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SKIMMINGDISH LANE, BICESTER

SITE SPECIFIC FLOOD RISK ASSESSMENT

1

DEVELOPMENT DESCRIPTION AND LOCATION

la.

1b.

1c.

1d.

What type of development is proposed and where will it be located?

This report has been prepared on behalf of Albion Land in support of an
outline application for employment uses on land off Skimmingdish Lane,
Bicester.

The report is an update to the FRA and Drainage Strategy produced by
BJH in May 2015 (Issue 3) and submitted with the planning application in
July 2015. This Update Report has been prepared to assess the recent
changes to the proposed development that have responded to the
adoption of the Cherwell Local Plan and to comments received from
consultees on the application, not least the consultation response from the
Environment Agency.

The proposed Development is for a flexible mix of Blc, B2 and B8 uses
with ancillary office space on land to the north east of Skimmingdish Lane.

Site coordinates are 223600n/460100e.

e Total Site Area = circa 14.45 ha
Building Area = 48,308 m?

What is its vulnerability classification?

As an Industrial Development the property is classified as ‘“less
vulnerable”.

Is the proposed development consistent with the Local Development
Documents?

The proposed development is consistent with the site’s allocation (Policy

Bicester 11) within the adopted Cherwell Local Plan (2015).

Please provide evidence that the Sequential Test or Exception Test has
been applied in the selection of this site for this development type?



The siting of the buildings lie within a Zone 1 Flood Zone as can be seen
on the attached Environment Agency Flood Zone Maps therefore the
“Sequential Test” is satisfied (see Environment Agency Product 4 Flood
Zone Map attached).

2 DEFINITION OF THE FLOOD HAZARD

2a. What sources of flooding could affect the site? (see Annex C PPS25).

We have considered all sources of potential flooding as follows:-

Fluvial (Rivers)

Tidal

Inundation of floodplains from rivers and watercourses

Inundation of areas outside the floodplain due to influence of bridges,
embankments and other features that artificially raise water levels
Overtopping of defences

Breaching of defences

Blockages of culverts

Blockages of flood channels, or flood corridors.

Sea

Estuary

Overtopping of defences

Breaching of defences

Other flows (fluvial surface water) that could pond due to tide locking
Wave action.

Surface Water

Sheet run — off from adjacent land (urban or rural)
Surcharged sewers (Combined, foul or surface water sewers).

Groundwater

Water table rising after prolonged rainfall to emerge above ground
level remote from a watercourse.

Most likely to occur in low lying areas underlain by permeable rock
(aquifers).

Groundwater recovery after pumping has ceased for mining or
industry.



Infrastructure Failure

Reservoirs

Canals

Industrial processes

Burst water mains

Blocked sewers or failed pumping stations.

The site does not have a history of Flooding & only localised flooding
could occur due to blocked or inadequate drainage facilities.

2b. For each identified source, describe how flooding would occur, with
reference to any historic records wherever these are available.
The site is not known to have flooded.

2cC. What are the existing surface water drainage arrangements for the site?
The site is currently open farmland falling gently towards Langford Brook
which takes the surface water from the area.

PROBABILITY

3a. Which flood zone is the site within?
The buildings are in Flood Zone 1 (see attached Environment Agency
Flood Zone Map).
The lower Dock Area of Unit 1 is in Flood Zone 2/3 but the levels will
remain similar to existing.

3b. If there is a Strategic Flood Risk Assessment covering this site, what does
it show?
A Product 4 FRA has been undertaken by the Environment Agency and is
attached. There is a floodplain to each side of the river and the 0.1% AEP
is 69.85m AOD.

3c. What is the probability of the site flooding taking account of the contents of

the SFRA and of any further site specific assessment?

The probability of Flooding is less than 1 in 1000 (0.1%) for building areas.
The probability of flooding to Unit 1 Docks is 1/100.



3d.

What are the existing rates and volumes of run-off generated by the site?

The Site is presently undeveloped open farm land and has a total area of
14.45 ha.

The existing Greenfield run-off is assessed at 128.5 litres/sec using the
Institute of Hydrology Report 124 methodology for the 1/100 Year Storm.

CLIMATE CHANGE

4a.

