Wycombe District
Strategic Flood Risk Assessment (SFRA)
Level 2
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Introduction
1. The Wycombe District Level 1 SFRA was completed in August 2008. The Level 1
SFRA will be used as background evidence to inform the application of the
Sequential Test by the Council planning policy team. The Sequential Test should
identify if it is possible to deliver all development within Wycombe District without
needing to develop in Flood Zones 2 and 3. Should it be identified that there is an
insufficient supply of sites within Flood Zone 1, then it should be considered if it is
possible to deliver all development within Flood Zone 1, and where necessary, in
Flood Zone 2. Should it be then identified that there is still an insufficient supply of
sites within both Flood Zones 1and 2, sites should be considered within Flood Zone
3.
2. Within Flood Zones 2 and 3, development should be directed to the sites of lowest
flood risk (i.e. lowest probability, hazard and consequences from all sources of
flooding, including the presence of flood defences) as indicated within this SFRA. A
sequential approach to sites that are identified as at risk of non-fluvial sources of
flooding should also be applied, with development being directed to sites that are at
the lowest risk from any source of flooding.
3. Should it be identified, through applying the sequential approach, that sites are
necessary within Flood Zones 2 and 3, the vulnerability of the proposed development
to flooding (as identified in Tables D.2 and D.3 of PPS25) should be taken into
account. Where identified in Table D.3 of PPS25 the Exception Test will need to be
applied.
4. A critical element of the Exception Test is the ability to demonstrate that the site can
be developed safely and in a sustainable manner. This Level 2 SFRA reviews the
hazard posed to property and life within each identified development site to ensure
that the risk of flooding can be realistically mitigated through the design process. In
doing so, the Level 2 SFRA provides a tool that will inform the application of the
technical aspects of the Exception Test.

Impacts of Climate Change1
5. It is important to recognise that Wycombe District Council has adopted a
precautionary approach with respect to climate change for the allocation of sites. For
this reason, the Sequential Test, as well as the Level 2 SFRA assessment(s), have
been carried out considering Zone 3a High Probability including an appropriate
allowance for climate change to 2115 (i.e. the expected flood risk in approximately
100 years, which covers the likely lifetime of any current development).

Matrix of Sites
6. Emerging housing and employment allocations have been overlaid onto the adopted
PPS25 flood zones provided within the Level 1 SFRA. The matrix of sites is provided
in Appendix A and summarises:
•
•
•
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the broad locality of each nominated site;
the flood zone within which that site falls (partially or wholly);
evidence of observed historical flooding within (or near) the site, as a
result of river flooding, and/or flooding from other sources; and
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•

the restrictions that flood risk places upon the future development of the
site.
It is noted that a number of the housing allocations identified in Appendix A have
existing planning permission. Furthermore, the listed employment sites are nearly all
currently used for this purpose, and are therefore not new allocations.
7. With respect to the latter, a ‘traffic light’ system has been adopted to mirror Table D.3
of PPS25 which identifies permissible land uses within each Flood Zone. It should be
noted that the Flood Zone identified in Appendix A reflect the highest probability
Flood Zone identified on the site. This Flood Zone may not necessarily cover the
whole site. The table should be interpreted in accordance with the following legend:

Develo pment is permissible under P P S25. A site based Flo o d Risk A ssessment (FRA) is required,
in acco rdance with Sectio n 7.6 o f the Level 1SFRA

Develo pment type is permissible under P P S25, o nly if Exceptio n Test is passed. It must be
demo nstrated that the develo pment pro vides wider sustainability benefits to the co mmunity that
o utweigh flo o d risk. A site-specific FRA is required, in acco rdance with Sectio n 7.6 o f the Level 1
SFRA

Develo pment type is no t permitted by P P S25

8. The sites identified in this assessment were included in the Council'
s preferred
options Site Allocations DPD which was consulted on in February 2007.

Level 2 SFRA Methodology
9. For those sites falling wholly or partially within Flood Zone 3a, Flood Zone 3a plus
climate change or Flood Zone 3b, a more detailed site-based analysis has been
carried out. These site summaries are provided in Appendix B. The Level 2 SFRA
process has assessed flood hazard at each flood affected site, considering key
flooding characteristics including:
•

flood depth;

•

flow velocity;

•

speed of onset (i.e. how quickly the site will flood);

•

period of inundation (i.e. how long the site will be flooded).

10. In the absence of detailed hydraulic models for each affected site, the analysis has
2
adopted a consistent approach based upon first principles .
•
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The flood depth has been estimated based upon a comparison between
3
the predicted flood extent and the ground level ;
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•

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

•

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

11. Furthermore, following the application of the Sequential Test, sites situated wholly or
partially within Flood Zone 2 may also be required to meet the requirements of the
Exception Test where ‘highly vulnerable’ development is proposed. For this reason,
further consideration of sites affected by Flood Zone 2 has also been carried out, and
this is presented in Appendix C.

Outcomes
12. The Level 2 SFRA has considered the risk that flooding poses to property and life at
each potential allocation site. The primary purpose of this assessment is to consider
whether or not it is feasible to mitigate this risk in a safe and sustainable manner
through design.
13. In conclusion, it is considered that there are feasible mitigation solutions available for
all proposed sites within Wycombe District, ensuring the sustainability and safety of
the site (and surrounding land) from a flooding perspective. It is important that the
development control process emphasises the critical importance of flood risk,
influencing the design process accordingly.
14. A brief overview of the key requirements for future development is provided below:
•

All sites must be subjected to the application of the Sequential Test. The
further consideration of future development within areas that are potentially at
risk of flooding (from all sources) may only be considered once this has been
rigorously applied.

•

All sites within Zones 2 and 3, and sites that either have a risk of flooding from
non-fluvial sources within Zone 1, and/or exceed 1ha in area within Zone 1, will
require a detailed Flood Risk Assessment as explained in Section 7.6.1 of
the Level 1 SFRA.

•

The layout of buildings and access routes should adopt a sequential
approach, steering buildings (and hence people) towards areas of lowest risk
within the boundaries of the site. This will also help towards ensuring that the
risk of flooding is not worsened by, for example, blocked flood flow routes.

•

A suite of development control recommendations have been set out for all
PPS25 flood zones within Section 7.4.4 of the Level 1 SFRA and these should
be adhered to. These represent the minimum design standards that will be
sought by both the Council and the Environment Agency at the planning
application stage.
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Appendix A
Matrix of Sites
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Appendix B
Site summaries for sites within Flood
Zone 3a, 3b and 3a plus climate change

