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1 Non Technical Summary 

1.1 This Flood Risk Assessment has been undertaken in accordance with 

Planning Policy Statement 25 (PPS25) in respect of the proposed 

development at Twickenham Railway Station, Twickenham, London on 

behalf of Solum Regeneration. 

1.2 The scheme comprises a new improved transport interchange with a 

predominantly residential development above, amounting to 115 residential 

units. In addition, retail or leisure units (Use Class A1, A3 or D2) are 

proposed fronting London Road and the new station plaza. These uses are 

envisaged to be ancillary to the station use and residential development 

above and could include a small supermarket, kiosk, cafes, gym and / or 

family restaurants.  

1.3 Planning Policy Statement 25 (PPS25) ‘Development and Flood Risk’ 

requires that the Sequential Test be applied initially to a development 

application which indicates a possibility of flooding and is followed by the 

Exception Test if necessary. 

1.4 The Sequential Test has been applied to the development and passed. There 

is no requirement for the Exception Test to be applied in this case. 

1.5 The Environment Agency and Thames Water have been consulted in respect 

of historic flooding in the vicinity of the site, both of whom have confirmed 

that they hold no records of any incidences of flooding in the area. 

1.6 The Environment Agency’s current modelled flood map is based on 2008 

modelling data and confirms that the site is within Flood Zone 1 with less 

than a 1:1000 chance of tidal or fluvial flooding in any year even in the event 

of the total failure of the existing flood defences on the River Crane and the 

River Thames. 

1.7 Flood levels for a range of predicted flood events have been confirmed by the 

Environment Agency with the present day 1:100 year event predicted to 

reach a level of 7.308m AOD rising to 7.347m AOD in future years as a result 

of the predicted effects of climate change. 
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2 Existing Site 

2.1 Site Location 

2.1.1 The development site is located at Twickenham Railway Station on the 

south side of the main railway line that connects London Waterloo to 

Reading.  The site is immediately to the south of the River Crane and 

approximately 550m to the northwest of the River Thames and located to 

the east of the A310 London Road at postcode TW1 1BD, Ordnance 

Survey reference TQ161736. 

2.1.2 The site is bounded by residential dwellings to the southeast and the 

A310 London Road to the south and west. 

2.1.3 A copy of the site location plan is located in Appendix 1 at the rear of this 

report. 

2.2 Site Description 

2.2.1 The site is approximately 6,540m2 in area, approximately 5,000m2 of 

which is impermeable. 

2.2.2 Site levels vary between approximately 8m and 10.5m AOD. 

2.2.3 Vehicular and pedestrian access to the site is available from the A310 

London Road along the southwest site boundary. 

2.2.4 A copy of the existing site layout plan is located in Appendix 2 at the rear 

of this report. 

2.3 Drainage 

2.3.1 Initial investigations suggest that surface water from the site is positively 

drained to the 225mm diameter public sewer in Beauchamp Road to the 

south east of the site. 

2.3.2 Correspondence is attached in Appendix 3 confirming that Thames 

Water is in agreement in principle to a 'like for like' discharge from the 

site which based on a 50mm/hour rainfall across the current 

impermeable area of the site is equivalent to approximately 70l/s. 

2.3.3 The actually capacity of the 225mm diameter sewer is likely to be far less 

than 70l/s and at a self cleansing gradient of approximately 1:200 a 

maximum discharge of 30l/s is likely. 
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2.3.4 Foul drainage from the site is discharged to the existing 375mm diameter 

public foul sewer beneath the A310 London Road at the northwest corner 

of the site. 
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3 Flood History and Flooding Potential 

3.1 Flood History 

3.1.1 The Environment Agency and Thames Water have been consulted in 

respect of historic flooding. Neither hold any records of flooding at the 

site. 

3.1.2 A copy of the Environment Agency’s Flood Maps and correspondence, 

Thames Water correspondence and extracts of the Strategic Flood Risk 

Assessment are located in Appendix 3 at the rear of this report. 

3.2 Flood Defences 

3.2.1 There are flood defences on both sides of the River Crane at the 

northern site boundary in the form of 1.5m high channel walls providing 

protection to the wider area against 1:100 year fluvial flood event. 

3.2.2 There are flood defences on both sides of the River Thames to the south 

of the site in the form of man made earth banks and 1.5m high channel 

walls providing protection to the wider area against 1:50 year fluvial flood 

event. 

3.3 Flood Zone  

3.3.1 The Stage 1 Strategic Flood Risk Assessment dated June 2008 prepared 

by Jacobs for the London Borough of Richmond Upon Thames based on 

the Environment Agency’s mapping data from 2007 suggests that the 

development site is located within Flood Zone 3a. 

3.3.2 The Environment Agency’s current modelled flood map is based on 2008 

modelling data and confirms that the site is within Flood Zone 1 with less 

than a 1:1000 chance of tidal or fluvial flooding in any year even in the 

event of the total failure of the existing flood defences on the River Crane 

and the River Thames. 

3.3.3 Flood levels for a range of predicted flood events have been confirmed 

by the Environment Agency with the present day 1:100 year event 

predicted to reach a level of 7.308m AOD rising to 7.347m AOD in future 

years as a result of the predicted effects of climate change. 
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3.4 Flooding Potential 

3.4.1 The site is located at a level of between approximately 8m and 10.5m 

AOD approximately 650mm above the estimated level of a predicted 

future year 1:100 year flood event. 

3.4.2 The site is not at risk of flooding from such an event and safe dry access 

would be available throughout its duration. 
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4 Proposed Development 

4.1 Description  

4.1.1 The scheme comprises a new improved transport interchange with a 

predominantly residential development above, amounting to 115 

residential units. In addition, retail or leisure units (Use Class A1, A3 or 

D2) are proposed fronting London Road and the new station plaza. 

