishwasher 1 435

3 Bed Unit Per unit 123

Toilets 2 246

Bath 2 246

Shower 0 0

Sink 2 246

Kitchen Sink 1 123

Washing Machine 1 123

Dishwasher 1 123

Toilets 1402

Bath 1116

Shower 286

Sink 1402

Kitchen Sink 844

Washing Machine 844

Dishwasher 844

TOTAL
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Appendix L
Thames Water Pre-development Approval 



1

Karol Gyba

From: DEVELOPER.SERVICES@THAMESWATER.CO.UK

Sent: 09 January 2018 16:23

To: Karol Gyba

Subject: RE: RE: IRef:1015582427 DS4043953:PDEV:NW7 2ET:Pentavia Retail P

Categories: Important Info - to come back to

Dear Karl, 

 

Thank you very much for your email. 

 

The existing Foul sewer network does have sufficient capacity to accommodate the new proposed foul water 

discharge from the proposed development. 

 

 

Kind Regards, 

 

Laura Vega 
Developer Services – Adoptions Data Analyst 

laura.vegasobrin@thameswater.co.uk 

Helpsdesk 0800 009 3921 
Clearwater Court, Vastern Road, Reading, RG1 8DB 

 

 

Original Text  

From: KGyba@hts.uk.com 

To: DEVELOPER.SERVICES@THAMESWATER.CO.UK  

CC:  

Sent: 05.01.18 12:03:02 

Subject: RE: IRef:1015582427 DS4043953:PDEV:NW7 2ET:Pentavia Retail P 

 

Dear Laura, 

 

Thank you very much for the response and for the phone call today, 

 

As I mentioned, there is an additional 2,033m² of retail proposed for the site, the foul water contribution shouldn’t 

increase much because of it (approximately 0.2 l/s), could you confirm that it is still OK? 

 

I will follow up with surface water strategy once we hear back from planning. 

 

Kind regards, 

 

Karol Gyba 

HEYNE TILLETT STEEL 
4 Pear Tree Court,    T: 020 7870 8050 

London, EC1R 0DS  

hts.uk.com 

 

From: DEVELOPER.SERVICES@THAMESWATER.CO.UK [mailto:DEVELOPER.SERVICES@THAMESWATER.CO.UK]  

Sent: 04 January 2018 16:25 

2

To: Karol Gyba <KGyba@hts.uk.com> 

Subject: IRef:1015582427 DS4043953:PDEV:NW7 2ET:Pentavia Retail P 

 

Dear Karol, 

 

Please find attached the letter which includes Thames Water's response for the above referenced site 

address. 

 

Please be note the details approved assuming that the surface water drainage strategy for this 

development sufficiently follows policy 5.13 of the London Plan.  

Typically greenfield run off rates of 5l/s/ha should be aimed for using the drainage hierarchy.  

The hierarchy lists the preference for surface water disposal as follows;  

Store Rainwater for later use,  

Use infiltration techniques, such as porous surfaces in non-clay areas, 

Attenuate rainwater in ponds or open water features for gradual release,  

Discharge rainwater direct to a watercourse, 

Discharge rainwater direct to a surface water sewer/drain,   

Discharge rainwater to the combined sewer. 

 

Thank you very much. 

 

Kind Regards, 

 

Laura Vega 
Developer Services – Adoptions Data Analyst 

laura.vegasobrin@thameswater.co.uk 
Helpsdesk 0800 009 3921 
Clearwater Court, Vastern Road, Reading, RG1 8DB 

 

Visit us online www.thameswater.co.uk , follow us on twitter www.twitter.com/thameswater or find us on 

www.facebook.com/thameswater. We’re happy to help you 24/7. 

 

Thames Water Limited (company number 2366623) and Thames Water Utilities Limited (company number 

2366661) are companies registered in England and Wales, both are registered at Clearwater Court, Vastern 

Road, Reading, Berkshire RG1 8DB. This email is confidential and is intended only for the use of the 

person it was sent to. Any views or opinions in this email are those of the author and don’t necessarily 

represent those of Thames Water Limited or its subsidiaries. If you aren’t the intended recipient of this 

email, please don’t copy, use, forward or disclose its contents to any other person – please destroy and 

delete the message and any attachments from your system. 
 

______________________________________________________________________ 

This email has been scanned by the Symantec Email Security.cloud service. 

For more information please visit http://www.symanteccloud.com 

______________________________________________________________________ 

 

Visit us online www.thameswater.co.uk , follow us on twitter www.twitter.com/thameswater or find us on 

www.facebook.com/thameswater. We’re happy to help you 24/7. 

