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1.0 Introduction

1.1 Overview

Curtins Consulting Limited has been appointed by Great Lakes UK Limited to prepare a site-specific
Flood Risk Assessment (FRA) for the proposed development of Great Wolf Lodge, Chesterton, Bicester

(‘Proposed Development’).

Proposals contained or forming part of this report represent the design intent and may be subject to
alteration or adjustment in completing the detailed design for this project. Where such adjustments are
undertaken as part of the detailed design and are deemed a material derivation from the intent
contained in this document, prior approval shall be obtained from the relevant authority in advance of

commencing such works.

Where the proposed works, to which this report refers, are undertaken more than twelve months
following the issue of this report, Curtins Consulting Ltd shall reserve the right to re-validate the findings

and conclusions by undertaking appropriate further investigations at no cost to Curtins Consulting Ltd.

Allowance for the effects of climate change will be made in accordance with government
recommendations in place and statistical data available at the time of writing this report. These
recommendations may become more onerous and the statistical data may be revised in the future; we
will not make any estimate of what changes may result from this. Please be aware that this, and other
issues over which the Curtins Consulting has no control, may affect future flood risk at the development

and require further work to be undertaken for which we accept no liability.

1.2 Scope of Flood Risk Assessment

The assessment is to be undertaken in accordance with the standing advice and requirements of the
Environment Agency for Flood Risk Assessments as outlined in the Communities and Local

Governments Technical Guidance to the National Planning Policy Framework (NPPF).
The assessment will:

¢ Investigate all potential risks of current or future flooding to the Site;
e Consider the impact the Proposed Development may have elsewhere with regards to flooding;
and

e Consider design proposals to mitigate any potential risk of flooding determined to be present.

The purpose of this report is to assist our client and the Local Planning Authority to make an informed
decision on the flood risks associated with the Site’s development. Local Planning Authorities have the
powers to control developments, in line with recent legislation, and are expected to apply a risk-based

approach to development.
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2.0 National and Local Policy Considerations

2.1

National Planning Policy Framework

In recent years, the Government and local authorities have placed increased priority on the need for

developers to take full account for the risks of their development at all stages of the planning process.

The National Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG) identifies how

the issue of flooding is dealt with through the planning process and with the creation of a site-specific

Flood Risk Assessment (FRA) for sites over 1ha in area or in Flood Zones 2 & 3.

2.2 Planning Practice Guidance

The Government’s Planning Practice Guidance (PPG) provides additional information to be read

alongside the NPPF. The online guidance sets out the definitions for the flood zones and defines the

permitted uses of development that can be proposed in them. The table below provides a summary of

this guidance and refers to Table D.2 in the PPG.

Table 2-1 - PPG Tables 1 & 2 Summary

Flood Zone

Appropriate Users

Flood Zone 1 - Low Probability

This zone comprises land having less than 1 in
1000 annual probability of river or sea flooding
(<0.1%)

All uses of land are appropriate in this zone

Flood Zone 2 - Medium Probability

This zone comprises land assessed as having between
1in 100 and 1 in 1000 annual probability of river
flooding (1%-0.1%) or between 1 in 200 and 1 in 1000
annual probability of sea flooding (0.5%- 0.1%) in any
year

The water-compatible, less vulnerable and more
vulnerable uses of land and essential infrastructure in
Table D.2 are appropriate in this Zone Subject to the
Sequential Test being applied, the highly vulnerable
uses in Table D.2 are only appropriate in this zone if the
Exception Test is passed

Flood Zone 3a - High Probability

This zone comprises land assessed as having a 1 in
100 or greater annual probability of river flooding (>1%)
or a 1in 200 or greater annual probability of flooding
from the sea (>0.5%) in any year

The water-compatible and less vulnerable uses of land
in Table D.2 of the PPG-TG are appropriate in this
zone.

The highly vulnerable uses in Table D.2 should not be
permitted in this zone.

The more vulnerable and essential infrastructure uses
in Table D.2 should only be permitted in this zone if the
Exception Test is passed. Essential infrastructure
permitted in this should be designed and constructed to
remain operational and safe for users in time of flood.

Flood Zone 3b - Functional Floodplain

This zone comprises land where water has to flow or
be stored in times of flood. SFRAs should identify this
Flood Zone (land which would flood with an annual
probability of 1 in 20 (5%) or greater in any year or is
designed to flood in an extreme (0.1%) flood, or at
another probability to be agreed between the LPA and
the Environment Agency, including water conveyance
routes)

Only the water-compatible uses and the essential
infrastructure listed in Table D.2 that has to be there
should be permitted in this zone. It should be designed
and constructed to:

Remain operational and safe for users in times of
flood;

Result in no net loss of floodplain storage;

Not impede water flows; and

Not increase flood risk elsewhere.

Essential infrastructure in this zone should pass the
Exception Test.

068535-CUR-00-XX-RP-C-00001 Rev P02 | Copyright © 2019 Curtins Consulting Ltd
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2.3 Local Planning Policy Requirements

2.3.1 The Cherwell Local Plan 2011-2031

This FRA has been written in line with the current revision of the Cherwell Local Plan. The plan is aimed

to support and guide developments in the area between 2011-2031.
This report has been specifically produced with the following policies in mind;

Policy ESD 6: Sustainable Flood Risk Management

This policy aims to reinforce the guidance set out in the NPPF and outlines Cherwell’s requirements for
new developments in respect to flooding. As with the requirements of the NPPF, ESD 6 outlines the
requirements of site-specific flood risk assessment. The policy states the need of the FRA to
demonstrate that there will be no increase in surface water discharge or volume emanating from a site
for any event up to and including the 1 in 100 year (plus climate change), it also places the requirement
for developments not to experience flooding for any events up to and including the 1 in 30 year storm

event, ensuring any flood water is held safely on site.

Policy ESD 7: Sustainable Drainage Systems (SuDS)

This policy aims to promote the use of SuDS for all new developments in the management of surface

water runoff. The policy states that;

“Where site specific Flood Risk Assessments are required in association with development proposals,
they should be used to determine how SuDS can be used on particular sites and to design appropriate

systems.

In considering SuDS solutions, the need to protect ground water quality must be taken into account,
especially where infiltration techniques are proposed. Where possible, SuDS should seek to reduce
flood risk, reduce pollution and provide landscape and wildlife benefits. SuDS will require the approval
of Oxfordshire County Council as LLFA and SuDS Approval Body, and proposals must include an

agreement on the future management, maintenance and replacement of the SuDS features”

2.3.2 Strategic Flood Risk Assessment

Cherwell District Council produced a SFRA in May 2017 which provides an update on a previous
version with new legislative policy and summary of flood risk in Cherwell. The document provides
guidelines on use of SuDS and guidance for FRAs. The document requires consideration of
groundwater emergence as part of the decision-making process on the type of the SuDS techniques.

The list of items to be provided with drainage strategy is included below.

Site Drainage Strategy to include:

e SuDS proposals;
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¢ Outfall locations and levels, including confirmation from relevant authorities that the proposed outfall
location will be accepted;

e Rates of discharge including confirmation from relevant authorities that the proposed discharge rate
will be accepted;

e On-site storage requirements including storage location indicated within the proposed development
plan, confirmation that is it is to be located outside the existing 1% AEP+CC flood extent, and
evidence that sufficient space is available; and

e Maintenance, funding and operation proposals for the SuDS.