#
% &

$

#

$

Flood Risk and PPS25 at Site GBA18 (Manor Court Yard, High Wycombe)
ID: GBA18
Name: Manor Court Yard
Location: High Wycombe
Proposed Development: General Business Area (B1, B2, B8, leisure and retail)
River Catchment: Hughenden Stream
PPS25 Flood Zone (majority of site): Flood Zone 1
PPS25 Flood Zone (worst case): Flood Zone 3a
Description of Flood Risk
Flood Zones
Site GBA18, Manor Court Yard, is situated west of the Hughenden Stream on land associated
with Manor Court Road. Site GBA18 is a short distance from the watercourse and is
separated from it by the land that makes up site RES24 (see below). The site is
predominantly Flood Zone 1 (60%), but approximately 30% of land, which is that nearest the
Hughenden Stream, is in Flood Zone 3a. The remaining 10% of land in GBA18 is Flood Zone
4
2 . It is noted that a very small proportion of the site (less than 5%) is situated within Flood
Zone 3b, as reflected in Appendix A.
Flood Depth
The site is approximately 25 metres from the Hughenden Stream. From analysis of flood
zones and the digital terrain model, it is estimated that the depth of flooding on the site will be
in the order of approximately 0.2 metres during the 1% (1 in 100) flood event.
Speed of Floodwaters
The site is at risk of flooding from overtopping of the right bank of the Hughenden Stream
during periods of high flow or culvert blockage. The Hughenden Stream is a small
watercourse that is fed by ephemeral flows and site GBA18 is situated some 1.3km upstream
from its confluence with the River Wye. It is evident that the culvert under Hughenden
Avenue is a flow constriction that could cause flood water to pond upstream of the culvert and
overtop the stream’s banks should flow be high enough.
Opportunities to reduce the potential flood risk posed by the threat of culvert blockage should
be actively sought at the earliest possible stage of the development design process. As a
minimum, it is essential to ensure that proactive maintenance is employed to keep the culvert
open and free of debris. Should flooding occur as a result of blockage, it may occur quickly,
for an unknown period of time and repair works can be costly.
The mechanism of flooding within the vicinity of site GBA18 would indicate that floodwaters
would be expected to pond within the site. It can therefore be assumed that the speed of
floodwaters will be relatively slow.
Period of Inundation
As mentioned above, the Hughenden Stream is a minor watercourse with a small catchment
area. This means that response times (i.e. the period between which rainfall is observed and
river levels rise) will be rapid. Flood levels will rise (and subsequently fall) quickly following a
rainfall event, meaning that the likely period of inundation will be short. It is considered
reasonable to assume that floodwaters caused by a rainfall event will inundate the site for a
period of less than 24 hours.
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Conversely, if the river levels rise due to high input levels from groundwater flow, it is possible
that river levels will increase more steadily. If certain conditions prevail, it is also possible that
river levels fed by groundwater flow could remain high for longer periods, thus prolonging
flooding on the site. Also, if flooding is caused by a culvert blockage, it is possible that
flooding may occur for a lengthy period, until the blockage has been removed and repair
works have taken place.
Flood Warning/Onset of Flooding
The time between the rainfall event and flooding occurring on the watercourse is expected to
be short, and flood levels will rise (and subsequently fall) quickly. As a result there would be a
limited amount of time in which flood warnings could be issued. The Environment Agency
aims to issue a ‘Flood Watch’ 2 hours prior to the start of flooding and a ‘Flood Warning’ 2
hours prior to the start of property flooding. Flood warnings apply to flooding caused by rivers
and streams, not to flooding from other sources, such as sewer and Flooding from Other
(Non Fluvial) Sources away from rivers for example. For fast responding catchments,
particularly in urban areas, it may be necessary to issue a ‘Flood Warning’ immediately
without issuing a ‘Flood Watch’ first, reflecting the rapid rise in flood levels.
There are currently no formal warning systems in place to raise the alarm in response to
anticipated groundwater flooding incidents. The Environment Agency monitor groundwater
levels in Wye, Hughenden and Marlow, and notification is provided via email (on an informal
basis) to the Local Authority if raised groundwater levels are observed.
Flood Defences
The site is not offered any protection from any formal or defacto flood defences
Flooding from Other (Non Fluvial) Sources
The Environment Agency and the Council do not hold any records of localised flooding
affecting the site.
Indicative overland flow routes are identified in Appendix L of the Level 1 SFRA, depicting
areas that may be susceptible to flooding following intense rainfall that exceeds the capacity
of the existing drainage system. The site does not appear to be situated within an area that is
susceptible to overland flow from a strategic perspective. Areas of potential groundwater
emergence (and therefore a possible susceptibility to groundwater flooding) are indicated in
Appendix F of the Level 1 SFRA.
Appendix A provides an indication of any known potential surface water and/or groundwater
issues within the proposed development site. It is essential that the potential risks associated
with groundwater and surface water flooding are carefully considered in a localised context as
an integral part of the outline design process (i.e. during the detailed FRA). General
information relating to observed localised flooding within the district has been provided by
Bucks County Council, and is provided as Appendix M of the Level 1 SFRA, and this should
be considered as part of the site based FRA.
Overview of Flood Risk (PPS25)
30% of site GBA18 is at risk of flooding in Flood Zone 3a (the 1% annual probability event).
Indicative flood depths on this section of the site are expected to be no greater than 200mm.
The speed of out of bank flow through the site is slow and period of inundation is expected to
be short in storm rainfall-induced flood events. Consequently, the risk to life within the site is
considered to be low. 10% of the site is in Flood Zone 2 and the remaining 60% of the site lies
within Flood Zone 1.
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PPS25 defines that, following the application of the Sequential Test, only water-compatible
and ‘less vulnerable’ uses of land should be permitted in this zone (in accordance with Table
D.2 of PPS25). As such, general business use, which is defined as a ‘less vulnerable’ use of
land, is permissible within areas of Flood Zone 3a. ‘More vulnerable’ uses of land (such as
residential housing) and ‘essential infrastructure’ may only be permitted within Flood Zone 3a
following the successful application of the Exception Test.
The principles of the sequential test should still be applied within the site and, therefore, the
sections of the site that fall within Flood Zone 1, and then Flood Zone 2, should be considered
for development first.
Data Limitations
The Level 2 SFRA has been carried out to provide a strategic overview of the risk of flooding
to specific sites that, following the application of the Sequential Test, may be considered for
possible future development. The purpose of the Level 2 SFRA is to consider whether it is
likely that the risk of flooding within the site can be safely mitigated throughout the lifetime of
development.
The Level 2 SFRA is a strategic investigation that is based upon information collated as part
of the Level 1 SFRA process. Uncertainties are therefore inherent in the information
provided, and this is discussed further in the introductory sections of the Level 2 report. It is
imperative that a detailed site based Flood Risk Assessment is carried out at an early stage of
the planning application process to inform outline design (in accordance with Section 7.6.1 of
the Level 1 SFRA).
Planning Recommendations
Spatial Planning
Future development within Site GBA18 must be supported by a robust planning argument that
clearly demonstrates that there are no alternative suitable sites within an area of lower flood
risk (i.e. application of the sequential test). Only if this planning argument can be put into
place may any further consideration be taken of Site GBA18.
The sequential test should consider not only the planning ‘need’ for the future development of
site within the District, but it should also be used to steer vulnerable uses within the site to
areas of lowest risk. A reduction in the potential risk of flooding within the site should be
sought through redevelopment and it must be assured that the vulnerability of proposed land
uses is in no way increased.
Throughout the site, development must deliver a measurable reduction in flood risk. Risk
reduction measures for consideration should include SUDS to seek a reduction in the volume
and rate of runoff from the site.
Development Control
All proposed development within Site GBA18 will require a detailed Flood Risk Assessment
(FRA), in accordance with section 7.6.1 of the Level 1 SFRA. It is essential that the adopted
design follows the ‘sequential approach’, steering development towards areas of lowest risk
within the site.
The configuration and design of development within the site must follow the guiding principles
set out in Section 7.4 of the Level 1 SFRA. In summary however, the following development
control recommendations must be incorporated into all development within Site GBA18 as a
minimum:
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•

A positive reduction in the risk of flooding within the District must be demonstrated as
an outcome of the proposed development;

•

Floor levels must be situated a minimum of 300mm above the 1% (1 in 100) fluvial
predicted maximum flood level plus climate change;

•

Basements are not permitted within Flood Zone 3b Function Floodplain. Sleeping
accommodation must not be provided at basement level within Flood Zone 3a, and an
access point for escape must be provided that is situated above the 1% (1 in 100) peak
design flood level, including climate change;

•

Implement SUDS to ensure that the volume and rate of runoff from the site (post
development) does not exceed the equivalent greenfield runoff rates. Any SUDS
design must take due account of groundwater and geological conditions (refer Section
7.6.3 of the SFRA);

•

To ensure the safety of residents and employees during a flood, access and egress
routes must be designed to meet Environment Agency defined criteria, as set out in
Appendix I of the SFRA;

•

Ensure that there is no net loss in floodplain storage as a result of the proposed
development. This may be achieved by ensuring (for example) that the existing building
footprint is not increased, that overland flow routes are not truncated by buildings
and/or infrastructure, or hydraulically linked compensatory flood storage is provided
within the site (or upstream). It must be demonstrated that the proposed development
does not result in an increase in maximum flood levels within adjoining properties;

•

A minimum 8m buffer zone must be provided to ‘top of bank’ within sites immediately
adjoining a river corridor. This relates to both open waterways and culverted waterway
corridors;

