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Introduction
1.

PPS 25 ‘Development and Flood Risk’ states that in preparing planning
strategies Local Planning Authorities should set out policies for the
allocation of sites “…which avoid flood risk to people and property where
possible and manage it elsewhere, reflecting the approach to flood risk in
the Planning Policy Statement and Regional Spatial Strategy…” (para 7). It
adds that in allocating land for development In Local Development
Documents, Local Planning Authorities should “apply the Sequential Test to
demonstrate that there are no reasonably available sites in areas with a
lower probability of flooding that would be appropriate to the type of
development or land use proposed” (para16). In summary, the aim of the
sequential test “is to steer new development to areas at the lowest
probability of flooding (Zone 1)” [para D1 of PPS25].

2.

Further guidance on the Sequential Test is provided in both PPS 25 itself
and also in ‘PPS 25 Development and Flood Risk Practice Guidance’
(December 2009). These make it clear that it is the Local Planning Authority
which should apply the Sequential Test. The Practice Guidance confirms
that the SFRA will provide the evidence base for the application of the
Sequential Test and the Exception Test in the land use allocation process.

The Strategic Flood Risk Assessment (SFRA)
3.

The District Council engaged Jacobs to prepare a Strategic Flood Risk
Assessment (SFRA), both level 1 and level 2. These were published in early
and mid 2008 and are publically available on the Council’s website.

4.

The level 1 SFRA identifies the site at Mill Lane, Taplow as falling within
Flood Zone 3b (functional floodplain); Flood Zone 3a (high probability of
flooding), and Flood Zone 2 (medium probability of flooding).

5.

The level 2 SFRA examined a number of sites under consideration for the
Core Strategy Emerging Approach, where the site fell partially or wholly
within Flood Zone 2 (FZ2) or Flood Zone 3 (FZ3). One of those sites was land
at Mill Lane, Taplow. The level 2 SFRA assessed the flood hazard at each
site, considering key flow characteristics including flood depth, flow
velocity, speed of onset, and period of inundation. A copy of the summary
for the Mill Lane site is attached in Appendix 1. The Level 2 SFRA also
showed the areas of the site falling within the different Flood Zones at a
larger scale than the level 1 SFRA.

6.

The Mill Lane site examined in the SFRA Level 2 (site 14) is larger than the
Mill Lane site now considered in the Core Strategy. The SFRA site also
included land to the east of the Jubilee River, but this land is not being
considered for allocation for development in the Core Strategy.

7.

Key recommendations of the SFRA were:• Development must be supported by a robust planning argument that
clearly demonstrates that there are no alternative suitable sites
within Flood Zone 1 (i.e. application of the sequential test). Only if
this planning argument can be put into place may any further
consideration be taken of site 14.
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•

•
•

The sequential test should consider not only the planning need for
future redevelopment of the site but it should also be used to steer
vulnerable uses within the site to areas of lowest risk. Development
should be avoided within that proportion of the site that falls within
Flood Zone 3b Functional Floodplain and Flood Zone 3a High
Probability.
Throughout the site redevelopment must deliver a measurable
reduction in flood risk.
It also made a number of more detailed development management
recommendations.

Core Strategy - the Mill Lane site
8.

The Mill Lane site comprises approximately 23 hectares of land in a Green
Belt location at Taplow, between the River Thames and Jubilee River. It
sits in an important historic landscape, overlooked by Taplow Court and a
Scheduled Ancient Monument, with several Registered Parks and Gardens
and a Site of Special Scientific Interest nearby. The site is adjacent to the
Grade 1 listed Maidenhead Bridge, and much of it is within the Taplow
Riverside Conservation Area, which includes the Grade II listed Glen Island
House.

9.

The site includes a range of established uses on previously developed land,
including a former Paper Mill, the former Severnside paper recycling depot,
gas utilities, boatyards, the former Skindles Hotel and several Victorian
buildings that were formerly used as ‘Gentlemen’s residences’ and which
are identified as significant unlisted buildings. There are also significant
areas of open land.

10.

Notwithstanding its Green Belt location, a considerable amount of built
development already exists on parts of the Mill Lane site, including
buildings which are currently vacant, in particular those on the Taplow Mill
land, the former Severnside paper recycling depot and the former Skindles
Hotel. Accordingly, the existence of such built development means that
these parcels of land have the potential for redevelopment. In addition,
there are also extant permissions for a substantial 70 bedroom extension to
the Skindles Hotel on land to the east of Mill Lane, as well as a B1 office
building for National Grid on land between Mill Lane and the River Thames.

