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INTRODUCTION

Background

This updated Flood Risk Assessment is prepared for Berkeley Homes (Capital) Plc and
submitted in support of the planning application (ref. 24/AP/2074) which seeks permission
for the comprehensive redevelopment of the Aylesham Centre and associated car park
and petrol filling station at Hanover Park, London SE15 5EW (‘the Site"). This updated
Flood Risk Assessment supersedes the July 2024 Flood Risk Assessment (document ref.
AC19).

The updated Flood Risk Assessment reflects the design changes as set out within the
updated Design and Access Statement (document ref AC02A). The updates within this
Report are minor and comprise the following:

e updating the reference to the December 23 NPPF in Paragraph 1.9;
e updating the plans included within Appendix A; and
e updating Figure 3.3.

The conclusions are unchanged from those as set out within the July 2024 Flood Risk
Assessment (document ref. AC19).

This FRA has been prepared in accordance with the National Planning Policy Framework
(NPPF), associated Planning Practice Guidance (PPG) and Environment Agency (EA)
standing advice on flood risk for new development.

Site Location and Land Use

The site covers an area of approximately 2.7 hectares (ha) and is located within the
administrative boundary of the London Borough of Southwark (‘LBS’) (the Local Planning
Authority (‘LPA’)). The Site accommodates the Aylesham Centre alongside an associated
surface car park (363 spaces), service yard, and petrol filling station. The Aylesham Centre
comprises retail units fronting on to Rye Lane with additional retail units within a covered
mall, including a Morrison supermarket.

The site is in an urban area and is centred around National Grid Refence (NGR) TQ 34272
76642 (refer to Figure 1.1). The Site is located within Peckham town centre, Rye Lane
bounds the Site to the west, Hanover Park to the south and Mckerrell Road to the east.
Peckham Bus Station, fronting onto Peckham High Street, bounds the Site to the north.

Further details on site topography, geology and hydrology are set out in Section 2.
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Proposed Development

The scheme proposals (hereafter referred to as ‘the Proposed Development’) will comprise
of a the demolition of existing buildings and phased redevelopment to provide a
replacement supermarket and associated service yard and car parking (Use Class E(a));
flexible retail, leisure (including drinking establishment), and commercial accommodation
(Use Class E/Sui Generis); dwellings (Use Class C3); landscaping; and associated works
(refer to Appendix A).

Requirements for a Flood Risk Assessment

The requirements for FRA are provided in the NPPF and associated PPG. Footnote 59 of
Paragraph 173 of the NPPF (December 2023) requires that a site-specific FRA should be
submitted with planning applications for:

o for all development in Flood Zones 2 or 3;

e all sites greater than 1 ha in Flood Zone 1;

¢ land which has been identified by the EA as having critical drainage problems;

e in an area within Flood Zone 1 where land is identified in a strategic flood risk
assessment as being at increased flood risk in the future; and/or

e an area within Flood Zone 1 that may be subject to other sources of flooding, where
its development would introduce a more vulnerable use.

The EA’s Flood Zones are defined as follows:

e Flood Zone 1 is defined as land with little or no flood risk (an annual exceedance
probability [AEP] of flooding of less than 0.1%);

e Flood Zone 2 is defined as having a medium flood risk (an AEP of between 0.1% and
0.5% for tidal areas or 0.1% and 1.0% for rivers); and

e Flood Zone 3 is defined as high risk (with an AEP of greater than 0.5% for tidal areas
or greater than 1.0% for rivers).

FRAs should describe and assess all flood risks (from rivers, the sea, surface water,
reservoirs, sewers and groundwater) to and from the development and demonstrate how
they will be managed, including an evaluation of climate change effects.
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BASELINE ENVIRONMENTAL CONDITIONS

Topography

A site-specific topographic survey has been undertaken and is provided as Appendix B.
This indicates that the Site slopes towards the north; the highest level is approximately
8.98 metres Above Ordnance Datum (mAOD) along the southern boundary, falling to
between 5.60 mAOD along the northern boundary.

