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Introduction 

 
1. This Document has been prepared to accompany a planning application which is being submitted on 

behalf of the Congregation of the Mission (Vincentian Fathers) to the London Borough of Barnet (LBB). 

2. The following development is proposed at Presbytery, 2 Flower Lane, Mill Hill, London, NW7 2JB (the 

Site): 

“Demolition of the existing Presbytery and construction of a new replacement Presbytery, a single 

storey extension to the existing church, works to the car park and associated site works.” 

3. This document sets out the relevant flood risk policy, provides a site description; outlines potential 

sources of flooding; and assesses these in the context of the development proposed.  

Policy Overview 

4. The contents of this FRA are based on the advice set out in the National Planning Policy Framework 

(NPPF) published in February 2019 and the Planning Practice Guidance (PPG), published March 2014. 

5. National Planning Policy Framework Paragraph 164 footnote 50 of the NPPF states: “A site-specific 

flood risk assessment should be provided for all developments in Flood Zones 2 and 3. In Flood Zone 1, 

an assessment should accompany all proposals involving: sites of 1 hectare or more; land which has 

been identified by the Environment Agency as having critical drainage problems; land identified in a st 

rategic flood risk assessment as being at increased flood risk in future; or land that may be subject to 

other sources of flooding, where its development would introduce a more vulnerable use.” 

6. The flood zones are defined as: 
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 Flood Zone 1 – Land assessed as having a less than 1 in 1,000 (<0.1%) annual probability of 

flooding from fluvial sources; 

 Flood Zone 2 – Land assessed as having between a 1 in a 100 and 1 in 1,000 (1% to 0.1%) annual 

probability of flooding from fluvial sources; 

 Flood Zone 3a – Land assessed as having a 1 in 100 or greater (>1%) annual probability of 

flooding from fluvial sources, or at least 0.5% annual probability of tidal flooding; 

 Flood Zone 3b – Land where water has to flow or be stored in times of flood. 

7. Paragraph 155 discusses the suitability of development location, particularly with regards to future 

risks induced by climate change: 

“Inappropriate development in areas at risk of flooding should be avoided by directing development 

away from areas at highest risk (whether existing or future). Where development is necessary in such 

areas, the development should be made safe for its lifetime without increasing flood risk elsewhere”. 

8. Paragraph 156 of the National Planning Policy Framework (NPPF) sets out how: 

“Strategic policies should be informed by a strategic flood risk assessment, and should manage flood 

risk from all sources. They should consider cumulative impacts in, or affecting, local areas susceptible 

to flooding, and take account of advice from the Environment Agency and other relevant flood risk 

management authorities, such as lead local flood authorities and internal drainage boards”. 

9. The Environment Agency Flood Map for Planning shows the site to be located in Flood Zone 1, meaning 

that the site is in an area with low probability of flooding from rivers and seas.  

10. The West London Boroughs of Barnet, Brent, Ealing, Harrow, Hillingdon and Hounslow have 

commissioned the production of a joint Strategic Flood Risk Assessment (SFRA), the West London SFRA. 

The maps associated with the West London SFRA show that the site is not subject to surface water 

flooding or groundwater, sewer and artificial flooding. The maps also show that the site is 160 m to 

the south of a culverted watercourse. 

11. The LBB Local Flood Risk Management Strategy October 2017 advises that there are 33 Critical 

Drainage Areas (CDAs) in the LBB. The site lies within the Mill Hill Circus CDA (Group 2 – 026). The main 

source of flood risk in this CDA is overland flow between culverted Sections of the drainage network 

in the Mill Hill Circus area. The flow is following the old open watercourse valley parallel to Lawrence 

Street and along the Broadway to the south of Mill Hill Circus. Three Local Flood Risk Zones (LFRZs) 

have been designated within this CDA, they follow the overland flow paths on either side to the Mill 



 
 
 
 
 

   3 

Hill Circus roundabout and highlight the areas at most significant risk of surface water flooding. The 

Mill Hill Circus CDA is detailed below.  

 

Site Description 

12. The planning application relates to the Presbytery and the adjacent car park, which totals 1,400 sqm 

and is located to the south of the Church of the Sacred Heart and Mary Immaculate. The Church fronts 

both The Broadway and Flower Lane, within Mill Hill. The car park primarily serves the church, although 

two spaces are used by the Presbytery residents. 

13. The existing Presbytery, which is accessed via Flower Lane, comprises of a two storey building with a 

pitched roof and dormer windows providing accommodation at second floor level. The remainder of 

the Site comprises of vehicle parking for 34 vehicles and soft landscaping within the presbytery 

courtyard. 
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14. The enclosed Site Location Plan at Appendix 1 confirms the extent of land that the proposed 

development relates to (red outline) and the other land within the full wider church site (blue outline). 

The main church building is excluded from the application site. 

15. The scheme proposes the demolition of the existing Presbytery and construction of a new replacement 

Presbytery. This will be on a similar footprint to the existing building, albeit larger.  

16. In addition, a single storey small extension of 42sqm is proposed to the existing church, together with 

works to reconfigure the layout of the car park and other associated site works. 

17. The design of the development provides in the taller element of the building two full size floors, ground 

and first floor, and then accommodation in the roof at second floor. The southern part of the 

development then steps down to one and two storeys.  