•

As an integral part of the government’s “Making Space for Water” agenda, the
Environment Agency is actively seeking the re-naturalisation of culverted watercourses
as part of any future development. Realistic opportunities to reinstate the natural open
waterway within existing culverted reaches of the river(s) should be promoted.
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Flood Risk and PPS25 at Site RES35 (Bassetsbury Allotments, High Wycombe)
ID: RES35
Name: Bassetsbury Allotments
Location: High Wycombe
Proposed Development: Mixed Use
River Catchment: The River Wye
PPS25 Flood Zone (majority of site): Flood Zone 1
PPS25 Flood Zone (worst case): Flood Zone 3b
Description of Flood Risk
Flood Zones
Site RES35 is situated on a section of land sandwiched between Bassetsbury Lane and a
raised embankment, on land associated with the Bassetsbury Allotments and Funges Farm.
At its closest point, the site is approximately 45 metres from The River Wye. The site is
predominantly Flood Zone 1 (80%), but approximately 10% of land is in Flood Zone 3b. The
remaining 10% of land in RES35 is Flood Zone 2.
Flood Depth
From analysis of flood zones and the digital terrain model, it is estimated that the depth of
river flooding on the site in the 1% (100 year) event will be approximately 1m at the deepest
point. However, this depth of flooding is only in the very northern corner of the site. It should
be reiterated that 70% of the site is situated within Flood Zone 1 (i.e. not at risk of river
flooding).
Speed of Floodwaters
The site is at risk of flooding from overtopping of the right bank of the River Wye during
periods of high flow. The River Wye is a relatively small watercourse that is fed by ephemeral
flows. Site RES35 is situated in the middle of the River Wye catchment, downstream of the
confluence with Hughenden Stream. At this stage in the watercourse, the River Wye is not
only influenced groundwater inputs, but also by rainfall, surface water drainage and overland
flow.
Detailed hydrological modelling of the catchment carried out by the Environment Agency
provides a 0.5% (200 year) flow at this stage of the River Wye of approximately 4 cumecs,
which is a fairly modest rate of flow in fluvial terms. As with site GBA18, above, the extent of
the Flood Zones indicates that the culvert under the embankment would cause flood water to
back up and overtop the river’s banks upstream of the culvert. Culvert blockage may also
cause flooding and this can happen in a flow event of any scale.
Opportunities to reduce the potential flood risk posed by the threat of culvert blockage should
be actively sought at the earliest possible stage of the development design process. As a
minimum, it is essential to ensure that proactive maintenance is employed to keep the culvert
open and free of debris. Should flooding occur as a result of blockage, it may occur quickly,
for an unknown period of time and repair works can be costly.
The mechanism of flooding within the vicinity of site RES35 would indicate that floodwaters
would be expected to pond within the site. It can therefore be assumed that the speed of
floodwaters will be relatively slow.
Period of Inundation
The River Wye has a relatively small catchment area and, as mentioned above, site RES35
falls within the middle of the catchment after the confluence of the River Wye and Hughenden
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Stream. It is considered reasonable to assume that floodwaters will inundate the site for a
relatively short period of time (in the region of 24 to 48 hours), depending on the inputs from
the rivers and how well the site drains following a flood. However, because the River Wye
catchment is within chalk downland, during wetter periods the height of the water table in the
chalk hills rises, releasing water at a steady rate. If the flooding is predominantly fed by
groundwater flow, water levels may be expected to rise more steadily and last for longer,
increasing the period over which flooding will occur. The culvert also could play a key role in
the period of inundation. Should the flooding be caused by a culvert blockage, it is possible
that flooding could take place and continue until the blockage has been removed and water is
able to drain freely from the site.
Flood Warning/Onset of Flooding
The time between the rainfall event and flooding occurring on the watercourse is expected to
be fairly short. Flood levels will rise (and subsequently fall) fairly quickly. As a result there
would be a limited amount of time in which flood warnings could be issued. The Environment
Agency aims to issue a ‘Flood Watch’ 2 hours prior to the start of flooding and a ‘Flood
Warning’ 2 hours prior to the start of property flooding. Flood warnings apply to flooding
caused by rivers and streams, not to flooding from other sources, such as sewer and
Flooding from Other (Non Fluvial) Sources away from rivers for example. For fast responding
catchments, particularly in urban areas, it may be necessary to issue a ‘Flood Warning’
immediately without issuing a ‘Flood Watch’ first, reflecting the rapid rise in flood levels.
There are currently no formal warning systems in place to raise the alarm in response to
anticipated groundwater flooding incidents. The Environment Agency monitor groundwater
levels in Wye, Hughenden and Marlow, and notification is provided via email (on an informal
basis) to the Local Authority if raised groundwater levels are observed.
Flood Defences
The site is not offered any protection from any formal flood defences. However, the
embankment that borders the site to the north-east may alter local hydrology, although its
location suggests that it would not reduce flooding to the site. In fact, the pattern of the
modelled flood zones suggests that the culvert under the embankment worsens flooding
locally.
Flooding from Other (Non Fluvial) Sources
The Environment Agency and the Council do not hold any records of localised flooding
affecting the site.
Indicative overland flow routes are identified in Appendix L of the Level 1 SFRA, depicting
areas that may be susceptible to flooding following intense rainfall that exceeds the capacity
of the existing drainage system. The site does not appear to be situated within an area that is
susceptible to overland flow from a strategic perspective. Areas of potential groundwater
emergence (and therefore a possible susceptibility to groundwater flooding) are indicated in
Appendix F of the Level 1 SFRA.
Appendix A provides an indication of any known potential surface water and/or groundwater
issues within the proposed development site. It is essential that the potential risks associated
with groundwater and surface water flooding are carefully considered in a localised context as
an integral part of the outline design process (i.e. during the detailed FRA). General
information relating to observed localised flooding within the district has been provided by
Bucks County Council, and is provided as Appendix M of the Level 1 SFRA, and this should
be considered as part of the site based FRA.
Overview of Flood Risk (PPS25)
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A section of site RES35 is situated within Flood Zone 3b, and is at risk of flooding in the 5% (1
in 20) design event. Indicative flood depths on the site are expected to be up to 1 metre at the
deepest point. The speed of flow through the site is slow and period of inundation would be
relatively short. Consequently, the risk to life within the site is considered to be low.
PPS25 defines that, following application of the Sequential Test, only the water-compatible
uses and essential infrastructure (as per Table D.2. of PPS25) should be permitted in this
zone. As such, residential land use, which is defined as ‘more vulnerable’ in Table D.2. of
PPS25, would not be permitted within areas of Flood Zone 3b. However, in applying the
principles of the sequential test within the site, there are zones of lower flood risk that may be
used for the more vulnerable land uses.
Data Limitations
The Level 2 SFRA has been carried out to provide a strategic overview of the risk of flooding
to specific sites that, following the application of the Sequential Test, may be considered for
possible future development. The purpose of the Level 2 SFRA is to consider whether it is
likely that the risk of flooding within the site can be safely mitigated throughout the lifetime of
development.
The Level 2 SFRA is a strategic investigation that is based upon information collated as part
of the Level 1 SFRA process. Uncertainties are therefore inherent in the information
provided, and this is discussed further in the introductory sections of the Level 2 report. It is
imperative that a detailed site based Flood Risk Assessment is carried out at an early stage of
the planning application process to inform outline design (in accordance with Section 7.6.1 of
the Level 1 SFRA).
Planning Recommendations
Spatial Planning
Future development within Site RES35 must be supported by a robust planning argument that
clearly demonstrates that there are no alternative suitable sites within an area with a lower
probability of flooding (i.e. application of the sequential test). Only if this planning argument
can be put into place may any further consideration be taken of Site RES35.
The sequential test should consider not only the planning ‘need’ for the future development of
the site within the District, but it should also be used to steer vulnerable uses within the site to
areas of lowest risk. Development should be avoided within that proportion of the site
that falls within Flood Zone 3b Functional Floodplain and Flood Zone 3a High
Probability.
Throughout the site, development must deliver a measurable reduction in flood risk. Risk
reduction measures for consideration should include the incorporation of SUDS to seek a
reduction in the rate of runoff from the site.
It should be recognised that property situated within Flood Zone 3b functional floodplain will
be subject to frequent flooding, on average, no less than once in every 20 years. There are
clear sustainability implications to be considered in this regard, and it is highly questionable
whether insurance against flooding related damages will be available in the longer term.
Development Control
All proposed development within Site RES35 will require a detailed Flood Risk Assessment
(FRA), in accordance with Section 7.6.1 of the Level 1 SFRA. It is essential that the adopted
design follows the ‘sequential approach’, steering development towards areas of lowest risk
within the site.
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The configuration and design of development within the site must follow the guiding principles
set out in Section 7.4 of the Level 1 SFRA. In summary however, the following development
control recommendations must be incorporated into all development within Site RES35 as a
minimum:
•

A positive reduction in the risk of flooding within the District must be demonstrated as
an outcome of the proposed development;

•

Floor levels must be situated a minimum of 300mm above the 1% (1 in 100) fluvial
predicted maximum flood level plus climate change;

•

Basements are not permitted within Flood Zone 3b Function Floodplain. Sleeping
accommodation must not be provided at basement level within Flood Zone 3a, and an
access point for escape must be provided that is situated above the 1% (1 in 100) peak
design flood level, including climate change;

•

Implement SUDS to ensure that the volume and rate of runoff from the site (post
development) does not exceed the equivalent greenfield runoff rates. Any SUDS
design must take due account of groundwater and geological conditions (refer Section
7.6.3 of the SFRA);

•

To ensure the safety of residents and employees during a flood, access and egress
routes must be designed to meet Environment Agency defined criteria, as set out in
Appendix I of the SFRA;

•

Ensure that there is no net loss in floodplain storage as a result of the proposed
development. This may be achieved by ensuring (for example) that the existing building
footprint is not increased, that overland flow routes are not truncated by buildings
and/or infrastructure, or hydraulically linked compensatory flood storage is provided
within the site (or upstream). It must be demonstrated that the proposed development
does not result in an increase in maximum flood levels within adjoining properties;

•

A minimum 8m buffer zone must be provided to ‘top of bank’ within sites immediately
adjoining a river corridor. This relates to both open waterways and culverted waterway
corridors;