2.3.3 Oxfordshire Flood Risk Management Plan

Oxfordshire County Council acts as the Lead Local Flood Authority for the county. A Flood Risk
Management Strategy has been produced as part of this role, with an aim to;

- Setting out a long-term programme for flood risk reduction.

- Setting out procedures for identifying relative priorities of measures for flood risk reduction.

- Establish how to find area where a holistic approach to flood risk reduction will achieve multiple
benefits.

- Establish how to identify affordable measures for implementation to agreed time frames,

- Facilitate engagement and consultation with community and strategic partners.

- Encourage public awareness and self-help where appropriate.
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3.0 Existing Site Details

3.1 Location and Description

The Site is currently used as part of an 18-hole golf course associated with Bicester Hotel, Golf and
Spa (BHGS). The project proposes to use the north western 9 holes as the Site for the development,
turning the existing golf course from an 18 hole to a 9-hole golf course. The Site’s main access is
currently from the south, via a dedicated entrance of Green Lane. There is a secondary access to the
service area from the West off the A4095. The Site planning boundary has a total area of 18.6ha. It is
proposed to construct a new part 3, part 4-storey 498 room hotel and waterpark with associated parking
for approximately 900 vehicles. The Site will also offer indoor activates, conference facilities, food and

beverage hall and public nature trails.

The proposed impermeable area of the development is approximately 7.2ha. This area is made up of
the proposed structures and associated hardstanding, areas contributing to the drainage network, car

park and access roads.

The Site can be seen in the topographical survey found in Appendix A, and the proposed site plan in
Appendix B.

The Chesterton

A4095

Gray's Restaurant
at'Bicester Hotel Golf...
.

4

§ ~Green'tn

Figure 3-1: Aerial View with Indicative Site Boundary (red) and Gagle Brook (blue)
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3.2 Topography

The information provided within the topographical survey enclosed in Appendix A indicates that the
Site generally grades from north-west to south-east along the A4095 road on the north east boundary
of the Site; with levels falling from around 87mAOD to 81mAOD. The Site is a typical golf course with
various landscaping features such as ponds, lakes and water features across the Site with the majority
located towards the north. The water features on the Site are believed to be fed by groundwater,

however further site investigations are required to confirm this.

3.3  Existing Watercourses

The closest watercourse is Gagle Brook (Ordinary Watercourse) located 500m away, to the north east
of the Site. This watercourse flows to the south before turning into an EA main river, approximately 2km

south of Bicester. Approximately 4km downstream, Gagle Brook flows into the River Ray.

Oxfordshire County Council has produced a Flood Toolkit which identifies the drains and watercourses
within the vicinity of the Site. It indicates drains in the south-east boundary of the of the golf course
(outside site boundary) connecting to the network of ditches. Another short ditch network in the east

within Bignell Park connects to Gagle Brook. Figure 3-2 below shows the ditch networks.

Flood Toolkit Layers a
Layers Q= E

» EA Detailed River Network (Primary)

»[ | EADetailed River Network (Secondary) B trt
n

Fields
> EA Detailed River Network (Tertiary) ———

EA Detailed River Network (Lake / Reservoir) s«
EA Detailed River Network (Culvers)
EA Detailed River Network (Canal Tunnel)

»[ ] EA Detailed River Network (Canal)

»[ ] EAFlood Alert Areas

EA Risk of Flooding from Rivers

EA Flood Defences eee %
» EA Areas Benefiting from Flood Defences eee \
>

EA Flood Zone3 - 1% Chance of Flooding ~ sss | pe——

Esri UK, Esri, HERE, Garmin, INCREMENT P, USGS, MET...

Figure 3-2: Oxfordshire CC Flood Toolkit Extract
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3.4  Public Drainage

The Thames Water Asset Location Search indicates that there are no public sewers within the vicinity
of the Site. The nearest foul sewer (TW Manhole 7601) is located approximately 500m away to the east

of the Site along A4095. It serves the residential area around Alchester Road.

There are no surface water sewers within the vicinity of the Site, there is a surface water network east
of the Site in Chesterton. This serves the residential area and discharges to the Gagle Brook. Refer to

Appendix C for Thames Water asset records and Figure 3-3 below for an extract.

It should be noted that this plan does not include information regarding sewer connections from

individual properties or any sewers not owned by Thames Water.

Information regarding the highway drainage for the A4095 has been requested from Cherwell District

Council, however their records only showed the gully locations with no below ground information.

[ oS L ey
7 : )i | - Y49 X > .;:‘_‘ W// \{

!‘ { Y ) N

!‘g Il 7 g ) / J

TW Surface Water
sewer discharging to

TW Foul
Manhole 7601

Figure 3-3: Extract of Thames Water Sewer Plans
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3.5 Private Drainage

Following a visit to the Site and a walk over with the BHGS site maintenance staff, it has been seen
that the BHGS buildings are served by a series of below ground foul water drains. These direct flows
to the east and south of the hotel building where foul flows are discharged into pump chambers. From
here, sewerage is pumped across the southern 9 holes to the Thames Water foul water manhole 7601
beneath the A4095. It is understood from maintenance staff that the macerator pumps used by BHGS

are currently operating at full capacity.

Surface water across the Site is collected via a range of above and below ground systems. There is a
ditch network that manages land drainage and overland flow from the golf course and green spaces to

the north and south of the hotel.

Roof drainage is managed by guttering and rain water pipes, guiding the surface water to a below
ground drainage system. The surrounding hardstanding and car parking areas are drained using road

and yard gullies.

All surface water collection systems discharge into an existing pond to the south of the hotel, or further

downstream into the network of ditches which flow southward, off site.

Figure 3-4 shows the arrangement of this ditch network. The Site boundary is all drained via two ditches
that outfall via a 300mm diameter pipe into a pond to the south of BHGS (labelled northern and southern
ditch below). The pond has a high-level outfall discharging to the ditch network shown in Figure 3-5. It
is understood that the pond is used for irrigation of the Site in summer. From the available information
and following the aforementioned site visits, it is assumed that all surface water is currently discharged

from the Site via a series of swales and culverts, leading flows southward to Gagle Brook. Figure 3-5

.
b

s
he B
Southern Ditch /
o o

S N

. g{k\
NS

\ %y >

shows the approximate route, with swales shown in green and culverts in purple. This is the

Figure 3-4: Existing Site Ditch Network With Indicative Site Boundary
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understanding taken from the flow direction of the ditched on the topographical survey, site walk overs

and evidence given by the BHGS’s maintenance staff.
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Figure 3-5: Surface Water Discharge Route With Indicative Site Boundary

068535-CUR-00-XX-RP-C-00001 Rev P02 | Copyright © 2019 Curtins Consulting Ltd

Page 9



Proposed Great Wolf Lodge Chesterton, Bicester .
Flood Risk Assessment ccurtlns

3.6 Site Geology

The Site is underlain at rockhead by various formations and members of the Great Oolite Group, which

are dominated by limestones with subordinate mudstone beds.

The lower part of the Cornbrash Formation is the youngest (uppermost) bedrock unit represented, it
comprises limestone with mudstone. Underlaying this is the Forest Marble Formation with the White

Limestone Formation beneath that.