11.

The use of the Mill and the Severnside depot involved substantial
movements of heavy goods vehicles, including at unsocial hours, thereby
adversely affecting the amenities of residential properties along Mill Lane.
Such movements also had an adverse effect on the character of the Lane,
which comprises part of the Taplow Riverside Conservation Area.

12.

Some buildings on the site, including those on the Severnside site and the
gasholder (which is currently in use), detract substantially from the
character of the locality and the Conservation Area. Mill Lane is in need of
environmental improvement.

13.

The former Skindles Hotel site has lain derelict for a number of years, and is
in need of significant improvement given its location adjacent to the River
Thames and the Grade I Maidenhead Bridge, and its location on a prominent
corner site at an important entrance into the District.
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14.

There is no public access to the bank of the eastern bank of the River
Thames to the north of the A4.

15.

Whilst the site has redevelopment potential, it also has the potential to
bring about significant improvements which would be of substantial benefit.
The benefits include a reduction in the risk of flooding; the permanent
removal of HGVs; securing development which makes a positive contribution
to the Taplow Riverside Conservation Area; enhances its riverside setting;
provides enhanced recreation, open space and public access to the River
Thames and Jubilee River.

16.

Accordingly, the site is in need of sensitive, comprehensive regeneration.
Significant constraints include highway limitations (for example at the
junction with the A4 Bath Road), flood risk concerns and the historic nature
of the site. Flood risk concerns will limit the development potential of the
site, particularly in the high risk flood areas. Accordingly, in accordance
with national guidance, this paper applies the sequential and exception
tests to the site to assess its suitability for development.

The Sequential Test
17.

The overall aim of the sequential test is to steer new development to Flood
Zone 1. Where there are no reasonably available sites in Flood Zone 1,
decision makers should take into account the flood risk vulnerability of land
uses and consider reasonably available sites in Flood Zone 2, applying the
Exception Test if required.

18.

The Practice Guide indicates that where redevelopment is required to
maintain the sustainability of the local community, consideration should be
given to flood risk at the earliest stage in formulating a redevelopment
strategy (para 4.37). The sequential approach should be used to reduce the
flood risk to the community. Where redevelopment forms part of a
regeneration strategy in Flood Zones 2 or 3, it may be acknowledged that
the redevelopment cannot go anywhere else as there are no other
reasonably available sites (para 4.38).

19.

As discussed above, the site is considered to be in need of regeneration and
it has been included in the Core Strategy since its early preparation stage.
The site is identified as an “Opportunity Site” in the Proposed Submission
Core Strategy and a redevelopment strategy has been formulated through
the Local Development Framework process.

20.

There are a number of very substantial vacant buildings on the site,
particularly Taplow Mill, the former Severnside depot buildings and the
former Skindles Hotel. These buildings comprise a substantial amount of
floorspace, and clearly have potential for redevelopment. The buildings are
well established, and provide a valuable resource for their owners. They
could be used for any purpose which does not involve a change of use, or be
re-used for their previous purposes. The Council would not be able to
prevent their re-use, and would not be able to require their removal. In
addition, the extant permissions for the extension to Skindles Hotel and the
B1 development on the National Grid site located between the River
Thames and Mill Lane could also be implemented. Accordingly, the Mill Lane
site comprises a substantial development opportunity. Policy CC7 of the
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South East Plan introduces a number of criteria which could only be met
through the redevelopment of the site.
21.