How is flood risk at the site likely to be affected by Climate Change?

The Drainage Scheme is designed for a 100 year event + 30% for Climate
Change. This is in accordance with current guidelines and represents a
very significant improvement over the existing condition.

DETAILED DEVELOPMENT PROPOSALS

S5a.

Please provide details of the development layout, referring to the relevant
drawings.

The proposed development is for maximum floorspace of 48,308m? of
buildings.

Flexibility is sought within the outline planning permission however, in
order to allow for a robust assessment to be carried out of the potential
impacts a series of development parameters have been set relating to:-

i.  The maximum development area,
ii.  The maximum area within which buildings can be located;
iii.  The maximum floorspace;
iv.  Maximum building heights;
v. Access zones;
vi.  Minimum landscape zones.

These have been amended as part of the recent scheme changes and are
presented graphically on the updated parameter plans.

The building zone parameter has been amended since the original
submission to ensure that all building areas are located outside of areas at
risk of flooding.

The illustrative Master Plan 3830-11 Rev 26 (attached) shows one way in
which the site could be developed in line with the development parameters
and how the principles of the proposed drainage strategy can be
delivered. The surface water drainage scheme is to outfall to Langford
Brook at Greenfield flows using on site retention tanks and swales



5b.

together with porous paving to all Car Park Areas — see BJH outline
scheme plan, Drawing numbered S1230-D2E attached.

The building levels will be well above the Flood Plain.
The Scheme will incorporate SUDS features to properly serve the site in a

sustainable and maintenance-friendly manner.

Where appropriate, demonstrate how land-uses most sensitive to flood
damage have been placed in areas within the site that are at least risk of
flooding.

All Buildings are located in Flood Zone 1 but the lower Dock Area to Unit 1
will be at 69.8m level; in this Zone local flooding can be tolerated.

FLOOD RISK MANAGEMENT MEASURES

6a.

How will the site be protected from flooding, including the potential
impacts of climate change, over the development s lifetime?

The Drainage Scheme is designed for a 100 year event + 30% for Climate
Change.

OFF SITE IMPACTS

7a.

7b.

How will you ensure that your proposed development and the measures to
protect your site from flooding will not increase flood risk elsewhere?

The outflows from the site are restricted by use of the On Site Balancing
swales/tanks and will not exceed the present Greenfield flow rates (I0H
report 124) and relating to Ground Conditions present.

Refer to illustrative Drainage Scheme Plan numbered S1230/D2E.

How will you prevent run-off from the completed development causing an
impact elsewhere?

As 7a.

RESIDUAL RISKS

8a.

What flood-related risks will remain after you have implemented the
measures to protect the site from flooding?

The Flood Risks are associated with Blocking Up / Silting of outlets.



8b. How, and by whom, will these risks be managed over the lifetime of the
development.

These Risks can be controlled by a Condition requiring a scheme for the
management/maintenance of the Proposed Drainage to be submitted and

agreed with the Planning Authority.

Bailey Johnson Hayes
Consulting Engineers
S1230/FRA/September 2015



APPENDIX A

CHETWOODS LAYOUT PLAN
3830-11 REV 26
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10m 20m

50m

100m

SCHEDULE OF ACCOMMODATION GIA

sq.ft.  sq.m.
UNIT 1 (inc. 10% Offices at G+1) 262,210 24,360
UNIT 2 (inc. 10% Offices at G+1) 146,390 13,600
UNIT 3 (inc. 10% Offices at G+1) 94,130 8,745

TOTAL DEVELOPMENT 502,730 46,705
UNIT 1

Car parking (inc. disabled) 270 spaces

HGV parking 64 spaces

Dock levellers 24 No.

Level access doors 4 No.

UNIT 2

Car parking (inc. disabled) 130 spaces

HGV parking 28 spaces

Dock levellers 15 No.

Level access doors 3 No.

UNIT 3

Car parking (inc. disabled) 70 spaces

HGV parking 20 spaces

Dock levellers 7 No.

Level access doors 2 No.