The Cornbrash Formation is a local unconfined aquifer and is categorised by the Environment Agency
(EA) as a ‘Secondary A Aquifer’ (permeable layers supporting water supplies and stream base flows).
The groundwater in the Cornbrash is perched on the low permeability of the Forest Marble beneath,

which acts as an aquiclude, separating the Cornbrash from the White Limestone.

An unmanned aerial vehicle (UAV) survey was conducted across the Site to better understand the
groundwater levels in the Cornbrash. An extract of the results is shown in The drawing is shown in
Appendix D.

Figure 3-6. It can be seen that groundwater levels to the east and south of the Site are close to the

ground surface. The drawing is shown in Appendix D.

to ground water

S o , N
<\ \# /\w\ ' 0-0.25m
SMW \ 4 m\\\ 0.25-0.5m

0.5 - 0.75m

0.75- 1.0m

1.0 - 1.25m

1.25- 1.5m

1.5- 1.75m

1.75-2.0m

2.0 -2.25m

2.25-2.5m

2.5-2.75m

2.75m+

Fi'gure 3-6: UAV Grou ndwater”Survey
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4.0 Sources and Extents of Flooding

Numerous sources of flood risk need to be assessed to be in line with the requirements for planning
under NPPF and Environment Agency requirements. This report takes into consideration fluvial flooding
(rivers and streams), pluvial flood risk (surface water), tidal flooding (coastal or estuarine), reservoir

flooding, groundwater flooding, infrastructure failure flooding and any historical flooding reports.
4.1 Natural Drainage

4.1.1 Fluvial Flooding

The Environment Agency’s (EA) Flood Map for Planning shows that the Site is located within Flood
Zone 1 - Low probability of flooding. This zone comprises of land assessed as having less than a 1 in
1000 annual probability of river or sea flooding. All classifications of vulnerable developments are

allowed within this zone. Since the Site area is larger than 1 ha, this FRA will investigate other sources
of flood risks for the development.

FLOOD ZONE1 - ©
Land and property in flood zone 1 have a low probability Selected
of flooding location
Mare information about flood zones -
Flocd zone 3
7,
You don't need to do a flood risk assessment if //////
your development is in flood zone 1 and: Areas benefiting
from flood
* smaller than one hectare defences
* is not affected by sources of flooding other
than rivers and the sea, for example Flood zone 2
surface water drains |:|
Flood zone 1
2 If your development is in flood zone 1and: Flood defence
« larger than one hectare Spring Well ”®
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Figure 4-1: Environment Agency Flood Zone Map

There is no flood risk from the Gagle Brook Watercourse reported in Environment Agency’s flood maps
or local authority flood maps to the Site.

The risk to Site from fluvial sources is therefore considered as low.
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4.1.2 Pluvial Flooding and Overland Flow

Surface water flooding occurs when intense rainfall is unable to soak into the ground or enter drainage
systems, because of blockages, or breakages in the sewer pipes or where drainage capacity has been

exceeded.

The Environment Agency’s online mapping shows no flood risk from surface water within the Site as

shown in Figure 4-2 below. Therefore, flooding risk from surface water is considered low for this Site.

—an Flood risk from rivers A
‘ or the sea ‘ " Full screen «
| ' Flood risk

(O Extentof flooding =

m Flood risk from surface ‘ iy .
L= )

“1LE= water

<
=

'3

(® Extent of flooding

k__ Flood risk from
o~ "
=~ reservoirs

() Extent of flooding

Medium

Very low

©

Location you
selected

Figure 4-2: Risk of flooding from surface water

4.1.3 Groundwater Flooding

As previously discussed, the Site geology creates a perched groundwater table within the uppermost
geology beneath the Site — the Cornbrash Formation. This groundwater is perched by the Forest Marble

aquiclude beneath.

The Site is occupied by a number of ponds, largely to the north with some in the south. These ponds
are assumed to be fed by groundwater and offer an insight into the groundwater levels. The information
contained in Figure 4-3 shows the groundwater levels across the Site, inferred from the pond levels,

the full drawing is shown in Appendix E.

Cherwell and West Oxfordshire SFRA notes that the Site is underlaid by minor aquifer with high
vulnerability. The SFRA contains a list of potential development sites and includes locations from
Chesterton, where the sites are not considered to be materially affected with regards to groundwater

flooding. The Site location area has not been identified with any previous flooding incidents.

068535-CUR-00-XX-RP-C-00001 Rev P02 | Copyright © 2019 Curtins Consulting Ltd Page 12



Proposed Great Wolf Lodge Chesterton, Bicester =
Flood Risk Assessment eCUI’tInS

Figure 4-3: Site Topography and Inferred Groundwater Levels

While groundwater flooding may not result in an immediate flood hazard due to the slow rate at which
seepage occurs, it has implications on the viability of infiltration methods as a means for surface water
disposal and on the design of sub-structures. Any SuDS design will be carried out considering the high
groundwater levels. Certain SuDS methods such as infiltration techniques might be unsuitable for the
Site.

Whilst initial indicators highlight that areas of the Site are at risk of high groundwater; further site
investigations will be required to monitor the change in groundwater level seasonally.

The Site is considered to be at moderate risk of groundwater flooding.
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4.1.4 Climate Change

Climate change will impact on fluvial and pluvial flooding. Flood extents may not significantly increase;

however, it can become more frequent.

The effect of climate change on groundwater flooding has a more significant influence on winter flood
flows. Wetter winters may increase the frequency of groundwater flooding, but drier summers may

counteract this effect by drawing down groundwater levels.

The Environment Agency’s new climate change guidance has been considered in this development to
ensure that flows during the 100-year event are retained within the Site. The surface water drainage

system will be designed considering a return period of 100 years plus 40% climate change event.
4.2  Artificial Drainage

4.2.1 Adopted Drainage

Sewer flooding occurs when the sewer is overwhelmed by heavy rainfall, becomes blocked or is of

inadequate capacity, and will continue until the water drains away.

Asset location search for Thames Water assets has shown that there are no sewers within the vicinity
of the Site. Cherwell and West Oxfordshire Level 1 SFRA records no sewer flooding for site location.

Oxfordshire County Cand Cherwell District Council as the Highway Authority is responsible for the
drainage of public streets and ensuring that drains, kerbs, road gullies and the pipe network which

connects to the public sewers are maintained.

The proposed drainage strategy explains the discharge locations in detail following the discussions with
Thames Water and LLFA.

The Site therefore has a very low risk of flooding from adopted sewers.

4.2.2 Private Drainage System

The Site does not currently have any hardstanding that is positively drained. However, there is a
network of land drainage across sections of the Site. This network has been seen to exist during a site

walk over and can be seen on aerial mapping available online.
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Figure 4-4: Aerial Imagery Showing Evidence of Land Drainage

It is anticipated that the extents of this land drainage will affect the flow profile of surface water

emanating from the Site, and as a result, increase the peak discharge from that of a greenfield site.

Existing land drains will collect surface water falling on the south eastern areas of the golf course and
convey them to the ditch system running across the Site, faster than would occur on an undeveloped

site.

