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	Ms Rebecca Horley

Cherwell District Council

Planning, Housing and Economy

Bodicote House 

White Post Road

Banbury

OX15 4AA


	Our ref:
WA/2013/114423/01-L01

Your ref:
13/00001/SCOP 

Date:

24 April 2013




Dear Ms Horley

SCOPING OPINION - RESIDENTIAL DEVELOPMENT    

LAND BETWEEN BIRMINGHAM LONDON RAIL LINE AND GAVRAY DRIVE BICESTER       

Thank you for consulting us on this matter. We received your email on 18 March 2013 and we have the following comments:

 
Flood Risk
The Langford Brook, Main River, flows through the 20.79 Ha site, a significant proportion of which lies within FZ 2 and 3. So there are significant fluvial flood risk and surface water flood risk issues which will need to be addressed as part of in the Environmental Statement. We welcome the commitment to do this in paragraph 5.56. 
 
We have the following comments in relation to your numbered paragraphs:
 
Paragraph 5.57 
We recommend you consult the Lead Local Flood Authority (Oxfordshire County Council) at an early stage, regarding flood risk issues associated with surface and groundwater locally.
 
Paragraph 5.58 
Although the site has been the subject of a previous application c2004 to 2006, much has changed since then including legislation and flood modelling. The Environmental Impact Assessment will therefore need to include an up to date Flood Risk Assessment with the best available evidence to support it.
 
You should ensure the Flood Risk Assessment addresses flood risk from all sources and you should ensure you are using the latest flooding information. You should also ensure the Flood Risk Assessment considers the impacts of the proposed development on flood risk at the site, as well as upstream and downstream of the site.
 
You should adhere to the recommendations and guidance of the Cherwell and West Oxfordshire Level 1 Strategic Flood Risk Assessment, along with relevant policies in Cherwell District Council’s Development Plan and the NPPF and NPPF Technical Guidance. This is to ensure you have a robust Flood Risk Assessment and Drainage Strategy.

You should ensure there is separate access to both parts of the site which are separated by the Langford Brook, ensuring there is safe access and egress avoiding areas of flood risk.
 
Paragraph 5.60
We are pleased that you will consider surface water management features within the site. Our preferred option would be infiltration or SUDS which deliver multiple benefits such as ponds and swales. In designing these we recommend you make reference to Section 5 of the PPS25 Practice Guide and CIRIA publications C624 and C697.
 
You should have a good understanding of the existing drainage which will inform a robust drainage system. You should assess how the site currently drains and design the drainage system to mimic the current arrangements.
 
You should limit run off to existing rates and consider any opportunity to reduce flood risk through development. This could involve reducing surface water runoff rates and volumes below the existing calculated greenfield rates.
 
In terms of final point of discharge, our preference would be for infiltration or discharge to a watercourse as opposed to discharge to a public sewer.
 
We recommend you consult the Lead Local Flood Authority (Oxfordshire County Council) and Water Company (Thames Water) at an early stage regarding design, adoption, maintenance and operation of the storm water management system. We also recommend you consult Thames Water at an early stage regarding design, adoption and capacity of the network.

Whilst you have said you will consider the effects of any localised raising of ground levels as part of your Surface Water Drainage Strategy, we would be concerned regarding Fluvial Flood Risk if any raising of ground levels were to be within FZ 2 and 3. See also our comments on 5.63 below. You will also need to submit an up to date Surface Water Drainage Strategy which we will need to review.
 
Paragraph 5.63 
We would be concerned regarding Fluvial Flood Risk if there was any development or raising of ground levels within FZ2 and 3. You should aim to avoid development and raising of ground levels in FZ2 and 3, giving preference to FZ1.
 
The Local Planning Authority would need to be satisfied that the Sequential Test has been passed before any planning application is submitted for this development. We would require a commitment that there is no built development in Flood Zones 2 and 3. You should assess whether the anticipated scale of built development can be achieved in Flood Zone 1.
 
If, having applied the Sequential Test and Sequential Approach, development is to be located in FZ2 and 3, you should aim to position less vulnerable development in these areas. Any loss of floodplain would have to be compensated for on a level for level basis, in an area which is hydraulically connected to the development area.
 
Paragraphs 5.58 and 5.63 
If you need to obtain any of the Environment Agency’s most up to flooding information for the Langford Brook, you would need to apply our External Relations Team who can provide any relevant flooding information we have available. This information is provided in the form of flood map products and the product supplied depends on the type and size of the development being undertaken. To determine what product would be most appropriate for your type of development please visit our website at:
www.environment-agency.gov.uk/research/planning/93498.aspx.
Please be aware that there may be a charge for this information. Please contact:
WTenquiries@environment-agency.gov.uk.

Nature Conservation
The Langford Brook, Main River, flows directly through the site and we feel could potentially be significantly affected by the development proposals. We welcome the commitment to do this in paragraph 5.24.
We welcome the commitment to update the extended Phase 1 Survey and the detailed Habitat/Species Survey in paragraph 5.27. 

We would seek to protect any water courses with a buffer zone of at least 10 metres.  This is from the top of the bank to any proposed development.

Any removal of hedgerows or trees will require mitigation.  Any removal of vegetation should be carried out at the end of the bird breed season, currently birds are preparing for breeding and some have already made their nests.  Season runs from March-August.

We have noticed that some hedgerows were being removed in March, was the appropriate surveys carried out.  We would expect mitigation for the loss of any hedgerows.

Yours sincerely,

Mr Jack Moeran

Planning Advisor

Direct dial 01491 828367

Direct e-mail planning-wallingford@environment-agency.gov.uk

Environment Agency
Red Kite House Howbery Park, Wallingford, Oxfordshire, OX10 8BD.

Customer services line: 03708 506 506

www.environment-agency.gov.uk
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