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Background
The South Bucks Level 1 SFRA was completed in February 2008. This document was
used to inform the application of the Sequential Test by the Council forward planning
team. The Sequential Test considers the risk posed by flooding across the District, and
balances this against other (non-flooding related) planning constraints, seeking to steer
development towards areas of lowest flood risk.
Potential development sites that are situated wholly or partially within Flood Zones 2 or 3
must be considered further to ensure that the requirements of the Exception Test can be
passed. A critical element of the Exception Test is the ability to demonstrate that the site
can be developed safely, and in a sustainable manner. This Level 2 SFRA reviews the
hazard posed to property and life within each identified development site to ensure that
the risk of flooding can be realistically mitigated through the design process.

Impacts of Climate Change
It is important to recognise that South Bucks District Council has adopted a precautionary
approach with respect to climate change for the allocation of sites. The Sequential Test,
and the Level 2 SFRA assessment(s), have all been carried out based upon Zone 3a
High Probability defined to include an allowance for climate change to 2108 (i.e. 100
years).

Matrix of Sites
Potential housing and employment allocation sites (refer Figure A) have been overlaid
onto the adopted PPS25 flood zones provided within the Level 1 SFRA. The matrix of
sites is provided in Appendix A and summarises:
�
�
�

the broad locality of each nominated site;
the flood zone within which that site falls; and
the restrictions that flood risk places upon the future development of the site.

With respect to the latter, a ‘traffic light’ system has been adopted to mirror the decision
matrix provided within PPS25 (Appendix D). The table should be interpreted in
accordance with the following legend.
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It is highlighted that, in many instances, the risk of flooding within a site will vary. In these
instances, the ‘traffic lights’ within the attached matrix reflect the most significant risk of
flooding within the site. At these locations, future development may be permitted to
proceed, however this should be restricted to the lowest risk areas of the site.

Level 2 SFRA Methodology
For those sites falling wholly or partially within Zone 2 and/or Zone 3, a more detailed site
based analysis has been carried out. These site summaries are provided in Appendix B.
The Level 2 SFRA process has assessed flood hazard at each flood affected site,
considering key flow characteristics including:
�
�
�
�

flood depth;
flow velocity;
speed of onset (i.e. how quickly the site will flood);
period of inundation (i.e. how long the site will be flooded).

In the absence of detailed hydraulic models for each affected site, the analysis has
1
adopted a consistent approach based upon first principles .
� The flood depth has been estimated based upon a comparison between the
predicted flood extent and the ground level (taken from LiDAR);
�

The flow velocity has been estimated using Manning’s Equation, considering the
flow distribution across the floodplain (the ‘shape’ of which has been extracted
once again from LiDAR);

�

The period of inundation and speed of onset has been assessed on the basis of
the catchment size, shape and gradient, providing a measure of how rapidly the
river levels can be expected to respond following a rainfall event.

Outcomes
The Level 2 SFRA has considered the risk that flooding poses to property and life at each
potential allocation site. The primary purpose of this assessment is to consider whether
or not it is feasible to mitigate this risk in a safe and sustainable manner through design.
In conclusion, there are no sites within South Bucks in which the risk of flooding is so
severe that it can not be safely mitigated. It is imperative however that the development
control process emphasises the critical importance of flood risk, influencing the design
process accordingly. A brief overview of the key requirements for future development is
provided below:

1

Of hydraulics & hydrological theory
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1. All sites within Zones 2 and 3 will require a detailed Flood Risk Assessment in
accordance with Section 6.6.1 of the Level 1 SFRA. It will be necessary for all
potential developers to carry out a topographic survey to establish more
accurately ground levels within the site. Consultation with the Environment
Agency is strongly recommended at an early stage in the FRA process, as
highlighted in the Level 1 SFRA.
2. The layout of buildings and access routes should adopt a sequential
approach, steering buildings (and hence people) towards areas of lowest risk
within the boundaries of the site. This will also ensure that the risk of flooding is
not worsened by, for example, blocked flood flow routes.
3. A suite of development control recommendations have been set out for all
PPS25 flood zones within Section 6.4.4 of the Level 1 SFRA, and these should
be adhered to. These represent the minimum design standards that will be
sought by both the Council and the Environment Agency at the planning
application stage.
4. It is important to recognise that the SFRA has been developed using the best
available information at the time of writing. This relates both to the current
risk of flooding from rivers, and the potential impacts of future climate change.
The Environment Agency regularly reviews their flood risk mapping, and it is
important that they are approached to determine whether updated (more
accurate) information is available prior to commencing the detailed Flood Risk
Assessment.
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Appendix A
Matrix of Sites
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Permissible Land Use (PPS25 Sequential Test)
ID