4.2.3 Highway Drainage

Highway drainage information has been requested from Oxfordshire County Council, however their
records only contained the location of gullies. As the surrounding highways are not at an elevated risk
of surface water flooding, as demonstrated in section 4.1.2. it is assumed that there is a low risk of

flooding to the Site by the surrounding highway drains.

4.2.4 Reservoir Flooding

The EA’s online mapping shows no flood risk from surface water within the Site as shown in Figure 4-5.

Therefore, flooding risk from reservoirs is considered low.

068535-CUR-00-XX-RP-C-00001 Rev P02 | Copyright © 2019 Curtins Consulting Ltd Page 15



Proposed Great Wolf Lodge Chesterton, Bicester -
Flood Risk Assessment cCUI’tInS

=wm Flood risk from rivers L) =
‘ or the sea r Full screenv
| Flood risk
(O Extent of flooding ‘
A, Flood risk from surface M
el I 1l Park Maximum
Bignell Par =
(O Extentof flooding J‘ il ifteg-to‘
ooding
4 Flood risk from Wa
":' reservoirs O

Location you

(® Extentof flooding selected

Spring Well
Farm

Figure 4-5: Risk of flooding from reservoirs

4.3 Exceedance Flooding Flow paths

As the Site currently has no formal below ground surface water drainage, the only exceedance flows
will be overland flows created when rainfall is unable to infiltrate into the ground. Due to the Site
topography, this water will flow south east towards the existing ditch network outlined in Section 3.5.
This will then be led southward off the Site towards Gagle Brook. These routes are shown in Figure
4-6.
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Figure 4-6: Overland Flow Paths
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5.0 Flood Risk Mitigation

This section responds to the major risks outlined to the undeveloped site in Section 4 and offers
mitigating measures that will aim to reduce the risk of flooding to the Site, as well as sites both up and
downstream. The proposed Drainage Strategy drawing is contained in Appendix F and further
discussed in Curtins Below Ground Drainage Strategy document (068535-CUR-00-XX-RP-C-00002).

5.1 Natural Drainage

5.1.1 Fluvial Flooding

With reference to the Environment Agency’s published flood maps (see Figure 4-1: Environment

Agency Flood Zone Map in section 4.1.1) the Site can be shown to be in Flood Zone 1.

The sitewide surface water network is proposed to discharge into a network of existing ditches and
drains, which in turn discharge to Gagle Brook. As the Site is in Flood Zone 1, there is a low risk of

flooding from rivers and the sea already, it is therefore seen as acceptable to discharge via this route.

The risk to the Site from fluvial flooding therefore remains low and unchanged. As the Site is currently
positively drained and unrestricted however, the proposed restriction will decrease fluvial flood risk

downstream

5.1.2 Pluvial Flooding and Overland Flow

The proposed development will include SuDS features to optimise the impermeable area and manage
levels to direct flows away from buildings. It should be noted that the proposed levels will not increase
flood risk to other properties.

Oxfordshire LLFA have produced a ‘Local Standards and Guidance for Surface Water Drainage on
Major Development in Oxfordshire’ which outlines the SuDS features and suitability for different

scenarios. This standard will be used to inform the drainage design.

For the purpose of considering flood risk and drainage, the Site is classified as a greenfield site;
however, the Site is not completely undeveloped and does benefit from some formalised drainage
networks. The existing ditches that cross the Site appear to have been constructed as land drainage in
the 1980’s. Historical mapping from the period shows no surface features on the site, whereas later
mapping shows the ditches. See Figure 5-1. Furthermore, there are no inlets into the ditches along their
length, except from shallow, small diameter perforated pipes used to drain the fairways of the golf

course. Evidence of these land drains can be seen on aerial mapping (see Figure 4-4).
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Figure 5-1: Historic Mapping (circa 1980's)

Because of this drainage, the discharge profile from the existing site will not behave in the same way
as an undeveloped “greenfield” piece of land. The presence of shallow land drains and the ditches will
reduce the run-off’s time of concentration. The Proposed Development is to discharge surface water
via the existing ditch network at a rate no greater than QBAR, with excess flows being attenuation in
on-site storage features. This is therefore seen to reduce the risk of surface water flooding across the
Site as it is anticipated the undeveloped site would discharge at a rate higher than QBAR for comparable

rainfall events.

The Site is at a low risk of surface water flooding, the Proposed Development is expected to reduce

this further and offer flood reduction benefits for properties downstream of the development.

5.1.2 Groundwater Flooding

Initial non-intrusive site surveys have indicated that areas of the Site are at an elevated risk of
groundwater flooding. The south east of the Site is at the greatest risk, with the UAV survey indicting

groundwater levels to be as close as 300mm to the surface.

The Ssite’s groundwater levels are managed using land drainage in this area. The Site maintenance
staff have constructed two 300-1000mm deep ditches across the east of the Site (running from north

to south). Shallow, small diameter perforated pipework has then been laid across the Site, in all

068535-CUR-00-XX-RP-C-00001 Rev P02 | Copyright © 2019 Curtins Consulting Ltd Page 19



Proposed Great Wolf Lodge Chesterton, Bicester -
Flood Risk Assessment eCUI’tInS

directions, discharging into the ditches. These ditches flow south and meet in an inspection chamber
before being culverted.

The Proposed Development proposes the removal of this existing land drainage system. Surface water
to the south of the Site will instead be managed by the proposed below ground surface water system,
with a new land drainage system to be installed. The location of this is to be similar to the existing
system, albeit installed at a lower level to offer better protection to the highway sub-bases in the
proposed car park. This can be seen in Appendix G. The proposed levels in the south east section of
the Site are also proposed to be raised by up to 500mm, this will offer protection to both the groundwater
and the car park construction.

The existing ditches are not connected to any of the ponds in the northern part of the Site and no
evidence of flows through them were observed during the site walk over. Whilst further intrusive testing
is required, it is understood that these ponds are groundwater fed and therefore will have some

hydraulic connection to the existing ditches.

To ensure that these ponds are unaffected by the development, it is proposed to install a swale to the
north of the car park, with an invert level equal to that of the existing ditches. This will replicate the
existing arrangement and maintain groundwater levels in the area. Further to this, two swales are
proposed to run from north to south across the car park, these are installed as diversions to the existing
ditched on the Site, and will act as an exceedance flow path, mimicking the existing arrangement. These
are shown in Appendix F.

The Proposed Development therefore is seen to reduce the groundwater flood risk to the south east of
the Site but leave it unchanged to the north. The north of the Site is to remain undeveloped and therefore
any groundwater flooding is seen to have a low impact and pose no risk to property or person. The
adjacent M40 is served by two filter drains at the edge of each carriageway. The depth or capacity if
this is not known, however there is no evidence of groundwater flooding along this section of the M40.
The area to the north is also at a lower risk of groundwater flooding than the area to the south of the
Site.

It is recommended that a site wide intrusive investigation is carried out alongside long term groundwater
monitoring, to ensure that the proposed drainage design does not alter the groundwater levels to the

north or increase them to the south.

5.1.3 Climate Change

As discussed in Section 4.1.4, all designs will be based on an allowance of 40% increase in rainfall
intensity for future climate change.
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5.2  Artificial Systems

5.2.1 Adopted Drainage

The proposed surface water network does not discharge to an adoptable surface water sewer, neither

is there any in the vicinity. The risk of flooding from adoptable sewers is therefore seen as negligible.

