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Abbreviations
AAP – Area Action Plan
AOD - Above Ordnance Datum
CDA – Critical Drainage Area
CLG – Communities and Local Government
EA – Environment Agency
GLA – Greater London Authority
FRA – Flood Risk Assessment
LFRZ – Local Flood Risk Zones
LLDC – London Legacy Development Corporation
LDF – Local Development Framework
MOZ 3 – Major Opportunity Zone 3
NPPF – National Planning Policy Framework
OLSPG – Olympic Legacy Supplementary Planning Guidance
PPS25 – Planning Policy Statement 25
SDS – Spatial Development Strategy
SFRA – Strategic Flood Risk Assessment
SUDS – Sustainable Drainage Systems
SWMPs – Surface Water Management Plans
TCFMP – Thames Catchment Flood Management Plan
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1

Summary
Overview
The London Legacy Development Corporation (LLDC) is preparing a Local Plan which will set
out the planning policies that will guide future development and which will be used in the
determination of future planning applications within its administrative boundary.
As part of preparing the Local Plan and its required evidence base the LLDC has commissioned
Hyder Consulting (UK) Limited (Hyder) to undertake a review of the London Plan as well as
published Core Strategies, Strategic Flood Risk Assessment (SFRA), Surface Water
Management Plans (SWMP) and major masterplan planning applications relevant to the study
area. The key source of information is represented by the SFRAs commissioned by each of the
constituent London Boroughs. However, these documents were produced in 2010-2011 and
since this time there has been large scale change to the development landscape in the study
area. A key objective of the review is therefore to bring flood risk evidence for the LLDC area up
to date.

Flood Risk within the LLDC area
The indicative EA Flood Map shows that the LLDC administrative area spans all three Flood
Zones: 1 (low probability of flooding), 2 (medium probability of flooding) and 3 (high probability
of flooding). The main source of flooding within the LLDC administrative area is from the system
of watercourses that flow through the area. Although there are flood defences, some of the land
within the LLDC administrative area is susceptible to flooding as a result of a
breach/failure/overtopping of the defences. In addition, land is also susceptible to flooding from
bank overtopping where defences are not in place.

Key Development Areas
In the SFRAs that have been reviewed, nine key development areas have been identified in the
LLDC administrative area. For each development area the SFRAs provide specific information
on local flood risk and on the development control measures that should be adopted to bring
forward development at these sites.

Existing and Future Flood Models for the LLDC administrative area
The LLDC administrative boundary is covered by a linked 1D-2D hydraulic model of the Lower
Lea Valley which has been used to inform the assessment of flood risk within the SFRAs. It is
understood that this model does not reflect the construction of the Olympic and subsequent
Legacy developments. Work is currently being undertaken by the EA to update this model
(including revised flood flows, incorporating some land form changes within the LLDC area, and
selected refinements to the model configuration). It is anticipated that these updates will be
completed in August 2013.
Following completion of the EA model updates, Buro Happold (on behalf of the LLDC) will
undertake work to further refine the model in the LLDC area. It is anticipated that these updates
will be completed between September and October 2013.

Update of SFRA Conclusions
In the documents reviewed, the approach to the management of development and flood risk is
common and, therefore, the overall conclusions of the SFRAs and other documents reviewed
are still applicable to the LLDC area.
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Approach to Flood Risk Management
In general, the policies and recommended approach to managing flood risk incorporated within
the London Plan, Core Strategies, SFRAs, AAPs and SWMPS are consistent with the
overarching policies within the NPPF. There are differences in the terminology used as well as
in emphasis and presentation of the policies. However, policies linked to development and flood
risk management can be summarised in nine general policies outlined as follows:
1

Development must comply with the flood risk assessment and management requirements
set out in NPPF, including the application of the sequential approach to the location of
development, and the Sequential and Exception Test criteria where required.

2

No basement development should be permitted within Flood Zones 2 and 3.

3

New development should incorporate SUDS:


All developments greater than 250m² which increase impermeable area are to
include at least one SUDS measure.



Developments greater than 0.1 hectare on brownfield land are required to reduce
existing runoff rates, up to an including the 1% annual probability event, by at least
50%. If this results in a discharge rate lower than the Greenfield condition it is
recommended that the Greenfield rate is used.



Developments exceeding 0.5 hectares located within a CDA are required to reduce
runoff to Greenfield runoff rates.

4

New development should ensure the protection of adjacent flood defences and, where
possible, should be set back from the watercourse and defence.

5

New development, located within Flood Zones 2 and 3, should incorporate flood
resilience and resistance measures.

6

Evacuation procedures should be established for new development located within Flood
Zones 2 and 3.

7

When new development is proposed consideration should be given to safe access and
egress.

8

Safe refuges should be provided for new development located within Flood Zones 2 and
3.

9

The finished floor levels of new residential developments located within Flood Zones 2
and 3 should be raised above the design flood level. For any mixed use developments
within existing buildings located within Flood Zones 2 and 3, residential uses should be
located on the first floor or above.

Key Recommendations
In the review the following two key recommendations are made:


The Queen Elizabeth Olympic Park model and its associated flood predictions are likely
to provide the most reliable and accurate predictions of flooding within the LLDC
administrative area. As a result, it is recommended that the predictions from this model be
used to inform the LLDC’s emerging Local Plan and in the determination of future
planning applications.



It is recommended that the emerging Local Plan and the determination of planning
applications be primarily informed by the policies set out within the NPPF. In addition, it is
also recommended that the nine general policies, outlined above, be considered within
the emerging Local Plan and the determination of planning applications.
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2

Introduction

2.1

General
The London Legacy Development Corporation (LLDC) is preparing a Local Plan which will set
out the planning policies that will guide future development and which will be used in the
determination of future planning applications within its administrative boundary. The LLDC’s
administrative boundary constitutes a new local planning authority area and, until the LLDC has
prepared planning policy, planning applications will be determined in accordance with the
existing development plan, comprising the London Plan and the Local Development documents
of the London Boroughs.
As part of preparing the Local Plan and its required evidence base the LLDC has commissioned
Hyder Consulting (UK) Limited (Hyder) to undertake a review of the London Plan as well as
published Core Strategies, Strategic Flood Risk Assessment (SFRA), Surface Water
Management Plans (SWMP) and major masterplan planning applications relevant to the study
area. The key source of information is represented by the SFRAs commissioned by each of the
constituent London Boroughs. However, these documents were produced in 2010-2011 and
since this time there has been large scale change to the development landscape in the study
area. A key objective of the review is therefore to bring flood risk evidence for the LLDC area up
to date.

2.2

Scope of Works
The scope of works for this flood risk information review comprises the following tasks:


Review the London Plan, published by the Greater London Authority (GLA).



Review current published Core Strategies for Hackney, Tower Hamlets, Waltham Forest
and Newham, in as far as they apply to the LLDC area.



Review current published SFRA documents prepared for the London Boroughs of
Hackney, Tower Hamlets, Waltham Forest and Newham, in as far as they apply to the
LLDC area.



Review available Surface Water Management Plans (SWMP) for each Borough in a far
as they apply to the LLDC area and any other relevant available information, for example,
flood risk information associated with major masterplan planning applications within the
area.



Identify any updated flood risk and drainage information, including flood risk mapping,
required to bring flood risk evidence for the LLDC area up to date.



Update SFRA conclusions, where necessary and relevant to the LLDC area.



Recommend any changes that would be required, as a consequence of the review, to the
approach to flood risk management taken within the current relevant plans and their
policies that have been adopted by the Boroughs.
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3

Description of the Study Area

3.1

General
The administrative boundary of the LLDC spans four London Boroughs, namely Hackney,
Tower Hamlets, Waltham Forest and Newham. The majority of the land within the LLDC
boundary is within the London Borough of Newham, as illustrated in Figure 3-1.

Figure 3-1 LLDC Administrative Boundary

Flood Risk within the Legacy Corporation Area—Information Review
Hyder Consulting (UK) Limited-2212959
http://ukr.hybis.info/projects/wx/awarded/wx43164/f_reports/oda pdt 098 - local plan flood risk review/ua001441-oda-pdt98-02 local plan
flood risk review report.docx

Page 5

3.2

Land Use and Topography
Land use within the LLDC boundary comprises the Queen Elizabeth Olympic Park, which will be
officially opened in July 2013, and neighbouring residential, industrial and commercial
developments. There are also several key transport routes, including the Docklands Light
Railway and the A12 road.
With regard to topography the area generally slopes in a southerly direction towards the River
Thames. The highest land is in the north in Waltham Forest, where ground elevations are
typically above 10m AOD. The lowest parts of the area are in the south where ground elevations
are as low as 5m AOD.

3.3

Environmental Features

3.3.1

Soil and Geology
Soils are defined as loamy and clayey soils with naturally occurring high groundwater levels
(https://www.landis.org.uk/soilscapes); however, due to the high degree of urban development,
soils are expected to be overlain by deposits of made ground over the majority of the study
area.
The LLDC administrative area is located within the London Basin, which has been shaped by a
relatively thick (few hundred metres) chalk syncline. The basin has been in-filled over time by a
series of clays and sands, the most notable deposit being the fossil rich and impermeable
London Clay. The clay layer can be up to 150m thick beneath the City of London. More recently
in geological terms, the London Clay has been overlain by drift deposits from river terraces. As
the Rivers Thames, Roding and Lea have altered path and scoured channels deeper through
time, they have left deposits of sand and gravel in terrace formations upon the underlying
geology.

3.3.2

Waterbodies
There is a network of waterways that flow from north to south through the LLDC administrative
boundary, known collectively as the Bow Back, or Stratford Back Rivers. These features are
illustrated in Figure 3-2 and are briefly characterised below.
The network of waterways connects the River Lea (Lee) to the River Thames, draining to Bow
Creek which is the final, tidally dominated, reach of the Lea. All of the watercourses have been
subject to engineering works, historically for the purpose of facilitating navigation and water
supply, and in more recent times for flood risk management and restoration.
Improvements to the channels have included a large aquatic planting scheme and the creation
of two wetland bowls that provide storage capacity for floodwater at the northern end of the
Olympic Park. At the southern end of the Olympic Park the Waterworks River has been
reconstructed, with channel widening and the creation of sloping, vegetated banks to replace
vertical concrete sides.
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Figure 3-2 Key Waterbodies

3.3.3

Land Drainage
Outside of the Olympic Park, the LLDC area is largely served by a combined foul and surface
water sewer system that was originally developed in Victorian times. Within the Park new
systems to drain foul and surface water flows were constructed, incorporating Sustainable
Drainage Systems (SUDS) such as porous paving, swales, balancing ponds and creation of a
wetlands area. Rainwater harvesting was also installed at the two permanent venues within the
Park, the Velodrome and Copper Box.

3.4

Overview of Key Development Areas
Key development areas within the LLDC area are shown in Figure 3-3. These key development
areas are discussed in the following sections of the review.
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Leyton Mills/
Asda Site

Eton Manor

Chobham Academy
Playing Fields

Stratford
Employment
Designation

Hackney Wick

Stratford
Centre
Fish Island

Bromley-by-Bow
Major
Opportunity
Zone 3

Figure 3-3 Key Development Areas within the LLDC Administrative Boundary

3.5

Environment Agency Flood Map
The Environment Agency (EA) indicative Flood Map (an extract of which is shown in Figure 3-4)
shows that the LLDC administrative area spans Flood Zones 1, 2 and 3. These Flood Zones are
defined in Table 3-1, which also defines Flood Zone 3b which is not shown on the EA flood
map.
The current flood map does not account for the influence of existing flood defences nor the
changes resulting from the Olympic and Legacy developments which have been constructed
within the LLDC administrative boundary.
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Flooding from rivers or
sea without defences
Extent of extreme flood
Flood defences
Areas benefiting from
flood defences

Main rivers

Figure 3-4
the LLDC)

EA Flood Map (red line indicates the administrative boundary of

© Environment Agency copyright and database rights 2012. © Ordnance Survey Crown copyright. All
rights reserved. Environment Agency, 100026380.Contains Royal Mail data © Royal Mail copyright and
database right 2012.

Table 3-1

Flood Zone Classifications

Classification Flood Probability

Definition

Flood Zone 1

Low

This zone comprises land assessed as having a less than
(Shown on EA flood map 0.1% (1 in 1,000) annual probability of river or sea flooding.
as white areas)

Flood Zone 2

Medium

This zone comprises land assessed as having between a
(Shown on EA flood map 1% (1 in 100) and 0.1% (1 in 1,000) annual probability of
river flooding, or between a 0.5% (1 in 200) and 0.1% (1 in
as light blue areas)
1,000) annual probability of flooding from the sea in any
year.

Flood Zone 3

High

This zone comprises land assessed as having a 1% (1 in
(Shown on EA flood map 100) or greater annual probability of river flooding, or a 0.5%
(1 in 200) or greater annual probability of flooding from the
as dark blue areas)
sea in any year.