Location

Town

Proposed Land Use

PPS25 Zone

1

Land at Oldfield east of A 355 Beaconsfield

Beaconsfield

Housing

1

2

Wilton Park Beaconsfield

Beaconsfield

Housing

1

3

Lower Road/A413

Gerrards Cross

Housing

1

4

Uxbridge Business Park

Willowbank

Employment

3b

5

Adj Pinewood Studios

Iver Heath

Employment

1

6

Land West of Iver Heath North of A412

Iver Heath

Housing

1

7

Court Lane Industrial estate

Iver

Housing and/or employment

1

8

Land west of Richings Park

Richings Park

Housing

1

9

Masons Farm George Green

George Green

Housing

3a

10

Stoke Court Stoke Poges

Stoke Poges

Housing

1

11

South of Farnham Royal

Farnham Royal

Housing

1

12

Adj Limewood Gate, Burnham

Burnham

Housing

1

13

Bishops Centre Taplow

Burnham

Retail

2

Taplow

Housing and/or employment and hotel

3b

14 & 15 Mill Lane Taplow

16

Pinewood Studios

Iver Heath

Housing and employment

1

17

Thorney Mill Road

Iver

Housing and employment

3a

18

Wymers Wood and Poyle Lane

Burnham

Housing

1

19

Hall Barn Estate Site A

Beaconsfield

Housing and / or employment

1

20

Hall Barn Estate Site C

Beaconsfield

Housing and / or employment

1

21

Hall Barn Estate Site B

Beaconsfield

Housing and / or employment

1
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Specific Comments

Essential
Infrastructure

Highly
Vulnerable

More
Vulnerable

Less
Vulnerable

Water
Compatible

There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
This site is situated partially within Zone 3b Functional Floodplain, and
is currently undeveloped. Future development within this zone must
be restricted to water compatible uses or essential infrastructure. All
development should be guided towards areas of lowest risk within the
site, and development should be designed in strict accordance with
the development control recommendations set out in Section 6.4 of
the SFRA.
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
This site is situated partially within Zone 3a High Probability. Future
development within this zone must be restricted to' water compatible'
or 'less vulnerable' uses. All development should be guided towards
areas of lowest risk within the site, and development should be
designed in strict accordance with the development control
recommendations set out in Section 6.4 of the SFRA.
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
Future development within this zone must be restricted to 'more
vulnerable' uses. 'Highly vulnerable' uses may only be permitted if the
Exception Test is passed. All development should be guided towards
areas of lowest risk within the site, and development should be
designed in strict accordance with the development control
recommendations set out in Section 6.4 of the SFRA.
This site is situated partially within Zone 3b Functional Floodplain, and
is currently undeveloped. Future development within this zone must
be restricted to water compatible uses or essential infrastructure. All
development should be guided towards areas of lowest risk within the
site, and development should be designed in strict accordance with
the development control recommendations set out in Section 6.4 of
the SFRA.
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
This site is situated partially within Zone 3a High Probability. Future
development within this zone must be restricted to 'water compatible'
or 'less vulnerable' uses. All development should be guided towards
areas of lowest risk within the site, and development should be
designed in strict accordance with the development control
recommendations set out in Section 6.4 of the SFRA.
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
There are no pressing planning constraints placed upon this site by
PPS25, however it is essential that sustainable drainage techniques
are stipulated as a development control recommendation to reduce
the runoff from the site (thereby not exacerbating existing localised
drainage problems nearby).
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Appendix B
Level 2 SFRA – Site Summaries
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Flood Risk and PPS25 at Site 4
ID: 4
Name: Uxbridge Business Park
Location: Willowbank
Proposed Development: Employment
River Catchment: River Colne