The proposed foul water system is to be discharged via a gravity network to a private pumping station
at the south east corner of the Site. The foul water is then to be pumped via rising main to the nearest
Thames Water foul sewer, approximately 500m away from the Site. Initial discussions with Thames
Water have concluded that there is a capacity issue with this sewer and that the network will require
fortifying. The correspondence with Thames Water can be seen in Appendix H. As the Site has not yet
achieved planning, Thames Water will not begin the modelling process. This will be initiated following
the planning process. Any emergency storage requirements associated with the pumping station will
be agreed with building control at a later design stage. It is also proposed to offer back up power and

pump supply to the pump stations in the event of failure.

As there are no public sewers on the Site, the risk of flooding from the Thames Water network is
negligible. There is a heightened risk downstream in the foul network due to the aforementioned

capacity issues, however Thames Water have confirmed they will mitigate this post planning.

5.2.2 Private Drainage

The only private drainage on the Site is the previously discussed land drainage and ditch network. As

this has been discussed in Section 5.1.2, it will not be discussed further here.

Downstream of the Site, the flood risk to the private systems will be reduced as the maximum discharge

rate flowing from the proposed site will be reduced to QBAR.

5.2.3 Highway Drainage

The A4095 runs along the eastern boundary of the Site and is positively drained using gullies. Sewer
information was requested from Cherwell District Council, however the provided plans only highlighted
gully locations. There have been no reported instances of flooding along this road and the surface water
flood risk is shows as very low on the Environment Agency’s online mapping. As the highway level is

higher than the Site, there is no risk of flooding to the highway by the Site.

5.2.4 Development Drainage

It will be necessary to provide a suitably designed storm water drainage system to collect, convey and
attenuate the additional runoff generated by the development of this Site. The Site is proposed to

discharge at QBAR, with a rate of 31.3l/s. The calculations for this are shown in Figure 5-2.
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Figure 5-2: QBAR Calculations

The excess surface water is to be attenuated in storage features across the Site. This is further
discussed in the Below Ground Drainage Strategy (068353-CUR-00-XX-RP-C-0002).

This strategy should also include measures to improve run-off quality whilst maximising biodiversity and

amenity to provide a sustainable drainage system as noted in PPG.

Foul flows from the development should be drained through an entirely separate system designed to

adoptable standards to minimise the risk of foul flooding occurring as a result of the development.

The proposed drainage strategy is seen to reduce the flood risk to the Site and to properties

downstream.

5.3 Summary

The pre and post development flood risks are summarised in Table 5-1. As outlined in this report, the
proposed development is not expected to increase any form of flood risk to the Site, or up or
downstream of it. The Site’s surface water will be managed using flow controls and above and below

ground storage features.
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Table 5-1 - Flood Risk Summary

Potential Source Is there a flood Is the flood risk
of Flooding risk to the existing increased or
site? decreased by the

development?

Fluvial Flooding

Pluvial Flooding

Groundwater Flooding

Adopted Drainage

Private Drainage

Highway Drainage

Reservoir Flooding

Development
Drainage

Does the proposed
development
increase or
decrease the flood
risk downstream?
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6.0 Sequential Test

As the development site is shown to be wholly within Flood Zone 1 and outside the influence of any
other local flood risk elements, in accordance with Table 3 of the PPG, it is concluded that the

development is suitable for this location and the Sequential Test is deemed to have been passed.
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7.0 Conclusions and Recommendations

7.1 Overview

This Flood Risk Assessment has been prepared for the proposed development located on the land to
the east of the M40 and west of the A4095, near Chesterton. The FRA has been prepared in accordance

with the requirements of the NPPF.

e The Site is located in Flood Zone 1 and is therefore at the lowest risk of fluvial flooding

e The Environment Agency’s online mapping shows the Site to be at the lowest risk of surface
water flooding.

e There is a very low risk of reservoir flooding to the Site.

e The Site is at an elevated risk of groundwater flooding to the south east. This is managed using
a network of ditches and shallow, small diameter perforated land drains. Evidence given by site
staff and from historic mapping suggest these drains were installed in the 1980’s.

e Other than the above, there is no private drainage on the proposed site.

e The Bicester Hotel, Golf and Spa is served by a separate foul and surface water sewer. The
surface water is discharged to the outfall ditch network shown in Figure 3-5, there is no
evidence of any restrictions or attenuation on the Site. The foul network is discharged into two
pump chambers and pumped via rising main to the Thames Water sewer near Chesterton.

e There are no adopted sewers on the Site, the closest being a Thames Water foul sewer,
approximately 500m away.

e The proposed drainage strategy is seen to offer a reduction in flood risk to all sources. It has
been designed to ensure no flooding during a 1 in 100 year event +40% allowance for climate
change.

e The proposed below ground drainage strategy will restrict discharge rates to QBAR and store
excess surface water in above and below ground storage structures.

e The proposed network will utilise storage basins, permeable pavements and swales.

e The groundwater to the south east of the Site is proposed to be managed using a network of
land drains installed beneath the proposed car parks sub-base as well as through the diversion
of the two drainage ditches through the site. Groundwater levels are to be maintained in the

north.
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Appendix A — Topographical Survey
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Notes:

1. Do not scale

2. Contractor to Check all dimensions and report omissions and errors to the
Architect

3. EPR Architects accepts no liability for use of this drawing by parties other
than the party for whom it was prepared or for purposes other than those
for which it was prepared.

4. This drawing is issued in dwg/dgn format as an uncontrolled version to
enable the recipient to prepare their own documents/drawings/models for
which they are solely responsible. This drawing is based on project
information current at the time of issue. EPR Architects Limited accepts no
liability for any alterations or additions to or discrepancies arising out of any
change to such project information that occurs to the information after it is
issued by EPR Architects Limited.

5. This drawing does not contain shared coordinates and is not issued for
coordination purposes.
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IAsset Location Search Sewer Map - ALS/ALS Standard/2019 3986151 SP5521NE

Bignell Park

Hotel and
Restaurant

The width of the displayed area is 500m and the centre of the map is located at OS coordinates 455750,221750

The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not shown but their presence should be anticipated. No liability of
any kind whatsoever is accepted by Thames Water for any error or omission. The actual position of mains and services must be verified and established on site before any works are undertaken.