•

As an integral part of the government’s “Making Space for Water” agenda, the
Environment Agency is actively seeking the re-naturalisation of culverted watercourses
as part of any future development. Realistic opportunities to reinstate the natural open
waterway within existing culverted reaches of the river(s) should be promoted.
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Flood Risk and PPS25 at Site GBA4 (Meadow Bank, Furlong Road, Bourne End)
ID: GBA4
Name: Meadow Bank, Furlong Road
Location: Bourne End
Proposed Development: General Business Area (B1, B2, B8, leisure and small retail uses)
River Catchment: The River Thames
PPS25 Flood Zone (majority of site): Flood Zone 1
PPS25 Flood Zone (worst case): Flood Zone 3b
Description of Flood Risk
Flood Zones
Site GBA4 is located on the section of land between Furlong Road, Cores End Road and the
River Wye. The site abuts the River Wye on the outside of a bend, some 900 metres
upstream of the River Wye’s confluence with the River Thames. The site is predominantly
Flood Zone 1 (75%). Approximately 5% of land is in Flood Zone 3b. The remaining 20% of
land in GBA4 is Flood Zone 2.
Flood Depth
Although the site abuts the River Wye, Flood Zone 3 is confined largely within the channel of
the watercourse. However, there is an extensive area of Flood Zone 3b upstream and to the
north east of site GBA4, which encroaches on the very eastern tip of the site. From analysis
of the Flood Zones and the digital terrain model, it is estimated that the depth of flooding from
the 1% (1 in 100) design event in the north-east corner of the site will be in the order of
approximately 0.5 metres. It is reiterated however that 70% of the site is situated within Flood
Zone 1, and is not at risk of river flooding.
Speed of Floodwaters
The site is at risk of flooding from overtopping of the right bank of the River Wye during
periods of high flow. Site GBA4 is situated in the lower part of the catchment, only 900 metres
upstream of the confluence of the River Wye and River Thames. Because the site is on the
outside bend of a river, it is possible that the 0.1% (1 in 1000) design event, which is shown to
be out of bank, could be relatively fast flowing. Also, those areas at risk of flooding within
Flood Zone 3a and 3b could be subject to relatively fast flowing water as its depth and
indicative flow path suggests that water could be passing from the flooded area to the north
east of the site and back into the watercourse.
Period of Inundation
As mentioned above, site GBA4 is in the lower reaches of the River Wye catchment. Because
of the level of flood risk associated with the site, it is reasonable to assume that floodwaters
will inundate the site for a relatively long period, exceeding 24 hours. However, if the flooding
is due to groundwater/groundwater influenced flow, it is possible that river levels may stay
higher for longer, resulting in an extended period of inundation.
Flood Warning/Onset of Flooding
The time between the rainfall event and flooding occurring on the watercourse is expected to
be moderate, providing a reasonable period of time within which flood warnings could be
issued. The Environment Agency aims to issue a ‘Flood Watch’ 2 hours prior to the start of
flooding and a ‘Flood Warning’ 2 hours prior to the start of property flooding. Flood warnings
apply to flooding caused by rivers and streams, not to flooding from other sources, such as
sewer and Flooding from Other (Non Fluvial) Sources away from rivers for example.
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Flood Defences
Formal flood defences are shown to be present upstream and downstream of the site, but are
not present in the vicinity of the site itself. The buildings around the watercourse will also
influence the out-of-bank hydrology significantly at a local scale.
Flooding from Other (Non Fluvial) Sources
The Environment Agency and the Council do not hold any records of localised flooding
affecting the site.
Indicative overland flow routes are identified in Appendix L of the Level 1 SFRA, depicting
areas that may be susceptible to flooding following intense rainfall that exceeds the capacity
of the existing drainage system. The site does not appear to be situated within an area that is
susceptible to overland flow from a strategic perspective. Areas of potential groundwater
emergence (and therefore a possible susceptibility to groundwater flooding) are indicated in
Appendix F of the Level 1 SFRA.
Appendix A provides an indication of any known potential surface water and/or groundwater
issues within the proposed development site. It is essential that the potential risks associated
with groundwater and surface water flooding are carefully considered in a localised context as
an integral part of the outline design process (i.e. during the detailed FRA). General
information relating to observed localised flooding within the district has been provided by
Bucks County Council, and is provided as Appendix M of the Level 1 SFRA, and this should
be considered as part of the site based FRA.
Overview of Flood Risk (PPS25)
10% of site GBA4 is situated in Flood Zone 3b, at risk of flooding in the 5% (1in 20) design
event. Indicative flood depths on this section of the site are expected to be approximately 0.5
metres. The speed of flow through the site could be relatively fast and period of inundation is
expected to be short. Consequently, the risk to life within the site is considered to be
moderate. 20% of the site is in Flood Zone 2 and the remaining 70% of the site lies within
Flood Zone 1.
PPS25 defines that, following application of the Sequential Test, only the water-compatible
uses and essential infrastructure (as per Table D.2. of PPS25) should be permitted in this
zone. As such, general business use, which is defined as a ‘less vulnerable’ use of land, is
generally not permissible within areas of Flood Zone 3b. It is recognized that the site is
currently developed however, and therefore in accordance with the Level 1 SFRA, the focus
should be upon proactively reducing the risk posed by flooding to (and by) the redevelopment
of the site. The principles of the sequential test should still be applied within the site and,
therefore, the sections of the site that fall within Flood Zone 1, and then Flood Zone 2, should
be considered for development first.
Data Limitations
The Level 2 SFRA has been carried out to provide a strategic overview of the risk of flooding
to specific sites that, following the application of the Sequential Test, may be considered for
possible future development. The purpose of the Level 2 SFRA is to consider whether it is
likely that the risk of flooding within the site can be safely mitigated throughout the lifetime of
development.
The Level 2 SFRA is a strategic investigation that is based upon information collated as part
of the Level 1 SFRA process. Uncertainties are therefore inherent in the information
provided, and this is discussed further in the introductory sections of the Level 2 report. It is
imperative that a detailed site based Flood Risk Assessment is carried out at an early stage of
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the planning application process to inform outline design (in accordance with Section 7.6.1 of
the Level 1 SFRA).
Planning Recommendations
Spatial Planning
Future development within Site GBA4 must be supported by a robust planning argument that
clearly demonstrates that there are no alternative suitable sites within areas at lower risk of
flooding (i.e. application of the sequential test). Only if this planning argument can be put
into place may any further consideration be taken of Site GBA4.
The sequential test should consider not only the planning ‘need’ for the future development of
the site within the District, but it should also be used to steer vulnerable uses within the site to
areas of lowest risk. Development should be avoided within that proportion of the site
that falls within Flood Zone 3b Functional Floodplain and Flood Zone 3a High
Probability.
Throughout the site, development must deliver a measurable reduction in flood risk. Risk
reduction measures for consideration should include the incorporation of SUDS to seek a
reduction in the rate of runoff from the site.
It should be recognised that property situated within Flood Zone 3b functional floodplain will
be subject to frequent flooding, on average, no less than once in every 20 years. There are
clear sustainability implications to be considered in this regard, and it is highly questionable
whether insurance against flooding related damages will be available in the longer term.
Development Control
All proposed development within Site GBA4 will require a detailed Flood Risk Assessment
(FRA), in accordance with Section 7.6.1 of the Level 1 SFRA. It is essential that the adopted
design follows the ‘sequential approach’, steering development towards areas of lowest risk
within the site.
The configuration and design of development within the site must follow the guiding principles
set out in Section 7.4 of the Level 1 SFRA. In summary however, the following development
control recommendations must be incorporated into all development within Site GBA4 as a
minimum:
•

A positive reduction in the risk of flooding within the District must be demonstrated as
an outcome of the proposed development;

•

Floor levels must be situated a minimum of 300mm above the 1% (1 in 100) fluvial
predicted maximum flood level plus climate change;

•

Basements are not permitted within Flood Zone 3b Function Floodplain. Sleeping
accommodation must not be provided at basement level within Flood Zone 3a, and an
access point for escape must be provided that is situated above the 1% (1 in 100) peak
design flood level, including climate change;

•

Implement SUDS to ensure that the volume and rate of runoff from the site (post
development) does not exceed the equivalent greenfield runoff rates. Any SUDS
design must take due account of groundwater and geological conditions (refer Section
7.6.3 of the SFRA);

•

To ensure the safety of residents and employees during a flood, access and egress
routes must be designed to meet Environment Agency defined criteria, as set out in
Appendix I of the SFRA;
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•

Ensure that there is no net loss in floodplain storage as a result of the proposed
development. This may be achieved by ensuring (for example) that the existing building
footprint is not increased, that overland flow routes are not truncated by buildings
and/or infrastructure, or hydraulically linked compensatory flood storage is provided
within the site (or upstream). It must be demonstrated that the proposed development
does not result in an increase in maximum flood levels within adjoining properties;

•

A minimum 8m buffer zone must be provided to ‘top of bank’ within sites immediately
adjoining a river corridor. This relates to both open waterways and culverted waterway
corridors;

•

As an integral part of the government’s “Making Space for Water” agenda, the
Environment Agency is actively seeking the re-naturalisation of culverted watercourses
as part of any future development. Realistic opportunities to reinstate the natural open
waterway within existing culverted reaches of the river(s) should be promoted.
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Flood Risk and PPS25 at Site MU20 (Picts Lane, Princes Risborough)
ID: MU20
Name: Picts Lane
Location: Princes Risborough
Proposed Development: Mixed Use
River Catchment: Uplands
PPS25 Flood Zone (majority of site): Flood Zone 1
PPS25 Flood Zone (worst case): Flood Zone 3b
Description of Flood Risk
Flood Zones
Site MU20 is situated in the land between Picts Lane and the railway line in the vicinity of
Princes Risborough railway station. Running through the site is the Pyrtle Spring, which is a
watercourse that emerges from the base of the Chiltern Hills, where the permeable chalk
aquifer meets the impermeable Gault Clay and Lower Greensand of the Vale of Aylesbury.
The site is predominantly Flood Zone 1 (65%). 20% of land is in Flood Zone 3a and 10% of
land is in Flood Zone 3b. The remaining 5% of land in MU20 is Flood Zone 2.
Flood Depth
The Pyrtle spring runs through the site from the south to the north and the Flood Zones
associated with it are as wide as 80 metres in places. This is because the land is quite flat in
the vicinity of site MU20 and once the spring has enough flow to leave the channel it can
extend quite far. From analysis of the Flood Zones and the digital terrain model, it is
estimated that the depth of flooding on the site from the 1% annual probability event will be in
the order of approximately 0.3 metres or less. It should be reiterated that 65% of the site is
situated in Flood Zone 1.
Speed of Floodwaters
The Pyrtle Spring is a watercourse that, due to its ephemeral flow patterns, sometimes has no
flow at all, which has become more common in recent years due to the drier summers that the
U.K. has experienced. Site MU20 is near the head of the spring and, this fact combined with
the shallow widespread flooding patterns mentioned above, means that the speed of
floodwaters is likely to be relatively slow.
Period of Inundation
The period of inundation associated with flooding at this site is heavily influenced by
groundwater flow and the chalk aquifer of the Chiltern Hills. If groundwater levels are high and
they are kept high by steady and continuing rainfall, it is possible that flooding could occur for
an extensive period of time. In basin areas where flooding is caused by groundwater, flooding
can last for several weeks, if not months. In the location of site MU20, the natural drainage
would not allow flooding of this longevity, but it is possible that some flooding could occur for
several days.
Flood Warning/Onset of Flooding
Situated within the uppermost reaches of the catchment, the time between the rainfall event
and flooding occurring on the watercourse is expected to be relatively short. Flood levels will
rise (and subsequently fall) fairly quickly. As a result there would be a limited amount of time
in which flood warnings could be issued.
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There are currently no formal warning systems in place to raise the alarm in response to
anticipated groundwater flooding incidents. The Environment Agency monitor groundwater
levels in Wye, Hughenden and Marlow, and notification is provided via email (on an informal
basis) to the Local Authority if raised groundwater levels are observed.
Flood Defences
No formal flood defences have been identified on the Pyrtle Spring. The nearby railway
embankment may influence local flood flow routes, and this should be investigated further as
part of the detailed site based Flood Risk Assessment.
Flooding from Other (Non Fluvial) Sources
The Environment Agency and the Council do not hold any records of localised flooding
affecting the site.
Indicative overland flow routes are identified in Appendix L of the Level 1 SFRA, depicting
areas that may be susceptible to flooding following intense rainfall that exceeds the capacity
of the existing drainage system. The site does appear to be situated within an area that is
susceptible to overland flow from a strategic perspective. Areas of potential groundwater
emergence (and therefore a possible susceptibility to groundwater flooding) are indicated in
Appendix F of the Level 1 SFRA.
Appendix A provides an indication of any known potential surface water and/or groundwater
issues within the proposed development site. It is essential that the potential risks associated
with groundwater and surface water flooding are carefully considered in a localised context as
an integral part of the outline design process (i.e. during the detailed FRA). General
information relating to observed localised flooding within the district has been provided by
Bucks County Council, and is provided as Appendix M of the Level 1 SFRA, and this should
be considered as part of the site based FRA.
Overview of Flood Risk (PPS25)
A section of site MU20 is situated within Flood Zone 3b, and is at risk of flooding in the 5% (1
in 20) design event. Indicative flood depths on the site are expected to be no greater than
300mm. The speed of flow through the site is slow and period of inundation could be relatively
long in certain conditions. The risk to life within the site is therefore considered to be low.
PPS25 defines that, following application of the Sequential Test, only the water-compatible
uses and essential infrastructure (as per Table D.2. of PPS25) should be permitted in this
zone. As such, general business use, which is defined as ‘less vulnerable’ in Table D.2. of
PPS25, would not be permitted within areas of Flood Zone 3b. However, in applying the
principles of the sequential test within the site, there are zones of lower flood risk that may be
used for the more vulnerable land uses.
Planning Recommendations
Spatial Planning
Future development within Site MU20 must be supported by a robust planning argument that
clearly demonstrates that there are no alternative suitable sites within areas at lesser risk of
flooding (i.e. application of the sequential test). Only if this planning argument can be put
into place may any further consideration be taken of Site MU20.
The sequential test should consider not only the planning ‘need’ for the future development of
the site within the District, but it should also be used to steer vulnerable uses within the site to
areas of lowest risk. Development should be avoided within that proportion of the site
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that falls within Flood Zone 3b Functional Floodplain and Flood Zone 3a High
Probability.
Throughout the site, development must deliver a measurable reduction in flood risk. Risk
reduction measures for consideration should include the incorporation of SUDS to seek a
reduction in the rate of runoff from the site.
It should be recognised that property situated within Flood Zone 3b functional floodplain will
be subject to frequent flooding, on average, no less than once in every 20 years. There are
clear sustainability implications to be considered in this regard, and it is highly questionable
whether insurance against flooding related damages will be available in the longer term.
Development Control
All proposed development within Site MU20 will require a detailed Flood Risk Assessment
(FRA), in accordance with Section 7.6.1 of the Level 1 SFRA. It is essential that the adopted
design follows the ‘sequential approach’, steering development towards areas of lowest risk
within the site.
The configuration and design of development within the site must follow the guiding principles
set out in Section 7.4 of the Level 1 SFRA. In summary however, the following development
control recommendations must be incorporated into all development within Site MU20 as a
minimum:
•