Flood Zone 3b

Functional Floodplain
(Not shown on EA flood
map)

This zone comprises land where water has to flow or be
stored in times of flood.
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3.6

Summary of Flood Risk Issues
A summary of the sources of flood risk that are relevant within the LLDC area is provided in
Table 3-2. Further detail regarding flood risk to specific sites earmarked as having future
development potential is provided in Section 8.

Table 3-2

Summary of Flood Risk Issues

Source

Description

River

The Hackney Wick, Fish Island and Bromley-by-Bow areas within the LLDC are at risk
of fluvial flooding from the River Lea. Other areas are at risk from an ‘overland flowpath’
that originates from floodwater overtopping the River Lea Flood Relief Channel and the
Dagenham Brook to the north. However, the flood risk from this source is considered to
have been reduced by measures put in place to facilitate development of the Olympic
Park.

Tidal

Flood defences protect the LLDC area to a standard in excess of the 0.1% annual
probability tidal event. Some parts of the LLDC area are at risk of flooding should an
extreme tide result in failure/breach of existing flood defences.

Groundwater

Lands within the LLDC boundary are considered to be at Medium risk of flooding from
groundwater. There are no reports of historical groundwater flooding incidents within
the LLDC area.

Surface Water

Due to the highly urbanised nature of the LLDC area, the potential for infiltration of
rainfall is limited. Surface water runoff from the northern part of the area is likely to be
channelled along roads and other linear features, flowing toward lower lying areas in
the south. Part of the LLDC area (Tower Hamlets) is within a CDA (see Section 9).

Sewers

There are no records of sewer flooding within the LLDC area.

Artificial Sources There are a number of artificial water bodies within the LLDC area, including basins,
canals and canalised rivers. Flood risk from these sources is generally considered to
be low.
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4

Documents Reviewed
Existing national, regional, and local government documents that detail existing policies and
strategies for the management of flood risk within the study area in the context of development
and land use planning have been reviewed. These documents are summarised in Table 4-1.

Table 4-1

Summary of Planning Policy Documents Reviewed

Author

Document
(Publication Date)

Description

Department
for
Communities
and Local
Government

National Planning Policy
Framework (2012)

Sets out Government planning policy for England and how this
policy is expected to be applied.

Greater
London
Authority

The London Plan (2011)

Sets out an integrated economic, social and environmental
framework for the development of Greater London over the next
20–25 years.

Local Council

Local Council Core
Strategies

Sets out the local council strategic planning policies for a 15 year
period.

Area Action Plans

Development plan documents aimed at establishing a set of
proposals and policies for the development of a specific area
within a council area. These have been prepared for the Hackney
Wick area of Hackney and for Fish Island in Tower Hamlets.

Technical Guidance to the Provides technical guidance to help local planning authorities
implement the National Planning Policy Framework.
National Planning Policy
Framework (2012)

In addition, a number of documents containing flood risk information relevant to the study area
were reviewed and are summarised in Table 4-2. These documents describe historical, existing
and predicted future flood conditions in respect of flooding from fluvial, tidal, groundwater,
surface and foul drainage and artificial waterbodies and set out measures to manage flood risk
in a land use planning context.
Table 4-2

Summary of Flood Risk Documents Reviewed

Document

Author (Publication
Date)

Borough

Description

Level 2
Strategic
Flood Risk
Assessments

Scott Wilson (2010)

Hackney

Capita Symonds (2012)

Tower Hamlets

Scott Wilson (2011)

Waltham Forest

Capita Symonds (2010)

Newham

SFRAs examine flood risk issues on a subregional scale (e.g. local council area) and
form part of the evidence base for Local
Plans. In general, a Level 2 SFRA is a
detailed assessment, which derives new flood
risk information (e.g. by numerical modelling),
where there are uncertainties, in order to
identify areas of flood risk.

Surface Water Capita Symonds (2013)
Management
Capita Symonds (2011)
Plans

Hackney
Tower Hamlets

Capita Symonds (2012)

Waltham Forest

Capita Symonds (2011)

Newham

A SWMP is a plan produced by the Lead
Local Flood Authority which outlines existing
flood risk from surface water sources and the
preferred surface water management strategy
for an area.
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5

National Planning Policy Framework

5.1

Overview
The NPPF and the accompanying Technical Guidance to the NPPF were issued by
Communities and Local Government (CLG) on the 27th March 2012, replacing Planning Policy
Statement 25 (PPS 25). The NPPF retains key elements of PPS25 and sets out the
Government’s national policies for flood risk management in a land use planning context within
England.
The policy requires that all stages of the development planning process should take account of
both the nature and spatial distribution of flood risk and the degree of vulnerability of different
types of development. At a regional and local level, land allocated for development should be
located in zones with the lowest probability of flooding. At the site level, development form
should consider the flood risk vulnerability of different land use types. A sequential, risk-based
approach to determining the suitability of land for development is central to the policy statement.

5.2

Sequential Approach
The underlying objective of this risk based sequential approach to the allocation and
subsequent development of land is to reduce the exposure of new development to flooding and
reduce the reliance on long-term maintenance of built flood defences.
The approach is a staged one whereby:


A site is categorised within an EA Flood Zone. These Flood Zones refer to the probability
of sea and river flooding only, ignoring the presence of existing defences.



The Sequential Test is applied whereby the Local Authority considers the site to assess if
the proposed development can be relocated to an area of lower flood risk.
Where sites are allocated for development in Flood Zone 2 or 3, the planning authority
must be prepared to provide evidence to demonstrate that there are no reasonably
available sites in areas of lower flood risk suitable for the development proposed. A body
of evidence documenting the process of applying the Sequential Test and justifying the
decisions made should be maintained by the planning authority.



Where development pressures and wider sustainability issues mean that some
development is required in Flood Zones 2 or 3, these sites and development proposals
are subject to the Exception Test. This involves an evaluation of the site to ensure that
the initial requirements of the test are met (i.e. demonstrate that the development
provides wider sustainability benefits to the community that outweigh flood risk), a
detailed assessment of flood risk from all sources is undertaken and a Flood Risk
Assessment (FRA) is produced. Within areas at risk from flooding, it is expected that
development proposals will contribute to an overall reduction in the magnitude of the
flood risk.

The table below, extracted from the NPPF Technical Guide, provides a summary of flood risk
vulnerability and flood zone compatibility.
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6

The London Plan

6.1

Overview
Strategic planning in Greater London is the shared responsibility of the Mayor of London, 32
London Councils and the Corporation of the City of London. Under the legislation establishing
the GLA, the Mayor has to produce a spatial development strategy (SDS), which has become
known as ‘the London Plan’, and keep this under review. Councils’ local development
documents have to be ‘in general conformity’ with the London Plan, which is also legally part of
the development plan that has to be taken into account when planning decisions are taken in
any part of London, unless there are valid planning reasons why it should not.

6.2

Key Flood Risk Policies
The London Plan sets out an integrated economic, social and environmental framework for the
sustainable development of Greater London over the next 20–25 years. The Plan includes a
number of policies concerning flood risk management and sustainable drainage. These are
summarised in Table 6-1.

Table 6-1

London Plan Flood Risk Policies

Policy Title

Summary Extract

5.12

Development proposals must comply with the FRA and management requirements set out in
PPS25 [now NPPF] over the lifetime of the development and have regard to measures
proposed in the Thames Estuary 2100 Plan and Thames Catchment Flood Management Plan
(TCFMP).

Flood Risk
Management

Developments which are required to pass the Exception Test will need to address flood resilient
design and emergency planning by demonstrating that:


the development will remain safe and operational under flood conditions,



a strategy of either safe evacuation and/or safely remaining in the building is followed
under flood conditions,



key services including electricity, water etc. will continue to be provided under flood
conditions, and



buildings are designed for quick recovery following a flood.

Development adjacent to flood defences will be required to protect the integrity of existing flood
defences and, wherever possible, should aim to be set back from the banks of watercourses
and those defences to allow their future maintenance.
Councils should, when preparing Local Development Frameworks (LDFs), utilise Strategic
Flood Risk Appraisals [Assessments] to identify areas where particular flood risk issues exist
and develop actions and policy approaches aimed at reducing these risks.
5.13

Sustainable
Drainage

Development should utilise SUDS unless there are practical reasons for not doing so, and
should aim to achieve greenfield run-off rates and ensure that surface water run-off is managed
as close to its source as possible in line with the following drainage hierarchy:


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 ,



attenuate rainwater by storing in tanks or sealed water features for gradual release,
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discharge rainwater direct to a watercourse,



discharge rainwater to a surface water sewer/drain, and



discharge rainwater to the combined sewer.

Drainage should be designed and implemented in ways that deliver other policy objectives of
the Plan, including water use efficiency and water quality, biodiversity, amenity and recreation.
Within LDFs councils should, in line with the Flood and Water Management Act 2010, utilise
Surface Water Management Plans (SWMP) to identify areas where there are particular surface
water management issues and develop actions and policy approaches aimed at reducing these
risks.
5.11

Green Roofs
and
Development
Site Environs

Major development proposals should be designed to include roof, wall and site planting,
especially green roofs and walls where feasible, to deliver as many of the following objectives
as possible:


adaptation to climate change (i.e. aiding cooling),



sustainable urban drainage,



mitigation of climate change (i.e. aiding energy efficiency),



enhancement of biodiversity,



provision of accessible roof space, and



improvements to appearance and resilience of the building.

The London Plan confirms that the main Olympic Park will accelerate the realisation of the
vision for the Lower Lee Valley becoming a vibrant, high quality and sustainable mixed use new
city district set within an unrivalled landscape of high quality parkland and water features,
created in line with plans for long term flood risk management.
The London Plan also indicates that Hackney, Tower Hamlets, Waltham Forest and Newham
councils will prepare Olympic Legacy Supplementary Planning Guidance (OLSPG). This will set
out how the areas around the Olympic Park can benefit from, and be integrated with, emerging
Legacy proposals and establish strategic priorities for the area.

6.3

Key Findings
The key findings of the review of the London Plan are:


Development must comply with the FRA and management requirements set out in NPPF.



When the Exception Test is applied, developments must demonstrate that they are safe
and can remain operational under flood conditions, with key services (water, power)
preserved and available safe access or refuge. Buildings must also be able to be quickly
reoccupied following a flood (flood resilient).



Developments are required to protect adjacent flood defences and, where possible,
should be set back from watercourses and defences.



Councils are to identify flood risk areas and develop plans and policies to reduce the risk.



Developments should adopt SUDS unless there are practical reasons for not doing so
and should aim to achieve greenfield run-off rates.



SWMPs should be used to identify surface water issues and to develop action plans and
policies to reduce the risks.
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7

Core Strategies

7.1

Overview
A Core Strategy is a key spatial planning document that sets out a spatial vision at a council
level and how this will be achieved. The Core Strategy sets out policies that guide future
development. Within this section, key findings of the review of each of the Core Strategies for
Hackney, Tower Hamlets, Waltham Forest and Newham are summarised.

7.2

Hackney Core Strategy
The Hackney Core Strategy was adopted in November 2010. The strategy sets out Hackney’s
strategic planning policies for 2010-2025. The key policies related to flood risk management are
outlined in Table 7-1.

Table 7-1

Summary of the Key Flood Risk Policies within the Hackney Core Strategy

No.

Title

Summary Extract

5

Hackney
Wick New
Community

Areas of Hackney are subject to identified flood risk, development will be required to take account of the
flood risk designations and be prepared in accordance with Planning Policy Statement 25 [now NPPF]
requirements in terms of the Sequential and Exception Tests. Sustainable solutions will be required to
reduce flood risk to and from development in the Hackney Wick area. The Council will work in partnership
with stakeholders to develop a strategic flood risk management scheme designed to alleviate flood risk
within the Hackney Wick area.

28

Water and
Waterways

The natural habitat and setting of waterways will be protected and enhanced for the purposes of nature
conservation, leisure, recreation, education and economic activity. Development alongside waterways may
be permitted where:

31

Flood Risk



there is no conflict with nature conservation and biodiversity interest, that cannot be addressed
through mitigation or compensatory measures,



the proposal reuses brownfield land, and



the design makes a positive contribution to the character and appearance of the waterfront area and
setting, including, where appropriate, the incorporation of an undeveloped buffer strip alongside the
watercourse.

