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Executive Summary 

Site Setting 

The site is roughly rectangular in shape, with dimensions of approximately 70m by 60m on 

plan, with an area of approximately 0.42 ha.  The site is located close to the junction of 

Pollard Street East and Beswick Street in the New Islington area of Manchester, centred at 

National Grid reference 385800, 398600.   

Flood Risk 

The site is in Environment Agency (EA) Flood Zone 1.  As the site is in an area with the 

lowest risk of flooding, it is not necessary to apply an exception test.   

The nearest watercourse to the site is the Ashton Canal, located adjacent to the North West 

boundary of the site.   

Overall, the site is considered to have a low probability of flooding provided that surface 

water flooding risks are appropriately managed during the development. 

The risk of flooding elsewhere should not be increased as a result of the development.   

Consultations A pre-development enquiry has been submitted to United Utilities.   

SUDS, 

Surface 

Water 

Management 

& Preliminary 

Drainage 

Strategy 

The site is expected to be underlain by Made Ground.  The superficial deposits beneath the 

Made Ground are likely to be Glacial Till (Secondary Aquifer) which is expected to be 

underlain by mudstone, siltstone and sandstone of the Halesowen Formation (Secondary 

(A) aquifer), with the Collyhurst Sandstone Formation beneath the extreme southwestern 

corner of the site (Principal Aquifer).  

The new site drainage will be designed with adequate capacity not to flood during a 1 in 30 

year storm event and to contain flood water generated from a 1 in 100 year within the site.  

The risk of off-site flooding would not increase as a result of the development and safe 

access and egress will be maintained.   

Foul flows originating from the site will be utilising the existing soil vent pipe connections 

discharging to the adopted United Utilities system.   

Discharge restrictions/charges may apply for connections to the public drainage network. 

Controlled 

Water 

Pollution 

The existing site is designated as brownfield. However, contamination risks are considered 

to be low.  Pollution risks to controlled waters during development are also considered to 

be low provided that best practice procedures are followed.  Drainage systems should be 

maintained to ensure that they do not become blocked and unable to discharge.   

Further Work A CCTV survey is required to confirm the condition of the existing connections and outfalls. 

 

The findings of this report should be agreed with the approving bodies, such as the Local Authority and 

Environment Agency prior to site development.  As the local public water utility company, United Utilities should 

be consulted for connections to public drainage systems. Once a formal site layout is agreed additional 

guidance can be sought. 
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1 Introduction 

Westlakes Engineering Ltd, has been commissioned by Pretty Little Thing to produce preliminary drainage 

strategy for a 0.42 hectare (ha) site at the former Wellington Mill on Pollard Street in Manchester.  

Pretty Little Thing are proposing to carry out refurbishment of the former Wellington Mill, a single storey 19th 

Century former mill building in the Ancoats area of Manchester, to create a workspace for personnel 

associated with digital retail within the fashion industry.  The scope of the refurbishment work is broadly as 

follows: 

 

 Provide an additional storey of accommodation above the existing flat roof section of the existing 

building to generate circa 900m2 of additional office space. 

 Minor works to the existing ground floor layout to accommodate the new floor above. 

 

This report presents the management of surface water run-off and outlines the proposed drainage strategy.   

The site is located within an area designated as EA Flood Zone 1, and is less than 1 hectare in area and 

therefore it is not necessary to complete a flood risk assessment unless it could be affected by sources of 

flooding other than rivers and the sea, for example surface water drains.  Consideration has also been given 

to minimising the risk of pollution to controlled waters and the site conditions prior to, during and after 

development.   

No external works are proposed and existing ground levels post-development will remain as present levels.  

This report is based on information obtained via a site walkover visit, a site topographical survey, drainage 

record plans and anecdotal information.  It has also been informed by communication with Internal Drainage 

Board and the local public water utility company (United Utilities).   
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2 Site Setting 

2.1 Site Description 

The site is roughly square in shape, with dimensions of approximately 85m by 57m on plan, with an area of 

approximately 0.42 ha.  The site is located close to the junction of Pollard Street and Carruthers Street in the 

New Islington area of Manchester, centred at National Grid reference 385800, 398600.  A site location plan 

and site layout plan are shown in the drawings section of this report.   