A positive reduction in the risk of flooding within the District must be demonstrated as
an outcome of the proposed development;

•

Floor levels must be situated a minimum of 300mm above the 1% (1 in 100) fluvial
predicted maximum flood level plus climate change;

•

Basements are not permitted within Flood Zone 3b Function Floodplain. Sleeping
accommodation must not be provided at basement level within Flood Zone 3a, and an
access point for escape must be provided that is situated above the 1% (1 in 100) peak
design flood level, including climate change;

•

Implement SUDS to ensure that the volume and rate of runoff from the site (post
development) does not exceed the equivalent greenfield runoff rates. Any SUDS
design must take due account of groundwater and geological conditions (refer Section
7.6.3 of the SFRA);

•

To ensure the safety of residents and employees during a flood, access and egress
routes must be designed to meet Environment Agency defined criteria, as set out in
Appendix I of the SFRA;

•

Ensure that there is no net loss in floodplain storage as a result of the proposed
development. This may be achieved by ensuring (for example) that the existing building
footprint is not increased, that overland flow routes are not truncated by buildings
and/or infrastructure, or hydraulically linked compensatory flood storage is provided
within the site (or upstream). It must be demonstrated that the proposed development
does not result in an increase in maximum flood levels within adjoining properties;

•

A minimum 8m buffer zone must be provided to ‘top of bank’ within sites immediately
adjoining a river corridor. This relates to both open waterways and culverted waterway
corridors;

•

As an integral part of the government’s “Making Space for Water” agenda, the
Environment Agency is actively seeking the re-naturalisation of culverted watercourses
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as part of any future development. Realistic opportunities to reinstate the natural open
waterway within existing culverted reaches of the river(s) should be promoted.
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Flood Risk and PPS25 at Site GBA22 (The Thames Estate, Marlow)
ID: GBA22
Name: Thames Estate
Location: Marlow
Proposed Development: General Business Area (B1, B2, B8, leisure and small retail uses)
River Catchment: The River Thames
PPS25 Flood Zone (majority of site): Flood Zone 2
PPS25 Flood Zone (worst case): Flood Zone 3a
Description of Flood Risk
Flood Zones
Site GBA22, the Thames Estate, is located on the land surrounding Fieldhouse Way, which is
north of Marlow Railway Station and the railway line. It is a large site and is 450 metres
distant from the River Thames’ left (northern) bank. The site is predominantly Flood Zone 2
(90%), with the remaining land falling within Flood Zone 3a (5%) and Flood Zone 1 (5%). .
Flood Depth
The site falls within the floodplain of the River Thames and is moderately flat meaning the
depth of flooding will be relatively consistent. The depth of flooding for the 1% (1 in 100)
annual probability event is typically less than 0.5 metres within the small area of the site that
is influenced by flooding.
Speed of Floodwaters
The detailed modelling of the River Thames shows that the site falls within Flood Zone 2. This
area of Flood Zone 2 lies to the north of the railway line and to the east of the A404 road.
Flood Zone 3a and 3b are unable to ingress into the site and the modelling indicates that this
is because the railway line and road provide some flood protection. Because of this, as well
as the distance of the site from the River Thames and the flat nature of the land, it is
estimated that the speed of floodwaters on site GBA22 would be quite slow.
Period of Inundation
The River Thames has a very large catchment area and the response times of the river are
quite slow. Because of the size of the River Thames catchment and the extent to which Flood
Zone 2 covers site GBA22, it can be assumed that floodwaters will inundate the site for an
extended period. Another key factor is the location of the railway line and A404 road, which,
as well as protecting the site, may also hold water in the site, prolonging flooding problems.
Drainage of floodwaters from the site needs to take account of these factors to ensure that
water can exit the site freely and without obstruction
Flood Warning/Onset of Flooding
The time between a rainfall event and raised water levels within the River Thames is relatively
long. As a result there would be substantial time in which flood warnings could be issued. The
Environment Agency aims to issue a ‘Flood Watch’ 2 hours prior to the start of flooding and a
‘Flood Warning’ 2 hours prior to the start of property flooding. Flood warnings apply to
flooding caused by rivers and streams, not to flooding from other sources, such as sewer and
Flooding from Other (Non Fluvial) Sources away from rivers for example.
Flood Defences
There are no formal flood defences providing protection against flooding to the site. Analysis
suggests that the site is afforded an informal level of protection by the railway line and the
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A404 road. It is imperative that any future development considers the potential risk to the site
posed by the failure of these defacto defences.
Flooding from Other (Non Fluvial) Sources
The Environment Agency and the Council do not hold any records of localised flooding
affecting the site.
Indicative overland flow routes are identified in Appendix L of the Level 1 SFRA, depicting
areas that may be susceptible to flooding following intense rainfall that exceeds the capacity
of the existing drainage system. The site does not appear to be situated within an area that is
susceptible to overland flow from a strategic perspective. Areas of potential groundwater
emergence (and therefore a possible susceptibility to groundwater flooding) are indicated in
Appendix F of the Level 1 SFRA.
Appendix A provides an indication of any known potential surface water and/or groundwater
issues within the proposed development site. It is essential that the potential risks associated
with groundwater and surface water flooding are carefully considered in a localised context as
an integral part of the outline design process (i.e. during the detailed FRA). General
information relating to observed localised flooding within the district has been provided by
Bucks County Council, and is provided as Appendix M of the Level 1 SFRA, and this should
be considered as part of the site based FRA.
Overview of Flood Risk (PPS25)
Indicative flood depths for Flood Zone 3a on this site are less than 0.5m, affecting a very
small proportion of the site. The speed of flow through the site is slow and period of
inundation is expected to be significant if certain conditions prevail. The risk to life within the
site is considered to be low. The probability and consequence of flooding could be worse if
the informal flood defences of the railway line and A404 road fail.
PPS25 defines that, following the application of the Sequential Test, only the watercompatible and ‘less vulnerable’ uses of land, as per Table D.2. of PPS25, should be
permitted in Flood Zone 3a. General business use, which is defined as a ‘less vulnerable’ use
of land, is permissible within areas of Flood Zone 3a. It must be remembered that only a very
small proportion of the site falls within Flood Zone 3a (5%) and the majority of the site is Flood
Zone 2. Residential development may also be deemed acceptable on this site, however this
may only be permitted in Flood Zone 3a if the Exception Test is successfully passed.
However, the principles of the sequential test should still be applied within the site and the
sections of the site that fall within Flood Zone 2 should be considered for development first.
Planning Recommendations
Spatial Planning
Future development within Site GBA22 must be supported by a robust planning argument that
clearly demonstrates that there are no alternative suitable sites within areas a lesser risk of
flooding (i.e. application of the sequential test). Only if this planning argument can be put
into place may any further consideration be taken of Site GBA22.
The sequential test should consider not only the planning ‘need’ for the future development of
site within the District, but it should also be used to steer vulnerable uses within the site to
areas of lowest risk. A reduction in the potential risk of flooding within the site should be
sought through redevelopment and it must be assured that the vulnerability of proposed land
uses is in no way increased.
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Throughout the site, development must deliver a measurable reduction in flood risk. Risk
reduction measures for consideration should include SUDS to seek a reduction in the volume
and rate of runoff from the site.
Development Control
All proposed development within Site GBA22 will require a detailed Flood Risk Assessment
(FRA), in accordance with section 7.6.1 of the Level 1 SFRA. It is essential that the adopted
design follows the ‘sequential approach’, steering development towards areas of lowest risk
within the site.
The configuration and design of development within the site must follow the guiding principles
set out in Section 7.4 of the Level 1 SFRA. In summary however, the following development
control recommendations must be incorporated into all development within Site GBA22 as a
minimum:
•

