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NEW OXFORD STREET FLOOD RISK ASSESSMENT

1.

2.1

INTRODUCTION

Mason Navarro Pledge has been commissioned to carry out a Flood Risk Assessment
(FRA) for the proposed redevelopment of 35-41 New Oxford Street, 10-12 Museum
Street and 16 West Central Street.

This FRA has been carried out in accordance with National Planning Policy Framework
(NPPF), along with advice and guidance from the Environment Agency (EA), London
Borough of Camden Strategic Flood Risk Assessment (SFRA) and CIRIA documents.

The NPPF states that an appropriate flood risk assessment will be required for all
development proposals of 1Ha or greater in Flood Zone 1, or for any development
within Flood Zones 2 or 3. The site is shown to lie within Flood Zone 1.

THE PROJECT

The project will consolidate several existing buildings into a new residential block with
retail space at ground floor level.

LOCATION

New Oxford Street estate comprises 16a/b and 18 West Central Street (a single
building), 35-41 New Oxford Street, and 10 to 12 Museum Street, (NGR 530182 181435:
Fig 1). The site is bounded by New Oxford Street to the north, Museum Street to the
east, and West Central Street and the 43 and 45 New Oxford Street to the east.

The site addresses are:

35, 37, 39, and 41
New Oxford Street
WC1A 1BH & WC1A 1BN

10, 11, and 12
Museum Street
WC1A 1JJ

16a, 18, and 16b

West Central Street
WC1A 1JJ

The site is located on the southern fringe of the Bloomsbury Conservation Area that
was designated in 1968.

The nearest watercourse is the River Thames which runs from west to east
approximately 900m to the southeast of the site.

The extent of the existing buildings is indicated in Figure 2.
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Figure -2 Site Boundary
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2.2 EXISTING BUILDINGS

No. 35 & 37 New Oxford Street are three storey residential properties with retail at
ground floor. Both buildings contain basements to the entire footprint, and appear to
be of concrete construction.

No.10 Museum Street is a three story residential property with retail space at the
ground floor. However No 11 - 12 have undergone modernisation and consolidation, as
well as an addition of a full height rear extension.

Figure - 4 Existing Elevation along Museum Street
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18 West Central Street is a two and three storey building, with the lowest section of
the building on the corner of West Central Street.

il

Figure - 5 Existing Elevation along West Central Street

2.3 PROPOSED DEVELOPMENT

2.3.1 35-41 New Oxford Street
The proposal is to retain the existing facade, party walls and floors. A single storey
light weight steel framed roof extension will be added to the entire footprint of the
New Oxford street frontage
A new steel framed stair case will be created to the rear of No. 35 and 37.

2.3.2 10-12 Museum Street
The facade of No. 10 to 12 Museum Street will be retained including the existing floor
construction. The existing stairs will be demolished and infilled with a new timber

floor and new opening will be created through the existing walls to accommodate a
new residential layout.

2.3.3 West Central Street

The existing properties along West Central Street will require partial demolition and
a new residential block.

The substructure will be of concrete frame construction. Concentrated loads from
the columns that support the multi-storey buildings over are to be transferred to the
ground via a reinforced concrete raft.
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The superstructure will be of light weight steel framed construction, with precast
hollow core floor slab.

TOPOGRAPHY

The topographical survey information shows the site to be relatively level. The existing
pavement levels along New Oxford Street, Museum Street and West Central Street are
approximately 25.30m AOD.

GROUND CONDITION

An assessment of geology and ground conditions has been made by using the online
British Geological Survey historical borehole records and a site investigation
undertaken by GEA Ltd in July 2015. The site was found to contain variable thickness
of made ground over Lynch Hill Gravel over the London Clay Formation.

British Geological Record BH ref TQ385SW799 - reports the ground conditions as follows:

Depth below ground (garden) Soil Type

From O to 3m Made Ground

From 3m to 8m Sandy gravel

8m to 18m plus London Clay
GROUND WATER

Ground water level are noted on the GEA site investigation report close to the base of
the gravel at a depth of approximately 5.0m

DRAINAGE RECORDS

Record of public sewer in the vicinity of the site have been provide by Thames Water.
These shows that there is a main public combined sewer on New Oxford Street,
Museum Street and West Central Street. The sewer is 1676x914 along New Oxford
Street, 1727x914 a}ogg Museum Street and 1219x787 alor]g West Central Street.