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 4, Uxbridge Business Park is bordered to both the east and west by two sections of
the River Colne. As such the site is situated predominantly within Flood Zone 2
(susceptible to flooding between a 1 in 100 year and 1 in 1000 year event) with only a
very small proportion affected by Flood Zone 3a and Flood Zone 3b, specifically at the
northernmost part of the site.
Flood Depth
Indicative water depths within the flood affected proportion of the site are up to 70mm in
the 1 in 100 year event. However, flooding starts at the site as a whole at the 1 in 1000
year event. Ground levels at the site are relatively flat (a variance of 300mm across the
site), and currently only the lower areas flood during more frequent events.
The depth of flooding at this site has been reduced by the close proximity of the M40 to
the north and railway line to the east. These structures are causing floodwaters to back
up on the opposite side during a flood event and are protecting the site. As these are
not formal flood defences, important features such as integrity and permeability are
unknown, therefore a study into their potential to breach should be considered prior to
development.
Speed of Floodwaters
A relatively small proportion of the site is affected by flooding in the 1 in 100 year design
event, and given the close proximity of the site to the river channel, it is anticipated that
flow across the site in these areas will be relatively swift.
Should a breach occur at the M40 or railway embankments, inundation rates would be
rapid and would increase the risk of loss of life.
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Period of Inundation
The River Colne catchment is reasonably large, and response times (i.e. the period
between which rainfall is observed in the upper catchment, and river levels rise
downstream) are therefore not rapid, enabling reasonable forewarning of a flood event to
be provided. It is considered reasonable to assume that floodwaters will inundate the
site for a period of up to, if not exceeding, 12 hours.
Flood Defences
The site is offered a degree of protection from informal (de-facto) defences in the form of
the M40 and railway embankments, as discussed above.
Localised Flooding
Environment Agency historical records indicate that the southern section of the site
flooded during October 1987. The flooding occurred from the western section of the
River Colne.
Recent records also indicate that an under capacity drainage network has resulted in
localised flooding at some properties downstream of the proposed development site.
Overview of Flood Risk (PPS25)
Small sections of the site are situated within Flood Zone 3a and Flood Zone 3b, however
the majority of the site falls within Flood Zone 2. The flooding characteristics of the site
are shallow, slow moving waters over a long period of time. Consequently the potential
risk to life at the site is considered low. The probability and consequence of flooding will
increase should the structural barriers formed by the M40 and the railway line become
breached or removed over time.
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 4 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 4.
The sequential test should consider not only the planning ‘need’ for the future
development of the 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.
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Throughout the site, development must deliver a measurable reduction in flood risk.
Risk reduction measures for consideration should include the incorporation of 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 development within Site 4 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
development within Site 4;
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 development)
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 A of the SFRA. It is essential to ensure 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;
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;
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7. A minimum buffer 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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Site 9
Masons Farm George Green