These uses are envisaged to be ancillary to the station use and 

residential development above and could include a small supermarket, 

kiosk, cafes, gym and / or family restaurants 

4.1.2 The development proposals are for the construction of four to seven 

storey buildings with a combined footprint of approximately 3,190m2 to 

replace the existing station building. 

4.1.3 Undercroft car parking will be provided at existing site ground levels 

between 8 and 9m AOD. The station facilities and a part of the residential 

elements will be at a level of approximately 12m AOD which is the 

approximate level of the A310 London Road with the remaining 

residential dwellings on the floors above.  

4.1.4 The entire impermeable area of the redeveloped site will be 

approximately 5,900m2. 

4.1.5 Vehicular access to the site will remain as existing with access from the 

A310 London Road at a level of approximately 10.5m AOD. 

4.1.6 A copy of the proposed site layout plan is located in Appendix 4 at the 

rear of this report. 

4.2 Sustainable Drainage Strategy 

4.2.1 The surface water from the site will discharge to the 225mm diameter 

public sewer in Beauchamp Road to the south east of the site using the 

existing private on site drainage connection.  

4.2.2 In order to retain the current rate of discharge to the existing surface 

water drainage system during normal storm events, whilst providing 

additional protection to the site for more intense storms and a benefit to 

the wider area it is proposed that the surface water discharge from the 

site will be restricted to the existing maximum of 30l/s and on site storage 

provided to accommodate the volume of water experienced on storms of 



 

 
7

up to a 1:100 year intensity including a 30% increase to account for the 

predicted effects of future climate change. 

4.2.3 Preliminary calculations are located in Appendix 5 at the rear of this 

assessment and confirm a maximum volume of storage of approximately  

94m3 will be required to accommodate the additional water generated by 

a present day 1:100 year pluvial event, 123m3 including an additional 

30% to account for the anticipated future effects of climate change. 

4.2.4 The exact nature of the on site SUDS storage facilities will be confirmed 

during detailed design and may include voided sub bases to external 

works, oversized pipes, below ground storage tanks or a combination 

thereof. 

4.2.5 A new foul drainage connection will be required to the public foul sewer 

beneath the A310 London Road at the west of the site. 

4.2.6 Solum Regeneration commissioned a capacity check of the existing 

sewers in 2010 and Thames Water confirmed that there was sufficient 

capacity within the network to accommodate the existing surface water 

flow and the foul water flows from the proposed development. 

4.2.7 The results and confirmation from Thames Water are located in Appendix 

3 at the rear of this report.  
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5 The Sequential and Exception Tests 

5.1 Introduction 

5.1.1 The Sequential Approach is a risk based approach outlined within 

Planning Policy Statement 25 – Development and Flood Risk to be 

adopted at all levels of planning. 

5.2 Application 

5.2.1 Work on the Local Development Framework for The London Borough of 

Richmond Upon Thames is underway but at present the Site Allocations 

DPD has not been started. Currently the first submission is planned for 

November 2011 with adoption anticipated in July 2012. 

5.2.2 The Unitary Development Plan first adopted in March 2005 is still in use. 

The Saved Policy Areas are included on the London Borough of 

Richmond Upon Thames’ current on line proposals map. 

5.2.3 The development site is listed as Saved Policy Area T17 Twickenham 

Railway Station. 

5.2.4 Saved Policy T17 is “to improve interchange facilities and provide a mix 

of town centre uses to take advantage of the high level of public transport 

accessibility and to maximise benefits to the town centre.” 

5.2.5 The Policy confirms that the site has been considered sequentially noting 

that “the site has potential for a mix of town centre uses including 

business, leisure and residential.” 

5.2.6 PPS25 identifies the nature of the development proposals as more 

vulnerable and as appropriate in Flood Zones 1 and 2 without application 

of the Exception Test. 
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6 Safe Development 

6.1 Safe Access 

6.1.1 The site is located outside the predicted extent of a future year 1:100 

year fluvial event affecting the River Crane and the River Thames at a 

level of 7.347m AOD with a minimum freeboard of approximately 650mm 

at the lowest part of the site and over 3m at the vehicular access to the 

A310 London Road. 

6.1.2 Safe dry access to and from the site would remain available to 

pedestrians and vehicles throughout the duration of such an event. 
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7 Conclusions 

7.1 Neither the Environment Agency nor Thames Water hold any record of 

flooding in the area. 

7.2 The site is located within Flood Zone 1 a minimum of approximately 650mm 

above the level of a 1 in 100 year return period fluvial flood event including 

the predicted effects of climate change. 

7.3 The Sequential Test has been applied to the development site by the 

London Borough of Richmond Upon Thames. The development proposals 

accord with Saved Policy T17 of the Council’s Unitary Development Plan 

and the Sequential Test has been passed. 

7.4 The Environment Agency’s Modelled Flood Extent Map confirms that safe 

dry access will be available throughout the duration of a 1:1000 return 

period fluvial event. 

7.5 The proposed new onsite surface water drainage system will be designed to 

restrict flows to the current 30l/s maximum and the volume of water 

generated by a 1:100 year duration pluvial event across the increased 

impermeable area of the site, including an allowance for future climate 

change, will be stored on site providing a benefit to the wider community 

over the existing situation. 

7.6 Foul drainage will be discharged to the existing public foul sewer beneath 

the A310 London Road at the west of the site 

7.7 The proposed residential uses are classified by Planning Policy Statement 

25 as more vulnerable and deemed acceptable in Flood Zones 1 and 2 

subject to passing the Sequential Test and in Flood Zone 3a subject to 

passing the Exception Test. The retail use is classified as less vulnerable 

and deemed acceptable in Flood Zones 1, 2 and 3a subject to passing the 

Sequential Test only. 
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