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1.0 INTRODUCTION 

1.1 Ardent Consulting Engineers has been appointed by S&J Padfield to 

advise of flood risk, drainage and utility supplies associated with the 

proposed allocation of land to the south of Codham Hall and on the 

former highway works depot at Great Warley, Brentwood. 

1.2 This Appraisal has been prepared in support of the allocation of the 

site to provide 23.5 hectares of employment land in the emerging 

Brentwood Local Plan. 

1.3 This position statement sets out the baseline conditions and an 

assessment of the suitability of the site to deliver the development 

proposals associated with flood risk, drainage and utilities 

infrastructure, and outlines opportunities for the site’s provision. 
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2.0 BASELINE PARAMETERS 

Existing Site 

2.1 The site is circa 23.5 hectares in total size and located to the south 

of the town of Brentwood, as shown at Figure 1 below. The land is 

bordered to the north by the A127 dual carriageway, with the M25 

running to the west, the two roads intersecting at a fully grade-

separated interchange (M25 J29), with the motorway passing above 

a gyratory, and the A127 below it.  The gyratory is partially 

signalised, with the M25 southbound and A127 westbound off-slips 

both signal controlled. 

 

Figure 1 – Site’s Location 

2.2 The former M25 widening works site is located in the south eastern 

corner of the gyratory, being bordered by the A127 and its 

eastbound off-slip to the north and the M25 southbound on-slip to 

the west.  The site is bordered by fields in agricultural use on the 

other sides.  The B186 Warley Street, which links Brentwood with 

South Ockendon, runs north-south a distance to the east but does 

not border the site. 

 

 

SITE 
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3.0 THE PROPOSED DEVELOPMENT 

3.1 An allocation for a total of approximately 23.5 hectares (235,000m2) 

of employment floor space is sought for the former works site.  This 

would be split between B1(a) office, B1(b) Research & Development, 

B1(c) light industrial, B2 general industrial and B8 (distribution 

warehousing) use classes, together with a 116-bedroom budget 

hotel (use class C1).   

3.2 A copy of an indicative masterplan has been illustrated in Figure 2 

below and also appended to this report for further reference: 

 

Figure 2 – Indicative Masterplan Layout 
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4.0 FLOOD RISK AND DRAINAGE 

Flood Risk 

4.1 From a review of the Environment Agency’s mapping, the site is not 

considered to lie within the indicative undefended floodplain of any 

designated main river/watercourse and/or tidal estuary, and is 

therefore considered to be at a low risk of flooding, as defined by 

the latest legislation (National Planning Policy Framework – NPPF, 

published in March 2012). 

4.2 An extract of the Environment Agency’s indicative floodplain 

mapping is shown in Figure 3 below: 

 

Figure 3 – Indicative Floodplain Mapping 

4.3 Consultation with the Environment Agency’s Eastern Anglian Office 

has also confirmed that the site is considered to be at a low risk of 

flooding. 

4.4 Sites which are considered to be at a low probability of flooding are 

described as land having less than 1 in 1,000 annual probability of 

river or tidal flooding and classified as a Flood Risk Zone 1 site. 

4.5 The NPPF uses the concept of sequential testing and risk based 

approach to flood risk and development.  The sequential test aims to 

steer new development to areas with the lowest probability of 

flooding (i.e. Flood Risk Zone 1 areas).  Referring to Table 2 

SITE 
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contained within the NPPF classifies non-residential schemes as a 

‘less vulnerable’ land class usage, in terms of flood risk: 

 

 

4.6 Table 3 within the NPPF, however, determines that an employment 

scheme within a Flood Risk Zone 1 area is an appropriate form of 

development in this site’s particular location: 

 

4.7 Should a planning application for the site be forthcoming in the 

future, the submission will be supported by a site-specific Flood Risk 

Assessment (FRA), to comply with the requirements of the NPPF and 

avoid a default objection being raised. 