Hydrology

From a review of EA and Ordnance Survey (OS) mapping, the closest ‘main river'lis the
Ravensbourne River which is located approximately 3.0 km east of the Site. The second
closest ‘main river’ is the River Thames which is located approximately 3.2 km north of the
Site.

A ‘lost watercourse’? is located approximately 370 m south of the Site known as the ‘River
Peck’ which is culverted/routed underground.

Geology and Hydrogeology

According to the British Geological Survey (BGS) online viewer, the entire Site is underlain
by the superficial deposits of the Interglacial Lacustrine Deposits comprising of clay and
silt. The entire Site is further underlain by the bedrock geology of the Lambeth Group
comprising of clay, silt and sand.

From reviewing the BGS 1:50,000 map series England and Wales Sheet 270 for South
London, it shows the Site to be located in an area of previously worked ground. In addition,
the Groundsure report identifies that the area of worked ground appears to be located
within the southern extent of the Site. The BGS map also shows that the bedrock geology
of the Lambeth Group is further underlain by the Thanet Sand Formation and Upper, Middle
and Lower Chalk Group Formations.

BGS hold historical borehole records for the UK and there are two available borehole
records located on Site, the first is located in the far north-western corner of the Site
(TQ37NW138) which was drilled to a depth of 53.64 m. Groundwater was encountered
within this borehole at a depth of 8.5 m within the Lambeth Group and had the following
geological sequence:

e likely made ground (approximately 3.4 m thick);

1 Main Rivers described by the EA as the following “usually larger rivers and streams” the rest of which are described
as Ordinary Watercourses.
2Described as a covered channel in which water flows, typically known as a culvert.
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e river drift deposits (Interglacial Lacustrine Deposits) (approximately 2.4 m thick);
e  Woolwich and reading beds (Lambeth Group) (approximately 12.5 m thick);

e Thanet sand formation (approximately 10.0 m thick); and

e upper chalk (approximately 25.5 m thick).

The second borehole record is located along the northern boundary of the Site
(TQ37NW387) and was drilled to a depth of 15.24 m and indicates that made ground is
approximately 0.30 m thick which is then underlain by clay and sands.

Ground investigations have been carried out for local developments as detailed within the
Basement Impacts Assessment that has been submitted as a seperate document within
this application. Selected data is available and has been reviewed. Groundwater was
recorded to the north of the site at a level of between 3 mAOD to 4.5 mAOD, some 1.74 to
3.93 m below ground level, however these are likely perched water levels local to those
positions; regional groundwater from deeper boreholes is more likely to be at ~0 mAOD
based on local data.

The superficial deposits of Interglacial Lacustrine Deposits is classified by the EA as
‘Unproductive Strata’ and these are defined as “rock layers or drift deposits with low
permeability that have negligible significance for water supply or river base flow”.

The Lambeth Group and Thanet Sands are classified by the EA as Secondary A Aquifer
and these rock types are described as "permeable layers capable of supporting water
supplies at a local rather than strategic scale, and in some cases forming an important
source of base flow to rivers. These are generally aquifers formerly classified as minor
aquifers”.

The underlying chalk bedrock geology is classified as Principal Aquifer and is defined by
the EA as “layers of rock or drift deposits that have high intergranular and/or fracture
permeability - meaning they usually provide a high level of water storage. They may support
water supply and/or river base flow on a strategic scale. In most cases, principal aquifers
are aquifers previously designated as major aquifer”.

On review of the borehole data, groundwater is likely to be present in the Lambeth Group
Thanet Sands and underlying chalk and there is the potential for groundwater within these
units to be in hydraulic continuity.

The Site is not located within a groundwater Source Protection Zone (SPZ).
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EXTERNAL FLOOD RISK

Flooding Mechanisms

The EA’s flood map for planning shows that the entire Site is located within Flood Zone 1
(low risk) and, therefore, has little or no flood risk from rivers and/or the sea (refer to Figure
3.1). The closest land within Flood Zone 2 (medium risk) is located approximately 320 m
to the north, at an elevation approximately 4 m lower than the Site and, therefore, it is
considered that the Site will remain within Flood Zone 1 for its operational lifetime.

