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1 EXECUTIVE SUMMARY 
1.1 PLOT 18, AYLESBURY ESTATE  

1.1.1 The Aylesbury Estate Regeneration Scheme was granted Outline Planning Permission in August 
2015 under planning application number 14/AP/3844.  Plot 18 of the Aylesbury Estate 
Regeneration Scheme will provide two new development blocks comprising residential units, a 
Health Centre, an Early Years Facility, commercial uses and community facilities. 

1.1.2 The Plot 18 site covers an area of 1.02Ha, and is currently occupied by residential flats and 
temporary community buildings.    

1.1.3 The strategy for draining surface water from the proposed development is to employ a network of 
gravity drains and sewers and to attenuate peak rate discharges from the development in 
compliance with Thames Water’s requirements, as agreed for the whole Aylesbury Estate.   

1.1.4 A storm water attenuation tank will be provided below ground within the site and an existing 
adopted sewer in Thurlow Street adjacent to the site will provide the outfall for surface water 
discharges.  

1.1.5 Foul flows will also be catered for by a separate network of sewers and drains which will also 
discharge by gravity to the existing sewer in Thurlow Street.   

1.1.6 The proposals for drainage at Plot 18 are consistent with the approved Aylesbury Estate drainage 
strategy and Flood Risk Assessment as provided with the above Outline Planning Permission.    
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2 INTRODUCTION  
2.1 APPOINTMENT AND BRIEF 

2.1.1 WSP have been commissioned by Notting Hill Housing Trust (NHHT) to prepare a Drainage 
Strategy Report for the proposed redevelopment of Plot 18 within the Aylesbury Estate 
Regeneration Area in the London Borough of Southwark. 

2.1.2 The Aylesbury Estate Regeneration Scheme was granted Outline Planning Permission in August 
2015 subject to satisfactory discharge of conditions.  The outline application was supported by a 
Flood Risk Assessment and Drainage Strategy (Document Reference NHH-AES-WSP-C-MPL-X-
XX-RP-FRA dated 23/09/2014) which covered the whole Aylesbury Estate Area.   

2.1.3 Condition 5 of the outline consent states;  No development shall commence within a Plot until a 
surface water drainage strategy has been submitted to and approved by the Local Planning 
Authority (in consultation with Thames Water and the Environment Agency).  

2.1.4 Condition 7 of the outline consent states;  No development shall commence within a Plot until a 
drainage strategy detailing any proposed on and/or off site drainage works has been submitted to 
and approved in writing by the Local Planning Authority (in consultation with Thames Water).                 

2.1.5 A Reserved Matters Planning Application is to be submitted for the Plot 18 redevelopment and 
this report addresses the requirements of Outline Planning Conditions 5 and 7 specifically in the 
context of Plot 18.  Reference should also be made to document NHH-AES-WSP-C-MPL-X-XX-
RP-FRA.     
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3 EXISTING SITE     
3.1 SITE LOCATION  

3.1.1 Plot 18 is located in the northern sector of the Aylesbury Estate Regeneration Area and is 
bounded by Thurlow Street to the east, Inville Road to the south, Dawes Street to the west and 
the Dawes Street open space area (to the rear of Taplow block) to the north.  A site location plan 
is included at Appendix A and a topographical survey of the existing Plot 18 site can be found in 
Appendix B.  

3.2 SITE DESCRIPTION     

3.2.1 The Plot 18 site has an area of approximately 1.02 Ha.  The site is occupied by a number of 
buildings; two large four storey residential flat blocks “Missenden” and “Northchurch”, a single 
storey Medical Centre which forms an extension of the “Taplow” flat block and three other single 
storey prefabricated buildings.  The two flat blocks have small garden areas adjacent and the 
south-eastern corner of the site is occupied by a hard paved play area.  

3.2.2 “Missenden” block has its frontage onto Dawes Street and “Northchurch” sits perpendicular to 
Dawes Street with its frontage facing south.   