af \) ‘ o
| A L ¥ i
AN S
| o

7

2l

ARy = A5 W
Figure -6 Thames Water Asset Plan showing combined sewer to NOS
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Manheole Reference Manhole Cover Level Manhele Invert Level
1427 na nwa
0409 nfa ma
151A na wa
18518 na wa
25Mm nfa na
1531 25.29 20,98
1508 na s
2503 25.9 18.52
1508 25,51 wa
3502 nfa na
0505 na na
515 nia na
2602 24 BB 218
IEBC na wa
168D na na
2604 2486 21.81
2605 e wa
1610 na wa
3605 24.74 2067
3416 24.38 19.28
3503 na wa
3504 25.02 9.36
3I5DE na e
I5DD n/a na
35M & wa
I5DG na e
I5DH nfa na
3604 na na
4505 na wa
4514 nfa na
450J ffa nia
4601 na na
1303 23.59 17.34
0303 na na
1304 23.52 19.43
231 nfa na
3203 na wa
3304 22,68 wa
1305 2415 201
3306 az.T 1879
24 24.14 1987
1402 2513 21,
1403 na na
1404 2852 21,73
2402 a wa
0406 25,56 na
2410 25.16 206
3403 239 2021
3404 22,89 2095
0410 25.38 9.43

Figure -7 Thames water manhole schedule

The sewer along New Oxford Street is located at approximately 19.56m AOD, the sewer
along Museum Street is approximately 20.6m AOD and the sewer along West Central
Street is approximately 21.73m AOD.

Risk of flooding due to pipe surcharging is very low based on the historical data. Due
to the depth of the existing sewer relative to the basement level, non-return valves
should be adopted on the outgoing sewer pipes.

SURFACE WATER DRAINAGE

Surface water drainage will adopt the principles adopted by the existing building.
Runoff will be collected from an equivalent catchment area and will discharge to
sewers in the Highway.

CCTV surveys will be required to confirm the condition.

At concept design stage it is assumed that the existing system operates in a
satisfactory manner and that the new surface water solution will adopt the same
principles of discharge.

Thames Water has been unable to confirm whether surface water will need to be
attenuated to mitigate the effects of climate change. This should be determined at
the next design stage when a pre-development enquiry is made.

The full requirement for climate change design will be understood post planning.
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8. SUSTAINABLE URBAN DRAINAGE SYSTEMS

Planning conditions may require that the development incorporates a Sustainable
Urban Drainage System.

At feasibility stage, a range of SUDS components have been assessed in order to derive
appropriate solution for this site. A brief summary of the hierarchy of prevention,
source control, site control and regional control | presented for consideration:

SUDS Component Commentary Suitability

Pervious surfaces Limited opportunity to incorporate pervious No
pavements

Green roofs Flat roof is compatible with green roof Yes
technology

Attenuation tanks The site cannot easily accommodate No
attenuation tanks

Rain water Rainwater harvesting can be considered Yes

harvesting

Infiltration devices | Soak-away solution are not suited to the inner No
city site

Filters There is no change to the existing site strategy No

Filter drains Not appropriate to the site No

Filter strips Not appropriate to the site No

Basin, ponds and Not appropriate to the site No

wetlands

Swales Not appropriate to the site No

Bio-retention areas | Not appropriate to the site No
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9. FLOOD RISK ASSESSMENT

9.1  FLOOD RISK FROM WATERCOURSES (Fluvial/Tidal)
According to the EA’s floodplain map there is no risk of flooding from the River Thames
(Figure 6). The map shows flooding from rivers and the sea is very unlikely. There is

less than a 0.1 per cent (1 in 1000) chance of flooding occurring each year. For planning
and development purposes, this is the same as Flood Zone 1.

Map legend

WC1A 1BH at scale 1:10,000 Other maps @ Data search @ Text only version @

Click en the map to see what
Floed Zone (Naticnal
Planning Policy Guidance
definitions) the proposed
development is in.

[ ¥/ Flood Map for Planning
(Rivers and Sea)

Flood Zone 3
Flood Zone 2

& Flood defences

(Not all may be shown®)
Areas benefiting from flood

defences )
(Not all may be shown®)

El i Main River Line {§

# Wain River Line

[ ¥/ Cther national
environmental
organisations

O Natural Resources \Wales

Avrea of responsibility
Scottish Environment
Protection Agency Area of
responsibility

Figure 8 Environment Agency Indicative Floodplain Map
9.2 SEQUENTIAL TESTS

In accordance with the National Planning Policy Framework (NPPF) the risk-based
Sequential Test should be applied at all stages of the planning process. Its aim is to
steer new development to areas at the lowest probability of flooding (Zone 1).
Development should not be permitted if there are reasonably available sites to
accommodate the proposed development in areas with a lower probability of flooding.

The site is located within Flood Zone 1 and therefore there are no restrictions on the
type of development in this zone (Figure 5).

Flood risk Essential Water Highly More Less
vulnerability infrastructure | compatible | vulnerable | vulnerable | vulnerable
classification
(see table 2)
Zone 1 v v v v v
Zone 2 v v Exception v v
= Test
2 required
o
% | Zone 3a Exception v x Exception v
§ Test required Test
Y required
c
2 | Zone 3b Exception v x x x
B | functional | Test required
2 | floodplain
w
Key: ¥ Development is appropriate.

x Development should not be permitted.

Figure - 9 Table 3 of NPPF Technical Guidance
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