The EA’s risk of surface water flood risk mapping identifies that the majority of the Site has
a very low surface water flood risk (refer to Figure 3.2); however, the mapping indicates
that there is an area of ponding with up to a high surface water flood risk and this is
discussed further below.

When reviewing the EA reservoir flood risk map, the western half of the Site is shown to
be located within an area with reservoir flooding when river levels are normal. This is
discussed further below.

The London Borough of Southwark Strategic Flood Risk Assessment (SFRA; 2017)
indicates that the Site is located in an area that is not at risk of groundwater flooding,
however, local site investigation data indicated that the groundwater table is at
approximately 0 mAOD and the Proposed Development includes a single storey basement,
the risk of groundwater flooding has been considered below.

The SFRA (2017) includes mapping that shows the total properties that have flooded by
overloaded sewers by postcode areas. This shows that the Site is located within an area
with 1 — 2 properties that have flooded by overloaded sewers. Overall the risk of flooding
from sewers is considered to be low.

Historic Flooding

The SFRA (2017) has been reviewed to identify any specific records of flooding at or within
the vicinity of the Site. The SFRA (2017) does pinpoint a localised flood incident on
Peckham High Street north of the Site, although there is no further details on this (refer to
Map A2 of the SFRA).

The EA’s Historic Flood Map identifies that the EA do not hold any records of flooding at
or within the vicinity of the Site.

Surface Water Flooding

The EA’s risk of surface water flood risk mapping identifies that the majority of the Site has
a very low surface water flood risk (refer to Figure 3.2); however, the mapping indicates
that there is an area of ponding with up to a high surface water flood risk located in the
central western part of the Site.
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During a low and medium surface water flood risk event the area in the central western
part of the Site has a depth of flooding of up to 600 mm (refer to Figure 3.3). During a high
surface water flood event this area of ponding has up to 300 mm depth of flooding.

Itis assumed that this area of ponded surface water flood risk is localised and is associated
with lower site levels within the car park to the current shopping centre on Site. As well as
this, the EA’s “probable overland flow pathway” map shows that there are no predicted flow
pathways within the Site.

When assessing this against the Proposed Development, this area of localised ponding is
situated where Ayelsham Garden is located and external ground levels around Block F and
within the Gardens is recommended to be lowered to ensure that should any surface water
pond within this location it ponds within the gardens and away from any building, as per
the existing scenario.

There are other areas within the Site where minimal surface water ponding is shown to
occur during a low risk event. These areas are located between Blocks J and G in the
centre of the Site, within Linear Park that is located in the central eastern extent of the Site
and a small area of ponding where the replacement supermarket is proposed to be located
in the east of the Site.

Surface water flood risk does not appear to have significant connectivity to areas outside
of the site boundary (i.e. the areas at risk originate within the Site and do not comprise flow
paths). Therefore, appropriate mitigation would be provided through the implementation
of the drainage strategy summarised in Section 4 and it is considered unlikely that surface
water flooding would adversely affect the Site.

Post-development, it is considered that any ponding of surface water in extreme rainfall
events will be re-distributed to the new low points within the Site (i.e. areas of open space,
the proposed public dock and roads) and managed as part of the Sustainable Drainage
System.

Reservoir Flooding

When reviewing the EA Reservoir flood risk map, the western half of the Site is shown to
be located within an area with reservoir flooding when river levels are normal (refer to
Figure 3.4).

The SFRA states that “Reservoir flooding is extremely unlikely to happen and there has
been no loss of life in the UK from reservoir flooding since 1925. The EA is the enforcement
authority for the Reservoirs Act 1975 in England, responsible for ensuring regular
inspection and maintenance”.

All reservoirs over 25,000 m: capacity are regularly inspected and supervised by reservoir
panel engineers, therefore ensuring that they are maintained in a stable condition.

It is therefore considered that flood risk to the Site from reservoirs is negligible to low.
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Groundwater Flooding

The London Borough of Southwark Strategic Flood Risk Assessment (SFRA; 2017)
indicates that the Site is located in an area that is not at risk of groundwater flooding.
However, local site investigation data indicated that the groundwater table is at
approximately 0 mAOD within the Lambeth Group. The Lambeth group is a permeable
aquifer and is assumed to be hydraulically connected to the underlying Thanet Sands and
Chalk which are classified as permeable aquifers.

