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1.0 Site Description 

 
1.1 The development site under consideration is currently occupied by an existing warehouse 

building and associated service yard.  The site has a compliment of car parking facilities 
including a loading dock area and an internal site circulation access road. 
 
The site area under consideration is 1.95 Hectares. 
 

1.2 The boundaries are defined by Stanbridge Road to the west Downley Road to the east with 
the site being located within the New Lane Industrial Estate.  See Location Plan appended 
to this report. 
 

1.3 The site topography is generally flat with the existing building floor slab level at 
approximately 16.70m AoD, with external site levels ranging from 17.25 to 15.87m AoD. 
 

1.4 A phase 1/2 Geo-Environmental Assessment was carried out at the site in February 2015 by 
Delta Simons. 
 
The report concluded that the identified ground conditions across the site consisted of Made 
Ground up to 1.5m bgl overlaid on non-continuous firm / stiff Head Deposits over River 
Terrace Deposits – at an average depth of 2.0m bgl, and the solid geology comprising of a 
London Clay Formation. 
 
Groundwater was recorded as being stuck in all the boreholes.  Post investigation 
monitoring found the water level to be typically 4.0m bgl within the River Terrace Gravels 
and London Clay Formation. 
 
A copy of the site investigation borehole data is appended to the report. 
 

2.0 Development Proposals 
 
2.1 The works associated with this application propose the initial demolition of the existing 

building followed by the construction of a new warehouse facility. 
 

A development layout is appended to this report and shows a new 115,000 sq. ft. unit of 
B1/B2/B8 usage incorporating 5,000 sq. ft. of offices, with associated service yard, loading 
and car parking facilities.  The development will also incorporate a soft landscaping strategy. 

 
3.0 Drainage Strategy and Flood Risk 
 
3.1 From review of the Environment Agency’s Flood Plain Maps it can be seen that the 

proposed development site is not within a floodplain area. 
 
The EA flood map suggests that the nearest area at risk from potential flooding is some 
0.2m to the northwest of the development site, categorised as flood zone 2 and 3 with the 
nearest main river being located within this zone. 
 
A copy of the Environment Agency Flood plain map is appended to this report. 
 

3.2 The ground conditions, depth of water table and topography would confirm that the 
development site has not suffered from flooding due to groundwater. 
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3.3 Recent drainage connectivity survey work has established that the site is currently served by 

a separate private foul and surface water drainage system. 
 
Both the foul and surface waste drainage has been traced to confirm that they run to outfalls 
located in the north-west corner of the site.  The foul water outfall manhole in Stanbridge 
Road is surveyed at 1.36m deep with a 150mm diameter pipe connection into the site, with 
the surface water manhole being confirmed to be 1.07m deep with a 450mm diameter 
connection from the site, refer to record drawings appended to this report. 
 
Both the on-site foul and storm drainage are seen to be a mixture of gravity and pumped 
systems. 

 
3.4 The proposed development will benefit from new separate foul and storm water drainage 

system. 
 

3.5 Given the relatively shallow depth of the existing foul drainage outfall for this site it is likely 
that the new on-site foul drainage system will need to be pumped via a private package 
pumping station.  However this will need to be reviewed once the final floor level of the 
building is set to determine if a gravity connections is viable. 
 

3.6 The building floor levels will be set so that the buildings will not be at risk of flooding at the 1 
in 100 year plus climate change storm event, whilst also trying to balance earthworks 
volumes to ensure that cart away of material from site is minimised. 
 
External service yards and car park levels will be set such that they route potential flood 
waters away from the new building frontages, entrances and not into the public highway. 
 

3.7 The surface water drainage scheme will reflect the design principles of NPPF and PPS25 
incorporating Sustainable Urban Drainage Systems (SUDS), as well as respecting the 
requirements of the local Authority. 
 

3.8 A series of on-site permeability tests have been carried out during the site investigation 
works have confirmed that average infiltration rates are at values of 1.3 x 10-4 m/s within the 
existing sand and gravel strata, see results appended to this report.  This would suggest that 
soakaway drainage techniques could feasibly be incorporated into the final proposed 
surface water drainage solution. 
 

3.9 An existing greenfield / brownfield run-off calculation has been carried out to establish the 
existing discharge rate into the public sewer – see calculation appended to this report. 
 
It is proposed that the drainage system is adopted that allow infiltration directly back into the 
natural strata.  The rate of infiltration will be governed by the porosity of the natural material 
as identified within the current site investigation work. 
 
In conjunction with this the surface water attenuation will be sized to ensure that the site 
does not flood for the 1 in 30 year storm return period. 
 
It is proposed that a controlled surface water discharge is also allowed back into the existing 
public sewer at flow rates that do not exceed the existing values as calculated in the 
greenfield / brownfield run-off rate. 
 
A full retention oil interceptor will be incorporated into the design of the service yard 
drainage system. 
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3.10 Attenuation will therefore be provided in the form of the following: 

 
• An on-line cellular infiltration storage tank to the service yard and roof drainage. 

 
• Oversized surface water pipes. 

 
• Permeable paving car park surfacing that incorporates a perforated pipe system to 

convey flows to the free draining no fines stone subbase blanket. 
 

• Hydro-brake flow control units to restrict flow rates to the public sewer. 
 
A copy of the proposed levels and drainage strategy plan 12044 / 120 is included within the 
appendices. 
 

3.11 It is believed that the above drainage proposals will provide a significant betterment to the 
existing drainage conditions and as such offer further flood protection to downstream 
receiving drainage systems and watercourses. 
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