3.2.3 Site levels fall only slightly from east to west, with levels at Thurlow Street nominally around 2.9m 
AOD and on Dawes Street 2.6m.  The hard paved play area is at a lower level of 2.3m AOD. 

3.2.4 Thurlow Street is an adopted highway however Dawes Street and Inville Road are owned and 
maintained by the Housing Authority.  All the adjacent roads are positively drained by road gullies 
connected via private drains to the adopted sewer system.   

3.2.5 The site is crossed by existing adopted utilities which are shown on the topographical/GPR 
survey.  No watercourses or land drains are present.   

3.3 SITE DRAINAGE  

3.3.1 The sewerage undertaker is Thames Water (TW) and their sewer record plan of the existing site 
is included at Appendix C.   

3.3.2 Adopted combined sewers are present on the site and in adjacent roads at Thurlow Street and 
Dawes Street.  An on-site sewer drains the rear of the Northchurch block and picks up flows from 
the existing Day Nursery. This is a 450mm diameter pipe which drains in an easterly direction to 
connect to the 525/600mm diameter combined sewer at manhole no. 9302 in Thurlow Street. 

3.3.3 A second on-site sewer of 150mm diameter drains the existing prefabricated buildings and 
outfalls to manhole no. 9206 also in Thurlow Street. The existing sewer invert level at manhole 
no. 9206 is recorded as -1.10m AOD.  

3.3.4 In order to avoid constraining the development these onsite sewers will be abandoned.   
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3.4 GROUND CONDITIONS  

3.4.1 A site investigation will be commissioned to establish the geology of the Plot 18 site and to test for 
the presence of contamination.  A number of previous studies have been carried out for the wider 
Aylesbury Estate Regeneration Area and these reports were submitted with the Outline Planning 
Permission.   

3.4.2 Made ground is present across the site from successive development.  The geology of the area 
around the Aylesbury Estate site can be summarised as follows; the site is underlain by Kempton 
Park Gravel, these layers overlay Lambeth Group soils which in turn overlay Thanet Sand 
Formations.  All of which overlays the White Chalk Group.  

3.4.3 A tree root radar investigation on trees adjacent to Inville Road and Merrow Street has been 
produced by Tamla Trees Ltd and is included in Appendix H.   
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4 PROPOSED DEVELOPMENT  
4.1 DEMOLITION  

4.1.1 The Plot 18 redevelopment proposals include the demolition of all the existing buildings within the 
site ie the residential flat blocks “Missenden” and “Northchurch”, the single storey medical centre 
extension at “Taplow” block, the “Taplow” ramp and the three prefabricated buildings situated 
centrally within the site. 

4.1.2 Existing adoptable drainage will be abandoned within the site ahead of new drainage networks 
being provided as part of the redevelopment scheme.  

4.1.3 Private drainage and utilities will also be abandoned with some utility routes being diverted within 
or around the site.   

4.1.4 The demolition works will result in a clear unconstrained site being created for the redevelopment.    

4.2 CONSTRUCTION  

4.2.1 Following demolition, two new development blocks are proposed;   

ƴ The North Block, comprising four linked blocks of  differing heights including 122 residential 
units.  The North Block also contains commercial space and a Community Facility including a 
Library, Stay & Play Facility & Community Trust Space to be located at ground floor level. 

ƴ The South Block will provide a public function and comprises a Health Centre with 
consultation and treatment rooms, community and visitor facilities and an Early Years Facility.  

4.2.2 The remaining areas within the Plot 18 curtilage will accommodate routes for access to the 
buildings and hard and soft landscaping. 

4.2.3 The redevelopment will be served by new foul and surface water drainage networks.  An 
underground storm water attenuation tank will be provided beneath the open space area.   

4.2.4 The existing perimeter roads; Thurlow Street, Inville Road and Dawes Street will be retained and 
the streetscape enhanced.  A new east-west road is proposed to the north of the North Block 
linking Dawes Street with Thurlow Street.   