The site is a very sensitive one. Redevelopment of the site is needed to
maintain the sustainability of the local community, for without this the
substantial problems outlined earlier would not be resolved, and indeed
other problems would be likely to return (e.g. the heavy flow of heavy
goods vehicles adversely affecting the amenity of residents and the
character of the locality). Redevelopment would enable:• Development to be directed first to sites with the lowest probability
of flooding, with the flood vulnerability matched to the flood risk of
the site (PPS25, Annex D6)
• The permanent removal of substantial numbers of HGV movements
(including at unsocial hours) to the benefit of the character of Mill
Lane and to the amenities of the occupiers of the residential
properties on Mill lane
• The removal of those buildings and structures which have a
substantial negative visual impact on the Conservation Area,
including the gasholder and the Severnside buildings.
• The protection, conservation and enhancement of Maidenhead
Bridge and Glen Island House, and their respective settings.
• New buildings which are of a high quality design sympathetic to the
location adjacent to the River Thames and Jubilee River, the historic
landscape including the Taplow Riverside and Maidenhead Riverside
Conservation Areas, the Grade I listed Maidenhead Bridge, and in the
vicinity of an Ancient Monument and several Registered Historic
Parks and Gardens.
• The preservation and enhancement of the character and appearance
of the riverside setting, including views to and from the site.
• The improvement of public access to the River Thames through a
new riverside walk with a new footbridge provided across the River
Thames to Maidenhead in the vicinity of Boulters Lock, unless
demonstrated not to be feasible or viable.
• The provision of an acceptable means of access into the site, and
minimise the impacts of the new traffic generated on the A4 Bath
Road and the impacts on the amenities of the residential occupiers
in Mill Lane.
• The delivery of a net gain in biodiversity resources, and avoid
unacceptable impacts on the nearby South Lodge Pit SSSI.
• The securing of development which results in no greater impact on
the openness of the Green Belt and retains the largely open
character of the site.
• The provision of affordable housing for which there is a substantial
need in the District.
• Development to be secured which demonstrates a positive reduction
in the risk of flooding, and which minimises the risk of groundwater
pollution through the mitigation of the effects of historic
contamination.

22.

Accordingly, redevelopment of the site is essential to deliver the much
needed regeneration and sustainable development for the benefit of the
local community. In this context, the following paragraphs apply the
sequential test to “steer vulnerable uses within the site to areas of lowest
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risk” and to ensure that development is “avoided within that proportion of
the site that falls within Flood Zone 3b Functional Floodplain and Flood
Zone 3a High Probability.
Economic Development (e.g. B1 offices, leisure uses, café/restaurant,
marina/boatyard)
23.

Whilst the South East Plan does not set out specific requirements for the
provision of B1 Business or any specific form of employment generating
development for the District, it nevertheless states that Local Development
Documents will give priority to the retention of existing employment land in
employment use. The Plan also indicates the need for some additional
79,300 jobs to be provided within the Western Corridor and Blackwater
Valley sub region (in which the District is located) in the period up to 2016,
with this to be met on existing or new sites. Both the Paper Mill and the
Severnside paper recycling plant comprise employment land.

24.

It will be important to generally protect existing employment sites from
redevelopment for other uses in order to support existing and new
businesses. The Council seeks to secure and maintain a broad numerical
balance between the number of local job opportunities and the size of the
resident workforce in the District. The latest evidence suggests that there
are now approximately 4,000 jobs more than there are local workers in the
District. Accordingly, it would be inappropriate to seek to secure the
retention of all of the floorspace on the employment sites (e.g. Taplow Mill,
Severnside, National Grid offices, gasholder) for new employment uses. To
do so would result in a substantial increase in the number of people
employed on the site, given that the Mill and the Severnside floorspace had
relatively low densities of workers per square metre of floorspace.
Accordingly, redeveloped floorspace which replaces the existing
employment buildings should only partly be used for employment uses, with
the remainder used for other purposes.

25.

The location of the site immediately adjacent to the River Thames may also
mean that it is suitable, in part, for some form of development directly
associated with the river, such as a boatyard/marina. Such a use would also
be consistent with South East Plan policy C7 which seeks to secure the
protection and improvement of existing river-related infrastructure that is
necessary for the sustainable development and use of the river and to guard
land for river-related businesses that support sport and leisure use of the
river. A restaurant/café use on part of the site might be provided as an
integral part of a marina or hotel development, or might be freestanding.
Such a use would be consistent with the historic use of the Skindles site,
and would, in accordance with the South East Plan, help ensure that the
best use of the river’s potential attraction is made for a range of uses.

26.

Table D2 of PPS25 specifies “water compatible development” includes
marinas, wharves, ship building and repairing, water based recreation,
amenity open space, nature conservation and biodiversity, and outdoor
sports and recreation. Accordingly, in accordance with PPS25 such leisure
uses and a marina/boatyard would be acceptable in Flood Zones 3a and 3b.

27.