IBased on the Ordnance Survey Map with the Sanction of the controller of H.M. Stationery Office, License no. 100019345 Crown Copyright Reserved.
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NB. Levels quoted in metres Ordnance Newlyn Datum. The value -9999.00 indicates that no survey information is available

Manhole Invert Level

75.7
76.64
n/a
n/a
75.8
n/a
77.54
n/a
75.86
76.06
74.46
74.56
76.29
75.56
n/a
n/a
n/a
n/a
n/a
75.26
74.91
75.09
n/a
n/a
75.32
n/a
n/a
75.23
75.44
n/a
74.14

75.13
74.79
75.69
75.79
75.64
74.96
75.92
75.95
75.26
75.18
n/a
75.35
75.44
76.1
76.35
76.14
n/a
n/a
n/a
75.18
75.57
76.14
76.49
76.61
76.65
76.45
74.92

Manhole Reference Manhole Cover Level
9652 77.34
8651 77.99
861M n/a
861L n/a
9651 77.25
861N n/a
7601 78.74
861K n/a
7602 78.11
8654 77.49
9601 76.41
9602 76.44
8653 77.58
7603 77.63
871A n/a
871B n/a
871D n/a
871C n/a
871E n/a
8701 76.71
8702 76.46
8703 76.56
871F n/a
871G n/a
8801 76.69
881B n/a
881A n/a
9552 76.3
9551 76.43
951A n/a
9603 75.96
9553 76.54
9503 76.52
8555 77.65
8503 77.64
8556 77.63
9502 76.9
8554 77.86
8502 77.88
9554 76.93
9501 77.08
951E n/a
8557 77.27
8504 77.24
8553 77.75
8552 77.97
8501 77.74
951C n/a
951D n/a
951B n/a
8505 77.53
8558 77.49
8551 77.96
8603 77.93
8602 78.04
8601 78.06
8652 77.94
8604 77.29
The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not
shown but their presence should be anticipated. No liability of any kind whatsoever is accepted by Thames Water for any error or omission. The actual position
of mains and services must be verified and established on site before any works are undertaken.

Thames Water Utilities Ltd, Property Searches, PO Box 3189, Slough SL1 4w, DX 151280 Slough 13
T 0845 070 9148 E searches@thameswater.co.uk | www.thameswater-propertysearches.co.uk
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Asset Location Search Sewer Map - ALS/ALS Standard/2019 3986151 | SP5521SE
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The width of ihe displayed area is 500m and the centre of the map is located at OS coordinates 455750,221250

The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not shown but their presence should be anticipated.
No liability of any kind whatsoever is accepted by Thames Water for any error or omission. The actual position of mains and services must be verified and established on site before any works are
undertaken.

IBased on the Ordnance Survey Map with the Sanction of the controller of H.M. Stationery Office, License no. 100019345 Crown Copyright Reserved.
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NB. Levels quoted in metres Ordnance Newlyn Datum. The value -9999.00 indicates that no survey information is available

Manhole Reference

Manhole Cover Level

Manhole Invert Level

9302
941E
9404
9453
9201
9251
9351
9352
9303
9304
941A
931A
9353
9305
9301
9202
941G
941F
9451
0451
9452
9403
9405
9402
9454
9401
9101
9102
8201
8202
9254
8203
9255
8205
9204
8204
8206
9252
9203
811C
811B
811A

74.68
n/a
76.12
76.1
74.52
74.49
74.54
74.52
74.43
74.5
n/a
n/a
74.41
74.69
74.78
74.28
n/a
n/a
75.35
75.15
75.85
75.85
76.27
76.05
76.33
76.13
n/a
n/a
n/a
75.24
74.78
75.07
74.78
75.09
74.35
74.78
74.79
74.27
74.28
n/a
n/a
n/a

72.96
n/a
74.35
74.54
72.94
73.18
73.2
73.09
72.76
73.05
n/a
n/a
72.93
73.52
73.47
72.7
n/a
n/a
74.2
73.59
73.67
74.08
74.55
74.78
75
75.33
n/a
n/a
n/a
73.81
73
73.7
73.11
74.1
72.47
73.2
73.63
72.77
72.54
n/a
n/a
n/a

The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not
shown but their presence should be anticipated. No liability of any kind whatsoever is accepted by Thames Water for any error or omission. The actual position
of mains and services must be verified and established on site before any works are undertaken.

Thames Water Utilities Ltd, Property Searches, PO Box 3189, Slough SL1 4w, DX 151280 Slough 13
T 0845 070 9148 E searches@thameswater.co.uk | www.thameswater-propertysearches.co.uk

Page 9 of 15



Based on the Ordnance Survey Map with the
sanction of the Controller of H.M Stationary
Office License Number 10019345

ALS/ALS Standard/2019_3986151

U

The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not shown but their presence should be anticipated. No liability of any
kind whatsoever is accepted by Thames Water for any error or omission. The actual position of mains and services must be verified before any works are undertaken. Crown copyright Reserved

Scale:
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Thames

ALS Sewer Map Key

Water
NP o’
gl

Public Sewer Types (Operated & Maintained by Thames Water)

._...._

Foul: A sewer designed to convey waste water from domestic and
industrial sources to a treatment works.

Surface Water: A sewer designed to convey surface water (e.g. rain
water from roofs, yards and car parks) to rivers or watercourses.

Combined: A sewer designed to convey both waste water and surface
water from domestic and industrial sources to a treatment works.

Trunk Surface Water w=—@= Trunk Foul
—— @ Storm Relief —@—  Trunk Combined
—R—~R— VentPipe —@— Bio-solids (Sludge)
Proposed Thames Surface —P—L Proposed Thames Water
Water Sewer Foul Sewer
—+—+— Gallery — M __ Fou Rising Main
Surface Water Rising N Combined Rising Main

Main

Proposed Thames Water
Rising Main

e

Sludge Rising Main

Vacuum

Notes:
1) All levels associated with the plans are to Ordnance Datum Newlyn.
2) All measurements on the plans are metric.

3) Arrows (on gravity fed sewers) or flecks (on rising mains) indicate direction of
flow.

4) Most private pipes are not shown on our plans, as in the past, this information has
not been recorded.

5) ‘na’ or ‘0’ on a manhole level indicates that data is unavailable.

Sewer Fittings

A feature in a sewer that does not affect the flow in the pipe. Example: a vent
is a fitting as the function of a vent is to release excess gas.

'3 Air Valve

l] Dam Chase
B Fitting

Meter

o Vent Column

Operational Controls

A feature in a sewer that changes or diverts the flow in the sewer. Example:
A hydrobrake limits the flow passing downstream.

X Control Valve
!1':- Drop Pipe
Ef' Ancillary
~—r Weir
End Items

End symbols appear at the start or end of a sewer pipe. Examples: an
Undefined End at the start of a sewer indicates that Thames Water has no
knowledge of the position of the sewer upstream of that symbol, Outfall on a
surface water sewer indicates that the pipe discharges into a stream or river.

\~/ Ouitfall
I:| - Undefined End
VAN Inlet

6) The text appearing alongside a sewer line indicates the internal diameter of

the pipe in milimetres. Text next to a manhole indicates the manhole
reference number and should not be taken as a measurement. If you are
unsure about any text or symbology present on the plan, please contact a
member of Property Insight on 0845 070 9148.

Thames Water Utilities Ltd, Property Searches, PO Box 3189, Slough SL1 4W, DX 151280 Slough 13
T 0845 070 9148 E searches@thameswater.co.uk | www.thameswater-propertysearches.co.uk

Other Symbols

Symbols used on maps which do not fall under other general categories

A/ A Public/Private Pumping Station
k3 Change of characteristic indicator (C.O.C.1.)
& Invert Level
<1 Summit

Areas

Lines denoting areas of underground surveys, etc.

Agreement

Operational Site

Chamber

Tunnel

JEE NI

Conduit Bridge

Other Sewer Types (Not Operated or Maintained by Thames Water)

—-—@—-— Foul Sewer - —@- — Surface Water Sewer

—@— Combined Sewer T™T—T— Gulley

———  Culverted Watercourse H Proposed
Abandoned Sewer

Page 10 of 15



Asset Location Search Water Map - ALS/ALS Standard/2019 3986151 | SP5521NE

;
The width of the displayed area is 500m and the centre of the map is located at OS coordinates 455750,221750

The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not shown but their presence should be anticipated. No liability of
any kind whatsoever is accepted by Thames Water for any error or omission. The actual position of mains and services must be verified and established on site before any works are undertaken.