4.8 The FRA Report will be able to confirm that: 

i. The development scheme is at a low risk of flooding; 

ii. The development and its occupants will not be at an 

increased risk of flooding; 
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iii. The development scheme will not increase the risk of flooding 

elsewhere; and 

iv. The development scheme can be drained in a sustainable 

manner. 

Surface Water Drainage  

4.9 An ordinary watercourse runs through the centre of the site and 

conveys flows initially in an east to west direction, before continuing 

in a southerly direction through the open fields. 

4.10 The proposed masterplan layout for the site would seek to retain the 

ordinary watercourse with a buffer provided for future maintenance 

operations.  The requirement to culvert any sections of the 

watercourse will be limited to access purposes only. 

4.11 The Drainage Authority for the area is Anglian Water and a copy of 

the public sewer record plan has been obtained for the immediate 

area and included within Appendix B of this report for further 

reference. 

4.12 The record plan illustrates that there are no surface water public 

sewers which cross the site that would need to be retained or 

diverted as part of the development proposals. 

4.13 In devising an appropriate SuDS/surface water drainage strategy, 

the use of infiltration drainage techniques has also been considered 

which would seek to convey the surface water run-off to the 

underlying soil, providing suitable ground conditions exist. 

4.14 The British Geological Survey record plans for the Great Warley area 

indicate that the site is underlain by London Clay Formation at 

depth, as illustrated in Figure 4 on the following page. 

4.15 In view of the London Clay’s typical low soakage rate, infiltration 

drainage techniques are considered unlikely to be suitable for this 

particular site: 
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Figure 4 – Extract of Geological Record Plan 

4.16 In view of the above assessment, it is anticipated that a 

SuDS/surface water drainage strategy will seek to adopt the 

preferred SuDS hierarchy stated within the Environment Agency’s 

‘SuDS – A Practical Guide’, as illustrated below: 

 

Figure 5 – Table 1: ‘SuDS – A Practical Guide’ 

SITE 
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4.17 In view of the Environment Agency’s advice and the site’s 

characteristics, it is anticipated that the following SuDS strategy 

could potentially be adopted and implemented: 

1. Surface water run-off will be directed to the ordinary 

watercourse and limited to a commensurate greenfield rate to 

reduce the level of flood risk downstream; 

2. Attenuated flows will be accommodated up to the 1:100 year 

rainfall event, plus an additional 20% as an allowance for any 

potential climate change impact, as required by the NPPF; 

3. A strategic ‘green’ corridor will be provided on-site and include 

the provision of swales to collect run-off from the adjacent 

access roads; 

4. Off-line detention basins/ponds could also be utilised to 

accommodate the attenuated volumes of surface water run-off; 

5. Permeable paving construction could be used in car parking 

courtyard areas; 

6. Geo-cellular attenuation units/tanks will only be used to address 

any localised areas of run-off. 

4.18 Based on the site’s sloping topography, it is anticipated that a 

gravity draining system can be provided (subject to detailed design) 

without requiring a site-wide bulk earthworks operation to be carried 

out specifically to provide the drainage proposals. 

4.19 The SuDS strategy is considered preliminary at this stage and 

outlines the options potentially available.  Upon finalisation of the 

development proposals, the design parameters, catchment areas, 

attenuation provision etc. the proposals should be reviewed to 

ensure the details continue to comply with the relevant legislation 

and guidance. 

Foul Water Drainage 

4.20 The record plan illustrates that there is a 150mm diameter foul 

water public sewer located to the east of east of the site (within 
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Warley Street) which conveys flows in a southerly direction, towards 

Bury Farm Sewage Works. 

4.21 The record plan illustrates that there are no foul water public sewers 

which cross the site that would need to be retained or diverted as 

part of the development proposals. 

4.22 Detailed pre-development consultation discussions are being held 

with Anglian Water to determine that either sufficient capacity exists 

to accommodate the peak flows generated by the proposed 

development or the extent of storage/off-site improvement works 

required. 