The current Site includes a single storey basement used as a car park with a Finished Floor
Level (FFL) of around 4.85 m AOD (2.58 m below ground level (bgl)) that is located beneath
the existing Morrisons in the western part of the Site. The Proposed Development includes
redeveloping the Site and relocating the supermarket to the eastern part of the Site and
the proposals includes a new single storey basement to serve the supermarket in the east
of the Site. The new basement will be larger in extent than the existing basement and will
have a FFL of around 3.8 mAOD (approximately 4.9 m bgl).

Given that local site investigation data indicates the groundwater table is at approximately
0 mAOD the proposed basement is not considered to extend beneath the water table
surface. However, a site specific investigation is to be carried out including borehole with
groundwater monitoring to confirm these groundwater assumptions.

Should any ponded water from excavations occur then water will be pumped into temporary
(baffled) holding tanks within the Site to remove suspended sediment before discharge to
surface water or to the ground (subject to an appropriate consent, where required). If oil is
observed in the water from the excavation, it will be diverted through temporary olil
interceptors prior to being discharged. Dewatering activities may require a temporary
abstraction license, and this would need to be discussed with the EA prior to
commencement of construction works. This will be detailed within the CEMP as standard
mitigation measures.

Once built, it is considered that the presence of the basement within the Proposed
Development will not result in the rise in groundwater locally and it is considered very
unlikely that groundwater would emerge at the surface. This is because should in the
unlikely event groundwater interruption occur as a result of the development, the Lambeth
Group, Thanet Sand and chalk that underlie the Site are classified as Secondary A
Aquifers and Principal Aquifers and therefore are permeable with relatively high
transmissivity which would freely allow vertical and lateral migration of groundwater.

Safe Access/Egress

Access/egress for the Site will be off Hanover Park to the south and Peckham High Street
to the north the Site, located entirely in Flood Zone 1 (low risk) and is therefore considered
to be safe.

It is concluded that future occupants of the development would be safe during the design
flood event for the operational lifetime of the development.
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As confirmed in the EAs surface water flood maps, Peckham High Street to the north, Rye
Lane to the west and Clayton Road to the east have up to high risk of surface water flooding
and are affected by surface water flow paths.

Hanover Park directly to the south of the Site is not shown to be affected by a surface water
flood event and is considered to be the safest access egress route out of the Site should a
surface water flood event occur. Although the wider road network beyond Hanover Park is
at risk of surface water flooding.

Alternatively, the buildings within the Site would not be affected by a surface water flood
event and therefore could act as areas of safe refuge should a surface water flood event
occur along the access roads into and out of the Site.

Land Use Vulnerability

Annex 3 of the NPPF sets out a schedule of land uses based on their vulnerability or
sensitivity to flooding. According to Annex 3 of the NPPF, the development is classified as
a land use that is ‘more vulnerable’ to flooding. Referring to Table 3 of the PPG, all land
uses are considered appropriate within Flood Zone 1.

Therefore, on the basis of land use vulnerability, the Proposed Development should be
deemed appropriate in planning policy terms in its proposed location.
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CONCLUSIONS

This updated Flood Risk Assessment is prepared for Berkeley Homes (Capital) Plc and
submitted in support of the planning application (ref. 24/AP/2074) which seeks permission
for the comprehensive redevelopment of the Aylesham Centre and associated car park
and petrol filling station at Hanover Park, London SE15 5EW (‘the Site’). This updated
Flood Risk Assessment supersedes the July 2024 Flood Risk Assessment (document ref.
AC19).

The conclusions are unchanged from those as set out within the July 2024 Flood Risk
Assessment (document ref. AC19).

The EA’s flood map for planning shows that the entire Site is located within Flood Zone 1
(low risk) and, therefore, has little or no flood risk from rivers and/or the sea. The closest
land within Flood Zone 2 (medium risk) is located approximately 320 m to the north, at an
elevation approximately 4 m lower than the Site and, therefore, it is considered that the
Site will remain within Flood Zone 1 for its operational lifetime.