Based on the Ordnance Survey Map with the Sanction of the controller of H.M. Stationery Office, License no. 100019345 Crown Copyright Reserved.

Thames Water Utilities Ltd, Property Searches, PO Box 3189, Slough SL1 4w, DX 151280 Slough 13
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Asset Location Search Water Map - ALS/ALS Standard/2019 3986151 | SP5521SE
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The width of the displayed area is 500m and the centre of the map is located at OS coordinates 455750,221250

The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not shown but their presence should be anticipated. No liability of
any kind whatsoever is accepted by Thames Water for any error or omission. The actual position of mains and services must be verified and established on site before any works are undertaken.

Based on the Ordnance Survey Map with the Sanction of the controller of H.M. Stationery Office, License no. 100019345 Crown Copyright Reserved.
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Based on the Ordnance Survey Map with the
sanction of the Controller of H.M Stationary
Office License Number 10019345

ALS/ALS Standard/2019_3986151

U

The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not shown but their presence should be anticipated. No liability of any
kind whatsoever is accepted by Thames Water for any error or omission. The actual position of mains and services must be verified before any works are undertaken. Crown copyright Reserved
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WEIE) ALS Water Map Key

e
el
Water Pipes (operated & Maintained by Thames Water) Valves Operational Sites
- Distribution Main: The most common pipe shown on water maps. ! General PurposeValve @ Booster Station
With few exceptions, domestic connections are only made to .
distribution mains. * Air valve @ Other
x Pressure ControlValve @ Other (Proposed)
1 Trunk Main: A main carrying water from a source of supply to a
treatmentplant or reservor, or from one treatment plant or reservoir X Customer Valve A Pumping Station
to another. Also a main transferring water in bulk to smaller water
mains used for supplying individual customers. H d t A Service Reservoir
yarants
&) Shaft Inspection

3 suPPLY Supply Main: A supply main indicates that the water main is used { Single Hydrant P

as a supply for a single property or group of properties. 4 Treatment Works
Meters
3 FIRE Fire Main: Where a pipe is used as a fire supply, the word FIRE will O Unknown

be displayed along the pipe. L] Meter R Water Tower

sweee0  Metered Pipe: A metered main indicates that the pipe in question End Items
supplies water for a single property or group of properties and that o Other Symbols
quantity of water passing through the pipe is metered even though Symbol indicating what happens at the end of © y

a water main.
there may be no meter symbol shown. Data Logger
Blank Flange

Transmission Tunnel: A very large diameter water pipe. Most Capped End
tunnels are buried very deep underground. These pipes are not . .
expectedto affect the structural integrity of buildings shown on the O Emptying Pit

ided.
map provide ©  Undefined End

ProposedMain: A main that is still in the planning stages or in the E Manifold
process of being laid. More details of the proposed main and its
reference number are generally included near the main.

Customer Supply
Fire Supply
Other Water Pi P€S (Not Operated or Maintained by Thames Water)

—_ Other Water Company Main: Occasionally other water company
PIPE DIAMETER DEPTH BELOW GROUND water pipes may overlap the border of our clean water coverage

area. These mains are denoted in purple and in most cases have
the owner of the pipe displayed along them.

Up to 300mm (127) 900mm (3’)

300mm - 600mm (12" - 24”) 1100mm (3’ 8")

Private Main: Indiates that the water main in question is not owned
600mm and bigger (24" plus) 1200mm (4) by Thames Water. These mains normally have text associated with
them indicating the diameter and owner of the pipe.

Thames Water Utilities Ltd, Property Searches, PO Box 3189, Slough SL1 4W, DX 151280 Slough 13 Page 13 of 15
T 0845 070 9148 E searches@thameswater.co.uk | www.thameswater-propertysearches.co.uk
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Recent excavation apparently being
developed for open water swimming.
NOTE: This feature is outside the extent of
survey control and lake water level may not

LEGEND

Proposed Application site boundary

Inferred ground water contours derived

—— 80— from lake levels on 19.03.2019 (mAQD)
2805 Lake water level 19.03.2019 (mAOD)

BGS borehole - Drawing No.
OsPs2sE4 | GTWOLF1904-1 and (see Appendix 1)

_____ Public right of way

Line of cross section

Depth from surface to ground water

0-0.25m

0..25-0.5m

0.5-0.75m

0.75-1.0m

1.0 - 1.25m

1.25-1.5m

1.5-1.75m
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2.25-2.5m

2.5-2.75m

2.75m+

NOTES

e UAV survey undertaken by GWP Consultants LLP 19th
March 2019 to Ordnance Survey grid and datum.

e  Survey with spot levels can be provided if requested.

e  For cross section see Drawing No. 4.

Version | Revision and compilation notes Date

A Draft 18.04.2019
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Great Wolf Lodge Bicester: Desk Study-Geology & Water

be as accurate a‘s elsewhere on the site ‘

Isopachytes of depth from surface to inferred ground
water table (March 2019)

(]vaconsultants

Upton House fel+44 (0)1608 810374
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Date Drawn Checked Scale
18.04.2019 RM/EMB RA 1:3,000 at A3
Drawing Ref Drawing No Version
GTWOLF1904 3B A




Proposed Great Wolf Lodge Chesterton, Bicester .
Flood Risk Assessment ccurtlns

Appendix E — Inferred Groundwater Levels from Pond Levels

068535-CUR-00-XX-RP-C-00001 Rev P02 | Copyright © 2019 Curtins Consulting Ltd Page 31



eB

3 SP525W30

() SP525W86 &
SP525W28 &

sps2sw77 OC)
| SP525W76

222000N
sP52sw27 O

221900N

221800N

221700N
SP52SW83
Water strike
83.3mAOD

221600N (28.11.196)

221500N

221400N

221300N

O
SP525W29

SP52SW26
(JWater strike

85.58mAOD

(28.03.1979)

SP525W24
Water strike F2Z
84.3mAOD |
(28.03.1979)

3002SSt

300£SSY

300+S51

.......

Recent excavation apparently being
developed for open water swimming.
NOTE: This feature is outside the extent of
survey control and lake water level may not
be as accurate as elsewhere on the site
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Proposed Application site boundary
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BGS borehole with water strike
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_____ Public right of way
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EXISTING LAND DRAINAGE DITCH TO BE
DIVERTED. ADDITIONAL PIPED LAND DRAINAGE
TO BE REINSTATED BELOW PAVEMENT AND
CONNECTED TO OUTFALL DITCH. SYSTEM TO BE
DESIGNED AT LATER STAGES. FUNCTION AND
CATCHMENTS OF EXISTING LAND DRAINAGE TBC

____________________

NOTE:

LAND DRAINAGE NETWORK TO DISCHARGE TO
EXISTING BELOW GROUND NETWORK, PRIOR TO
BEING DISCHARGED TO THE EXISTING POND TO

THE SOUTH OF THE GOLF RESORT HOTEL

NOTE:
BELOW GROUND LAND DRAINAGE NETWORK TO
DISCHARGE TO EXISTING DRAINAGE DITCH
RUNNING ALONG THE SOUTH OF THE SITE

Vicarage Farm

Qleford
ouse

GENERAL NOTES:

1. THIS DRAWING IS TO BE READ IN CONJUNCTION WITH ALL RELEVANT
ARCHITECTS AND ENGINEERS DRAWINGS AND SPECIFICATIONS.

2. DO NOT SCALE FROM THIS DRAWING. ALL DETAILS AND DIMENSIONS AND
LEVELS ARE TO BE CHECKED BY THE CONTRACTOR PRIOR TO
COMMENCEMENT OF CONSTRUCTION. ANY DISCREPANCIES ARE TO BE
REPORTED TO THE ENGINEER.