4.23 Discussions are being held with Anglian Water with respect to a 

suitable outfall location and the connection is anticipated to be made 

to the public sewer to the east of the site, subject to Anglian Water’s 

consent. 

4.24 To reach the outfall mentioned above, it is anticipated that the 

central corridor will be utilised to accommodate the strategic foul 

water sewers.  Depending on the finished ground levels, it is 

anticipated that a gravity draining system could be provided, subject 

to survey or alternatively, a pumping station and rising main may be 

utilised to minimise excavation depths. 

4.25 All designs and construction works will be carried out in consultation 

and agreement with Anglian Water. 
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5.0 UTILITIES 

5.1 To identify the potential for the site to be served by services and 

extent of any necessary diversion works, asset record plans have 

been obtained from a range of utility companies with plant in the 

area.  These supplies cover the provision of gas, potable water 

supply, electricity and telecommunication/cable networks. 

5.2 A copy of the asset record plans has been included within Appendix 

D of this report for further reference. 

5.3 Furthermore, the Linesearch database has also been referred to, 

which confirms that the following companies are not in the ‘Zone of 

Interest’ and remain unaffected by the development proposals: 

 

 

5.4 The search also established that there is the presence of high 

pressure gas mains and an electricity transmission network in close 

proximity to the site (refer to the following sections). 

Gas Supply 

5.5 We have consulted with National Grid and confirmed that there is an 

18 inch diameter high pressure gas main which crosses the site in 

the north-west corner together with a 36 inch high pressure gas 
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main that runs adjacent to the eastern boundary of the site.  

Furthermore, there is also a medium pressure gas main located to 

the east of the site within Warley Street, as illustrated in Figure 6 

below: 

 

Figure 6 – Extract of Gas Main Record Plan 

5.6 Upon closer inspection of the record plans, the notes confirm that 

the 36 inch main present in the east of the site has been upgraded 

to provide a thicker wall section which will effectively reduce the 

consultation zones associated with development aspirations. 

5.7 To facilitate a commercial development, the proposals will be 

designed to comply with the requirements stated within the PADHI 

Guidance (Planning Advice for Developments near Hazardous 

Installations) produced by the Health & Safety Executive. 

5.8 For example, office space with less than 100 occupants (Level 1) is 

considered to be appropriate for inclusion in all of the consultation 

zones with a category of ‘Don’t Advise Against Development’ for 

such a land class usage.  The highest category of land class usage 

proposed for this site relates to the provision of a 116-room hotel 

which is deemed to be a Level 3 category and will therefore be 

strategically located on-site to fall within the Outer Consultation 

Zone to comply with the PADHI guidance criteria. 
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5.9 Due to the presence of gas infrastructure in the site’s vicinity, the 

provision of gas supply is anticipated to serve the site and will 

include the provision of gas governors etc.  

5.10 The easements associated with the gas mains will be accommodated 

within the development layout so that access can be obtained to 

carry out any necessary future maintenance works. 

Electricity Supply 

5.11 UK Power Network’s asset mapping records illustrate that there are 

high voltage cables present in the western part of the site which 

connect to two sub-stations known as ‘Monet’ and ‘Picasso’, as 

illustrated in Figure 7 below: 

 

Figure 7 – Extract of Electricity Network 
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5.12 The high voltage cable could be accommodated in the development 

layout or locally diverted to suit the final aspirations, in consultation 

with UK Power Networks. 

5.13 Further discussions are being held with UK Power Networks to 

establish if the existing sub-stations can be re-utilised or upgraded 

and whether any additional sub-stations will be required to serve the 

remainder of the development.  Due to the presence of the 

infrastructure present on-site, a supply to the development can be 

achieved. 

5.14 The development proposals will also be designed to ensure that the 

easement associated with the nearby electricity pylons are 

respected. 

Water Supply 

5.15 The asset record plans have been received from Essex & Suffolk 

Water which confirm that there are no water mains in the vicinity of 

the site.  In this respect, no diversion or protection works will be 

required to accommodate the redevelopment of this site. 