The site is currently occupied by a single storey former industrial building over most of the site, with car parking 

and hardstanding in the south-western portion.   

To the north-west is the Ashton Canal, south-east is Pollard Street East and south-west is Beswick Street. The 

immediate vicinity is used mainly for other low-rise commercial use. 

2.2 Proposed Future Use 

It is proposed to extend the existing building by the construction of an additional storey above the existing flat 

roof section of Wellington Mill, generating circa 900m2 of office space. 

2.3 Site Levels 

Site features were observed during the walkover and levels are given on the topographic survey. The site is 

generally flat and level, at an elevation of approximately 52m to 53m AOD.  

Post-development site surface levels will remain as to the pre-development, with no works beyond the footprint 

of the existing building proposed. 

2.4 Underlying Ground  

The external ground surface is a mix of concrete hardstanding and compact Made Ground.  As the site is 

located in an urban area and has been developed, some thickness of Made Ground underlying the site is to 

be expected.  

Superficial deposits are likely to be Glacial Till to a significant depth.  The bedrock is anticipated to be 

mudstone, siltstone and sandstone of the Halesowen Formation, with the Collyhurst Sandstone Formation 

beneath the extreme southwestern corner of the site. 

The depth to groundwater is currently unknown. 
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3 Managing Surface Water 

In accordance with the NPPF and SFRA, consideration should be given to natural water flows at the site.  The 

development should not adversely affect flow or increase flood risk elsewhere, including increasing run-off 

rates.  The disposal of surface water should be dealt with in a sustainable way and climate change should also 

be accounted for.  The site drainage strategy is discussed in Section 4.   

3.1 Previous Situation and Development Proposals 

The site is currently identified as brownfield, which is understood to be approximately 100% impermeable. 

Therefore, for the purposes of the calculations included in Section 5, the site has been deemed to be 100% 

impermeable. 

A number of chambers and drainage runs are thought to still be in existence beneath the development. It is 

assumed that the existing network has been designed to accommodate the flows arising from the total area of 

hardstanding under the site’s currents use.  

Post-development, the site impermeable area will remain the same as at present.  Surface water collected 

from impermeable areas, such as roofs and roads, will need to be managed. The proposed drainage strategy 

is included Section 4. 

3.2 Climate Change 

There is evidence to suggest that the climate is changing with sea levels predicted to continue to rise along 

with more frequent short-duration, high-intensity rainfall and more frequent periods of long-duration rainfall.  

The NPPF recommends that the effects of climate change be accounted for in FRA, with consideration of the 

EA flood maps and local authority SFRA.  A 30% increase is therefore allowed for within the new surface water 

drainage design to take account of climate change. Climate change may also lead to variations in groundwater 

level. This will also be considered in the drainage design.   

3.3 Sustainable Drainage Systems (SUDS) 

SUDS are a desirable way to manage surface water disposal within new developments and SUDS methods 

for surface water drainage management are discussed further within the SUDS Manual.  When designing 

surface water drainage strategies priority should be given to disposal of surface water via infiltration drainage 

systems over first watercourses and then sewers.   

Soakaways are not considered to be suitable at this site because: 

 the site is located in a city centre with adjacent structures. 

 the site sits on approximately 25m of relatively impermeable Glacial Till, and 

 the underlying Collyhurst Sandstone is classified as a Principal aquifer.  

Surface waters may require disposal via the public sewers within the surrounding streets. Discharge 

restrictions may apply, and this should be discussed with the local water company.  

Although the Ashton Canal is in close proximity to the site, it is our understanding that discharge to the Ashton 

Canal has been ruled out on other nearby development sites. Although no dialogue has yet been possible with 

the Canal and Rivers Trust, given the identified risk of breach in close proximity to the proposed site, it is our 

current belief that any attempt to increase flows to the canal during significant storm events would be met with 

strong opposition. Consequently it has been ruled out at this time. 