A positive reduction in the risk of flooding within the District must be demonstrated as
an outcome of the proposed development;

•

Floor levels must be situated a minimum of 300mm above the 1% (1 in 100) fluvial
predicted maximum flood level plus climate change;

•

Basements are not permitted within Flood Zone 3b Function Floodplain. Sleeping
accommodation must not be provided at basement level within Flood Zone 3a, and an
access point for escape must be provided that is situated above the 1% (1 in 100) peak
design flood level, including climate change;

•

Implement SUDS to ensure that the volume and rate of runoff from the site (post
development) does not exceed the equivalent greenfield runoff rates. Any SUDS
design must take due account of groundwater and geological conditions (refer Section
7.6.3 of the SFRA);

•

To ensure the safety of residents and employees during a flood, access and egress
routes must be designed to meet Environment Agency defined criteria, as set out in
Appendix I of the SFRA;

•

Ensure that there is no net loss in floodplain storage as a result of the proposed
development. This may be achieved by ensuring (for example) that the existing building
footprint is not increased, that overland flow routes are not truncated by buildings
and/or infrastructure, or hydraulically linked compensatory flood storage is provided
within the site (or upstream). It must be demonstrated that the proposed development
does not result in an increase in maximum flood levels within adjoining properties;

•

A minimum 8m buffer zone must be provided to ‘top of bank’ within sites immediately
adjoining a river corridor. This relates to both open waterways and culverted waterway
corridors;

•

As an integral part of the government’s “Making Space for Water” agenda, the
Environment Agency is actively seeking the re-naturalisation of culverted watercourses
as part of any future development. Realistic opportunities to reinstate the natural open
waterway within existing culverted reaches of the river(s) should be promoted.

•

It is highlighted that historical river flooding has been observed within this site (refer
Figure B of the Level 1 SFRA). Those proposing development should, within their
Flood Risk Assessment, take further consideration of the cause of the historic flooding
and whether further mitigation measures are required as a result.
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Flood Risk and PPS25 at Site PBA7
ID: PBA7
Name: Globe Park
Location: Marlow
Proposed Development: Prime Business Area (Primary use – B1)
River Catchment: River Thames
PPS25 Flood Zone (majority of site): Flood Zone 2
PPS25 Flood Zone (worst case): Flood Zone 2
Description of Flood Risk
Flood Zones
Site PBA7, Globe Park, is located on the land between Fieldhouse Lane and the A404 road. It
is also located adjacent to site GBA22 and lies to the north of the railway line leading to/from
Marlow Railway Station. It is a large site and is approximately 600 metres from the River
Thames’ left (northern) bank. The site is entirely Flood Zone 2.
Flood Depth
Site PBA7 falls within the expanse of Flood Zone 2 that is associated with the River Thames.
As with site GBA22, land elevations are consistent and, as such, the depth of flooding is does
not vary significantly across the site. The depth of flooding for the 0.1% (1 in 1000) annual
probability event is typically no greater than 0.5m in the small area it affects.
Speed of Floodwaters
Site PBA7 lies to the north of the railway line and to the east of the A404 road. The distance
of the site from the River Thames and the flat nature of the land indicates that the speed of
floodwaters on site would be quite slow.
Period of Inundation
The period of inundation for site PBA7 mirrors that of site GBA22. The River Thames has a
very large catchment area and the response times of the river are quite slow. Because of the
size of the River Thames catchment and the extent to which Flood Zone 2 covers site PBA7,
it can be assumed that floodwaters will inundate the site for an extended period. Another key
factor is the location of the railway line and A404 road, which may help hold water in the
location of the site, prolonging flooding problems. Drainage here needs to take account of
these factors to ensure that water can exit the site freely and without obstruction
Flood Warning/Onset of Flooding
The time between a rainfall event and raised water levels within the River Thames is relatively
long. As a result there would be substantial time in which flood warnings could be issued. The
Environment Agency aims to issue a ‘Flood Watch’ 2 hours prior to the start of flooding and a
‘Flood Warning’ 2 hours prior to the start of property flooding. Flood warnings apply to
flooding caused by rivers and streams, not to flooding from other sources, such as sewer and
flooding from other (non fluvial) sources away from rivers for example.
.
Flood Defences
There are no formal flood defences providing protection against flooding to site PBA7.
Analysis suggests that the site is afforded an informal level of protection by the railway line
and the A404 road. It is imperative that any future development considers the potential risk to
the site posed by the failure of these defecto defences.
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Flooding from Other (Non Fluvial) Sources
The Environment Agency and the Council do not hold any records of localised flooding
affecting the site.
Indicative overland flow routes are identified in Appendix L of the Level 1 SFRA, depicting
areas that may be susceptible to flooding following intense rainfall that exceeds the capacity
of the existing drainage system. The site does not appear to be situated within an area that is
susceptible to overland flow from a strategic perspective. Areas of potential groundwater
emergence (and therefore a possible susceptibility to groundwater flooding) are indicated in
Appendix F of the Level 1 SFRA.
Appendix A provides an indication of any known potential surface water and/or groundwater
issues within the proposed development site. It is essential that the potential risks associated
with groundwater and surface water flooding are carefully considered in a localised context as
an integral part of the outline design process (i.e. during the detailed FRA). General
information relating to observed localised flooding within the district has been provided by
Bucks County Council, and is provided as Appendix M of the Level 1 SFRA, and this should
be considered as part of the site based FRA.
Overview of Flood Risk (PPS25)
Indicative flood depths on this section of the site are expected to be no greater than 0.5m in
the 0.1% (1 in 1000) design event. The speed of flow through the site is slow and period of
inundation is expected to be significant if certain conditions prevail. The risk to life within the
site is considered to be low. The probability and consequence of flooding could be worse if
the informal flood defences of the railway line and A404 road fail.
PPS25 defines that, following the application of the Sequential Test, business use (defined as
a ‘less vulnerable’ use of land) is permissible within areas of Flood Zone 2.
The principles of the sequential test should still be applied within the site and the sections of
the site that fall within Flood Zones 1 should be considered for development first over the
section of land that falls within Flood Zone 2.
Planning Recommendations
Spatial Planning
Future development within Site PBA7 must be supported by a robust planning argument that
clearly demonstrates that there are no alternative suitable sites within areas of lesser flood
risk (i.e. application of the sequential test). Only if this planning argument can be put into
place may any further consideration be taken of Site PBA7.
The sequential test should consider not only the planning ‘need’ for the future development of
site within the District, but it should also be used to steer vulnerable uses within the site to
areas of lowest risk. A reduction in the potential risk of flooding within the site should be
sought through redevelopment and it must be assured that the vulnerability of proposed land
uses is in no way increased.
Throughout the site, development must deliver a measurable reduction in flood risk. Risk
reduction measures for consideration should include SUDS to seek a reduction in the volume
and rate of runoff from the site.
Development Control
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All proposed development within Site PBA7 will require a detailed Flood Risk Assessment
(FRA), in accordance with section 7.6.1 of the Level 1 SFRA. It is essential that the adopted
design follows the ‘sequential approach’, steering development towards areas of lowest risk
within the site.
The configuration and design of development within the site must follow the guiding principles
set out in Section 7.4 of the Level 1 SFRA. In summary however, the following development
control recommendations must be incorporated into all development within Site GBA22 as a
minimum:
•

A positive reduction in the risk of flooding within the District must be demonstrated as
an outcome of the proposed development;

•

Floor levels must be situated a minimum of 300mm above the 1% (1 in 100) fluvial
predicted maximum flood level plus climate change;

•

Basements are not permitted within Flood Zone 3b Function Floodplain. Sleeping
accommodation must not be provided at basement level within Flood Zone 3a, and an
access point for escape must be provided that is situated above the 1% (1 in 100) peak
design flood level, including climate change;

•

Implement SUDS to ensure that the volume and rate of runoff from the site (post
development) does not exceed the equivalent greenfield runoff rates. Any SUDS
design must take due account of groundwater and geological conditions (refer Section
7.6.3 of the SFRA);

•

To ensure the safety of residents and employees during a flood, access and egress
routes must be designed to meet Environment Agency defined criteria, as set out in
Appendix I of the SFRA;

•

Ensure that there is no net loss in floodplain storage as a result of the proposed
development. This may be achieved by ensuring (for example) that the existing building
footprint is not increased, that overland flow routes are not truncated by buildings
and/or infrastructure, or hydraulically linked compensatory flood storage is provided
within the site (or upstream). It must be demonstrated that the proposed development
does not result in an increase in maximum flood levels within adjoining properties;

•

A minimum 8m buffer zone must be provided to ‘top of bank’ within sites immediately
adjoining a river corridor. This relates to both open waterways and culverted waterway
corridors;

•

As an integral part of the government’s “Making Space for Water” agenda, the
Environment Agency is actively seeking the re-naturalisation of culverted watercourses
as part of any future development. Realistic opportunities to reinstate the natural open
waterway within existing culverted reaches of the river(s) should be promoted.