4.2.5 All roads will be positively drained to the adoptable sewer network via highway drains designed in 
accordance with the Southwark Streetscape Design Manual (SSDM).     

4.2.6 Utilities will be laid in adoptable highways or in dedicated easements through the public realm, 
generally in accordance with the National Joint Utilities Group (NJUG) Guidelines on the 
positioning of underground utilities.   

4.2.7 The proposed site layout showing the development proposals for Plot 18 is included at Appendix 
D.                                                                           
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5 SURFACE WATER AND SUDS DRAINAGE 
STRATEGY 

5.1 GENERAL PRINCIPLES 

5.1.1 The design principles and key design parameters for providing surface water drainage to the Plot 
18 redevelopment are consistent with the strategic approach set out in the Flood Risk 
Assessment and Drainage Strategy document as referred to in paragraph 2.1.2.    

5.1.2 A key aim of the Aylesbury Estate drainage strategy is to not exacerbate existing flood risk 
associated with properties situated upstream, or downstream of the site.  This is consistent with 
the principles set out within the National Planning Policy Framework; the Plot 18 development 
drainage strategy will sustain this principle.   

5.1.3 The proposed Plot 18 development drainage will comprise a network of gravity drains and sewers 
designed and constructed to current adoptable and building regulations standards.  Sustainable 
drainage (SuDS) techniques will be employed where possible to provide source control, water 
quality and bio-diversity enhancement.   

5.1.4 The primary external surface water piped drainage network will be designed and constructed to 
Sewers for Adoption 7th Edition standards and will be offered for adoption to Thames Water under 
Section 104 of the Water Industry Act. All pipework will be below ground with access provided by 
conventional manhole chambers.  The secondary piped networks serving single curtilages will be 
designed and constructed in compliance with the Building Regulations requirements.  

5.1.5 Based on the current site layout it is anticipated that piped surface water networks will extend 
around the two proposed development blocks to accept flows from the roofs of the buildings.  
External paved open space areas and adjacent new highway drains will also connect to the new 
network. Provision will also be made for future connections from two areas of adjacent 
development parcels which have been attributed to the Plot 18 catchment in the Masterplan 
Drainage Strategy (refer to Appendix S of the Flood Risk Assessment).    

5.1.6 All the Plot 18 surface water discharges (including from the adjacent areas mentioned above) will 
be conveyed to an off-line attenuation tank which will permit controlled discharges from the 
development into the existing combined sewer in Thurlow Street.  The location of the tank is to be 
beneath the hard landscaped public realm area in the south-east corner of the site.     

5.1.7 Non-adoptable drains will be required for public realm and private curtilages, these will connect to 
the main sewers.  Dedicated highways drains will be provided in roads which will also connect to 
the main sewers. Highway drains will be adopted under the Section 38 highways adoption 
agreement.   

5.1.8 The proposed foul and surface water drainage networks will remain separate and will only 
become combined immediately prior to connection into the existing TW combined sewer.  

5.1.9 The existing sewer which serves the Northchurch block and Day Nursery will be diverted into the 
proposed new road to avoid constraining development.  A new manhole on the Thurlow Street 
sewer will provide a point of connection for the diversion.  

5.1.10 Drainage works will be required in Thurlow Street.  The existing 525/600mm diameter combined 
sewer intrudes into the Plot 18 site at manhole number 9206.  The presence of the sewer in this 
location and beneath the Thurlow Street footway will constrain construction of the North Block. 
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5.1.11 In order to mitigate this constraint the existing sewer will be diverted into the Thurlow Street 
carriageway over a length of approximately 54m.        

5.1.12 Drainage networks will be able to drain to the outfall sewer in Thurlow Street by gravity.  

5.1.13 From information compiled for other locations within the Aylesbury Estate, infiltration techniques 
are not considered viable and have not been considered as part of the Plot 18 surface water 
drainage strategy. 

