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Adam Melia 
 
Brookbanks 
6150 Knights Court 
Solihull Parkway 
Birmingham 
B37 7WY 
 

 

24 December 2024 

 

Pre-planning enquiry: Capacity concerns  
 

Site Address: Land at Bicester, OX27 8BD (457582,224712) 

 

Dear Adam, 

 

Thank you for providing information on your proposed development: 

 

• 3100 houses; 

• A primary school for 450 pupils; 

• Offices with gross internal area of 7,000 m2; 

• Community Use, Retail/Local Centre, Extra Care and Other Uses with gross internal area 

of 16,900 m2 (1.69 ha). 

 

Foul water to discharge via pumped into manhole ref. SP58249301 on a 525mm foul sewer at 

the roundabout of A4095 and A4421. Total pump rate 80.16 l/s. 

 

We have completed the assessment of the foul water flows based on the information submitted 

in your application with the purpose of assessing sewerage capacity within the existing Thames 

Water sewer network. 

 

Foul Water 

 

We’ve assessed your foul water proposals and concluded that our sewerage network will be 

unable to meet the needs of your full development at this time. We can accommodate either: 

 

• 690 houses; or 

• 500 houses and the primary school for 450 pupils. 

 
In order to ensure we make the appropriate upgrades – or ‘off-site reinforcement’ – to serve the 

remainder of your development, we’ll need to carry out modelling work, design a solution and 

build the necessary improvements. This work is done at our cost. 

 

Once we’ve begun modelling, we may need to contact you to discuss changing the connection 

point for capacity reasons. Please note that we’ll pay the cost of covering any extra distance if 

the connection needs to be made at a point further away than the nearest practicable point of at 

least the same diameter. 
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How long could modelling and reinforcement take? 

 

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 us to discuss the timing of our activities.  

 

What do you need to tell us before we start modelling?  

 

We will only carry out modelling once we’re confident that your development will proceed. In 

order to have this confidence, we’ll need: 

 

• Proof of land ownership; 

• Outline or full planning permission; 

• Construction Programme. 

 

Please email this information to us as soon as you have it.  

 

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 F10 – 

Notification of construction project - submission to the Health and Safety Executive.  

 

Surface Water 

 

Surface water assessment of capacity has not been undertaken under this application. 

 

In accordance with the Building Act 2000 Clause H3.3, positive connection of surface water to a 

public sewer will only be consented when it can be demonstrated that the hierarchy of disposal 

methods have been examined and proven to be impracticable. Before we can consider your 

surface water needs, you’ll need written approval from the lead local flood authority that you 

have followed the sequential approach to the disposal of surface water and considered all 

practical means.   

 

The disposal hierarchy being:  

 

1) rainwater use as a resource (for example rainwater harvesting, blue roofs for irrigation) 

2) rainwater infiltration to ground at or close to source 

3) rainwater attenuation in green infrastructure features for gradual release (for example 

green roofs, rain gardens) 

4) rainwater discharge direct to a watercourse (unless not appropriate) 
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5) controlled rainwater discharge to a surface water sewer or drain 

6) controlled rainwater discharge to a combined sewer. 

 

Where disposal of surface water is other than to a public sewer, then the applicant shall ensure 

that approval for the discharge has been obtained from the appropriate authorities.  

 

Thames Water recognises this catchment is subject to high infiltration flows during certain 

groundwater conditions. The developer should liaise with the LLFA to agree an appropriate 

sustainable surface water strategy following the sequential approach before considering 

connection to the public sewer network. In the longer term, Thames Water, along with other 

partners, are working on a strategy to reduce groundwater entering the sewer network. 

 

Please see our FAQ’s leaflet for additional information. 

 

Capacity at STW? 

 

The receiving network is served by Bicester STW and there isn’t capacity to serve the 

development currently. A more detailed assessment will be carried out when the Local Planning 

Authority consults our Development Control team and we may require a planning condition to 

allow us time to upgrade the STW.  

 

What do I need to do next? 

 

If you’ve satisfied the points above, then you should compare your own timeline with the typical 

timescales we’ve suggested for our activities. If the time you’re likely to take from planning and 

construction through to first occupancy is more than the total time we’re likely to take, we’ll be 

able to carry out the necessary upgrades in time for your development.    

 

Please contact us if you have any queries. 

 

Yours sincerely, 

 

Jiahang Yu 

Adoptions & Pre-Planning Engineer 

Developer Services 

Thames Water Utilities Limited 

https://www.thameswater.co.uk/media-library/home/developers/larger-scale-developments/planning/water-and-wastewater-capacity/wastewater-pre-planning-faqs.pdf