Table D2 of PPS25 also specifies that “less vulnerable uses” include, inter
alia, “restaurants and cafés; offices; general industry; storage and
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distribution”. Given that there are no reasonable alternative sites as set out
above, in accordance with table D3 of PPS25 such uses would be
appropriate in Flood Zones 1, 2 and 3a. However, the Council would steer
new development away from Flood Zone 3a, and would only allow the re
use of the listed Glen Island House as making a positive contribution to the
character of the Conservation Area. Any new development would be guided
to the areas of lowest flood risk within the site, namely to Flood Zone 2.
28.

PPS25 states in paragraph D15 that change of use should not be subject to
the sequential and exception tests but will still need to meet the
requirements of a site-specific flood risk assessment and flood risk
reduction set out in Table D.1. The re-use of the Glen Island House, which is
located in Flood Zone 3a, would therefore not subject to the tests. If the
building were to remain as offices, there would be no change of use and no
planning permission would be required.
Hotel

29.

The former Skindles Hotel building has been vacant for a number of years.
An extant permission exists for a 70 bedroom extension to Skindles, on land
to the east of the Skindles site. Skindles is a prominent site located
adjacent to Maidenhead Bridge, a listed building (Grade I, of national
importance) and is a key gateway site at the crossing of the River Thames.
It forms an important part of the Taplow Riverside Conservation Area as set
out in the Taplow Riverside Conservation Area Character Appraisal. There
are important views of Skindles from Bridge Gardens, an area of open space
on the west bank of the River Thames, as well as a panoramic view from
Maidenhead Bridge itself. In its heyday Skindles gained a reputation as the
most glamorous hotel on the Thames. It was patronised by royalty, and its
celebrity status continued into the 1960’s. The site should be used again for
a hotel which would restore the character of the locality, and which would
bring significant improvements to this very prominent key site and the
character of the Conservation Area. The development of this prominent site
is essential to achieve this - the development of a hotel on another site or
another part of the Mill Lane site would not achieve this important
objective. Its location offers the opportunity to secure a hotel which would
be sympathetic to and enhance that historic environment that is part of the
River’s heritage and setting, in accordance with South East Plan policy C7.

30.

Table D2 of PPS25 indicates that a hotel would fall within the “more
vulnerable” category of development. Given that there are no reasonable
alternative sites as set out above, in accordance with table D3 of PPS25, a
hotel would be appropriate in Flood Zones 1 and 2. However, part of the
Skindles site lies within Flood Zone 3a. The issue is whether part of the
hotel needs to be located on land which falls within Flood Zone 3a. A large
part of the former Skindles Hotel building is located in Flood Zone 3a, whilst
the land to the east of Mill Lane is Flood Zone 2. However, it is considered
that an important element of the view from the western bank of the River
Thames is the continuous line of development on the east bank, comprising
Skindles, and the residential units at Mallards Reach and Pages Wharf to the
immediate north. Any development which maintained this would involve
development on the site of the former Skindles building, and thus involve
development of land within Flood Zone 3a. To require the former Skindles
building to be demolished and to leave the site vacant would result in a blot
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on the landscape which would detract from its special interest and
character. Accordingly, the Skindles site must form an integral part of the
hotel development in order to ensure that the development is of a high
quality which makes a positive contribution to the character of the
Conservation Area at this important gateway location. So as to reduce the
risk of flooding to the more vulnerable elements of a hotel, it would be
possible to require that no bedroom accommodation were located on the
ground floor in that part falling within Flood Zone 3a.
Residential Development
31.

As set out earlier, only a part of the employment floorspace should be
redeveloped for replacement employment uses. Much of the remaining
floorspace should be developed for residential purposes. This will help to
maintain a good balance between the number of jobs and the number of
local workers, the advantages of this including shorter (or fewer) journeys
by car, resulting in lower carbon dioxide emissions, and less time wasted
commuting, giving people more time to participate in family and local
community life. It is also acknowledge that some residential elements on
site would enable the redevelopment to be viable economically.

32.

The South East Plan sets an overall regional target of 25% of all new housing
to be social rented and a further 10% to comprise other forms of affordable
housing. Whilst it is not a requirement for each Local Planning Authority to
achieve 25% and 10%, one might reasonably expect all Local Planning
Authorities to play their role in increasing the provision of affordable
housing. Much of the District’s required 1,880 homes (in the time period of
2006-26) have already been built or granted permission, but on the basis of
existing Local Plan policy which seeks only 20% of accommodation on sites
of 15 or more units to be affordable. Accordingly, if the Council is to
significantly increase the provision of affordable housing, it will need to do
so using the opportunities provided by other sites such as this. Accordingly,
the provision of residential accommodation could make an important
contribution to the future supply of affordable housing.