The suitability of land for development and the granting or refusal of any planning permission on all sites
will be informed by the North London SFRA and the Sequential and Exception Tests as laid out in PPS25
[now NPPF]. All development proposals in Hackney must contribute to the long-term flood management
targets of the TCFMP and demonstrate an overall reduction in flood risk, including the use of SUDS.
Development that does not support the aims of PPS25 [NPPF} will be refused.
Proposals for new development should ensure that all forms of flood risk are fully assessed and measures
taken to reduce flood risk. FRAs are required for all developments within Flood Zones 3, 2 and sites
greater than one hectare in size in Flood Zone 1. Sustainable options should be identified to reduce flood
risk to and from the development. New development shall be designed to include flood resilience and
resistance measures where appropriate.
Opportunities to move existing development within the floodplain to areas with a lower risk of flooding
should be maximised. This should include consideration of the vulnerability of existing developments and
whether there is potential for land swaps with lower vulnerability uses and identifying, allocating and
safeguarding open space for flood storage. Where development is permitted in areas at risk of flooding,
existing flood defences should be protected. The retrofitting of flood resilient and resistant measures will be
encouraged.
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Tower Hamlets Core Strategy

7.3

The Tower Hamlets Core Strategy was adopted in September 2010 and sets out Tower
Hamlets’ strategic planning policies for 2010-2025. The key policies related to flood risk
management are outlined in Table 7-2.
Table 7-2

Summary of the Key Flood Risk Policies within the Tower Hamlets Core Strategy

No.

Summary Extract

SP04

5 Reduce the risk and impact of flooding through:


Using the PPS25 [NPPF] Sequential Test to assess and determine the suitability of land for
development based on flood risk.



Demonstrating that all new development that has to be located in a high risk flood zone is safe and
passes the Exception Test (in accordance with PPS25 [NPPF]).



Ensuring that all new development across the borough does not increase the risk and impact of
flooding.



Ensuring the application of flood-resilient design of all new developments in areas of Flood Risk
(Zones 2 and 3).



Protecting and, where possible, increasing the capacity of existing and new water spaces to retain
water.



Increasing the amount of permeable surfaces and incorporating SUDS in all new developments, to
improve drainage and reduce surface water run-off.



Seeking to maintain existing flood defences to the appropriate standards and, in the case of
riverside development, improve the standard, lifetime and access to such defences.



Ensuring effective emergency-planning practices are in place.



Working closely with the EA to keep up-to-date information about flood risk in the borough.

6 Supporting the development of the Thames Tunnel and associated storm relief connections by working
closely with Thames Water to facilitate its implementation.

Waltham Forest Core Strategy

7.4

The Waltham Forest Core Strategy was adopted in March 2012 and sets out the strategic
planning policies for the borough from 2011-2026. The key policies related to flood risk
management are outlined in Table 7-3. Only three proposed development sites within the
Waltham Forest Core Strategy lie within the LLDC administrative boundary and, of these, two
are allocated for Greenspace/ Amenity Uses. Therefore, the Waltham Forest Core Strategy is
unlikely to have a significant impact on future development within the administrative boundary of
the LLDC.
Table 7-3

No.
CS4

Summary of the Key Flood Risk Policies within the Waltham Forest Core Strategy

Title

Summary Extract

Minimising and
The Council will tackle climate change locally and promote resource efficiency and
Adapting to Climate high environmental development standards during design, construction, and
Change
occupation of new developments by:
Adaptation, Water Efficiency and Flood Risk
H) requiring developments to be designed in a manner that minimises the use of

Flood Risk within the Legacy Corporation Area—Information Review
Hyder Consulting (UK) Limited-2212959
http://ukr.hybis.info/projects/wx/awarded/wx43164/f_reports/oda pdt 098 - local plan flood risk review/ua001441-oda-pdt98-02 local plan
flood risk review report.docx

Page 17

water, protects the water environment and minimises the potential for flooding and
the urban heat island effect.
I) directing development away from areas at high risk from flooding and aiming to
achieve an overall reduction in flood risk; requiring Sequential and Exception testing
and FRAs in accordance with requirements set out in PPS25 [NPPF]; and
J) improving the sustainability of buildings against flood risk, water stress and
overheating, in order to not put people or property at unacceptable risk.

Newham Core Strategy

7.5

The Newham Core Strategy was adopted in January 2012 and sets out Newham’s strategic
planning policies for 2012-2027. The key policies related to flood risk management are outlined
in Table 7-4.
Table 7-4

No.

Summary of the Key Flood Risk Policies within the Newham Core Strategy

Title

Summary Extract

SP3

Quality Urban
Design within
Places

All development proposals will be expected to realise a high quality of urban design in
the new buildings and spaces they create, helping to engender safe, sociable and
inclusive mixed and balanced communities and places that people feel proud of. To
this end proposals which address flood risk will be supported.

SC1

Climate Change

Development will respond to a changing climate through incorporating SUDS in line
with the London Plan drainage hierarchy, and PPS25 [now NPPF] Practice Guide.

SC3

Flood Risk

Development must be shown to be flood resistant and regeneration should improve
the resilience of those parts of the borough at risk from flooding.
The SFRA will inform spatial planning and development management decisions and
flood risk (caused by tidal, fluvial, surface water, sewer and groundwater flooding) will
be reduced by the following measures:


applying the sequential and exceptions requirements of PPS25 [NPPF] to
avoid development that is not appropriate;



producing FRAs in line with PPS25 [NPPF] and advice from, and in
conjunction with, the EA;



incorporating SUDS in all major developments in conjunction with Policy SC1,
the London Plan drainage hierarchy and PPS25 [NPPF], and adopting a
presumption against hard-standing on domestic gardens and public open
space;



working with partners to identify CDAs susceptible to surface water flooding,
and develop measures to manage, and where possible, reduce the risk of
surface water flooding;



working with partners to maintain existing flood defences, and expecting
developments to contribute to their improvement, enhancement or renaturalisation, and improving the borough’s flood resistance by supporting
infrastructure improvements set out in the SFRA;



expecting development to be set back from the Blue Ribbon Network to
create, enhance and improve river corridors and enable access for the
maintenance and improvement of flood defences; and



encouraging the local community in flood risk areas to take up opportunities to
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improve resilience and resistance of existing homes and buildings.

7.6

Key Findings
The Core Strategies of the four boroughs share a number of common themes regarding policies
concerning development and flood risk management. These general themes include:


Compliance with the requirements of PPS25 [NPPF] with regard to the Sequential and
Exception Tests.



Designing new development to incorporate flood resilience and resistance measures.



Maximising opportunities to protect and enhance water ways and river corridors.



Designing new development to incorporate measures that reduce flood risk overall,
including SUDS drainage measures, in line with the London Plan drainage hierarchy.
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8

Strategic Flood Risk Assessments

8.1

Overview
The key objectives of an SFRA are to enable the application of the PPS25 [now NPPF]
Sequential Test, contributing to the evidence base for Local Development documents, and to
draw together data regarding historical, existing and future flood risk, to inform the application of
the NPPF Exception Test.

8.2

North London Strategic Flood Risk Assessment
This SFRA (Mouchel, 2008) was produced for the North London Boroughs of Barnet, Camden,
Enfield, Hackney, Haringey, Islington and Waltham Forest to support the process of compiling
the LDF to guide the future development needs of the Boroughs. As a Level 1 SFRA, the
document provides a relatively coarse assessment using only readily available existing flood
risk information to identify sources and areas of flood risk.
The document has now been largely superseded by the more recent and detailed Level 2
SFRAs that have been undertaken on behalf of Hackney and Waltham Forest Borough
Councils.

8.3

Hackney Level 2 Strategic Flood Risk Assessment
The Hackney Level 2 SFRA (Scott Wilson, 2010) builds on the findings of the North London
Level 1 SFRA. The report provides more detailed information regarding fluvial flood risk
associated with the River Lee system, in particular focusing on Hackney Wick, which is located
in an area of significant flood risk associated with the Hackney Cut and is located within the
LLDC’s administrative boundary.
Hydrodynamic modelling has been used to provide mapped outputs of flood depth, hazard
classification and the rate of onset of flooding in the Hackney Wick area. Specific guidance and
recommendations with respect to flood risk mitigation measures for future development in
Hackney are also included, inclusive of a strategy to bring forward the regeneration of the
Hackney Wick area.

8.3.1

Key Sources of Flood Risk
The key sources of flood risk within Hackney, in as far as they apply to the LLDC area, are
summarised in Table 8-1.

Table 8-1

Key Sources of Flood Risk within Hackney (extracted from the SFRA)

Source

Details

Fluvial

The main source of flood risk to Hackney is fluvial flooding associated with the Lower Lee. Hackney
Wick is the key area at risk from fluvial flooding and is located in Flood Zones 3, 2 and 1. The
predicted flooding in the Hackney Wick area will govern the type, location, layout and design of
future development.

Tidal

The Thames Barrier currently provides protection in excess of the 0.1% annual probability event.
The presence of this defence, coupled with local defences means that any extreme tide level would
have to be accompanied by a breach in flood defences to result in flooding within the LLDC area.

Surface Water

EA national surface water flood maps identify large areas of Hackney Wick to be highly susceptible
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to surface water flooding, notably around Berkshire Road, Prince Edward Road, Leabank Square,
Osborne Road and Beanacre Close. There is a notable flow path identified from this high level
modelling along the B113 and A106 Wick Road into Hackney Wick.
Groundwater

Information presented in the groundwater risk map, included in the SFRA, identifies no areas within
the LLDC boundary as being at risk of groundwater flooding.

Sewer

The sewer flooding data identified 47 properties that had experienced sewer flooding within the
Borough, but none of these incidents were located within the LLDC administrative area.

Artificial
Sources

The risk of flooding from artificial sources within the LLDC area is low.

8.3.2

Sequential and Exception Tests
In July 2009 Scott Wilson was commissioned to carry out a Sequential Test for six development
areas identified in the Core Strategy. As part of this study it was concluded that development
proposed for the Hackney Wick AAP area, which is partially located within Flood Zones 2 and
3a, is acceptable in line with the sequential approach as it was considered that there are no
other areas within the borough that are suitable for the development and regeneration which
could be achieved in Hackney Wick. Therefore, it was confirmed that future redevelopment
within Hackney Wick would pass the Sequential Test.
The specific issues to be considered as part of the Exception Test for development within
Hackney Wick are identified in Table 8-2.

Table 8-2

8.3.3

Specific Exception Test Issues for Consideration in Hackney Wick (extracted from the SFRA)

Wider Sustainability to the
Community

Redevelopment of
Previously Developed Land

Safe from Flood Risk

Local and regional policies relevant to
Hackney Wick clearly demonstrate the
need for renewal and regeneration in the
area to sustain the local community. In
order for this area to flourish it will be
necessary to develop within the floodplain.
As part of their Sustainability Appraisal,
Hackney Council has prepared 20
sustainability objectives. Individual
developments should be scored against
these sustainability criteria to determine
whether they will provide wider
sustainability benefits to the community
that outweigh flood risk and satisfy part a)
of the Exception Test. Further information
on the criteria is provided in the SFRA.

The majority of the Hackney Wick
AAP is located on previously
developed land, therefore, part b
of the Exception Test should be
passed for most of the
development sites in Hackney
Wick.

The SFRA provides general
information regarding the
preparation of site specific
FRAs and provides guidance
for future development within
the medium [Flood Zone 2]
and high [Flood Zone 3] flood
risk areas of the Hackney
Wick AAP.

Development Control Measures
The SFRA confirms that, in order to ensure that future development proposed for the Hackney
Wick AAP is safe, and does not increase flood risk in adjacent areas, a number of development
control measures will need to be enforced. For example, development should be located and
set out according to flood risk vulnerability, appropriate finished floor levels should be set and
safe access and egress should be provided. The specific development control measures
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identified, as application to the future development of sites in the Hackney Wick AAP, are
outlined in Table 8-3.
Table 8-3

Specific Development Control Measures for Hackney Wick (extracted from the SFRA)

Development
‘More Vulnerable’ development should be preferentially located in areas of lowest flood risk, while
Type & Location ‘Less Vulnerable’ developments are permitted within the remaining areas, at greater risk of flooding.
Mixed use developments located in areas of significant hazard should ensure that residential aspects
are located on upper levels above the flood level.
Basement
Dwellings

Basement dwellings are particularly vulnerable to flooding and can pose a significant risk to life. It is
strongly recommended that Hackney Council consider a policy of refusing applications for basement
dwellings in areas of Hackney Wick that are within the Flood Zone 2 extent.

Finished Floor
Levels

For any mixed use development within existing buildings located in Hackney Wick, residential uses
should be located on the first floor or above. The flood level during the 1% annual probability fluvial
flood, including allowances for climate change to 2109, is 5.6m AOD. Finished floor levels for sleeping
accommodation should therefore be set at a minimum of 300mm above this level (at 5.9mAOD).
Ground levels in Hackney Wick vary between approximately 4.5 and 5.3m AOD, and therefore [where
ground levels cannot be raised] all sleeping accommodation would have to be located at first floor
level or above. Any hazardous substances held in commercial properties should be stored above the
flood level to reduce the risk of contamination during a flood event.

Flood Resilient
Design

Information provided in the SFRA with respect to flood resistant and resilient design and construction
methods should be referred to when considering development in Hackney Wick.