Site Area 35.71acres [ 14.45ha

Z, <%
26 Lagoons updated. 08.09.15 PMIS
25 Lagoons and mounding updated. 03.09.15 PMIS
24 Acoustic fence added. 27.08.15 PMIS
23 Amended to suit minor changes. 07.08.15 RS
22 Scheme updated to 3 unit layout 03.08.15 PMIS
21 Planning Issue 15.05.15 SM

PROPOSALS

c h et w o o d s o

Project Job Number 3830-11

SKIMMINGDISH LANE, BICESTER

o,
o=
ALBION LAND

Drawing Title Drawing Size Al

ILLUSTRATIVE MASTERPLAN
(Other than the siting of Unit 1)

Drawn AF Date Oct 14 Scale 1/1250 Cadfile 3830
Reviewed by Drawing No. Rev.
GC 3830-11 26




APPENDIX B

ENVIRONMENT AGENCY
PRODUCT 4 FLOOD MAPS
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APPENDIX C

BJH SURFACE WATER
GREENFIELD RUN-OFF
ESTIMATION ON SITE RETENTION
VOLUME
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Bailey Johnson Hayes ot . . A Date
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The following calcylations are prepared to justify the principles for design of be o\*;gzmu{ld surfac
waterdrain | ;u:_ﬁhe above development. |

The site has a total area of 12.6 ha and exhibits a gentle gradient ffom north to south. The site is

presently undevelq ped and comprises of open fields used as arable land. The proposed scheme is to
redevelop the sjte with new [roads, buildings and external yard / hardstanding areas for warehousing.

The su._jrfalsce water drajnage strategy for the developed site is to limit flows to e:j(ist ng greenfield values by

uti isfr?g a serieq of|retention/swales and/or ponds F"q incorporating ow control devices tojthe drain agé

.

netwark. The drainage w IITiJﬁscInarge via a new outfall'to Langford Braok to the southleast of the site.The

LT - ,
design for the site drainage shall in'Flu dean allowance for clﬂm*a*te change. | : i

| | | | ! |
| | | I | i

: T 1 ‘ [T 1




Pk o et
Proposed Development $1230 D2A
Skimmingdish Lane, Bicester. =y -
for Albion Land Ltd.
-
Bailey Johnson Hayes Garon ] . B Ot
Grange House, John Dalton Street Surface Water Drainage Design P.A.B. Apr 15
Manchester. M2 6FW Checked Date
Tel: 0161 279 7777 Fax: 0161 236 3552
Web: www.bjh.co.uk
Calculations
\ | [ | | ] ] [ [ ]
| | | | | ‘ |
2.0 GROUND CONDITIONS 5 1
| | i |
| | | 1’ | | |
The pl.iib[i‘sh d geology map indicates the/site to be underlain by Alluvium, overlying Oxfard Clay and | [
Kellaway Beds, overlying Cornbrash Limestone.
| .
|| |
| 3.0DESIGN \ ; |
| | | 5
| 3.1 GREENFIELD RUNOFFESTIMAT
Green iei'runqﬁﬁs“ﬁ%a fonis Undertaken using the UKSuDS |0(|:If\7\"€b}it Based uro focal knowledge, |
of thejground conditions the SOtt s considered to be type 4 for the purpose of greenfietd runoff
estimation. Therdefaultvatue u‘ll: SOtttype-t{sand highly permeable-materiat), altocated by the bk SubS
Tools-Website-for the subject site; is considere in?-pp‘fe riate-andiis-therefore-edited-withinthe-input dataj
I-.‘ninn iald-runoffis ra,lr-nl::!- d |:|ci a tha Inctityte nlf Hydrology Report 124 -meth loey-lassuming a-site
o 0 P e T A 9 B gy assu a-site
" re:aﬂlf 50hal-and-linearly interpolating the fina value for the formally drained sitelarea of 9.62ha. The
reenfield i noff estimatjon/for a 50ha site in this location is presented an the foll wui'ng sheet
The greenfield nunoff estimate of Qbar for a 50ha site is 2094 litres/sec |
Accordingly the|value of Qbar for the subject site is (9,62 / 50) x 668 = 128.5|litres/sec
| . | ,
For the purpose of|initial sizihg of flood storage|requirements it shall be assumed that the outflow from the
whole sit{a shall|be restrigted to Qbar for all rainfall events up to and including the 1 in 100 year event
(inclusive of an allawance of 20% for glimate chanée).
1
Drainage design is und ertake[:n using the Source Control module of|Microdrainage Windes sqftware. The
input data and results of a qluic Storage Estimqte are presented on the jollowing sheet. For 1in 100 year
+20% storm events (using FEH ‘esfign ralmfali) the software predicts storage volumes between 5906 m”and
8259 m>will|be required. | T I
AR RN
- | ] | | |
: : ] ! | - ?
R ! e s ‘ : i s
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p' Greenfield runoff
“ HR Wallingford estimation for sites