 

3.4 United Utilities Existing Apparatus 

From a review of the public sewer record included within Appendix 2, a 500mm diameter combined sewer is 

shown as being present in Pollard Street East falling from south to north.  
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Immediately outside the site along Beswick Street, a 1200mm diameter surface sewer is present falling from 

west to east. 

A CCTV survey is recommended to confirm the condition of the existing connections and outfalls. 
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4 Drainage Strategy 

The proposed site drainage strategy is summarised here.   

4.1 Surface Water Drainage Strategy 

On the basis that the surface water catchment post-development is not increased, the strategy will be to reuse 

exiting rooftop rainwater collection points to drain the new development. 

With the presence of an existing network of sewers currently serving the existing site it will be our intention to 

discharge all surface water flows at the current rate to a number of existing outfalls across the site.  All existing 

rainwater downpipes will be retained for this purpose. 

A predevelopment enquiry has been submitted to United Utilities and their response is included in Appendix 

2, stating that they would not insist on the existing below ground drainage on this basis. 

 

4.2 Foul Flows 

The existing foul connections within the ground floor of the building will be retained and their connections to 

the existing combined sewer located within Pollard Street East unaltered.  Additional toilets and wash basins 

to the first floor extension are located above similar existing facilities to the ground floor making their connection 

to the existing system straightforward. 
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5 Conclusions 

The following conclusions are drawn: 

 The site is in Environment Agency Flood Zone 1. As it is in an area at the lowest risk of flooding it is 

not necessary to apply an exception test.   

 The site is expected to be underlain by glacial till and as such the use of infiltration drainage systems 

such as soakaways are unlikely to be feasible due to poor infiltration rates.   

 The nearest watercourse to the site is the Ashton Canal that runs along the north western boundary 

of the existing site.   

 The rainwater catchment area does not increase post-development and it is proposed to discharge 

surface water flows into the existing adopted United Utilities network in Pollard Street East at current 

flow rates. 

 The risk of off-site flooding would not increase as a result of the development and safe access and 

egress will be maintained to the building.   

 Foul flows are proposed to be taken to the public network operated by United Utilities.   

 The potential for pollution of controlled waters is considered to be low provided best practice 

procedures are following during development.  Drainage systems should be maintained to ensure that 

they do not become blocked and unable to discharge. 

 CCTV and further investigation are proposed to establish existing connections and conditions of RWPs 

and SVPs as suitable for reuse. 
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Appendix 1 – Topographical Survey  
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Appendix 2 – United utilities Records - Correspondence 
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Eleni Zachara

From: Garry Eyres

Sent: 10 July 2020 17:04

To: Eleni Zachara; Matthew Short

Subject: FW: PLT Wellington Mill M40 7FS - New Storey - 4200032189

FYI 

 

Garry Eyres  

Principal Engineer 

 

Tel: 0161 236 8203 

Mob:07910 147 643 

Web: www.westlakes.co.uk 

 

Unit 2.1, 20 Dale Street, Manchester, M1 1EZ 

 

  
 
Westlakes Engineering Ltd: Company No. 05184715 and registered office address Galemire Court, Westlakes 
Science and Technology Park, Moor Row, Cumbria. CA24 3HY 
 
 
This e-mail and any files transmitted with it are confidential and/or legally privileged and intended solely for the use of the individual or entity to 
whom they are addressed. If you are not the addressee indicated in this e-mail (or responsible for the delivery of the e mail to such person) be 
advised that you have received this e-mail in error, and that any use, dissemination, forwarding, printing, or copying of this e-mail is strictly 
prohibited. If you have received this e-mail in error please notify the sender by reply e-mail and then immediately permanently delete it and all 
copies from your system. Whilst we maintain virus checks, we accept no liability for viruses introduced from this e-mail.  
 

Please consider the environment before printing this email. 