Access and
Egress

Hackney Wick is at actual risk of flooding during both the 1% and 0.1% annual probability floods. In
order for future development within this area to be safe, consideration should be made for a means of
safe access and egress to and from the development during a flood event.

Safe Refuge

For all developments within Hackney Wick, dry refuge above the flood level must be provided. For
mixed use developments, which are specifically proposed within the southern part of Hackney Wick,
internal stairways must be included in the development design to guarantee the provision of internal
access to areas of safe refuge above the flood level, sufficient for all occupants of the development.

Evacuation
Procedures

A safe access route out of the floodplain into an area of safe refuge in Flood Zone 1 should be
established.

Surface Water
Management

It is recommended that runoff from all new development is restricted to Greenfield runoff rates
following the SUDS hierarchy. It is the responsibility of Hackney Council to approve and adopt
drainage systems serving these new developments and therefore it will be necessary to establish
suitable drainage techniques, discharge requirements, and developer contributions early in the
planning process.

Strategic Flood
Risk
Management &
Developer
Contributions

In order to implement potential flood alleviation measures, it is likely that developer contributions will
need to be sought through the implementation of Section 106 agreements.

8.3.4

Strategic Flood Alleviation Measures
As part of the SFRA, a high level assessment of potential opportunities for flood mitigation at a
strategic scale, within the Hackney Wick AAP, has been undertaken. Potential measures
include raising the level of protection provided along the edge of the Hackney Cut and
increasing the volume of storage available in the floodplain further upstream in the Hackney
Marshes.
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8.4

Tower Hamlets Level 2 Strategic Flood Risk
Assessment
The Tower Hamlets Level 2 SFRA (Capita Symonds, 2012) considers the detailed nature of
flood hazards within the Borough from a range of sources, taking account of the presence of
flood risk management measures such as flood defences. Significant regeneration and
development is proposed in Tower Hamlets in the future, concentrated in the Lower Lea Valley,
The SFRA reviews flood risk to 31 key sites under consideration for future development, two of
which are located within the LLDC’s administrative boundary:


Fish Island: this site has been identified as having potential for large-scale housing
development and associated community facilities including schools, open space, health
facilities and a waste management / district heating facility.



Bromley-by-Bow – this site has been identified as having potential for large-scale housing
development and associated community facilities.

The SFRA confirms that ‘More Vulnerable’ development within Flood Zone 3 would be permitted
subject to satisfaction of the NPPF Sequential and Exception tests.

8.4.1

Fish Island
Key Sources of Flood Risk
The key sources of flood risk relevant to Fish Island are summarised in Table 8-4. The majority
of the site is located within Flood Zone 1; however, the northern and central areas are located
within Flood Zones 2 and 3.

Table 8-4

Key Sources of Flood Risk within Fish Island (extracted from the SFRA)

Source

Details

Fluvial

Part of the site located within the 1% annual probability flood extent (with climate change and
defences included) associated with the River Lee. The area around Dace Road is shown to flood in
a 5% annual probability event. However, this has not been classified as functional flood plain (Flood
Zone 3b) as the area is prevented from flooding due to solid brick buildings at this location.

Tidal

The site is considered to be at low risk of tidal flooding. A breach of the tidal defences is unlikely to
result in flooding of the site.

Surface Water
and Sewer

The majority of the site has a low risk of surface water flooding. However, the Tower Hamlets
SWMP shows part of the site to be located within a CDA.

Groundwater

The southern area of the site is considered to have increased potential for groundwater rise.
Groundwater conditions, therefore, need to be considered over the development lifetime (e.g. in the
design of underground structures and foundations).

Artificial
Sources

The area is at risk of flooding from a breach in either the William Girling or King George V
reservoirs. Therefore, developments should consider the impacts of reservoir breach through
consultations with the EA.

Development Control Measures
The SFRA confirms that, in order to ensure that future development proposed for the Fish Island
area is safe, and does not increase flood risk in adjacent areas, a number of development
control measures will need to be enforced. These measures are outlined in Table 8-5.
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Table 8-5

Specific Development Control Measures for Fish Island (extracted from the SFRA)

Development
Development located adjacent to the River Lee should include a 16m wide buffer zone adjacent to the
Type & Location river.
Finished Floor
Levels

Floor levels of all residential uses to be raised 300mm above the1% annual probability with climate
change flood level.

Basements

Basement developments or ground floor residential uses are unlikely to be acceptable within the1%
annual probability with climate change fluvial flood extent.

Flood Resilient
Design

It is recommended that flood resilience measures be incorporated in buildings to withstand the force
of floodwater. Where possible, electrical fittings and appliances should be raised above the design
flood level.

Groundwater

It is recommended that groundwater levels are monitored as part of development specific site
investigations.

Access and
Egress

Development layout should consider safe access and egress. It may not be possible to provide safe
access and egress to some areas of Fish Island. Therefore, it is important that no residential
accommodation is permitted on ground or basement floors in these areas.

Safe Refuge

For all developments, dry refuge above the flood level must be provided. The duration of the flooding
should also be considered.

Surface Water
Management

Development within the CDA should comply with Tower Hamlets SWMP guidance, restricting
development runoff to Greenfield rates. SUDS control measures are required to reduce existing runoff
in accordance with the London Plan and Local Policy.

Other specific
requirements

Information packs detailing flood risk should be provided by developers to site users.
Site specific flood emergency plans should be prepared.
An assessment of existing defences and their current condition should be made as part of an FRA.
Any vulnerable defences should be identified and, in consultation with EA, proposals made to improve
the standard.
Fluvial compensation storage may be required.
The opening up of river corridors and provision of floodplain storage is recommended.

8.4.2

Bromley-by-Bow
Key Sources of Flood Risk
The key sources of flood risk in Bromley-by-Bow are summarised in Table 8-6. The majority of
the site is located within Flood Zone 1, with areas in the north and east located in Flood Zones 2
and 3.
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Table 8-6

Key Sources of Flood Risk in Bromley-by-Bow (extracted from the SFRA)

Source

Details

Fluvial

A small area on the north side of the site is located within the 1% annual probability flood extent
(with climate change and defences included). There is a risk that the fluvial defences along the
River Lee could breach and cause inundation of parts of the site. It is therefore recommended that
site specific breach assessments are carried out to assess the suitability of development
proposals.

Tidal

The site is considered to be at low risk of tidal flooding.

Surface Water
and Sewer

The site generally has a low risk of surface water flooding; however, the Tower Hamlets SWMP
shows part of the site to be located within a CDA.

Groundwater

The north of the site is located in an area defined to have increased potential for elevated
groundwater levels. It is therefore recommended that the potential for groundwater flooding be
investigated on a site specific basis. If a site is found to be at risk of groundwater flooding,
groundwater conditions need to be considered over the development lifetime (e.g. in the design of
underground structures and foundations).

Artificial Sources

The area is at risk of flooding from a breach in either the William Girling or King George V
reservoirs. Therefore, developments should consider the impacts of reservoir breach through
consultations with the EA.

Development Control Measures
The SFRA confirms that, in order to ensure that future development proposed for the Bromleyby-Bow area is safe, and does not increase flood risk in adjacent areas, a number of
development control measures will need to be enforced. These measures are outlined in Table
8-7.
Table 8-7

Specific Development Control Measures for Bromley-by-Bow (extracted from the SFRA)

Development
As set out within NPPF.
Type & Location
Finished Floor
Levels

Floor levels of all residential uses to be raised 300mm above either the1% annual probability with
climate change flood level or the breach (0.5% or 1% (with climate change) annual probability) flood
level, whichever is higher.

Flood Resilient
Design

It is recommended that flood resilience measures be incorporated in buildings to withstand the force
of breach floodwater. Where possible, electrical fittings and appliances should be raised above the
flood level.

Access and
Egress

Development layout should consider safe access and egress and safe refuge.

Surface Water
Management

Development within the CDA should comply with Tower Hamlets SWMP guidance, restricting
development runoff to Greenfield rates. SUDS control measures are required to reduce existing runoff
in accordance with the London Plan and Local Policy.

EA specific
requirements

Significant remedial works are required to the existing river defences to ensure that they provide the
required standard of flood protection. Investigations of the river defences and the identification of the
remedial works required should be undertaken in consultation with the EA.
Three Mills and Hunts Lane Hydrometry Point may need to be retained.
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8.5

Waltham Forest Level 2 Strategic Flood Risk
Assessment
The Waltham Forest Level 2 SFRA (Scott Wilson, 2011) builds on the findings of the North
London Level SFRA. The report provides more detailed information regarding fluvial flood risk
associated with the River Lee system, in particular focusing on the Northern Olympic Fringe
area, which is partly located within the LLDC’s administrative boundary.
Hydrodynamic modelling has been used to provide mapped outputs of floodwater depths,
extents and hazard classifications. Specific guidance and recommendations with respect to
flood risk mitigation measures for future development in Waltham Forest are also included.
The SFRA confirms that a site specific FRA is required for developments located in Flood Zones
2 and 3, in Flood Zone 1 if exceeding 1 hectare and for sites in an area known to have
experienced past flooding from any source.
Within the Northern Olympic Fringe Area, for which an AAP has been produced, three proposed
development sites are situated within the LLDC administrative boundary, namely Eton Manor,
Chobham Academy Playing Fields and the Leyton Mills/ Asda site. These sites include areas of
Flood Zones 1, 2 and 3.

8.5.1

Key Sources of Flood Risk
The key sources of flood risk to the three Northern Olympic Fringe area sites within the LLDC
boundary are summarised in Table 8-8.

Table 8-8

Key Sources of Flood Risk in Northern Olympic Fringe sites (extracted from the SFRA)

Source

Details

Fluvial

The majority of the Eton Manor and Chobham Academy Playing Field sites are located within the
1% annual probability flood extent (with climate change included).
The western side of the Leyton Mills/ Asda site is located within the 1% annual probability flood
extent (with climate change included).

Tidal

No specific details are provided in the SFRA.

Surface Water
and Sewer

There are several records of surface water flooding in the vicinity of the Asda supermarket and
Leyton Retail Park, which suggests drainage infrastructure problems that will need to be
addressed during redevelopment of this area. Available information does not highlight a significant
number of sewer flooding incidents within recent years.

Groundwater

Information with regard to groundwater flood risk is scarce; therefore, it is recommended that a
site specific investigation of geology and groundwater levels is undertaken in proportion to the
nature and scale of the proposed development.

Artificial Sources

There are a number of raised reservoirs in the Borough; therefore, it is recommended that the
emergency plans are reviewed and taken into account when formulating redevelopment plans for
the Northern Olympic Fringe AAP

8.5.2

Development Control Measures
The greenspace/ amenity uses proposed on the Eton Manor and Chobham Academy Playing
Field sites are considered appropriate under the Sequential Test and flood constraints to
development of these sites are minor.
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At the Leyton Mills/ Asda site mixed use development is proposed and is considered to satisfy
the Sequential Test, provided that no built development is located on the site’s western
boundary and that access is provided from the north east corner.
Site specific FRA guidance for developers is also provided in the SFRA.

8.6

Newham Level 2 Strategic Flood Risk Assessment
The Newham Level 2 SFRA (Capita Symonds, 2010) takes a combined Level 1 and Level 2
approach, presenting a broad scale assessment of flood risk across the whole Borough (Level
1) with additional, more detailed, information provided for areas identified as at risk of fluvial and
tidal flooding (Level 2). The SFRA confirms that land allocation for future development in
Newham should be subject to the Sequential Test and, where appropriate, compliance with the
Exception Test must also be achieved.
Three key sites under consideration for future development in the Borough are located within
the LLDC administrative boundary:


Major Opportunity Zone 3 (MOZ 3), west of Three Mills Wall in West Ham – land
proposed for housing and employment uses.



Stratford Employment Designation.



Stratford Centre.

Details of the key flood risks at these sites and the proposed specific development control
measures are provided below.

8.6.1

Major Opportunity Zone 3
Key Sources of Flood Risk
The key sources of flood risk within the Major Opportunity Zone 3 are summarised in Table 8-9.
The majority of the site is located in Flood Zone 3, with some areas in Flood Zone 2.

Table 8-9

Key Sources of Flood Risk within the Major Opportunity Zone 3 (extracted from the SFRA)

Source

Details

Fluvial

The site is protected from the 1% annual probability with climate change event and from the 0.1%
annual probability event associated with the River Lea/Channelsea River. There remains a risk
that the defences could be breached during a fluvial flood event. Proximity to the flood defences
means there is the potential for flooding on site at a number of locations.

Tidal

The site is defended from tidal inundation from the Thames during the 0.5% annual probability
tidal event by the Thames Tidal Flood Defences, including the Thames Barrier, for the lifetime of
the development. The site is defended against inundation from the Thames during the 0.1%
annual probability tidal, therefore, the probability of overtopping of defences is considered very
low. There remains a risk the defences could be breached. Proximity to the flood defences means
there is the potential for flooding on site at a number of locations.