18. A small basement is also proposed, which will sit under a small part of the building. This will be used 

as a plant and utility room, there will be no living or sleeping accommodation in this part of the 

building. All sleeping accommodation will be at first and second floor. 

19. To the north of the site is a culverted watercourse. This is located approximately 160 m from the site. 

There are no other watercourses or waterbodies in the vicinity of the site. 

20. The site is in Flood Zone 1 and the EA Flood Map for Planning has been enclosed in Appendix 2. 

Site Levels 

21. A topographic survey is enclosed at Appendix 3. The existing site levels vary through the site sloping 

from a high point at flower lane towards a low point within the car park. The existing finished floor 

level of the existing presbytery is +69.490 AOD which is 330mm above the adjacent external FFL. 

22. The proposed finish floor level of the completed development will be +69.150 AOD at ground floor of 

the Presbytery, +66.150 AOD at the basement of the Presbytery and +69.140 AOD at the church 

extension. A section plan at Appendix 4 further illustrates the site levels.  

23. The site contains some areas of vegetation and planting but is mainly hardstanding. Of the area within 

the application red line (i.e excluding the church) 1,075 sqm of the 1,400 sqm site comprises of 

hardstanding.  

24. The proposed development will provide 970 sqm of hardstanding, of this 145 sqm will be permeable 

paving. 

25. London Clay is understood to underlay the site. 
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Existing and Proposed Drainage 

26. The existing and proposed drainage strategy is set out in the drainage report that accompanies this 

planning application, prepared by Harley Haddow. This Document should be read in conjunction with 

the Harley Haddow report. 

Potential Sources of Flooding 

 
27. The Environment Agency Flood Map for Planning confirms that the site is within Flood Zone 1. This 

means that the land has a less than 1 in 1,000 annual probability of river or sea flooding. 

28. The Environment Agency Flood Maps also shows the risk of surface water flooding. Surface water 

flooding refers to flooding caused when the intensity of rainfall, particularly in urban areas, can create 

runoff which temporarily overwhelms the capacity of the local drainage systems or does not infiltrate 

into the ground. The water ponds on the ground and flows towards low-lying land. This source of flood 

risk is also known as ‘pluvial’. The site is shown to be a ‘very low’ risk of surface water flooding. An 

extract from the Long-Term Flood Map is provided below. A low-risk scenario indicates a probability 

of surface water flooding between 1 in 100 and 1 in 1000 each year (i.e. the least frequent but worst -

case scenario). 
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The Environment Agency Flood Maps also shows the risk of flooding from reservoirs. The site is not 

identified as at risk from reservoir flooding. 

The LBB has identified that the site is located within the Mill Hill Circus Critical Drainage Area (CDA). 

The main source of flood risk in this CDA is understood to be overland flow between culverted sections 

of the drainage network in the Mill Hill Circus area. 

29. Sewer flooding would occur if the capacity of the sewer was overwhelmed and a nearby manhole 

surcharged. This could occur after a long period of heavy rainfall, or if there was a blockage in the 

sewer. The Drainage Strategy advises that there is an existing 375mm foul sewers running down both 

The Broadway and Flower Lane flowing roughly from north to south. There is an existing 900mm 

surface water sewer running from north to south down The Broadway. The risk from sewer flooding is 

considered to be low. 

30. In summary, the main source of flood risk at the site is associated with its location in a CDA and the 

risk of overland flow between culverted sections of the drainage area. 

Assessment of the Proposed Development with regard to Flood Risk 

31. The proposed development will provide 970 sqm of hardstanding, of this 145 sqm will be permeable 

paving. This is a reduction in the quantum of hardstanding at the site in comparison to the existing by 

105 sqm.  

32. Furthermore, the development will introduce a sustainable drainage strategy, to reduce discharge 

rates across the site by at least 50% from existing.  

33. The drainage strategy proposed a 39 sqm sedum grass roof is proposed, permeable paving is proposed 

in 145 sqm of the car park. In addition, there will be cellular storage beneath part of the car park. 

34. The finish floor levels of the ground floor of the presbytery will be +69.150, which is only 340mm below 

existing, to ensure a flush threshold. The finish floor level of the church extension will be +69.140. 

35. A small basement is proposed to site beneath the presbytery building, this will provide space for plant 

and utilities. The proposed basement has access to an internal staircase providing access to the ground 

and upper floors. No sleeping accommodation will be provided in the basement. The finished floor 

level of the basement will be +66.150. 
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36. In summary, the proposed development will not worsen the risk of flooding at the site. Finished floor 

levels are proposed to remain similar to existing, with the exception of the small basement and the 

drainage rate is proposed to be significantly reduced. 

37. The primary risk of flooding at the site relates to its location in a CDA. However, the development is 

not expected to impact upon or increase the risk of flooding in this CDA. 

38. We consider that the development proposals comply with the guidance provided by the NPPF and local 

policies and that no reason exists to object to the proposals in terms of flood risk or drainage. 
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APPENDIX 1 – SITE LOCATION PLAN 
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APPENDIX 2 – ENVIRONMENT AGENCY FLOOD MAP FOR PLANNING 
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APPENDIX 3 – TOPOGRAPHICAL SURVEY 
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APPENDIX 4 – SECTION OF PROPOSED DEVELOPMENT 
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