 

Thames Water Limited (company number 2366623) and Thames Water Utilities Limited (company number 2366661) 

are companies registered in England and Wales, both are registered at Clearwater Court, Vastern Road, Reading, 

Berkshire RG1 8DB. This email is confidential and is intended only for the use of the person it was sent to. Any views 

or opinions in this email are those of the author and don’t necessarily represent those of Thames Water Limited or 

its subsidiaries. If you aren’t the intended recipient of this email, please don’t copy, use, forward or disclose its 

contents to any other person – please destroy and delete the message and any attachments from your system. 



 

 

 

Registered address: Thames Water Utilities Limited, Clearwater Court, Vastern Road, Reading RG1 8DB 

Company number 02366661 Thames Water Utilities Limited is part of the Thames Water Plc group. VAT registration no GB 537-4569-15 

Pre Development Enquiry  

Site Address: Pentavia Retail Park, Watford Way Barnet NW7 2ET 

Existing site: Homebase foul water discharging by gravity into between MH7303 and 

MH8206, Existing SW run off for 1 in 1: 212.58 l/s; 1 in 10: 419.75 l/s; 1 in 30: 519.04 l/s; 1 

in 100: 679.04 l/s discharging by gravity into  between MH7308 and MH8101 

Proposed Development: New 410 houses and 322 flats foul water discharging by gravity 

into between MH8206 and MH9003, Proposed SW run off 47.7 l/s for all events 

discharging by gravity into between MH7302 and MH9101 

Dear Karol,  

I write in relation to the Pre-Development application submitted, we have completed the 

assessment of the foul water flows and surface water run-off based on the information submitted 

in your application with the purpose of assessing sewer capacity within the existing Thames 

Water sewer network.  

Foul Water 

From the information you have provided, we can confirm that the existing foul sewer network 

does have sufficient capacity to accommodate the proposed foul water discharge from the 

proposed development

Surface Water  
 
Please note that discharging surface water to the public sewer network should only be 

considered after all other methods of disposal have been investigated and proven to not be 

viable. In accordance with the Building Act 2000 Clause H3.3, positive connection to a public 

sewer will only be consented when it can be demonstrated that the hierarchy of disposal 

methods have been examined and proven to be impracticable. The disposal hierarchy being: 1st 

Soakaways; 2nd Watercourses; 3rd Sewers. 

 

 

Mr Karol Gyba 

Heyne Tillet Steel 

4 Pear Tree Court 

London  

EC1R 0DS 

 

 
Your account number 

DS4043953  

Developer.services@thameswater

.co.uk 

0800 009 3921 

Mon  Fri 9am-5pm,  
 

 

04/01/2018 

Only when it can be proven that soakage into the ground or a connection into the adjacent 

watercourse is not possible would we consider a restricted discharge into the public surface 

water sewer network.  

We would encourage techniques such as green roofs and/or permeable paving that restricts 

surface water discharge from your site. 

When redeveloping an existing site, policy 5.13 of the London Plan and Policy 3.4 of the 

Supplementary Planning Guidance (Sustainable Design and Construction) states that every 

attempt should be made to use flow attenuation and SUDS/storage to reduce the surface water 

discharge from the site as much as possible.  

If they are consulted as part of any planning application, Thames Water Planning team would 

ask to see why it is not practicable to attenuate the flows to Greenfield run-off rates i.e. 

5l/s/hectare of the total site area or if the site is less than hectare in size then the flows should be 

reduced by 95% of existing flows. Should the policy above be followed, we would envisage no 

capacity concerns with regards to surface water for this site. 

Please note that the Local Planning authority may comment on surface water discharge under 

the planning process. 

Please Note  

All connection requests are subject to a full Section 106 (Water Industry Act 1991) application 

before the Company can confirm approval to the connection itself. Please also note that capacity 

in the public sewerage system cannot be reserved. 

The discharge of non-domestic effluent is not permitted until a valid trade effluent consent has 

been issued by Thames Water. If anything other than domestic sewage is discharged into the 

public sewers without the above agreement an offence is committed and the applicant will be 

liable to the penalties contained in Section 109(1) (WIA 1991).  

Applicants should contact Trade Effluent prior to seeking a connection approval, to discuss trade 

effluent consent and conditions of discharge. A Trade Effluent reference number should be 

obtained and included in the relevant box of the attached application form. The address for 

Trade Effluent is - Thames Water Utilities Limited, Waste Water Quality, Crossness Sewage 

Treatment Works, Belvedere Road, Abbeywood, London SE2 9AQ. Alternatively you can 

telephone them on 020 8507 4321. 

The views expressed by Thames Water in this letter are in response to this pre development 

enquiry at this time and do not represent our final views on any future planning applications 

made in relation to this site. 

Yours sincerely, 

 

 

 

Laura Vega 

Developer Services 



FS 592987

4 Pear Tree Court, London EC1R 0DS +44 (0) 20 7870 8050
Heyne Tillett Steel Ltd is a Private Limited Company Registered in England and Wales No. 7155581
Registered Office 4 Pear Tree Court, London EC1R 0DS
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