5.16 Detailed discussions are currently being held with Essex & Suffolk 

Water regarding the provision of a potable water supply to the site. 

Telecommunications Supply 

5.17 The asset record plans have been obtained from Openreach BT 

which illustrate that there is a telecommunications network present 

to the north of the site.   

5.18 In addition to the above, there is also a network present to the 

north-east of the site which runs along the A127 Southend Arterial 

Road to serve the properties off Warley Street, as illustrated in 

Figure 8 on the following page: 
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Figure 8 – Extract of Telecommunications Network 

5.19 Due to the presence of the plant in close proximity to the site, it is 

anticipated that the network could be extended to serve the 

redevelopment site. 

5.20 The asset record plans have also been obtained from 

Vodafone/Cable & Wireless which illustrate that there is a cable 

network which runs adjacent to the A127 Southend Arterial Road but 

would be unaffected by the proposals to the south, as illustrated in 

Figure 9 below: 

 

Figure 9 – Extract of Cable Network 
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5.21 Instalcom (on behalf of Level3, Global Crossing (UK), Global 

Crossing PEC Fibernet UK and Fibrespan) has confirmed that they do 

not have any apparatus in the area. 
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Topographical Survey 

  





 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Appendix B 

 
Public Sewer Record Plan 

  



This plan is provided by Anglian Water pursuant its obligations under the Water Industry Act 1991 sections 198 or 199. It must be used in conjunction with any 
search results attached. The information on this plan is based on data currently recorded but position must be regarded as approximate. Service pipes, private 
sewers and drains are generally not shown. Users of this map are strongly advised to commission their own survey of the area shown on the plan before 
carrying out any works. The actual position of all apparatus MUST be established by trial holes. No liability whatsoever, including liability for negligence, is 
accepted by Anglian Water for any error or inaccuracy or omission, including the failure to accurately record, or record at all, the location of any water main, 
discharge pipe, sewer or disposal main or any item of apparatus. This information is valid for the date printed. The plan is produced by Anglian Water Services 
Limited from Ordnance Survey © Crown Copyright, 100018507. This map is to be used for the purposes of viewing the location of Anglian Water plant only. 
Any other uses of the map data or further copies is not permitted. This notice is not intended to exclude or restrict liability for death or personal injury resulting 
from negligence.

Foul Sewer

Final Effluent
Rising Main

Decommissioned Sewer

(Colour denotes effluent type)

(Colour denotes effluent type)
Pumping Station

Manhole

Inlet

Outfall

Sewage Treatment Works

Date: 22/08/13 Scale: 1:1250 Data updated: 01/07/13Map Centre: 559030,188339(c) Crown Copyright and database rights 2011 Ordnance Survey 100018507 Wastewater Plan A0Our Ref: 71270 - 1

M401

sburton@ardent-ce.co.uk

Surface Sewer

Combined Sewer

Private Sewer
(Colour denotes effluent type)

(Colour denotes effluent type)

(Colour denotes effluent type)

(Colour denotes effluent type)



Manhole Reference Easting Northing Liquid Type Cover Level Invert Level Depth to Invert

4001  559459  188001 F 1.648 17.552 1.648

4002  559442  188072 F 1.078 24.952 1.078

4101  559422  188158 F 2.999 27.438 2.999

4901  559481  187911 F 1.21 13.29 1.21
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Appendix C 

 
Indicative Masterplan Layout 

  