33.

Table D2 of PPS25 indicates that dwelling houses fall within the “more
vulnerable” category of development. The reference to dwelling houses is
taken to include flats as well. Given that there are no reasonable
alternative sites as set out above, in accordance with table D3 of PPS25, the
redevelopment of some employment floorspace for residential purposes
would be appropriate in Flood Zones 1 and 2. The Core Strategy policy will
ensure that there is no increase in the building footprint in this Green Belt
location, and accordingly the footprint covered by residential uses will be
constrained, with residential development on some parts of the site on
more than two storeys. The site of the existing Mill building itself falls
within Flood Zone 2, as does much of the remainder of the site, albeit that
the Council will wish to retain the largely open character of the site,
particularly in the central part of the site. As discussed in paragraph 28
above, the re-use of the Glen Island House would not subject to the
sequential and exception tests. Depending on the viability position at the
time, the Glen Island House may need to be re-used for residential purpose
to make the whole redevelopment scheme economically viable.
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34.

For the reasons set out above, the proposed allocation passes the
Sequential Test. All development in all parts of the site shall also meet the
requirements set out in paragraph 39 below.

The Exception Test
35.

Table D3 of PPS25 shows that the Exception Test is required for “more
vulnerable” development to be located in Flood Zone 3a. Accordingly, that
part of any hotel development which is located in flood Zone 3a would also
be required to pass the Exception Test as set out in PPS25.

36.

As set out in PPS25 and the Practice Guidance, the Exception Test
comprises three parts:
a) It must be demonstrated that the development provides wider
sustainability benefits to the community that outweigh flood risk,
informed by a SFRA where one has been prepared,
b) The development should be on developable previously-developed
land, or if it is not, on previously developed land, that there are no
reasonable alternative sites on developable previously-developed
land, and
c) A FRA must demonstrate that the development will be safe, without
increasing flood risk elsewhere, and, where possible, will reduce
flood risk overall

37.

That part of the site which falls within Flood Zone 3a which would be used
as a hotel is the site of the former Skindles Hotel site. It would be possible
for the Skindles building to be re-used as a hotel, and the extant permission
for a 70 bedroom extension could be implemented. The Conservation Area
Character Appraisal identifies Skindles as being a site with a significant
unlisted building which makes an important contribution to the character of
the Conservation Area, but which is at risk as a result of its continuing
vacancy. The reuse of the Skindles site is central to the regeneration of the
Mill Lane site to preserve and enhance the character of the Conservation
Area and to bring significant improvements to this very prominent key site
adjacent to the River Thames and the Grade I listed Maidenhead Bridge in
accordance with South East Plan policy C7. The use of the site for a hotel
use would also facilitate public/semi public access to the riverbank.
Accordingly, the proposed allocation provides wider sustainability benefits
to the local community that outweigh the flood risk.

38.

PPS3 ‘Housing’ defines “previously developed land” as land “which is or was
occupied by a permanent structure, including the curtilage of the
developed land and any associated fixed surface infrastructure.’ It also sets
out a number of exclusions, none of which are applicable in this case. The
site remains occupied by the buildings formerly used as Skindles Hotel, and
accordingly the site comprises previously developed land.

39.