Surface Water
and Sewer

The site is at low to intermediate susceptibility to surface water flooding. There is one historic
record of surface water flooding in the area.

Groundwater

The site is at medium risk from this source. Development proposals will need to consider site
ground conditions and groundwater levels.

Artificial Sources

There are no artificial sources close to the site.
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8.6.2

Stratford Employment Designation
Flood Risk
The key sources of flood risk within the Stratford Employment Designation are summarised in
Table 8-10. The majority of the site is located in Flood Zone 1, but areas of the site are in Flood
Zone 2.

Table 8-10

Key Sources of Flood Risk within the Stratford Employment Designation (extracted from the SFRA)

Source

Details

Fluvial

Although there are defences on the River Lea the development is not protected from the 1%
annual probability with climate change event on the River Lea. Water depths on site for the 1%
annual probability with climate change event are up to 0.5 metres. As above, the development is
at risk from the 0.1% annual probability with climate change event on the River Lea with water
depths of up to 1 metre

Tidal

The site is defended from tidal inundation from the Thames during the 0.5% annual probability
tidal event by the Thames Tidal Flood Defences, including the Thames Barrier for the lifetime of
the development. The site is defended against inundation from the Thames during the 0.1%
annual probability tidal event, therefore the probability of overtopping of defences is considered
very low. The site is predominantly outside the area at risk of flooding under a breach in tidal
defences

Surface Water and
Sewer

Low to intermediate susceptibility to surface water flooding, however some areas of ‘high’
susceptibility on low lying ground. No historic records of surface water flooding.

Groundwater

The site is at medium to high risk of groundwater flooding. Development proposals will need to
consider site ground conditions and groundwater levels.

Artificial Sources

There are no artificial sources nearby.

The SFRA confirms that works (that have now been completed) in the Olympic Park may
reduce the extent and depth of flooding, from the River Lea, on the Stratford Employment
Designation site.

8.6.3

Stratford Centre
Flood Risk
The key sources of flood risk within the Stratford Centre are summarised in Table 8-11. The
majority of the site within the LLDC boundary is located in Flood Zone 3, with some areas in
Flood Zone 2.

Table 8-11

Key Sources of Flood Risk within the Stratford Centre (extracted from the SFRA)

Source

Details

Fluvial

Within the LLDC area the site is located outside the 0.1% annual probability floodplain of the
River Lea; however, it is located close to an overland flowpath. There remains a risk the
defences could be breached during a fluvial flood event. There is a risk of breach in low lying
ground on site (depths up to 1m).

Tidal

The site is defended against inundation from the Thames during the 0.1% annual probability
tidal event, therefore the probability of overtopping of defences is considered very low. There
remains a risk the defences could be breached. The site is on the edge of the area potentially at
risk of tidal breach. There is a risk of breach in low lying ground on site (depths up to 1m).
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Surface Water and
Sewer

The site is has an ‘intermediate’ susceptibility to surface water flooding with some areas of high
susceptibility. There are 45 records of surface water flooding in the area.

Groundwater

The site is at high/ medium risk from this source. Within the LLDC administrative boundary the
risk from this source is medium. Development proposals will need to consider site ground
conditions and groundwater levels

Artificial Sources

There are no artificial sources close to the site.

8.6.4

Development Control Measures
The following general and site specific development control measures are recommended in the
SFRA:

8.7



Development should be set back a minimum of 16m from the river corridors.



Finished floor levels in these areas should be above the 1% annual probability with
climate change fluvial breach levels or the 0.5% annual probability with climate change
tidal breach level, whichever level is higher at the time of assessment. At the site floor
levels raised to 6.35mAOD or higher (including freeboard) are recommended.



Where appropriate ’less vulnerable’ uses on ground floors should incorporate flood
resilience or resistance measures and buildings designed to withstand the hydrostatic
forces from a breach.



If development proposals include works to the Abbey Mills Pumping Station, measures
could be considered to make the pumping station more resilient to flooding from a breach
in defences (MOZ 3).



Safe refuge should be provided for all site users to upper floors above the 0.5% annual
probability with climate change breach level or the 0.1% annual probability fluvial flood
level.



Include ‘at source’ SUDS control measures to reduce and manage site runoff in
accordance with the London Plan and local policy.



Develop a site specific flood evacuation plan for the workers of the site.



Groundwater levels should be assessed and appropriate mitigation measures sought to
prevent basement flooding (Stratford Centre).

Wider LLDC Administrative Area
As shown in Figure 3-4, beyond the development sites listed within the SFRA documents, there
are large parts of the LLDC administrative area that are located within Flood Zones 2 and 3. As
a consequence, for development sites not covered by the SFRA documents, there is a need for
LLDC to review the most up-to-date model output predictions in these areas in order to assess
the suitability of a proposed development against national, regional and local policies for flood
risk management as defined within the NPPF, London Plan and the Core Strategies.

8.8

SFRA Review - Key Findings
The SFRAs for the four constituent boroughs each provide a valuable catalogue of data defining
flood risk from a wide range of sources, both generally borough wide and specific to a number
of sites that are considered as having future development potential. Several of the sites
assessed are located within the LLDC administrative area and are confirmed by the SFRAs to
be located in areas at risk of flooding. These sites include Hackney Wick, Fish Island, Bromley-
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by-Bow, the Northern Olympic Fringe Area, the Major Opportunity Zone 3, the Stratford
Employment Designation and the Stratford Centre.
The SFRAs confirm that development must comply with the FRA and management
requirements set out in NPPF and the London Plan. The documents also set out a number of
common development control measures including:
•

adoption of the sequential approach to the type and location of development in
accordance with flood risk vulnerability,

•

prohibiting basement developments in Flood Zones 2 and 3,

•

raising the finished floor levels (above the design flood level) of residential
development within Flood Zone 3,

•

flood resistant and resilient measures incorporated into developments located within
Flood Zones 2 and 3,

•

provision of safe access and egress and safe refuges above the flood level for
developments located within Flood Zones 2 and 3 and establishing evacuation plans
and procedures,

•

developments should adopt SUDS and follow specific SWMP guidance when located
in CDAs,

•

development-free buffer zones should be created adjacent to main rivers.
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9

Surface Water Management Plans

9.1

Overview
Surface water flooding is described as flooding from, sewers, drains, groundwater, and runoff
from land, small watercourses and ditches that usually occurs as a result of high intensity
storms. A SWMP outlines a strategy for the management of flood risk from these sources and is
typically prepared at a local authority scale.
The Drain London project, commissioned by the GLA, has produced a SWMP for each of the
London Boroughs that provides detailed information on the potential for surface water flooding
and an Action Plan used to inform spatial and emergency planning policies and designations,
and manage council controlled land.
Hackney, Tower Hamlets, Waltham Forest and Newham form part of the ‘Group 4’ group of
councils that was established to assist in the delivery of Drain London and to develop a
partnership approach to managing flood risk. The other two boroughs within ‘Group 4’ are
Enfield and Haringey.
Within each of the Boroughs CDAs have been identified. A CDA is defined by the Drain London
Tier 2 Technical Specification as “a discrete geographic area (usually a hydrological catchment)
where multiple and interlinked sources of flood risk (surface water, groundwater, sewer and/or
river) often cause flooding during severe weather, thereby affecting people, property or local
infrastructure.”
The SWMPs confirm that plans for redevelopment may present a challenge to existing drainage
systems; however, they also provide an opportunity to address long-standing surface water
flooding issues through strategic improvements to the drainage system.
The SWMPs also confirm that the findings of the assessments of surface water flood risk should
be reflected within relevant Core Strategies and AAPs.

9.2

General SWMP Policies
The SWMPs recommend that the policies outlined in Table 9-1 should be implemented in each
of the Boroughs to reduce surface water flood risk.

Table 9-1

General SWMP Policies (extracted from the SWMP)

Policy

Details

1

All developments (excluding minor house extensions less than 250m²) which relate to a net increase in
impermeable area are to include at least one 'at source' SUDS measure (e.g. waterbutt, rainwater
harvesting tank, bioretention planter box, etc.). This is to assist in reducing the peak volume of runoff
discharging from the site.

2

Proposed ‘brownfield’ redevelopments greater than 0.1 hectare are required to reduce post development
runoff rates for events up to and including the 1% annual probability event with an allowance for climate
change to 50% of the existing site conditions. If this results in a discharge rate lower than the Greenfield
condition it is recommended that the Greenfield rate (calculated in accordance with IoH124) is used.

3

Developments located in CDAs and greater than 0.5 hectares are required to reduce runoff to the Greenfield
runoff rate (calculated in accordance with IoH124). It is recommended that a SUDS treatment train is utilised
to assist in this reduction.
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9.3

Hackney SWMP
As detailed in Table 9-2, in the Hackney SWMP two CDAs are identified within the LLDC
administrative area.

Table 9-2

CDA

Details of Critical Drainage Areas (Details extracted from Hackney SWMP)

Location

Group4_012 Berkshire
Road/Wallis
Road/White Post
Lane, Hackney
Wick

Group4_017 Wick Road,
Homerton

Description

Preferred Option

Surface water is observed to pond at
the low points within this CDA
generally concentrated around
Berkshire Road and White Post
Lane. There are a number of Council
managed properties and the Council
is already proposing a series of flood
resilience measures to properties to
manage risk. There are isolated
areas of significant risk, mainly
confined to Berkshire Road and
White Post Lane. The hazard from
surface water flooding during the 1%
annual probability event in this area
is generally moderate, meaning the
water is either deep or fast flowing.

The preferred option [entirely within the
administrative boundary of the LLDC] for this
CDA is to separate the foul and surface water
pipe networks (currently combined system) as
part of the regeneration in the area (CDA is
located within the Hackney Wick AAP). Underroad storage is also proposed beneath
Berkshire Road/Wallis Road/Prince Edward
Road, White Post Lane and the A12
underpass, along with the implementation of
SUDS at Gainsborough School and flood
resistance measures installed at the electricity
sub-station.

The area generally slopes from the
north in a south-easterly direction.
Wick Road is noticeably lower than
surrounding ground levels. Two Local
Flood Risk Zones (LFRZs) [defined
as a location where predicted
flooding affects houses, businesses
and/or infrastructure] have been
identified: one along Wick road
extending to the intersection with the
A12, the other at the A106 underpass
beneath the railway track.

The preferred option involves developing a
pond or wetland within the green space
adjacent to the A12 [within the administrative
boundary of the LLDC], with a swale along
Wick Road [outside administrative boundary of
the LLDC] that captures and diverts the
overland flow towards the pond. Underground
storage beneath Wick Road [outside
administrative boundary of the LLDC] is also
proposed, as well as the retrofitting of
permeable paving at St Dominics Primary
School. It is also recommended that a flood
plan be implemented involving the key road
junction and the community surrounding Wick
Road. This CDA falls partly within the
Hackney Wick and Hackney Central AAPs.
Regeneration may offer the opportunity to
address surface water flooding in this area.

Further investigation to determine the
interaction between the different sources of
flooding is recommended.

The Group4_012 CDA also extends into Tower Hamlets. As a result the SWMP identifies that a
coordinated approach between the two boroughs is required to address the existing flooding
problems.
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9.4

Tower Hamlets SWMP
As detailed in Table 9-3, in the Tower Hamlets SWMP three CDAs are identified within the
LLDC administrative area.

Table 9-3

CDA

Details of Critical Drainage Areas (Details extracted from Tower Hamlets SWMP)

Location

Description

Preferred Option

Group4_016 A12, Northern
approach to
Blackwall Tunnel
in Bow.

Surface water flowing from the north
and south on the A12 and ponding in
low area. Some overland flow from
the east and west falling into the
cutting. The location of deepest water
is where the B142 crosses over the
A12. Road is impassable at these
flood depths, causing significant
transport problems in the area.

The preferred option for this CDA includes
increasing capacity in the existing drainage
system and pump station. Increasing or
improving local entry capacities will assist in
conveying water into the drainage system
provided there is some capacity. The
implementation of a regional flood plan is also
recommended to assist in minimising
disruption to motorway users during a flood
event.

Group4_022 Intersection of
A11 and A12 in
Bromley-by-Bow

Surface water observed to pond at
the location where the A12 passes
beneath the A11 as a result of
overland flow from both northerly and
southerly directions. The buildings
located at the southern corner of the
junction are flooded as a result of
overland flow from a southerly
direction. This CDA falls within the
"Lower Lea Valley regeneration and
growth" area.

The preferred option for this CDA includes
upgrading the pumping system and
constructing underground storage in the form
of a larger pump station wet well. The
implementation of additional road gullies
discharging to the storage unit is also
recommended along with retrofitting at risk
properties with flood resistant measures and
the implementation of a regional flood plan for
the A12.