28.3m

29.9m

W
 A

 R
 L

 E
 Y

   
S 

T R
 E

 E
 T 

  B
 1

 8
 6

STA
PLEFO

RD
  TA

W
N

EY  -  TILBURY,  HP  G
A

S M
A

IN
,  36 IN

C
H D

IA

HO
RN

D
EN

  -
  A

BR
ID

G
E,

  H
P 

 G
A

S 
M

A
IN

,  

HORNDEN  -  ABRIDGE,  HP  GAS M
AIN,  18 INCH DIA

STA
PLEFO

RD
  TA

W
N

EY  -  TILBURY,  HP  G
A

S M
A

IN
,  36 IN

C
H D

IA

PRODUCTION / STORAGE

GROUND FLOOR GIA : 70,000 SQ FT

GIA : 27,350 SF3 STOREY OFFICE

G
IA

 : 6000 SQ
 FT

FIRST FLO
O

R O
FFIC

E

UNIT 305
GIA : 76,000 SQ FT

G
IA

 : 10,850 SQ
 FT

2 STO
REY O

FFIC
E

PRODUCTION / STORAGE

GROUND FLOOR  GIA : 111,850 SQ FT

DISTRIBUTION / STORAGE

GROUND FLOOR GIA : 84,000 SQ FT

2 STO
REY O

FFIC
E

G
IA

 : 11,050 SQ
 FT

PRODUCTION / STORAGE

GROUND FLOOR GIA

25,350 SQ FT

G
IA

 : 2100 SQ
 FT

FIRST FLO
O

R O
FFIC

E

UNIT 304
GIA : 27,450 SQ FT

PRODUCTION / STORAGE

GROUND FLOOR GIA

15,650 SQ FT

G
IA

 1150 S FT
F F O

FFIC
E

G
IA

 1150 S FT
F F O

FFIC
E

PRODUCTION / STORAGE

GROUND FLOOR GIA

15,650 SQ FT

UNIT 302
GIA : 16,800 SQ FT

PRODUCTION / STORAGE

GROUND FLOOR GIA

27,900 SQ FT

UNIT 301
GIA : 31,300 SQ FT

GIA : 3400 SQ FT
FIRST FLOOR OFFICE

2 STOREY OFFICE

GIA : 13,800 SQ FT

DISTRIBUTION / STORAGE

GROUND FLOOR GIA : 106,200 SQ FT

UNIT 402
GIA : 120,000 SQ FT

UNIT 403
GIA : 95,050 SQ FT

2 STOREY OFFICE

GIA : 19,200 SQ FT

DISTRIBUTION / STORAGE

GROUND FLOOR GIA : 162,525 SQ FT

UNIT 401
GIA : 181,725 SQ FT

OFFICE / R&D

GIA : 10,800 SF2 STOREY

GEA : 11,100 SF

OFFICE / R&D

5,050 SQ FT

GIA : 2900 SQ FT
FIRST FLOOR OFFICE

PRODUCTION / STORAGE

GROUND FLOOR GIA

12,250 SQ FT

UNIT 219
GIA : 15,150 SQ FTUNIT 205

UNIT 206

UNIT 105

900 S FT
O

FFIC
E

900 S FT
O

FFIC
E

UNIT 223

900 S FT
O

FFIC
E

GROUND

UNIT 224

900 S FT
O

FFIC
E

UNIT 221

900 S FT
O

FFIC
E

UNIT 220

GIA : 1770 SQ FT
FIRST FLOOR OFFICE

GROUND

GIA : 7200 SQ FT

UNIT 225
GIA : 8,970 SQ FT

GROUND

GIA 7,200 SF

UNIT 306
GIA : 122,700 SQ FT

WARLEYBROOK

JAX FOLLY

GLASTONE COTTAGES

HOBBS HOLE

HO
RN

D
EN

  -  A
BRID

G
E,  HP  G

A
S M

A
IN

,  18 IN
C

H D
IA

UN
IT 101 - HO

TEL

116 RO
O

M
/ 4 STO

REY

GEA : 28,500 SF

UNIT 222

GIA : 6,250 SF

OFFICE / R&D

4,800 SQ FTUNIT 207
OFFICE / R&D

4,800 SQ FTUNIT 208
OFFICE / R&D

5,050 SQ FTUNIT 209

OFFICE / R&D

5,050 SQ FTUNIT 218
OFFICE / R&D

4,800 SQ FTUNIT 217