5.1.14 The drainage proposals will incorporate suitable pollution control measures such as trapped 
gullies and catchpit manholes where required on the highway drainage system.   

5.1.15 The proposed preliminary drainage layout for Plot 18 is included at Appendix E. 

5.1.16 For the South Block, the attenuation tank and downstream foul and surface water drainage 
networks will be constructed so that adequate drainage provision is in place prior to roof and 
pavement construction and building occupation.   

5.1.17 The North Block foul and surface water drainage connections will be in place prior to construction 
of the building.      

5.2 HYDRAULIC DESIGN 

5.2.1 Thames Water have confirmed the proposed allowable rate of discharge from the Aylesbury 
Estate redevelopment.  The allowable peak discharge rate for Plot 18 is equivalent to the 1 in 1 
year 15 minute storm “brownfield runoff” reduced by 50% to provide a required improvement in 
capacity to the downstream sewers. An email from Thames Water confirming the design storm 
parameter is included at Appendix F.   

5.2.2 The existing and proposed impermeable areas discharging into the existing TW sewer have been 
calculated as; 

ƴ 0.81 Ha Existing  

ƴ 0.98 Ha Proposed 

In line with the approved drainage strategy for Aylesbury Estate an allowance is included within 
Plot 18 for future connections of minor catchment areas within future adjacent development plots 
9b and 10a. These allowances are for impermeable areas of 0.20 Ha and 0.19 Ha respectively.  

5.2.3 The existing and proposed peak rates of discharge from the site are; 

ƴ 81.00 litres/ second Existing  

ƴ 40.07 litres / second Proposed 

This demonstrates a greater than 50% reduction as required by Condition 5. Details of peak rate 
discharge calculations are provided at Appendix G.   
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5.2.4 Volumetric runoff mitigation is provided by restricting off site surface water flows to less than the 
existing one year event, details of which are provided below.  This approach is in line with the 
Code for Sustainable Homes, BS 8582-13 and Defra Document W5-074; Preliminary Rainfall 
Runoff Management for Developments. Source control features such as green roofs are able to 
provide initial and longer term storage benefits.  

5.2.5 Preliminary drainage design has been undertaken using a WinDES hydraulic model in order to 
size the drainage network to adoptable standards and assess the required surface water storage 
requirements for critical 1 in 100 year storm events plus 30% allowance for climate change.  

5.2.6 The required storage volume will be provided by a below ground off-line storage tank to be 
located beneath the open space area within the square, as shown on the preliminary drainage 
layout at Appendix E.  

5.2.7 The storage volume and discharge rates for Plot 18 are shown below.                                                                                                            

Catchment 
 

Required Tank Storage 
 

 
Outflow 

 
Plot 18  640 m3 40.07 l/s 

 

5.2.8 The storage volume caters for discharges up to the required worst case design storm such that no 
surface flooding will occur.  Output from the WinDES surface water drainage design calculations 
is included at Appendix G. 

5.2.9 For design exceedance storm events in excess of the worst case design storm, exceedance flows 
will be managed at ground level.  In line with the Outline Planning Permission and as 
demonstrated by the proposed site levels, any exceedance flows will be held locally within road 
corridors and below adjacent floor levels until capacity within the proposed surface water drainage 
network becomes available.  Conveyance routes, indicative floor levels and over-site levels are 
provided on the preliminary drainage layout.  
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5.3 SUSTAINABLE DRAINAGE  

5.3.1 A SuDS hierarchy can be assessed for suitability in applying sustainable drainage techniques to 
Plot 18 as follows.  

SUDS 
Technique 

Can they be 
feasibly 

incorporated 
into the site? 

Comments 

Green Roofs V 
On roofs within Plots 18.  The green roofs can provide an 
element of source control and biodiversity enhancement 

Basins and 
Ponds 

X Due to limited open space open features cannot be included. 