Macking with wat

Site name: Skimmingdish Lane Site coordinates

Site location: Bicester L atitude: 5'1193324.,”'-7
Longitude: 1.12735°W

This -3 a0 asumaiioe 37 hs J2and fiatet unaff f302 ames f"iT anr2

Reference: geppqde56v60/50, .
Date 26 Nov 2014

Site characteristics ydrologlcal charactersstlcs

|
Ar2a posiuvay dranad 50 . } na S e 2 “‘a‘-’ .
oo : R o = ’:3P :nm;g,s mﬂ ac'gr

_ o Dafault gdited
Total site area 50 | na SAAR 62G 620 | mm
id SRR .. ST, e eriart R s
Significant susiic soer space 0 | ha Rl R?ﬁf‘.’i‘l ‘:’9’3Lh |
g i sisain s S Y = S A ¢ Ratio M350

..?Cg!(..a. r,\,gOR

Methodotogy

o o - Gr:‘w:*‘ curia na“*'* tyaar
ke R 2 - - A 1 i |
’J I ncf method iH?24 i Grow:r' curve s‘aytur t0year 16275162 .

e i e PR Growth curve factor 30 year 23, . 237
Ocar ast;maisgﬁ meincd Caiculate Frem SPR and SAAR

e B o

Growth cu.‘:e sactor 1Ou 2ar 3.19 319
WS faciof ! et 50,

3PR estimation methed Calcusate from SO!L type

HS i ,.aa 3 NIA

Greenfield runoff rates . .
) Sefaut  Edited

=]

SOIL type 4 : :
: |

il

Q Q47 ”:’_” 37 . o - )
‘ ' - ’ tin f y=ar
Tin 34 §2ar3

fin100years 15050 |G6A.A1. |lis

Slaage 203 'hal 2 vowmym Tt} ¢ 3f 355 A05HEs 0 ANy Sde

| i3

w C
3 3 =y = oz ':,-9_-'—'_. FTRE L ERE i I i
2 3 B2 2 L RS S 5 A



Retum Pesiod {rears)

100

Sie Location

460200 223700 SP 60200 23700 E]

| cim D02
D1 (k) 0.324
D2 (Tkm) 0.320

D3 (1kam} 0.244
E(liom) 0250
F(llkm) 2477

o

Global Variables require approximate storage
of between 4634 m® and 6618 m3.

These values are estimates only and should not be used for design purposes.
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APPENDIX D

BJH SURFACE WATER DRAINAGE
PLAN S1230/D2E



GREENFIELD FLOWS
:

™ SURFACE WATER OUTLETS
ATTENUATED TO

..
.

st

“NO BUILDINGS

OVER FLOOD PLAIN

%\ YW\ U
’ \\qumzq OF ZONE 1

SURFACE WATER OUTLETS
ATTENUATED TO
GREENFIELD FLOWS

Il

POROUS PAVING
CONSTRUCTION TO
ALL CAR PARKS

1:10000 A1
e Ny

E | 08.09.15 | Site layout updated

D | 04.09.15 | Site layout updated

C | 06.08.15 | Site layout revised

B [ 08.05.15 | Extra drain to river added
A | 05.05.15 | Site boundary updated

Skimmingdish Lane
Bicester

Albion Land Ltd

Concept drainage

plan

BAILEY JOHNSON HAYES

ST.ALBANS:

MANCHESTER: Gran(

Consulting Engineers

Suite 4, Phoenix House, , ST 3
ige House, John Dalton Street, MANCHESTER, M2 6FW
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APPENDIX E

FLOOD ZONE 1 LINE
BJH PLAN S1230-03A
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