A level 2 SFRA has been carried out for this site, which sets out clear
requirements that would have to be addressed for development proposals to
be considered safe and reduce overall flood risk. These criteria represent
the strategic basis for the allocation of the site as an “Opportunity Site” in
the Core Strategy. A site specific FRA must be carried out in accordance
with these criteria to demonstrate that the detailed proposals pass part c of
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the Exceptions Test. In accordance with the level 2 SFRA, development
would be required to meet the following minimum requirements:• Detailed proposals would need to demonstrate a positive reduction in
the risk of flooding as an outcome of the proposed development,
• Floor levels must be situated above the 1 in 100 year fluvial predicted
maximum flood level plus climate change, incorporating an allowance
for freeboard,
• Basements are not permitted within Flood Zone 3b Functional
Floodplain. Any self contained basements in Flood Zone 3a must have
internal access to higher floors situated above the 1 in 100 year fluvial
predicted maximum flood level plus climate change. No sleeping
accommodation will be provided at basement level,
• SUDS will be implemented to ensure that any runoff from the site (post
redevelopment) does not exceed greenfield runoff rates. The SUDS
design must take account of groundwater and geological conditions,
• To ensure safety during a flood, access and egress routes must be
designed to meet the Environment Agency defined criteria set out in
Appendix D of the SFRA. It will be essential to ensure that the
nominated evacuation route does not divert evacuees onto a ‘dry island’
upon which essential supplies (i.e. food, shelter and medical
treatment) will not be available for the duration of the flood event,
• There must be no net loss in floodplain storage as a result of the
proposed development. It must also be demonstrated that the proposed
development does not result in a net increase in maximum flood levels
within adjoining properties,
• A minimum buffer Flood Zone must be provided for all culverted and
open waterways. Consultation with the Environment Agency shall take
place at the earliest stage to confirm the minimum buffer width
required.
40.

For the reasons set out above, the site can be allocated on the basis set out
in paragraphs 37, 38 and 39.

Conclusion
41.

The proposed allocation has passed the Sequential Test. The Exception Test
has also been applied and the proposed allocation meets this on the basis of
a detailed scheme meeting the criteria set out in the level 2 SFRA – a
detailed FRA will need to accompany any detailed scheme demonstrating
that the development proposals comply with these criteria and are safe and
reduce overall flood risk. Accordingly, it has been demonstrated that the
site should be allocated as set out in Core Policy 15 of the Proposed
Submission Core Strategy document.
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Appendix 1

South Bucks District Council
Site 14
Mill Lane Taplow

Flood Risk and PPS25 at Site 14
ID: 14 (combines Site 14 and 15)
Name: Mill Lane Taplow
Location: Taplow
Proposed Development: Housing and/or employment and hotel
River Catchment: Lower Thames
PPS25 Flood Zone (majority of site): Flood Zone 2 Medium Probability
PPS25 Flood Zone (worst case): Flood Zone 3b Functional Floodplain
Description of Flood Risk
Flood Zones
Site 14, Mill Lane Taplow spans both sides for the River Jubilee, within the Lower
Thames catchment. On the western side of the site there are two culverts which link the
River Jubliee with the Lower Thames which flows along the western boundary of the
site. . the site is situated predominantly within Flood Zone 2 (susceptible to river flooding
between a 1 in 100 year event and 1 in 1000 year event), with some areas effected by
Flood Zone 3a and Flood Zone 3b specifically at the northernmost part of the site.
Flood Depth
Indicative water levels within the site are 1420mm at Glen Island to the north of the site
and 450mm at the south of the site for the 1 in 100 year event. In the middle of the site,
flood depths range between 1660mm and 600mm respectively for the 1 in 20 year and 1
in 100 year flood events. Flood depths at the site range from greater than 1.5m to less
than 0.5m, depending upon proximity to the River Thames. Ground levels across the
site increase from 22.3mAOD to the south of the site to 40.3mAOD to the north.