 

From: Wastewater Developer Services <WastewaterDeveloperServices@uuplc.co.uk>  

Sent: 10 July 2020 14:41 

To: Garry Eyres <Garry.Eyres@westlakes.co.uk> 

Cc: Wastewater Developer Services <WastewaterDeveloperServices@uuplc.co.uk> 

Subject: RE: PLT Wellington Mill M40 7FS - New Storey - 4200032189 

 

CAUTION:EXTERNAL EMAIL! 

 

Good Afternoon Garry, 

 

Thank you for getting in touch.  

 

We would not insist that the site drainage is altered or insist on new surface water restrictions providing the 

following: 

 

- The existing building is not being demolished and reconstructed 

- The proposals do not involve alterations to the below-ground drainage 

- No increase in impermeable areas 

 

Hope this helps, 
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Kind regards, 

 

Tom 

 

Did you know we now have a live chat facility available to you Mon to Friday 8 -5pm.  You just click on the 

orange live chat box on our webpage and one of our advisors will be ready to chat to you and help you 

with your enquiry  https://www.unitedutilities.com/builders-developers/  or you can email us at 

WastewaterDeveloperServices@uuplc.co.uk  

 

 

Thomas Bethell 

Assistant Engineer 

Developer Services & Metering 

Customer Services 

M: 07880 339 195 

unitedutilities.com 

If you have received a great service today why not tell us? 

Visit: unitedutilities.com/wow 

 

 

 

From: Garry Eyres [mailto:Garry.Eyres@westlakes.co.uk]  

Sent: 29 June 2020 10:11 

To: Wastewater Developer Services <WastewaterDeveloperServices@uuplc.co.uk> 

Subject: PLT Wellington Mill - New Storey 

 

Good Morning, 

 

Our client is proposing to construct a new story on top of the existing structure and I wanted to understand if there 

would be any restrictions to be applied to the site even if the impermeable area remains the same. 

 

I look forward to hearing from you. 

 

Regards 

 

Garry Eyres  

Principal Engineer 

 

Tel: 0161 236 8203 

Mob:07910 147 643 

Web: www.westlakes.co.uk 

 

Unit 2.1, 20 Dale Street, Manchester, M1 1EZ 

 

 
 

Westlakes Engineering Ltd: Company No. 05184715 and registered office address Galemire Court, Westlakes 

Science and Technology Park, Moor Row, Cumbria. CA24 3HY 
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This e-mail and any files transmitted with it are confidential and/or legally privileged and intended solely for the use 

of the individual or entity to whom they are addressed. If you are not the addressee indicated in this e-mail (or 

responsible for the delivery of the e mail to such person) be advised that you have received this e-mail in error, and 

that any use, dissemination, forwarding, printing, or copying of this e-mail is strictly prohibited. If you have received 

this e-mail in error please notify the sender by reply e-mail and then immediately permanently delete it and all 

copies from your system. Whilst we maintain virus checks, we accept no liability for viruses introduced from this e-

mail.  

 

Please consider the environment before printing this email. 

 

EMGateway3.uuplc.co.uk made the following annotations 

--------------------------------------------------------------------- 

The information contained in this e-mail is intended only 

for the individual to whom it is addressed. It may contain 

legally privileged or confidential information or otherwise 

be exempt from disclosure. If you have received this Message 

in error or there are any problems, please notify the sender  

immediately and delete the message from your computer. You 

must not use, disclose, copy or alter this message for any 

unauthorised purpose. Neither United Utilities Group PLC nor 

any of its subsidiaries will be liable for any direct, special, 

indirect or consequential damages as a result of any virus being  

passed on, or arising from the alteration of the contents of 

this message by a third party. 

 

United Utilities Group PLC, Haweswater House, Lingley Mere 

Business Park, Lingley Green Avenue, Great Sankey, 

Warrington, WA5 3LP 

Registered in England and Wales. Registered No 6559020 
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Appendix 4 – Preliminary Drainage Drawing  
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