Group4_012 See Table 9-3

9.5

Waltham Forest SWMP
Within Waltham Forest no CDAs have been defined within the administrative boundary of the
LLDC. Therefore, there are no specific measures identified within the SWMP that are relevant to
the LLDC.

9.6

Newham SWMP
As detailed in Table 9-4, in the Newham SWMP, two CDAs are identified within the LLDC
administrative area.

Table 9-4

CDA

Details of Critical Drainage Areas (Details extracted from Newham SWMP)

Location

Group4_050 National Express
East Anglia
Railway Line from
Stratford, though
Forest gate

Description

Preferred Option

There are peaks and troughs along
the railway line between Stratford
Station and Forest Gate Station, and
no natural outfall for rain falling within
the railway corridor. The drainage

The preferred option for these CDAs includes
storage either as an underground unit or a
swale, subject to space and services
constraints and improved capacity in the
drainage system. The standard of protection
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Station and
Manor Park

Group4_051 Central Line
through Stratford
Station

9.7

path could extend as far as 5km
between the River Lee and River
Roding.

of the existing drainage system should be
investigated.

The railway line is in a cutting at this
location and flooding is observed to
occur at the low point. Runoff from
the surrounding higher ground
entering the cutting is observed to be
limited.

Short- Medium Term Recommendations and Actions
Within the SWMPs that have been reviewed, generic short to medium term recommendations
have been identified. These recommendations are outlined in Table 9-5. In addition, generic
short to medium term actions have also been identified. The key actions related to proposed
developments are summarised in Table 9-6.

Table 9-5

SWMP Short to Medium Term Recommendations (extracted from the SWMP)

No Short-Medium Term SWMP Recommendations
1

Undertake a Surface Water Catchment Drainage Study for CDA Group4_017 (Located with Hackney Wick).

2

Undertake a feasibility study into providing source control and flow path management measures in all open space
areas within the boroughs.

3

Confirm the flood risk to all Network Rail, Transport for London and Highways Agency assets and agree a
timeframe for the detailed assessment of areas of concern.

4

Undertake a borough wide feasibility study to determine which roads may be retrofitted to include bio-retention
car park pods.

5

Improve maintenance regimes, and target those areas identified as having blocked gullies.

6

Identify and record surface water assets as part of an Asset Register, prioritising those areas that are known to
regularly flood and are therefore likely to require maintenance / upgrading in the short-term.

7

Collate and review information on Ordinary Watercourses in the boroughs to gain an improved understanding of
surface water flooding in the vicinity of these watercourses.

8

Provide a web based ‘Information Portal’ for local flood risk information and measures that can be taken by
residents to mitigate surface water flooding to / around their property.

9

Produce a Communication Plan to effectively communicate and raise awareness of surface water flood risk to
different audiences using a clearly defined process for internal and external communication with stakeholders and
the public.
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Table 9-6

SWMP Short to Medium Term Actions (extracted from the SWMP)

No.

Description

1

In LFRZs use SWMP mapped outputs to support developers in
Development Control Policy
demonstrating compliance with PPS 25 [NPPF] by ensuring
development will remain safe and will not increase risk to others, where
necessary supported by more detailed integrated hydraulic modelling.

2

Developments in CDAs to contribute to measures to reduce surface
water flood risk.

Section 106, Community Infrastructure
Levy, Development Control Policy

3

Developments to include at least one 'at source' SUDS measure,
resulting in a net improvement in water quantity or quality discharging
to sewer.

Development Control Review and
Monitoring of policy implementation

4

Developments greater than 0.5 [It is assumed that 0.5 is an reporting
error and should be 0.1 which maintains consistency with General
Policy 2 outlined in Table 9.1] hectares to reduce runoff from site by at
least 50%.

5

Developments greater than 0.5 hectare in a CDA to reduce runoff to
pre-development greenfield runoff rates.

6

Seek opportunities within all Masterplans and AAPs to integrate fluvial
and surface water flood risk reduction measures.

7

Ensure any development in a CDA falling within a Strategic Growth
Area/AAP Plan to reduce runoff to Greenfield runoff rates.

AAP

8

Seek to include SUDS retrofitting policies to enhance or replace
conventional drainage systems in LFRZs, or elsewhere as
opportunities arise.

Development Control Review and
Monitoring of policy implementation

9.8

Implementation

Key Findings
Within the LLDC administrative area two CDAs have been identified within Hackney and
Newham, and three CDAs have been identified within Tower Hamlets. One of the CDAs within
Hackney extends into Tower Hamlets and, as a result, it has been confirmed that a coordinated
approach should be adopted by the two councils to address the existing flooding problems in
this area.
Key development control criteria applicable to future development, that have been set with the
objective to manage and reduce surface water flood risk, include:


All developments greater than 250m² which increase impermeable area coverage are to
include one ‘at source’ SUDS measure.



Developments greater than 0.1 hectare on brownfield land are required to reduce existing
runoff rates, up to an including the 1% annual probability event, by at least 50%. If this
results in a discharge rate lower than the Greenfield condition it is recommended that the
Greenfield rate is used.



Developments located within a CDA and greater than 0.5 hectare are required to reduce
runoff to Greenfield runoff rates.
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10

Area Action Plans

10.1

Overview
AAPs are documents that have been produced by Boroughs to guide the regeneration and
future development of key areas of land. The AAPs confirm the spatial planning objectives and
policies and provide guidance that supports the development aspirations for these areas. Two
key AAPs (Hackney Wick and Fish Island) are in place within the LLDC administrative
boundary, which are summarised below.

10.2

Hackney Wick Area Action Plan
The AAP has been produced in line with the strategic policy direction of the London Plan and in
accordance with the OLSPG and the policies contained in Hackney’s Core Strategy. The AAP
confirms that planning applications that are in line with the policies in the Core Strategy, the
AAP and other relevant documents of the Hackney Local Plan will generally be approved unless
material considerations indicate otherwise.

10.2.1 Flood Risk
The AAP confirms that the Hackney Wick area is located within the floodplain of the River Lea
and is at risk of both fluvial and tidal flooding (from the Thames Estuary), in particular at Wallis
Road. In common with the Hackney SFRA, the AAP confirms that areas of Hackney Wick are
located within Flood Zones 1, 2 and 3.

10.2.2 Sequential and Exception Tests
The AAP confirms that an FRA should be used to show that proposed developments are in line
with the Council’s site allocations. Where a site has not been sequentially tested, the AAP
confirms that the FRA should provide the necessary information to enable Hackney Council to
apply the Test. It also confirms that, if the Exception Test is required, the FRA should provide
the necessary evidence to support part c) of the test.
Where a development proposal includes development types of varying vulnerability, in
accordance with the definitions in the NPPF, the AAP confirms that developers should apply the
sequential approach to the allocation of land uses within the development site. This process
should ensure that elements of the redevelopment that are of greater vulnerability are located in
parts of the site at lowest risk of flooding.

10.2.3 Flood Risk Management Policies
The policies identified within the AAP to manage flood risk within Hackney Wick are very similar
to the specific development control measures identified in the Hackney Level 2 SFRA (Table 83). To avoid repetition the AAP policies have not been reproduced in this section; however, for
completeness a copy of the policies is provided in Appendix A.

10.2.4 Strategic Flood Mitigation Measures
Within the AAP there is reference to potential strategic flood mitigation measures, which are
also outlined in the Hackney SFRA. These measures include raising the level of protection
provided along the edge of the Lee Navigation and increasing the volume of storage available in
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the floodplain further upstream in the Hackney Marshes. The AAP confirms that a full feasibility
study, including detailed hydraulic modelling, would be required to establish the viability of these
large-scale flood mitigation measures.
The AAP mentions that the Council is working in partnership with the Olympic Development
Authority, the GLA, Tower Hamlets, Waltham Forest and Newham Councils; the EA, Emergency
Planners and other key development partners to develop a Strategic Flood Risk Management
Scheme to reduce and mitigate the flood risk identified. The AAP confirms that the Strategic
Flood Risk Management Scheme will form a key part of supporting future planned growth as
well as making areas safer for the existing inhabitants, businesses and community facilities in
Hackney Wick.

10.2.5 Further Guidance
Further guidance and best practice on the preparation of FRAs is provided in Appendix B of the
AAP.

10.3

Fish Island Area Action Plan

10.3.1 Flood Risk
The AAP confirms that Fish Island is subject to tidal and fluvial flood risk from the Thames and
River Lea. This will influence the nature and design of future development in the area. As with
the Tower Hamlets SFRA, the AAP confirms that areas of Fish Island (within the LLDC
administrative area) are located within Flood Zones 1, 2 and 3.

10.3.2 Sequential and Exception Tests
The AAP confirms that, in responding to and managing the impact of flood risk, there is the
opportunity to adopt the sequential approach to development layout by locating more vulnerable
and essential infrastructure within the Flood Zones 1 and 2 and ‘water compatible’ uses within
Flood Zone 3 and closer to the watercourses. The location of ‘More Vulnerable’ and ‘Essential
Infrastructure’ uses within Flood Zone 3 will require application of the Exception Test as set out
PPS25 [now NPPF].

10.3.3 River Frontage
The AAP confirms that the current site frontage with the River Lee Navigation in Fish Island
East predominantly consists of concrete and sheet pile hard edge. The Thames River Basin
Management Plan has identified mitigation measures for the watercourse to help achieve a
‘good’ ecological status. The AAP mentions that development provides the opportunity to
enhance the river frontage encouraging both habitat creation and public access to the water,
whilst also acting to prevent erosion and provide flood protection to the area.

10.3.4 Summary of AAP Recommendations
The AAP confirms that the council has carried out an SFRA and other more detailed
assessments to inform how development within Fish Island should take into account flood risk.
The recommendations from the assessment work that are related to development are:


Development layout must consider surface water flow routes and manage runoff on site
sustainably with a target to achieve greenfield runoff rates.
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Include ‘at source’ SUDS control measures to reduce existing site runoff in accordance
with London Plan.



Open up river corridors and provide more floodplain storage.



Incorporation of flood resistance / resilience measure up to the flood level.



Application of the sequential approach at site level to be carried out to ensure ‘more
vulnerable’ land uses are located within Flood Zones 1 and 2.



All residential accommodation to be located on the first floor or above.



Consideration of safe access / egress from the site and safe refuge.

10.3.5 Flood Risk Policies
The policies identified within the AAP to manage flood risk within Fish Island are outlined in
Table 10-1.
Table 10-1

Summary of Key Flood Risk Management Policies

Policy

Title

Details

F1 7.2

Managing Flood Development Management
Risk
1. New developments should minimise the risk of flooding and should be subject to a
specific FRA to support planning applications, in accordance with the NPPF.
2. New development in Fish Island should minimise the risk of flooding and where they are
over 1ha in site area or within a Flood Risk Zone 2/3, they should be subject to a specific
FRA to support planning applications, in accordance with the NPPF.
3. All new development and infrastructure should minimise surface runoff through the
effective use of SUDS such as porous/pervious paving for new highway surfaces, car
parking areas and walkways; and green/brown roofs. Rainwater recycling, wastewater
reuse (grey water for flushing and watering of landscaped communal areas), and other
water efficiency measures should also be considered where feasible.
4. New residential development should satisfy the requirements of the Code for
Sustainable Homes with regards to the management of surface water runoff.
Implementation
5. Promote an integrated and sustainable approach to the management of development
and flood risk to ensure sustainable growth and development into the future through the
preparation of an area wide flood risk management plan.

10.4

Key Findings
The general key findings of the review of the two AAPs are:


AAPs are documents that have been produced by the Councils to guide the regeneration
and future development in key areas.



The AAP for Hackney Wick and Fish Island (both within the LLDC administrative
boundary) confirm that these areas are located within Flood Zones 1, 2 and 3.



The AAPs confirm that development within Hackney Wick and Fish Island must comply
with the FRA and management requirements set out in NPPF.



In summary, the general development control measures identified within the two AAPs
include:
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-

the adoption of the sequential approach to the type and location of
development,

-

no basement developments permitted within Flood Zones 2 and 3,

-

raised finished floor levels for residential development located within Flood
Zone 3,

-

flood resistant and resilient measures should be used in developments located
within Flood Zones 2 and 3,

-

safe access and egress should be considered,

-

safe refuges should be provide for developments located within Flood Zones 2
and 3,

-

evacuation procedures should be established within Flood Zones 2 and 3,

-

developments should adopt SUDS.
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11

Other Key Documents

11.1

Overview
During the review, additional documents related to flood risk management that cover the LLDC
administrative area were identified. Although a detailed review of these documents was not
included in the agreed scope of work, a brief overview of these documents is provided within
this section.

11.2

Olympic Legacy Supplementary Planning Guidance
The OLSPG (GLA, 2012) clarifies the Mayor of London’s objectives for the Olympic Park and
the surrounding areas. In areas where they coincide, it is understood that this document
supersedes the Lower Lea Valley Opportunity Area Planning Framework.
The guidance sets out five overarching development principles, each of which is broken down
into a series of more detailed development principles which aim to deliver the spatial planning
objectives for the Olympic Park and the surrounding areas. One of the key development
principles is related to flood risk and has been reproduced in Table 11-1.