•

It is highlighted that historical river flooding has been observed within this site (refer
Figure B of the Level 1 SFRA). Those proposing development should, within their
Flood Risk Assessment, take further consideration of the cause of the historic flooding
and whether further mitigation measures are required as a result.
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Flood Risk and PPS25 at Site GBA21
ID: GBA21
Name: Knaves Beech Way
Location: Loudwater, High Wycombe
Proposed Development: General Business Area (B1, B2, B8, leisure and small retail uses)
River Catchment: River Wye
PPS25 Flood Zone (majority of site): Flood Zone 2
PPS25 Flood Zone (worst case): Flood Zone 3a with Climate Change (Future Risk)
Description of Flood Risk
Flood Zones
Site GBA21 covers a large area that spans both sides of the M40 motorway and covers the
industrial and business parks that stem from Knaves Beech Way in the Loudwater area of
High Wycombe. The majority of site GBA21 lies within Flood Zone 2 (80%). The remaining
20% of the site is situated within Flood Zone 1. A small proportion of the site (the southeastern corner) is within Flood Zone 3a when considering the effects of climate change. This
suggests that in the future this section of the site will be at greater flood risk.
Flood Depth
Analysis of the digital terrain model and the Flood Zone 3a plus climate change outline
indicates that flooding in the southern (downstream) section of the site will typically be up to 1
metre deep.
Speed of Floodwaters
The pattern of the Flood Zones and the River Wye suggests that, if the River was to come out
of bank, floodwaters would flow across the site. The digital terrain model shows that land
elevations at the upstream end of the site are approximately 51 metres above Ordnance
Datum (AOD) and the land elevations at the downstream end of the site are at approximately
47mAOD. The relatively steep nature of the site would indicate that water would move fairly
rapidly across the site.
Period of Inundation
Site GBA21 is in the middle to lower reaches of the River Wye catchment. However, it should
be reiterated that the River Wye catchment is small and response times will, therefore, be
relatively quick. Because of the level of flood risk associated with the site, it is reasonable to
assume that floodwaters will inundate the site for short period of time. However, if the flooding
is predominantly fed by groundwater flow, it is possible that river levels may inundate the site
for an extended period.
Flood Warning/Onset of Flooding
The time between the rainfall event and flooding occurring on the watercourse is expected to
be fairly short. Flood levels will rise (and subsequently fall) fairly quickly. As a result there
would be a limited amount of time in which flood warnings could be issued. The Environment
Agency aims to issue a ‘Flood Watch’ 2 hours prior to the start of flooding and a ‘Flood
Warning’ 2 hours prior to the start of property flooding. Flood warnings apply to flooding
caused by rivers and streams, not to flooding from other sources, such as sewer and
Flooding from Other (Non Fluvial) Sources away from rivers for example. For fast responding
catchments, particularly in urban areas, it may be necessary to issue a ‘Flood Warning’
immediately without issuing a ‘Flood Watch’ first, reflecting the rapid rise in flood levels.
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Flood Defences
The site is not offered any protection from any formal or defacto flood defences.
Flooding from Other (Non Fluvial) Sources
The Environment Agency and the Council do not hold any records of localised flooding
affecting the site.
Indicative overland flow routes are identified in Appendix L of the Level 1 SFRA, depicting
areas that may be susceptible to flooding following intense rainfall that exceeds the capacity
of the existing drainage system. The site does appear to be situated within an area that is
susceptible to overland flow from a strategic perspective. Areas of potential groundwater
emergence (and therefore a possible susceptibility to groundwater flooding) are indicated in
Appendix F of the Level 1 SFRA.
Appendix A provides an indication of any known potential surface water and/or groundwater
issues within the proposed development site. It is essential that the potential risks associated
with groundwater and surface water flooding are carefully considered in a localised context as
an integral part of the outline design process (i.e. during the detailed FRA). General
information relating to observed localised flooding within the district has been provided by
Bucks County Council, and is provided as Appendix M of the Level 1 SFRA, and this should
be considered as part of the site based FRA.
Overview of Flood Risk (PPS25)
Indicative flood depths within the site in the 1% (1 in 100) design event, including climate
change, are up to approximately 1m. The speed of flow through the site would be fast and
period of inundation is expected to be relatively short, unless certain conditions prevail that
means that the groundwater flow feeding the River Wye remains high. Consequently, the risk
to life within the site is considered to be moderate.
PPS25 defines that, following the application of the Sequential Test, only the watercompatible and ‘less vulnerable’ uses of land, as per Table D.2. of PPS25, should be
permitted in Flood Zone 3a. General business use is defined as a ‘less vulnerable’ use of land
and is permissible within areas of Flood Zone 3a. It must be remembered however that the
site is only affected by Flood Zone 3a as a result of climate change (i.e. in 2115), and the site
is currently largely within Flood Zone 2.
The principles of the sequential test should still be applied within the site and the sections of
the site that fall within Flood Zones 1 and 2 should be considered for development first over
the section of land that falls within Flood Zone 3a plus climate change.
Planning Recommendations
Spatial Planning
Future development within Site GBA21 must be supported by a robust planning argument that
clearly demonstrates that there are no alternative suitable sites within areas of lesser flood
risk (i.e. application of the sequential test). Only if this planning argument can be put into
place may any further consideration be taken of Site GBA21.
The sequential test should consider not only the planning ‘need’ for the future development of
site within the District, but it should also be used to steer vulnerable uses within the site to
areas of lowest risk. A reduction in the potential risk of flooding within the site should be
sought through redevelopment and it must be assured that the vulnerability of proposed land
uses is in no way increased.
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Throughout the site, development must deliver a measurable reduction in flood risk. Risk
reduction measures for consideration should include SUDS to seek a reduction in the volume
and rate of runoff from the site.
Development Control
All proposed development within Site GBA21 will require a detailed Flood Risk Assessment
(FRA), in accordance with section 7.6.1 of the Level 1 SFRA. It is essential that the adopted
design follows the ‘sequential approach’, steering development towards areas of lowest risk
within the site.
The configuration and design of development within the site must follow the guiding principles
set out in Section 7.4 of the Level 1 SFRA. In summary however, the following development
control recommendations must be incorporated into all development within Site GBA22 as a
minimum:
•

A positive reduction in the risk of flooding within the District must be demonstrated as
an outcome of the proposed development;

•

Floor levels must be situated a minimum of 300mm above the 1% (1 in 100) fluvial
predicted maximum flood level plus climate change;

•

Basements are not permitted within Flood Zone 3b Function Floodplain. Sleeping
accommodation must not be provided at basement level within Flood Zone 3a, and an
access point for escape must be provided that is situated above the 1% (1 in 100) peak
design flood level, including climate change;

•

Implement SUDS to ensure that the volume and rate of runoff from the site (post
development) does not exceed the equivalent greenfield runoff rates. Any SUDS
design must take due account of groundwater and geological conditions (refer Section
7.6.3 of the SFRA);

•

To ensure the safety of residents and employees during a flood, access and egress
routes must be designed to meet Environment Agency defined criteria, as set out in
Appendix I of the SFRA;

•

Ensure that there is no net loss in floodplain storage as a result of the proposed
development. This may be achieved by ensuring (for example) that the existing building
footprint is not increased, that overland flow routes are not truncated by buildings
and/or infrastructure, or hydraulically linked compensatory flood storage is provided
within the site (or upstream). It must be demonstrated that the proposed development
does not result in an increase in maximum flood levels within adjoining properties;

•

A minimum 8m buffer zone must be provided to ‘top of bank’ within sites immediately
adjoining a river corridor. This relates to both open waterways and culverted waterway
corridors;

•

As an integral part of the government’s “Making Space for Water” agenda, the
Environment Agency is actively seeking the re-naturalisation of culverted watercourses
as part of any future development. Realistic opportunities to reinstate the natural open
waterway within existing culverted reaches of the river(s) should be promoted.

•

It is highlighted that historical river flooding has been observed within this site (refer
Figure B of the Level 1 SFRA). Those proposing development should, within their
Flood Risk Assessment, take further consideration of the cause of the historic flooding
and whether further mitigation measures are required as a result.
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Appendix C
Site summaries for sites within Flood
Zone 2
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As discussed in the first part of this Level 2 SFRA, the sites in Flood Zone 2 have been
summarised in Table C1 (below). This is a succinct way of presenting the planning issues, as
well as the acceptability of the site in the face of the flood risks and the proposed land use.
Prior to the presentation of the table, the below text also provides some generic spatial
planning and development control recommendations for all sites within Flood Zone 2, which
will help to ensure that the flood risks associated with the site are, to an extent, mitigated
proactively at the planning stage.
Planning Recommendations for sites in Flood Zone 2
Spatial Planning
Future development of all sites in Flood Zone 2 must be supported by a robust planning
argument that clearly demonstrates that there are no alternative suitable sites within Flood
Zone 1 (i.e. application of the sequential test). Only if this planning argument can be put into
place may any further consideration be taken of the sites in Table C1.
The sequential test should consider not only the planning ‘need’ for the future
(re)development of site within the District, but it should also be used to steer vulnerable uses
within the site to areas of lowest risk. Throughout the site, (re)development must deliver a
measurable reduction in flood risk. Risk reduction measures for consideration should include
SUDS to seek a reduction in the rate of volume and runoff from the site.
Development Control
All proposed redevelopment within these sites will require a Flood Risk Assessment (FRA), in
accordance with section 7.6.1 of the Level 1 SFRA. It is essential that the adopted design
follows the ‘sequential approach’, steering development towards areas of lowest risk within
the site.
The configuration and design of development within the site must follow the guiding principles
set out in Section 7.4 of the Level 1 SFRA. In summary however, the following development
control recommendations must be incorporated into all developments as a minimum:
•

A positive reduction in the risk of flooding within the District must be demonstrated as
an outcome of the proposed development;

•

Floor levels must be situated a minimum of 300mm above the 1% (1 in 100) fluvial
predicted maximum flood level plus climate change, incorporating an allowance for
freeboard (refer to section 7.6.2 of the Level 1 SFRA);

•

Implement SUDS to ensure that the volume and runoff from the site (post
redevelopment) does not exceed Greenfield runoff rates. Any SUDS design must take
due account of groundwater and geological conditions (refer Section 7.6.3 of the Level
1 SFRA);