Flood Risk and PPS25 at Site 9
ID: 9
Name: Masons Farm George Green
Location: George Green
Proposed Development: Housing
River Catchment: Datchet Common Brook
PPS25 Flood Zone (majority of site): Flood Zone 3a High Probability
PPS25 Flood Zone (worst case): Flood Zone 3a High Probability
Description of Flood Risk
Flood Zones
Site 9, Masons Farm George Green is situated on the right bank of Datchet Common
Brook (Non-main River). The site is predominantly situated within Flood Zone 3a
(susceptible to flooding in a 1 in 100 year event). The remainder of the site is situated in
either Flood Zone 2 or Flood Zone 1, specifically at the western boundary of the site.
Flood Depth
Indicative water depths at this site could not be established precisely as no topographic
information was available (with the exception of OS contours). However with due
consideration of the close proximity of the site to the river, and the relatively wide
floodplain extent, it is estimated that flood depths will exceed 300mm in areas adjoining
the river corridor. This will reduce as ground levels rise away from the river. It will be
essential for the detailed FRA to establish ground levels within the site at an early stage
in the design process.
Speed of Floodwaters
The site is at risk of flooding from overtopping of the right bank of Datchet Common
Brook during periods of high flow. The Datchet Common Brook catchment is relatively
small and Site 9 is situated in the middle reaches of the catchment. The Flood Zone 3a
extent appears to indicate that water will break out of the river upstream of the
development site, passing overland (through the site) in a southerly direction. It is
anticipated that flow through the site will be reasonably fast flowing within the deeper
areas (i.e. immediately adjoining the river corridor), however the majority of the site will
be subject to shallow, relatively slow moving water.
Period of Inundation
The Datchet Common Brook has a relatively small catchment (<100 km2) and response
times (i.e. the period between which rainfall is observed in the upper catchment, and
river levels rise downstream) are therefore rapid. Therefore the flood levels in the river
will rise (and subsequently fall) quickly following a rainfall event, providing relatively
limited warning time. It is considered reasonable to assume that floodwaters will
inundate the site for a period less than 12 hours.
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Flood Defences
The site is not offered any protection from flood defences.
Localised Flooding
The Environment Agency does not hold any historic flooding records relating to the site.
Overview of Flood Risk (PPS25)
A proportion of Site 9 is susceptible to flooding during the 1 in 100 year flood or greater.
Indicative flood depths at the site are expected to be relatively shallow in areas away
from the river corridor. The speed of flow through the majority of the site (away from the
river corridor) is likely to be relatively slow, and the period of inundation short.
Consequently, the potential risk to life within the site is considered low through much of
the site, however it will be essential for the developer to establish site levels (and hence
the depth of flooding through the site) at an early stage of the design process.
Development must be directed to areas of lowest risk, away from the river corridor.
Notwithstanding this, future sustainability within 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 9 must be supported by a robust planning argument that
clearly demonstrates that there are no alternative suitable sites within Flood Zone 1
and/or Flood Zone 2 (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 9.
The sequential test should consider not only the planning ‘need’ for the future
development of site within the District, but it should also be used to steer vulnerable
uses within the site to areas of lowest risk. A reduction in the potential risk of flooding
within the site should be sought through redevelopment, and it must be assured that the
vulnerability of proposed land uses is in no way increased.
Throughout the site, 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.
Development Control
All proposed development within Site 9 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.

August 2008

South Bucks District Council
Site 9
Masons Farm George Green

The following development control recommendations must be incorporated into all
development within Site 9;
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. 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 A of the SFRA. It is essential to ensure 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;
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 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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Flood Risk and PPS25 at Site 13
ID: 13
Name: Bishops Centre Taplow
Location: Burnham
Proposed Development: Retail
River Catchment: Lower Thames
PPS25 Flood Zone (majority of site): Flood Zone 2
PPS25 Flood Zone (worst case): Flood Zone 2
Description of Flood Risk
Flood Zones
The majority of the site is situated in Flood Zone 2 and is susceptible to river flooding
between a 1 in 100 year event and 1 in 1000 year event. The remainder of the site in
(the eastern and western extent) is situated in Flood Zone 1. The River Jubilee and the
Lower Thames flow to the west of the site, but are a considerable distance away.
Flood Depth
The site is not inundated in the 1 in 100 year design event, and no topographic
information is available to readily estimate the depth of flooding for the more extreme 1
in 1000 year event. Notwithstanding this however, the site is located well away from the
river therefore it is expected that flood waters will be shallow.
Speed of Floodwaters
The existing mechanism of flooding at the site is from overtopping the natural river banks
in the extreme 1 in 1000 year event. Given that the site is situated a considerable
distance from the river channel it is expected that floodwaters would inundate the site
slowly, despite the relatively large catchment area of the Lower Thames upstream of the
site.
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
The Environment Agency does not hold any historic flooding records relating to the site.

Localised Flooding
There are no known localised flooding events at this site.
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Overview of Flood Risk (PPS25)
The majority of the site is situated in Flood Zone 2 and is susceptible to river flooding
between a 1 in 100 year event and 1 in 1000 year event. The site is a considerable
distance from the river channel therefore inundation is likely to be slow and floodwaters
shallow. Consequently the potential risk to life within inundated areas of the site is
considered low.
Planning Recommendations
Spatial Planning
Future development within Site 13 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 13.
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.
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.
Development Control
All proposed redevelopment within Site 13 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 13;
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. 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).
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4. 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’
upon which essential supplies (i.e. food, shelter and medical treatment) will
not be available for the duration of the flood event.
5. 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;
6. A minimum buffer 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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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.