Table 11-1

Development Principle E4 - Flood Risk, and Water Conservation and Management

Description
Development proposals in the OLSPG area must reduce flood risk through appropriate location, design
and risk assessment. Particular attention should be given to locations identified in the GLA’s 2009
Regional Flood Risk Appraisal. Development proposals in the OLSPG area should incorporate water
efficient fittings within homes and work places and measures should be undertaken to improve water
quality.
Key London Plan policies: 2.4, 5.12 - 5.15.

11.3

Lower Lea Valley Opportunity Area Planning
Framework
The Lower Lea Valley Opportunity Area Planning Framework (GLA, 2007) is the Mayor of
London’s strategic planning document for the Lower Lea Valley. This Framework outlines the
vision and development principles for the Lower Lea Valley in terms of land use strategy
including the scale and nature of proposed change. . In areas where they coincide, it is
understood that this document is superseded by the OLSPG.

11.4

Lower Lee Valley SFRA
The Lower Lee Valley SFRA (Capita Symonds, 2005) was produced on behalf of the London
Development Agency to support the development associated with the 2012 Olympic Games and
its infrastructure. In relation to the LLDC area, the significance of the SFRA is now limited due to
the development that has been brought forward and the new studies/modelling that has been
undertaken since 2005.
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11.5

Olympic Flood Risk Assessment
The Olympic FRA (Olympic Delivery Authority, 2007) supported the planning application for the
Olympic and Legacy facilities. This document provides information on the baseline and the
predicted residual (with site remediation and preparation works, and Olympic and Legacy
facilities in place) flood risk. The flood predictions provided within the FRA will be superseded by
the latest LLDC model currently being developed. Therefore, the FRA should only be used by
LLDC for background information.

11.6

Olympic Stadium Transformation Flood Risk
Assessment
The Olympic Stadium Transformation FRA (Buro Happold, 2013) was produced to support a
planning application to transform the Olympic Stadium into a 60,000 seat multipurpose venue
with athletics provision and other facilities.
The Olympic Stadium is situated in Planning Development Zone (PDZ) 3 (shown in Appendix
B). The FRA, which was undertaken in accordance with NPPF, assesses the benefits of the
proposed development against the conditions that existed in 2006. The flood predictions
provided within the FRA will be largely superseded by the latest LLDC model currently being
developed. Therefore, the FRA should only be used by LLDC for general background
information.

11.7

Legacy Communities Scheme Flood Risk
Assessment
The FRA (Buro Happold, 2011) has been undertaken to support the Legacy Communities
Scheme (LCS) 2012 planning application for development parcels (shown in Appendix B) within
the Queen Elizabeth Olympic Park. Table 11-2 outlines the key findings from the FRA.

Table 11-2

Summary of Key Information Extracted from the FRA

Aspect

Summary Extract

Flood
Mitigation
Measures

A number of measures have been taken by the Olympic Delivery Authority to ensure that PDZs 1 to 7
[shown in Appendix B] within the Olympic Park are adequately defended against flood risk both during
and after the London 2012 Olympic and Paralympic Games. The measures include:

Flood
Defence



Three Mills Lock – a navigation structure that facilitates enhanced delivery of freight along the
Olympic waterways and also provides the benefit of increased flow capacity through Prescott
Channel;



Henniker’s Ditch culvert – provides an alternative flow path for overland flow approaching the
site from the north, thus significantly reducing downstream flood risk;



Increased flood water storage in the northern half of the Olympic Park and along Waterworks
River;



A new surface water drainage network which has been designed in accordance with current
regulations and



New / upgraded river wall structures in zone 1.

Within the future Queen Elizabeth Olympic Park PDZs1, 2, 4, 5, 6 and 12 the flood defence
infrastructure built for the Games delivers sufficient flood protection for future Legacy development to
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Infrastructure

take place in accordance with PPS25 [NPPF]. It will however be important that development brought
forward through the LCS respects existing flood mechanisms and defence structures, as well as
responding to any further flood risks.

Flood Risk

In the 1% annual probability design flood event including a 20% allowance for climate change the
LCS hydraulic flood model demonstrates that none of the proposed Development Parcels are at risk
of fluvial flooding.

Key Model
Findings



LCS Development Parcels proposed in PDZs1, 2, 4, 5, 6 and 12 will be at low (<0.1% annual)
probability of fluvial flooding. This corresponds to “Flood zone 1” categorization in PPS25
[NPPF] which is considered acceptable for new residential developments;



Development Parcels within PDZ1 are at residual risk of flooding from a higher 0.1% annual
probability event due to overtopping from the overland flow route which conveys flood water
along the DLR. Therefore within these Development Parcels measures should preferably be
taken to ensure their removal from the in 1% annual probability flood extents. The most
suitable option is likely to be setting threshold floor levels above the 1% annual probability
flood extent and this will be verified through detailed design of the Development Parcels.



Development Parcels 8.2 and 8.3 will be at residual risk of flooding from breaches of existing
“informal‟ flood defences along the River Lea Navigation. Within these Development Parcels
suitable flood mitigation measures should be taken to ensure their removal from the design
flood extents. Flood mitigation options include: (a) raise threshold floor levels to be above the
design flood event plus suitable freeboard; (b) provide localized flood defence measures within
the Development Parcels; (c) upgrade existing off site flood defences. The most suitable
option will be determined through detailed design of the Development Parcels.



Development Parcel 8.4 is at residual risk of flooding due to breach of the existing flood
defences adjacent to this site which are in a poor state of repair. Suitable flood mitigation
measures will also be required.



Sections of the canal-side towpath in PDZs2 and 4 will be submerged during the design flood
event but this will not affect future Development Parcels which will be located at a higher level.
Flood risk to towpaths could be managed through the use of warning signs.

Outside of the Olympic Park, the flood model indicates a negligible increase in flood risk to
neighbouring properties during the 1% annual probability design flood with 20% climate change. Thus
the proposed LCS has no adverse impact outside of the Olympic Park.

Third Party
Flood Risk

In relation to the LLDC area, the FRA provides important information on the flood mitigation
measures that have been implemented to facilitate development and also provides useful
background information on flood risk.

11.8

Legacy Communities Scheme Flood Risk
Assessment Addendum
The FRA addendum (Buro Happold, 2012 was prepared to provide additional information to
support the planning application submitted in 2012, this included:


Information on the refinements to the development proposals (PDZ 1, 2, 4, 5, 6 and 8).



Confirmation of revised documents to support the application.



Confirmation of supporting addendum documents.



Confirmation of a new vision and convergence statement.



Information on development phasing.

Flood Risk within the Legacy Corporation Area—Information Review
Hyder Consulting (UK) Limited-2212959
http://ukr.hybis.info/projects/wx/awarded/wx43164/f_reports/oda pdt 098 - local plan flood risk review/ua001441-oda-pdt98-02 local plan
flood risk review report.docx

Page 42

In terms of flood risk, the addendum also addresses the queries raised by the Olympic Delivery
Authority Planning Decision Team in relation to:


The extent of the flood model.



Adopted model grid size.



Adopted climate change allowances.



Feasibility studies/detailed investigations undertaken in relation to renewing the defences
that protect planning delivery zones 3 and 8.



The approach adopted in relation to the Waterworks flood defences.

The addendum also summarises the potential impact of the refinements to the development
proposals on flood risk.

11.9

Thames Catchment Flood Management Plan
(TCFMP)
The TCFMP (EA, 2009) gives an overview of flood risk in the Thames catchment and sets out
the preferred plan for sustainable flood risk management over the next 50 to 100 years. The
CFMP considers all types of inland flooding, from rivers, groundwater, surface water and tidal
sources, but not flooding directly from the sea.
In the TCFMP the LLDC area is covered by Policy Option 5. An extract is provided below:


In areas of moderate to high flood risk where EA can generally take further action to
reduce flood risk. The EA recognise the challenge of this policy and that we will not be
able to reduce the risks everywhere.



In the Lower Lee and Lower Thames the EA are assessing the costs and benefits of large
scale interventions to reduce the probability of flooding. In all of these locations there are
major technical obstacles which mean any solutions will be expensive, provide different
levels of protection and not benefit everyone in the affected communities. EA are
confident however, of being able to bring forward proposals that will reduce the risk to
many people.



In all of these areas, but especially in those areas where major flood defences are not a
realistic option in the foreseeable future, the most sustainable way of reducing flood risk
will be through floodplain management. In areas of redevelopment; resilience and
resistance measures can be incorporated into new buildings. Flood awareness and
emergency response will have an important role to play in all areas.

The proposed EA actions to deliver the policy include:


Deliver the actions recommended in Flood Risk Management Strategies for the Lower
Lee once they are approved.



In the short-term, EA will encourage partners to develop policies, strategies and initiatives
to increase the resistance and resilience of all new development at risk of flooding. EA
will also look at protecting land that may be needed to manage flood risk in the future,
and work with partners to identify opportunities for this and to recreate river corridors in
urban areas.



In the longer-term, EA need land and property owners to adapt the urban environment to
be more flood resilient. This includes the refurbishment of existing buildings to increase
resilience and resistance to flooding.
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EA need to promote the management of flood consequences. By working with their
partners EA will improve public awareness and local emergency planning, for example
identifying critical infrastructure at risk and producing community flood plans.

In relation the LLDC area, Policy Option 5 within the TCFMP has a key bearing on the approach
to managing development and flood risk.

11.10 Thames Estuary 2100
The Thames Estuary 2100 project was established by the EA in 2002 with the aim of developing
a strategic flood risk management plan for London and the Thames Estuary to 2100. The Plan
(EA, 2012) primarily concerns tidal flooding and sets out recommendations for flood risk
management in London and the Thames Estuary.
In the Plan the LLDC area is covered by Policy P5 – “take further action to reduce flood risk
beyond that required to keep pace with climate change”. The vision for the area is to have a
defence system that can provide an increasing level of protection against climate change. The
vision notes that the defences should be integrated with new development wherever possible,
blending with the modern and rapidly changing urban environment. The actions recommended
in the Plan to manage flood risk summarised in Table 11-3.
Table 11-3

Recommended Actions within the Thames Estuary 2100 Plan (summary extract provided)

Horizon

Recommended Actions

First 25 years

TE2100 Plan and data used to inform the development and revision of SFRAs and
flood plans.
To agree a programme of floodplain management including local flood protection,
resilience and emergency plans for vulnerable key sites.
To agree partnership arrangements and principles to ensure that new development
is safe, and that where possible the application of the NPPF reduces the
consequence of flood risk – particularly in the areas where large numbers of people
congregate or there is aggregation of flood risk.
For flood risk management to be factored into the planning process at all levels for
the first 25 years from 2010 to 2034.
To maintain, enhance, improve or replace the river defence walls and active
structures over the first 25 years of the Plan from 2010 to 2034.
Agree a programme of managing flooding from other sources in the defended tidal
floodplain.

Middle 15 years

To maintain, enhance and improve or replace the defence walls and active
structures through east London during the 15 year period of the Plan from 2035 to
2049.

Up to 2100

To implement a programme of defence to 2070 (with defences upriver of the
Thames Barrier being raised by 2065 and downriver in 2070).
To maintain, improve, enhance or replace the river defence walls and active
structures through central London post 2070 and into the 22nd century.

In relation the LLDC area, the recommended actions identified in the Plan and summarised in
Table 11-3 have a key bearing on the approach to managing development and flood risk.
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12

Latest Flood Information
It is understood, through consultations with the EA and other parties, that the LLDC
administrative boundary is covered by a linked 1D-2D hydraulic model of the Lower Lea Valley,
which has been used to inform the assessment of flood risk within the SFRAs produced for
Hackney, Tower Hamlets, Waltham Forest and Newham. It should be noted that this model is a
‘baseline’ model that does not reflect the construction of the Olympic and subsequent Legacy
developments. The flood conditions predicted by this baseline model are likely to have been
influenced by the changes to topography, river channels and key structures and to the built
development landscape that have accompanied the Olympic and Legacy developments.
Therefore, flood mapping and other flood risk information within the SFRAs and existing FRAs
will soon be superseded. In consultations, it has been confirmed that Halcrow, on behalf of the
EA, are currently updating the Lower Lea Valley hydraulic model. Key model updates include
conversion of some of the existing 1D sections of the existing Lower Lee models into a 2D
(ISIS-TuFLOW) model domain, representation of some of the changes to the catchment since
the last modelling (including selected changes in the LLDC area). The design flood flow
estimates that are routed through the model are also being updated. The delivery of this
updated model is anticipated in August 2013.
The LLDC has also commissioned Buro Happold to produce an updated hydraulic model that is
specific to the Queen Elizabeth (QE) Olympic Park within the LLDC administrative boundary,
tailored to supporting future development proposals within the Park. The updated EA Lower Lea
Valley hydraulic model is to be adopted as the basis, with additional refinements (e.g.
topography and land use) built in to represent the QE Olympic Park area in a high level of detail.
It is currently anticipated that the QE Olympic Park model would be completed between
September and October 2013.
The LLDC model (QE Olympic park) and its associated flood predictions are likely to provide the
most reliable and accurate predictions of flooding within the LLDC administrative area. As a
result, the predictions from this model should be key to the evidence base that supports the
LLDC’s emerging Local Plan.
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13

Approach to Flood Risk Management
In general, the policies and approach to managing flood risk incorporated within the London
Plan, Core Strategies, SFRAs, AAPs and SWMPs are consistent with the overarching policies
within the NPPF. Naturally, there are differences in the terminology used, emphasis and
presentation of the policies, due to the large number of organisations that have been involved in
the development of these documents.
As the documents reviewed were published prior to March 2012 they reference PPS25, which
has been superseded by NPPF. The approach to the management of development and flood
risk is common and, therefore, the overall conclusions of the SFRAs and other documents
reviewed are still applicable.
The policies linked to development and flood risk management can be summarised in nine
general policies, as presented in Table 13-1.