Speed of Floodwaters
The existing mechanism of flooding at the site is from overtopping the natural river
banks. Given the relatively large catchment area of the Lower Thames upstream of the
site, the fact that the site is located at the bottom of a steep sided valley, and the
variance in ground levels, inundation of floodwaters is likely to be rapid, especially in the
lower parts of the site. It is expected therefore that floodwaters across the site will be
relatively deep and fast flowing, particularly in areas immediately adjoining the River
Thames and the Jubilee River corridors.
A localised bend in the River Thames is evident adjacent to the southern extents of the
site, and consequently it can be expected that water will ‘break out’ and flow overland
through the site in a relatively swift manner once bank levels are exceeded.
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Period of Inundation
The River Thames catchment is large, and response times (i.e. the period between
which rainfall is observed in the upper catchment, and river levels rise downstream) can
be relatively long. For this reason, it is reasonable to assume that floodwaters will
inundate the site for an extended period, possibly several days.
Flood Defences
The site is not offered any protection from raised flood defences.
Historical Flooding
Environment Agency records indicate that the entire site has flooded from the Lower
Thames at some stage in the past. To varying degrees the site has flooded during
March 1947, November 1974, February 1990, November 2000, December 2000 January
2003 and June 2003. These flood events were influenced by flooding of the River
Thames. Following the construction of the Jubilee River the severity of flood events at
this site has reduced however the risk has not been eliminated.
Localised Flooding
Recent records indicate that an under capacity drainage network has resulted in flooding
some properties downstream of the proposed development site.
Overview of Flood Risk (PPS25)
Nearly half the site is susceptible to flooding during a 1 in 100 year flood event or
greater; however the majority of the site is situated within Flood Zone 2. The northern
and middle part of the site is susceptible to flooding during a 1 in 20 year flood event or
greater. Indicative flood depths at the site exceed 1,000mm in some areas. The speed
of flow is expected to be relatively high in areas adjoining the waterway corridors, and it
is likely that affected areas of the site will be inundated for extended periods.
Consequently the potential risk to life within inundated areas of the site is considered
high. Development should be avoided in these areas.
The evacuation of those areas of the site situated between the two river corridors (i.e.
not directly impacted by flooding) must be carefully considered before development is
permitted to proceed. Future sustainability within Flood Zone 3b and Flood Zone 3a is a
pressing concern, and PPS25 places constraints upon land use within these areas.
Future development of the site must be constrained in accordance with Section 6.4 of
the South Bucks SFRA (and as set out below).
Planning Recommendations
Spatial Planning
Future development within Site 14 must be supported by a robust planning argument
that clearly demonstrates that there are no alternative suitable sites within Flood Zone 1
(i.e. application of the sequential test). Only if this planning argument can be put into
place may any further consideration be taken of Site 14.
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The sequential test should consider not only the planning ‘need’ for the future (re)
development of site within the District, but it should also be used to steer vulnerable
uses within the site to areas of lowest risk. Development should be avoided within
that proportion of the site that falls within Flood Zone 3b Functional Floodplain
and Flood Zone 3a High Probability.
Throughout the site, (re)development must deliver a measurable reduction in flood
risk. Risk reduction measures for consideration should include SUDS to seek a
reduction in the rate of runoff from the site.
It should be recognised that property situated within Flood Zone 3b functional floodplain
will be subject to frequent flooding, on average, no less than once in every 20 years.
There are clear sustainability implications to be considered in this regard, and it is highly
questionable whether insurance against flooding related damages will be available in the
longer term.
Development Control
All proposed redevelopment within Site 14 will require a Flood Risk Assessment (FRA),
in accordance with section 6.6.1 of the South Bucks SFRA. It is essential that the
adopted design follows the ‘sequential approach’, steering development towards areas
of lowest risk within the site.
The following development control recommendations must be incorporated into all
redevelopment within Site 14;
1. A positive reduction in the risk of flooding within the District must be
demonstrated as an outcome of the proposed development;
2. Floor levels must be situated above the 1 in 100 year fluvial predicted
maximum flood level plus climate change, incorporating an allowance for
freeboard (refer to section 6.6.2 of the SFRA);
3. Basements are not permitted within Flood Zone 3b Function Floodplain.
Within Flood Zone 3a High Probability, self contained basements that do
not have internal access to higher floors (situated above the 1 in 100 year
event predicted maximum river flood level, including climate change) within
the building should not be permitted. Self contained basements that do
have internal access to higher floors within the building may be permitted,
however sleeping accommodation should not be provided at basement
level;
4. Implement SUDS to ensure that runoff from the site (post redevelopment)
does not exceed Greenfield runoff rates. Any SUDS design must take due
account of groundwater and geological conditions (refer Section 6.6.3 of the
SFRA);
5. To ensure the safety of residents and employees during a flood, access and
egress routes must be designed to meet Environment Agency defined
criteria, as set out in Appendix D of the SFRA. It is essential to ensure the
nominated evacuation route does not divert evacuees onto a ‘dry island’
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upon which essential supplies (i.e. food, shelter and medical treatment) will
not be available for the duration of the flood event;
6. Ensure that there is no net loss in floodplain storage as a result of the
proposed development. It must be demonstrated that the proposed
development does not result in an increase in maximum flood levels within
adjoining properties;
7. A minimum buffer Flood Zone must be provided for all culverted and open
waterways. The minimum buffer width is 8 metres. Consultation with the
Environment Agency is recommended at an early stage to confirm the
minimum buffer width required.
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