3. ALL LEVELS ARE IN METERS & DIMENSIONS IN METERS UNLESS NOTED
OTHERWISE.

4. DESIGN BASED ON TOPOGRAPHICAL & CCTV SURVEY AVAILABLE AT THE TIME
OF DESIGN. ALL EXISTING SEWERS, CONNECTIONS, PIPE SIZES AND INVERT
LEVELS TO BE CONFIRMED BY CONTRACTOR PRIOR TO COMMENCEMENT OF
WORKS TO ENSURE CONNECTIVITY. ANY VARIANCE FROM THE INFORMATION
SHOWN SHOULD BE REPORTED TO THE ENGINEER FOR REVIEW.

5. ALL PIPEWORK TO PERFORATED HDPE.

6. WHERE EXISTING DRAINAGE IS BEING USED, ALLOWANCES SHOULD BE MADE
TO REMEDIATE THIS DRAINAGE IN LINE WITH AVAILABLE CCTV SURVEY
INFORMATION.

7. WHERE THERE IS NO REQUIREMENT TO KEEP EXISTING DRAINAGE,
ALLOWANCES SHOULD BE MADE TO ABANDON THIS IN LINE WITH CURTINS
DRAINAGE SPECIFICATION.

8. ALL INTERNAL DRAINAGE POINTS ARE SHOWN INDICATIVELY AND ARE TO BE
DESIGNED AND SET OUT BY THE M&E ENGINEER.

9.  ANY DRAINAGE RUNS AND THEIR CONNECTIONS DAMAGED THROUGH
CONSTRUCTION WORKS SHOULD BE REPLACED TO SUFFICIENT STANDARD.

10. CURTINS ACCEPT NO RESPONSIBILITY FOR DEFECTS OR INADEQUACIES OF
EXISTING DRAINAGE SYSTEMS. FAILURE OF SITE DRAINAGE DUE TO AN ISSUE
WITH THESE NETWORKS ARE OUTSIDE OF OUR REMIT UNLESS SPECIFICALLY
INSTRUCTED OTHERWISE.

11. THIS DRAWING IS NOT TO BE USED FOR CONSTRUCTION PURPOSES.

12. LATERAL BRANCHES TO MAIN BELOW GROUND LAND DRAINAGE RUNS NOT
SHOWN FOR CLARITY. LAND DRAINAGE TO BE INSTALLED IN A HERRINGBONE
PATTERN, WITH DRAIN SPACING TO CONFIRMED FOLLOWING COMPLETION OF
DETAILED GEOLOGICAL INVESTIGATIONS.
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Mr Michael Smith

Curtins Consulting

40 Compton Street

London

EC1V 0BD , DS6065860

30 September 2019

Pre-planning enquiry: Capacity Concerns

Site: Great Wolf Lodge Resort, Chesterton, Bicester OX26 1TH
Dear Michael,

Thank you for providing information on your development.

Proposed site: Hotel (500 rooms), Water Park (8540m2), Food court, Conference area and Back
of house (12500m2).

Proposed foul water discharge by pump at 50 I/s into manhole SP55217601.

Surface water discharging into watercourse.

Foul Water

We've assessed your foul water proposals and concluded from our review, that our sewerage
network does not have sufficient capacity to accommodate foul water flows from the proposed
development.

In order to ensure we make the appropriate upgrades — or ‘off-site reinforcement’ — to serve your
development, we’ll need to carry out modelling work, design a solution and build the necessary
improvements. Typical timescales for a development of your size are:

Modelling: 8 months
Design: 6 months
Construction: 6 months
Total: 20 months

If the time you're likely to take from planning and construction through to first occupancy is
longer than this, we’ll be able to carry out the necessary upgrades in time for your development.
If it's shorter, please contact me on the number below to discuss the timing of our activities.

What do you need to tell us before we start modelling?
We’re responsible for funding any modelling and reinforcement work. We need, though, to spend

our customers’ money wisely, so we’ll only carry out modelling once we’re confident that your
development will proceed.

Thames Water Utilities Limited — Registered Office: Clearwater Court, Vastern Road, Reading RG1 8DB
Company number 02366661. VAT registration no GB 537-4569-15



In order to have this confidence, we’ll need to know that you own the land and have either
outline or full planning permission. Please email this information to us as soon as you have it.

If you'd like us to start modelling work ahead of this point, we can do this if you agree to
underwrite the cost of modelling and design. That means we’ll fund the work — but you agree to
pay the cost if you don’t achieve first occupancy within five years.

If the modelling shows we need to carry out reinforcement work, then before we start
construction, we’ll need you to supply us with notification that you’ve confirmed your ‘nominated
competent person’ (NCP) submission to the Health and Safety Executive.

What do | need to do next?

The discharge of non-domestic effluent is not permitted until a valid trade effluent consent has
been issued by Thames Water. If anything, other than domestic sewage is discharged into the
public sewers without the above agreement an offence is committed, and the applicant will be
liable to the penalties contained in Section 109(1) (WIA 1991). Please contact Trade Effluent
prior to seeking a connection approval, to discuss trade effluent consent and conditions of
discharge.

Please note that you must keep us informed of any changes to your design — for example,
an increase in the number or density of homes.

If you have any further questions, please contact me on 020 3577 9224.

Yours sincerely

e

Hemlata Gurung
Technical Coordinator
Developer Services — Sewer Adoptions Team
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B1 23S
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40-58 Hotwell Road
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50 Cambridge Place
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douglas@curtins.com

Dublin
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Dublin 2

Ireland

T. 00353 1 507 9447
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Edinburgh

1la Belford Road
Edinburgh

EH4 3BL

T.0131 2252175
edinburgh@curtins.com

Glasgow

Queens House

29 St Vincent Place
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G12DT

T. 0141 319 8777
glasgow@curtins.com

Kendal

28 Lowther Street
Kendal

Cumbria

LA9 4DH

T. 01539 724 823
kendal@curtins.com

Leeds

Rose Wharf
Ground Floor
Leeds

LS9 8EE

T. 0113 274 8509
leeds@curtins.com

Liverpool

51-55 Tithebarn Street
Liverpool

L2 2SB

T. 0151 726 2000
liverpool@curtins.com

London

40 Compton Street
London

EC1V 0BD

T. 020 7324 2240
london@curtins.com

Manchester
Merchant Exchange

17-19 Whitworth Street West

Manchester

M1 5WG

T. 0161 236 2394
manchester@curtins.com

Nottingham

56 The Ropewalk
Nottingham

NG1 5DW

T. 0115 941 5551
nottingham@curtins.com
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