Table 13-1

General Development Flood Risk Management Policies

No.

Details

1

Development must comply with the flood risk assessment and management requirements set out
in NPPF, including the application of the sequential approach to the location of development, and
the Sequential and Exception Test criteria where required.

2

No basement developments are permitted within Flood Zones 2 and 3.

3

New developments are to incorporate SUDS.


All developments greater than 250m² which increase impermeable area are to include at
least one SUDS measure.



Developments greater than 0.1 hectare on brownfield land are required to reduce existing
runoff rates, up to and including the 1% annual probability event, by at least 50%. If this
results in a discharge rate lower than the Greenfield condition it is recommended that the
Greenfield rate is used.



Developments located within a CDA and exceeding 0.5 hectares are required to reduce
runoff to Greenfield runoff rates.

4

New development is to ensure the protection of adjacent flood defences and where possible
should be set back from the watercourse and defence.

5

New development, located within Flood Zones 2 and 3, should incorporate flood resilience and
resistance measures.

6

Evacuation procedures should be established for new development located within Flood Zones 2
and 3.

7

When new development is proposed consideration should be given to safe access and egress.

8

Safe refuges should be provided for new development located within Flood Zones 2 and 3.

9

The finished floor levels of residential developments located within Flood Zones 2 and 3 should be
raised above the design flood level. For any mixed use development located within Flood Zones 2
and 3, residential uses should be located on the first floor or above.

It is recommended that these general policies be used by LLDC to inform the preparation of the
Local Plan.
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One area of inconsistency has been identified regarding the restriction of post-development
runoff rates. Some documents, such as the Hackney Wick SFRA, recommend that all new
development be restricted to Greenfield runoff rates. The SWMPs recommend that existing
runoff from brownfield sites (not located within a CDA) should be reduced by at least 50%, if this
is greater than the Greenfield condition. As the SWMPs generally postdate the SFRAs, the
recommended SWMP policies on post-development runoff have been included within the
recommended flood management approach outlined in Table 13-1.
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14

Conclusions and Recommendations

14.1

Conclusions

14.1.1 General


To support the preparation of a Local Plan (which will set out the planning policies that
will guide future development and which will be used in the determination of future
planning applications) for the LLDC, a review of all current published flood risk
information relevant to the LLDC administrative area has been undertaken.



The indicative EA Flood Map shows that the LLDC administrative area spans all three
Flood Zones: 1 (low probability of flooding), 2 (medium probability of flooding) and 3 (high
probability of flooding). The main source of flooding within the LLDC administrative area
is from the system of fluvial watercourses that flows through the area. Although there are
flood defences, some of the land within the LLDC administrative area is susceptible to
flooding as a result of a breach/failure of the defences and overtopping, where defences
are not present or provide insufficient standard of protection.



In the SFRAs that have been reviewed, nine key development areas have been identified
in the LLDC administrative area. For each development area the SFRAs provide specific
information on local flood risk and on the development control measures that should be
adopted to bring forward development at these sites.



The LLDC administrative boundary is covered by a linked 1D-2D hydraulic model of the
Lower Lea Valley. This model has been used to inform the assessment of flood risk within
the SFRAs. The model does not reflect the construction of the Olympic and subsequent
Legacy developments. Work is currently being undertaken by the EA to update this model
(including revised flood flows, incorporating landform changes within the Olympic Park
area, and refinements to the model configuration). It is anticipated that these updates will
be completed in August 2013.



Following completion of the EA model updates, Buro Happold (on behalf of the LLDC) will
undertake work to further refine the model in the LLDC area. It is anticipated that these
updates will be completed between September and October 2013.



In the documents reviewed, the approach to the management of development and flood
risk is common and, therefore, the overall conclusions of the SFRAs and other
documents reviewed are still applicable to the LLDC area.

14.1.2 Approach to Flood Risk Management


In general, the policies and recommended approach to managing flood risk incorporated
within the London Plan, Core Strategies, SFRAs, AAPs and SWMPS are consistent with
the overarching policies within the NPPF. There are differences in the terminology used;
emphasis and presentation of the policies. However, policies linked to development and
flood risk management can be summarised in nine general policies outlined as follows:
1

Development must comply with the flood risk assessment and management
requirements set out in NPPF, including the application of the sequential approach
to the location of development, and the Sequential and Exception Test criteria
where required.

2

No basement development should be permitted within Flood Zones 2 and 3.

3

New development should incorporate SUDS:
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14.2



All developments greater than 250m² which increase impermeable area are
to include at least one SUDS measure.



Developments greater than 0.1 hectare on brownfield land are required to
reduce existing runoff rates, up to an including the 1% annual probability
event, by at least 50%. If this results in a discharge rate lower than the
Greenfield condition it is recommended that the Greenfield rate is used.



Developments exceeding 0.5 hectares located within a CDA are required to
reduce runoff to Greenfield runoff rates.

4

New development should ensure the protection of adjacent flood defences and
where possible should be set back from the watercourse and defence.

5

New development, located within Flood Zones 2 and 3, should incorporate flood
resilience and resistance measures.

6

Evacuation procedures should be established for new development located within
Flood Zones 2 and 3.

7

When new development is proposed consideration should be given to safe access
and egress.

8

Safe refuges should be provided for new development located within Flood Zones
2 and 3.

9

The finished floor levels of residential developments located within Flood Zones 2
and 3 should be raised above the design flood level. For any mixed use
development within existing buildings located within Flood Zones 2 and 3,
residential uses should be located on the first floor or above.

Recommendations


The LLDC model and its associated flood predictions are likely to provide the most
reliable and accurate predictions of flooding within the LLDC administrative area. As a
result, it is recommended that the predictions from this model be used to inform the
LLDC’s emerging Local Plan and in the determination of future planning applications.



It is recommended that the emerging Local Plan and the determination of planning
applications be primarily informed by the policies set out within the NPPF. In addition, it is
also recommended that the nine general policies, outlined above, be considered within
the emerging Local Plan and the determination of planning applications.
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15

Glossary
Terms

Abbreviation

Definition

Area Action Plan

AAP

Development plan document aimed at establishing a set of
proposals and policies for the development of a specific
area within a council area.

Core Strategy

-

A key spatial planning document that sets out a spatial
vision at a council level and how this will be achieved.

Critical Drainage Area CDA

A discrete geographic area (usually a hydrological
catchment) where multiple and interlinked sources of flood
risk (surface water, groundwater, sewer and/or river) often
cause flooding during severe weather, thereby affecting
people, property or local infrastructure.

Flood Risk
Assessment

FRA

A study to assess the risk of a site or area flooding, and to
assess the impact that any changes or development in the
site or area will have on flood risk.

Local Flood Risk
Zones

LFRZ

A location where predicted flooding affects houses,
businesses and/or infrastructure.

Local Development
Framework

LDF

Document that sets out a Local Authority’s spatial planning
strategy.

London Plan

-

Document that sets out an integrated economic, social and
environmental framework for the development of Greater
London over the next 20–25 years.

National Planning
Policy Framework

NPPF

Document that sets out Government planning policy for
England and how this policy is expected to be applied.

Olympic Legacy
Supplementary
Planning Guidance

OLSPG

Document that sets out how the areas around the Olympic
Park can benefit from, and be integrated with, emerging
Legacy proposals and establish strategic priorities for the
area.

Planning Policy
Statement 25

PPS25

Document, which was superseded by NPPF in 2012, that
sets out Government planning policy for England and how
this policy is expected to be applied.

Strategic Flood Risk
Assessment

SFRA

A study that examines flood risk issues on a sub-regional
scale (e.g. local council area) and form part of the
evidence base for Local Plans.

Sustainable Drainage SUDS
Systems

A sequence of management practices and control
structures designed to drain surface water in a more
sustainable manner than some conventional techniques.

Surface Water
Management Plans

SWMPs

A plan produced by the Lead Local Flood Authority which
outlines existing flood risk from surface water sources and
the preferred surface water management strategy for an
area.

Thames Catchment
Flood Management
Plan

TCFMP

Document which provides an overview of flood risk in the
Thames catchment and sets out the preferred plan for
sustainable flood risk management over the next 50 to 100
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years.
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Appendix A

Hackney Wick AAP Policies
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Table A1 Summary of Key Flood Risk Management Policies

Policy

Title

Details

07

Sustainable
Design

All new development in Hackney Wick should use SUDS to maximise opportunities to
maintain, enhance and restore biodiversity in Hackney Wick. Also design proposals for
waterside development need to incorporate appropriate setbacks and natural buffer zones
and consider the impacts of shading and light spill on to the watercourse.

08

Flooding,
Development
Type and
Location

a) ‘More Vulnerable’ development should preferentially be located in areas of lowest flood
risk in Hackney Wick, while ‘Less Vulnerable’ development is permitted within the remaining
areas at greater risk of flooding.
b) Residential accommodation should primarily be located within areas of Low to Moderate
hazard.
c) In areas of Significant hazard all residential accommodation must be located on the first
floor or above.

09

Flood
Resilient
Design

a) The flood resilience of buildings should be improved through the incorporation of
appropriate flood resilience measures (including suitable materials and construction details);
b) Where possible, electrical fittings and appliances should be raised above the design flood
level; and
c) Where possible, flood proofing measures should be retrofitted to reduce the costs and
consequences of a potential flood event.

10

Finished Floor a) All residential uses in a flood affected area (including those that are part of mixed use
Levels
development) must be located at the first floor or above.
b) Any hazardous substances held in commercial properties should be stored above the
flood level to reduce the risk of contamination during a flood event.
c) For redevelopment of existing residential units that are at ground floor level, finished floor
levels should be raised as high as practically possible, with resilience measures making up
the difference to the 1% annual probability flood level if necessary.
d) Basement dwellings are not permitted in areas within Hackney Wick that are within Flood
Zones 2 and 3.

11

Safe Access
and Egress

All development must provide safe access and egress points in accordance with the
following:
a) 1-2 Hours - For any residential development located within the areas defined by a rate of
onset of flooding of less than 2 hours, finished floor levels should be located above the flood
level (5.6m AOD). Refuge should be provided for all developments in this area above the
flood level.
b) 2-4 Hours - For residential development located within the band defined as 2-4 hours,
finished floor levels should be located a minimum of 300mm above the flood level, including
climate change (at 5.9m AOD). Safe refuge should also be provided above the flood level
and egress and access routes determined to Flood Zone 1.
c) 4-8 Hours - For developments located within the 4-8 hour extent, all residential
accommodation should be located a minimum of 300mm above the flood level (at 5.9m
AOD).

12

Safe Refuge
and
Rendezvous

For mixed use developments, which are specifically proposed within the flood prone areas in
the southern part of Hackney Wick, internal stairways must be included into the development
design to guarantee the provision of internal access to areas of safe refuge above the flood
level. These stairways must be sufficient for all occupants of the development.

13

Evacuation
Procedures

Flood evacuation procedures should be carried out in accordance with Hackney’s emerging
Flood Response Plan.
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14

Surface Water Development in Hackney Wick should:
Management a) Reduce surface water runoff rates through the application of SUDS. The use of SUDS will
ensure that rainwater runoff, is stored and treated onsite before it is discharged into local
waterways;
b) Ensure potential overland flow paths are determined and appropriate solutions proposed
to minimise the impact of the development;
c) Include opportunities in the development for rainwater harvesting, living roofs, permeable
gardens and public realm to minimise run-off. Water storage and treatment areas can be
incorporated into public realm and open space areas; and
d) Be in accordance with the Council’s current standards and development management
policies.
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Appendix B

Planning Delivery Zones
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Extracted from the Legacy Communities Scheme FRA Addendum
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