The EA’s risk of surface water flood risk mapping identifies that the majority of the Site has
a very low surface water flood risk (refer to Figure 3.2); however, the mapping indicates
that there is an area of ponding with up to a high surface water flood risk. During a low and
medium surface water flood risk event the area in the central western part of the Site has
up to 600 mm flooding. During a high surface water flood event this area of ponding has
up to 300 mm depth of flooding.

When assessing this against the Proposed Development, this area of localised ponding is
situated where Ayelsham Garden is located and external ground levels around Block F and
within the Gardens is recommended to be lowered to ensure that should any surface water
pond within this location it ponds within the gardens and away from any building, as per
the existing scenario.

Post-development, it is considered that any ponding of surface water in extreme rainfall
events will be re-distributed to the new low points within the Site (i.e. areas of open space,
the proposed public dock and roads) and managed as part of the Sustainable Drainage
System.

When reviewing the EA reservoir flood risk map, the western half of the Site is shown to
be located within an area with reservoir flooding when river levels are normal. All reservoirs
over 25,000 m: capacity are regularly inspected and supervised by reservoir panel
engineers, therefore ensuring that they are maintained in a stable condition. It is therefore
considered that flood risk to the Site from reservoirs is negligible to low.

The London Borough of Southwark Strategic Flood Risk Assessment (SFRA; 2017)
indicates that the Site is located in an area that is not at risk of groundwater flooding.
However, local site investigation data indicated that the groundwater table is at
approximately 0 mAOD within the Lambeth Group. The Lambeth group is a permeable
aquifer and is assumed to be hydraulically connected to the underlying Thanet Sands and
Chalk which are classified as permeable aquifers.
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The Proposed Development includes redeveloping the Site and relocating the supermarket
to the eastern part of the Site and the proposals includes a new single storey basement to
serve the supermarket in the east of the Site. The new basement will be larger in extent
than the existing basement and will have a FFL of around 3.8 mAOD (approximately 4.9 m

bal).

Given that local site investigation data indicates the groundwater table is at approximately
0 mAOD the proposed basement is not considered to extend beneath the water table
surface. However, a site specific investigation is to be carried out including borehole with
groundwater monitoring to confirm these groundwater assumptions.

Once built, it is considered that the presence of the basement within the Proposed
Development will not result in the rise in groundwater locally and it is considered very
unlikely that groundwater would emerge at the surface. This is because should in the
unlikely event groundwater interruption occur as a result of the development, the Lambeth
Group, Thanet Sand and chalk that underlie the Site are classified as Secondary A
Aquifers and Principal Aquifers and therefore are permeable with relatively high
transmissivity which would freely allow vertical and lateral migration of groundwater.

The SFRA (2017) includes mapping that shows the total properties that have flooded by
overloaded sewers by postcode areas. This shows that the Site is located within an area
with 1 — 2 properties that have flooded by overloaded sewers. Overall the risk of flooding
from sewers is considered to be low.

Access/egress for the Site will be off Hanover Park to the south and Peckham High Street
to the north the Site, located entirely in Flood Zone 1 (low risk) and is therefore considered
to be safe. Hanover Park directly to the south of the Site is not shown to be affected by a
surface water flood event and is considered to be the safest access egress route out of the
Site should a surface water flood event occur. Alternatively, the buildings within the Site
would not be affected by a surface water flood event and therefore could act as areas of
safe refuge should a surface water flood event occur along the access roads into and out
of the Site.

Annex 3 of the NPPF sets out a schedule of land uses based on their vulnerability or
sensitivity to flooding. According to Annex 3 of the NPPF, the development is classified as
a land use that is ‘more vulnerable’ to flooding. Referring to Table 3 of the PPG, all land
uses are considered appropriate within Flood Zone 1.

The surface water drainage strategy forms a separate document to the FRA. The proposed
drainage strategy will ensure that the Proposed Development will not increase flood risk at
the Site or elsewhere.

This FRA has therefore demonstrated that the Proposed Development will be safe and that
it would not increase flood risk elsewhere.
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