OFFICE / R&D

4,800 SQ FTUNIT 216
OFFICE / R&D

5,050 SQ FTUNIT 215

ASSUMED BOUNDARY
SITE 101A

ASSUMED BOUNDARY
SITE 101A

GMTW

F  01494 437445

ARCHITECTS
3 EASTON STREET

T  01494 462330

HIGH WYCOMBE
BUCKINGHAMSHIRE. 
HP11 1NJ

CODHAM HALL - SITE 101A
BRENTWOOD ENTERPRISE PARK

DRAWING : INDICATIVE MASTERPLAN SCALE : 1:1250@A1 M  E  T  R  E  S

WORK IN PROGRESS - 25092013

18
 IN

C
H 

D
IA

G
IA

 : 34,175 SQ
 FT, G

EA
 : 36,025 SQ

 FT

GEA : 183,960 SQ FT

GEA : 122,000 SQ FT

GEA : 96,700 SQ FT

GIA : 124,450 SQ FT

GEA : 77,450 SQ FT

DOCK
LOADING

DOCK
LOADING

DOCK
LOADING

SECURE YARD - 50 M DEEP

DOCK
LOADING

SECURE YARD - 50 M DEEP

TANKS

TANKS

D
O

C
K

LO
A

D
IN

G

SEC
URE YA

RD
 - 50 M

 D
EEP

SHARED ACCESS ROAD

SEC
URE YA

RD
 - 50 M

 D
EEP

SEC
URE YA

RD
 - 45 M

 D
EEP

SHARED ACCESS ROAD

SHARED ACCESS ROAD

GEA : 32,120 SQ FT

GEA : 17,365 SQ FT

UNIT 303
GIA : 16,800 SQ FT

GEA : 17,365 SQ FT

GEA : 28,245 SQ FT

NEW RETAINING WALL

SECURE YARD

30M DEEP

SECURE YARD

30M DEEP

GRADE
LOADING

GRADE
LOADING

GRADE
LOADING

SCREEN WALL

GRADE

LOADING

GRADE

LOADING

G
RA

D
E

LO
A

D
IN

G

NORTH

GEA : 9,400 SQ FT

GEA : 6,550 SF

GROUND
GIA : 6,250 SF

GEA : 6,550 SF

GROUND
GIA : 6,250 SF

GEA : 6,550 SF

GROUND

GIA 5,350 SF

GIA : 6,250 SF

GEA : 6,550 SF

GIA : 8100 SF

GEA : 8500 SF

GEA : 15,850 SQ FT

OFFICE / R&D

GIA : 8,575 SF2 STOREY

GEA : 8,950 SF

UNIT 204

OFFICE / R&D

GIA : 8,575 SF2 STOREY

GEA : 8,950 SF

UNIT 203

OFFICE / R&D

GIA : 8,575 SF2 STOREY

GEA : 8,950 SF

UNIT 202

OFFICE / R&D

GIA : 10,800 SF2 STOREY

GEA : 11,100 SF

UNIT 201

OFFICE / R&D

GIA : 9,150 SF2 STOREY

GEA : 9,550 SF

UNIT 211
OFFICE / R&D

GIA : 9,150 SF2 STOREY

GEA : 9,550 SF

UNIT 212
OFFICE / R&D

GIA : 9,150 SF2 STOREY

GEA : 9,550 SF

UNIT 213

OFFICE / R&D

GIA : 11,330 SF2 STOREY

GEA : 11,850 SF

UNIT 210

OFFICE / R&D

GIA : 11,330 SF2 STOREY

GEA : 11,850 SF

UNIT 210

GIA : 40,220 SF3 STOREY OFFICEUNIT 104

GEA : 41,750 SF

GIA : 17,750 SF3 STOREY OFFICEUNIT 102

GEA : 18,700 SF

GIA : 18,300 SF3 STOREY OFFICEUNIT 103

GEA : 19,250 SF

GRADE

LOADING

GIA 5,350 SF

GIA 5,350 SF

GIA 5,350 SF

LAKE / RETENTION POND

WATER COURSE



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Appendix D 

 
Asset Record Plans 

 

 






















