Filter Strips, 
Swales and 

Bio-Retention 
V 

Small localised bio-retention areas can be provided as source 
control, water quality and biodiversity enhancement. Space 

limitations preclude the use of swales. 

Infiltration 
techniques 

X 
No BRE Digest 365 compliant test results are situated in Plot 
18  therefore Infiltration SuDS will not be considered further. 

Permeable 
surfaces and 

tree pits 
X/V 

Permeable paving has not been proposed due to highway 
adoption issues.  Tree pit and geo-cellular soil vault assembly 
provision can be used to add an element of source control 
and water quality enhancement for highway runoff.  

Rainwater 
Harvesting 

X 
Rainwater butts will not be suitable in the Plot 18 

development.  

Tanked 
Systems 

V 
It is currently proposed to incorporate 640m3 of tank storage 

onsite for proposed surface water attenuation. 

 

5.3.2 The main SuDS drainage feature will be the surface water attenuation tank which allows the 
required reduction in peak discharge rates. Any additional SuDS features as indicated in the 
above table will provide further lagging of peak discharge rates into the attenuation tank with 
consequent reductions in outflow.  
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6 FOUL WATER DRAINAGE STRATEGY 
6.1 GENERAL PRINCIPLES 

6.1.1 The proposed piped foul water drainage network will comprise gravity drains and sewers 
designed and constructed to Sewers for Adoption 7th Edition standards and will be offered for 
adoption to Thames Water under Section 104 of the Water Industry Act.  The secondary piped 
networks serving single curtilages will be designed and constructed in compliance with the 
Building Regulations requirements.  

6.1.2 All pipework will be below ground with access provided by conventional manhole chambers.  A 
pumping station will not be required to achieve a drainage outfall.     

6.1.3 Based on the current site layout it is anticipated that piped foul water networks will extend around 
the two proposed development blocks to accept flows from the soil and vent pipes within the 
buildings.   

6.1.4 The foul and surface water drainage networks will remain separate and will only become 
combined immediately prior to connection into the existing TW combined sewer.     

6.1.5 The foul drainage networks will be able to drain to the existing outfall sewer in Thurlow Street by 
gravity.  

6.2 HYDRAULIC DESIGN  

6.2.1 An estimate of the existing foul flows generated by the site is provided below. 

Existing residential      7.13 l/s  

Total       7.13 l/s 

6.2.2 Foul flows will be generated by all proposed land uses within plot 18.  The estimated peak foul 
discharge is provided below. 

Proposed residential      5.60 l/s 

Proposed Health Centre     1.97 l/s 

Proposed Community Facilities   0.88 l/s  

Total       8.45 l/s 

6.2.3 The resulting increase in foul discharges from the site is 1.32 l/s.  This rate of discharge has been 
deducted from the allowable surface water discharge from the site.      

6.2.4 A preliminary foul and surface water drainage layout is included at Appendix E.  

6.2.5 Output from the foul water drainage design calculations is included at Appendix G. 
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7 CONCLUSIONS 
7.1 GENERAL 

7.1.1 The drainage strategy for the Plot 18 redevelopment is described above and shown on the 
proposed drainage layout at Appendix E.   

7.1.2 The proposals comprise a conventional drainage system designed and constructed to adoptable 
standards.   

7.1.3 From the hydraulic analysis provided at Appendix G it can be concluded that the Plot 18 
redevelopment drainage will deliver the reduced peak discharges required by Southwark Council 
under Outline Planning Permission 5 and by Thames Water in reducing peak outflows to the River 
Thames. 

7.1.4 From the hydraulic analysis provided in Section 6 it can also be concluded that the Plot 18 
redevelopment drainage will not adversely affect local sewer capacity or directly cause any 
flooding therefore meeting the requirements of Southwark Council under Outline Planning 
Permission7.       
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DEVELOPMENT PROPOSALS 




















































































