August 2008

South Bucks District Council
Site 14
Mill Lane Taplow

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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Flood Risk and PPS25 at Site 17
ID: 17
Name: Thorney Mill Road
Location: Iver / Thorney
Proposed Development: Housing and employment
River Catchment: River Colne
PPS25 Flood Zone (majority of site): Flood Zone 1 Low Probability
PPS25 Flood Zone (worst case): Flood Zone 3a High Probability
Description of Flood Risk
Flood Zones
Site 17, Thorney Mill Road is bordered to the east by the River Colne and is situated
within both the South Bucks District Council area and the neighbouring London Borough
of Hillingdon. A drainage ditch also intersects the site flowing north to south. A small
section of the site is situated within Flood Zone 3a and Flood Zone 2 upstream of
Thorney Mill Road Bridge, although the majority of the site is situated within Flood Zone
1.
Flood Depth
The depth of flooding at this site has been reduced by the close proximity of the disused
railway line to the west. This structure is causing floodwaters to back up on the opposite
side during a flood event and is protecting the site. As this is not a formal flood defence
important features such as integrity and permeability are unknown, therefore a study into
a potential breach should be considered prior to development, directing vulnerable
buildings away from the most ‘at risk’ areas of the site.
Flood depths west of the embankment are greater than 1.5m. The local topography
slopes downwards away from the embankment within the site, and in places ground
levels are up to 2m lower. Therefore it would be reasonable to assume that in the event
of a breach the site will flood.
The northern and southernmost areas of Site 17 are at risk of overbank flooding from the
River Colne in the 1 in 1000 year design event. This is evidenced by the areas of Flood
Zone 2 highlighted in the accompanying site map. Flood depths within these areas are
minimal - less than 100mm - and no inundation is expected under ‘normal’
circumstances (i.e. assuming no catastrophic failure of the railway embankment) in the 1
in 100 year flood event.
Speed of Floodwaters
Only a relatively small proportion of the site is affected by any degree of ‘direct’ flood risk
from the River Colne. These areas are situated immediately adjacent to the river,
however fall at the edges of the floodplain, and therefore are unlikely to be susceptible to
fast flowing overland flow from upstream. Rather, water within these areas is expected
to simply pond during an extreme event (exceeding the 1 in 100 year flood).
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Should a breach occur at the railway line inundation rates would be rapid and would
increase the risk of loss of life.
Period of Inundation
The River Colne catchment is reasonably large, and response times (i.e. the period
between which rainfall is observed in the upper catchment, and river levels rise
downstream) are therefore not rapid, enabling forewarning of a flood event to be
sensibly provided. It is considered reasonable to assume that floodwaters will inundate
the site for a period of up to, if not exceeding, 12 hours.
Flood Defences
The site is offered a degree of protection from an informal (de-facto) defence in the form
of the railway embankment, as discussed above.
Localised Flooding
The Environment Agency does not hold any records of historical flooding at the site.
Overview of Flood Risk (PPS25)
A small section of the site is susceptible to flooding in a 1 in 100 year event or greater;
however the majority of the site is situated within Flood Zone 1 which is susceptible to
flooding in a 1 in 1000 year event or less. Flood depths are shallow, and the speed of
the flood waters will be negligible. Consequently risk to life will be low under normal
operating conditions. However a proportion of the site is ‘defended’ against flooding
through the presence of the adjoining railway embankment. Whilst the risk of a
catastrophic structural failure of this embankment is considered very low, it is important
that development of the site considers the potential impact of a breach to ensure the risk
to life is minimised.
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 17 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 17.
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 3a High Probability.
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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.
Development Control
All proposed redevelopment within Site 17 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 17;
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. 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 A of the SFRA. It is essential to ensure 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.
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 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.

August 2008

1,670mm

28.3 - 29.1
27.5 - 28.3
26.7 - 27.5
25.9 - 26.7

Area Outside Of South Bucks District Boundary
Main River
Ground Level (mAOD)
LiDAR Ground Levels (mAOD)

Area Outside Of South Bucks District Boundary
Main River
Flood Depth

31.6 - 32.4
30.8 - 31.6

Flood Zone 3a - High Probability Of Flooding
Flood Zone 2 - Medium Probability Of Flooding

24.3 - 25.1

25.1 - 25.9

29.1 - 29.9

South Bucks District Boundary

Flood Zone 3b - Functional Floodplain

29.9 - 30.8

Site 17 Thorney Mill Road

South Bucks District Boundary

Legend

Site 17 Thorney Mill Road

Legend

25.4mAoD

26.69mAoD

26.34mAoD

25.26mAoD