•

To ensure the safety of residents and employees during a flood, access and egress
routes must be designed to meet Environment Agency defined criteria, as set out in
Appendix I of the Level 1 SFRA;

•

Ensure that there is no net loss in floodplain storage as a result of the proposed
development. This may be achieved by ensuring (for example) that the existing building
footprint is not increased, that overland flow routes are not truncated by buildings
and/or infrastructure, or hydraulically linked compensatory flood storage is provided
within the site (or upstream). It must be demonstrated that the proposed development
does not result in an increase in maximum flood levels within adjoining properties;
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•

A minimum 8m buffer zone must be provided to ‘top of bank’ within sites immediately
adjoining a river corridor. This relates to both open waterways and culverted waterway
corridors;

•

As an integral part of the government’s “Making Space for Water” agenda, the
Environment Agency is actively seeking the re-naturalisation of culverted watercourses
as part of any future development. Realistic opportunities to reinstate the natural open
waterway within existing culverted reaches of the river(s) should be promoted.
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Name

Location

Land Use

Type of Development

Comments

Development
5
Compatibility

GBA 2

6

Dukes Meadow,
Millboard Road

Bourne
End

B1, B2, B8,
also leisure
and small
scale retail
uses, but
not
residential

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

Flooding from Zone 2 runs along the river which flows along
the western boundary of this site. The proposed development
is acceptable in both Flood Zones 1 and 2, however part of the
site’s flood risk is likely to be affected by future climate change
effects. The site’s acceptability on this part will be improved
subject to approved mitigation techniques (see Flood Risk
Management Requirements).

Provisionally
Compatible

GBA 3

8

Hotspur Lane

Bourne
End

B1, B2, B8,
also leisure
and small
scale retail
uses, but
not
residential

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The western side of the site is affected by Flood Zone 2. The
proposed development is acceptable in both Flood Zones 1
and 2, however part of the site'
s flood risk is likely to be
affected by future climate change effects. The site'
s
acceptability on this part will be improved subject to approved
mitigation techniques (see Flood Risk Management
Requirements).

Provisionally
Compatible

GBA 5

8

Wessex Road
Industrial Estate

Bourne
End

B1, B2, B8,
also leisure
and small
scale retail
uses, but
not
residential

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The south of the site is covered by Flood Zone 2. The
proposed development is acceptable in both Flood Zones 1
and 2, however part of the site'
s flood risk is likely to be
affected by future climate change effects. The site'
s
acceptability on this part will be improved subject to approved
mitigation techniques (see Flood Risk Management
Requirements).

Provisionally
Compatible

GBA 6

8

Wooburn
Industrial Park

Bourne
End

B1, B2, B8,
also leisure
and small
scale retail
uses, but
not
residential

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The southern portion of the site is covered by Flood Zone 2.
The proposed development is acceptable in both Flood Zones
1 and 2, however part of the site'
s flood risk is likely to be
affected by future climate change effects. The site'
s
acceptability on this part will be improved subject to approved
mitigation techniques (see Flood Risk Management
Requirements).

Provisionally
Compatible
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Name

Location

Land Use

Type of Development

Comments

Development
5
Compatibility

GBA
10

Desborough
Park Road

High
Wycombe

B1, B2, B8,
also leisure
and small
scale retail
uses, but
not
residential

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

Flood Zone 2 covers the majority of this site. The proposed
development is acceptable in both Flood Zones 1 and 2,
however part of the site’s flood risk is likely to be affected by
future climate change effects. The site’s acceptability on this
part will be improved subject to approved mitigation
techniques (see Flood Risk Management Requirements).

Provisionally
Compatible

GBA
12

Verco

High
Wycombe

B1, B2, B8,
also leisure
and small
scale retail
uses, but
not
residential

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

Flood Zone 2 runs across the site to the Eastern boundary.
The proposed development is acceptable in both Flood Zones
1 and 2, however part of the site'
s flood risk is likely to be
affected by future climate change effects. The site'
s
acceptability on this part will be improved subject to approved
mitigation techniques (see Flood Risk Management
Requirements).

Provisionally
Compatible

GBA
13

Malborough
Industrial Estate

High
Wycombe

B1, B2, B8,
also leisure
and small
scale retail
uses, but
not
residential

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The site is partly covered by Flood Zone 2. The proposed
development is acceptable in both Flood Zones 1 and 2,
however part of the site'
s flood risk is likely to be affected by
future climate change effects. The site'
s acceptability on this
part will be improved subject to approved mitigation
techniques (see Flood Risk Management Requirements).

Provisionally
Compatible

GBA
14

Queen Victoria
Road

High
Wycombe

B1, B2, B8,
also leisure
and small
scale retail
uses, but
not
residential

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

A minor part of the site is covered by Flood Zone 2 at the
southern boundary. The proposed development is acceptable
in both Flood Zones 1 and 2, however part of the site'
s flood
risk is likely to be affected by future climate change effects.
The site'
s acceptability on this part will be improved subject to
approved mitigation techniques (see Flood Risk Management
Requirements).

Provisionally
Compatible

GBA
26

Gomm
Road/Tannery
Road Industrial
Estate

High
Wycombe

B1, B2, B8,
also leisure
and small
scale retail
uses, but

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable

A small part of the site is covered by Flood Zone 2. The
proposed development is acceptable in both Flood Zones 1
and 2, however part of the site'
s flood risk is likely to be
affected by future climate change effects. The site'
s
acceptability on this part will be improved subject to approved

Provisionally
Compatible
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not
residential

(B) development must pass the
Exceptions Test in Flood Zone 2.

mitigation techniques (see Flood Risk Management
Requirements).

Development
5
Compatibility

GBA
27

Kingsmill,
London Road

High
Wycombe

B1, B2, B8,
also leisure
and small
scale retail
uses, but
not
residential

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The entire area of this site is covered by Flood Zone 2. The
proposed development is acceptable in Flood Zone 2,
however part of the site'
s flood risk is likely to be affected by
future climate change effects. The site'
s acceptability on this
part will be improved subject to approved mitigation
techniques (see Flood Risk Management Requirements).

Provisionally
Compatible

GBA
29

Wye Industrial
Estate

High
Wycombe

B1, B2, B8,
also leisure
and small
scale retail
uses, but
not
residential

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

Flood Zone 2 follows the south-eastern border of the site. The
proposed development is acceptable in both Flood Zones 1
and 2, however part of the site'
s flood risk is likely to be
affected by future climate change effects. The site'
s
acceptability on this part will be improved subject to approved
mitigation techniques (see Flood Risk Management
Requirements).

Provisionally
Compatible

GBA
30

Rapid
House/Bellfield
Road

High
Wycombe

B1, B2, B8,
also leisure
and small
scale retail
uses, but
not
residential

General Business Areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

There is a small portion of Flood Zone 2 at the southern
boundary. The proposed development is acceptable in both
Flood Zones 1 and 2. The site'
s planning issues are
considered to not affect its acceptability.

Compatible

PBA 3

Kingsmead
Business Park

High
Wycombe

Prime
Business
Area
(Primary
use - B1)

Prime Business areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The majority of this site is affected by Flood Zone 2. The
proposed development is acceptable in both Flood Zones 1
and 2, however part of the site'
s flood risk is likely to be
affected by future climate change effects. The site'
s
acceptability on this part will be improved subject to approved
mitigation techniques (see Flood Risk Management
Requirements).

Provisionally
Compatible
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5
Compatibility

Mercury Park

High
Wycombe

Prime
Business
Area
(Primary
use - B1)

Prime Business areas are Less
Vulnerable (D) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,C,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The majority of this site is affected by Flood Zone 2. The
proposed development is acceptable in both Flood Zones 1
and 2, however part of the site'
s flood risk is likely to be
affected by future climate change effects. The site'
s
acceptability on this part will be improved subject to approved
mitigation techniques (see Flood Risk Management
Requirements).

Provisionally
Compatible

Slate Meadow

Bourne
End

Safeguarde
d

Assigning a development type is
not applicable given that there is no
land use proposed for this site.
However, all development types
are appropriate (A,C,D,E) in Flood
Zone 2 except Highly Vulnerable
(B) development must pass the
Exceptions Test.

The southern part of this site is completely covered by Flood
Zone 2. This site is safeguarded for longer term development
and as yet has no defined proposed land use. Nevertheless,
any proposed use is likely to be affected by future climate
change effects. The site’s acceptability on this part will be
improved subject to approved mitigation techniques (see Flood
Risk Management Requirements). The site’s planning issues
i.e. location and non-previously developed nature, are
considered also to affect its overall acceptability.

MU 1

Parade Court
and Y Not
Builders Yard

Bourne
End

Mixed Use

Mixed use developments are More
Vulnerable (C) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,D,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The majority of this site is covered by Flood Zone 2. The
proposed development is acceptable in both Flood Zones 1
and 2. The site'
s planning issues are considered to not affect
its acceptability.

Compatible

MU 2

Bartletts,
Grafton Street

High
Wycombe

Mixed Use

Mixed use developments are More
Vulnerable (C) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,D,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The river runs along the northern boundary of this site and
Flood Zone 2 covers part of the site. The proposed
development is acceptable in both Flood Zones 1 and 2,
however part of the site'
s flood risk is likely to be affected by
future climate change effects. The site'
s acceptability on this
part will be improved subject to approved mitigation
techniques (see Flood Risk Management Requirements).

Provisionally
Compatible

PBA 4

SG 1
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5
Compatibility

MU 6

Baker Street

High
Wycombe

Mixed Use

Mixed use developments are More
Vulnerable (C) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,D,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

Flood Zone 2 nearly covers the whole of this site. The
proposed development is acceptable in both Flood Zones 1
and 2, however part of the site'
s flood risk is likely to be
affected by future climate change effects. The site'
s
acceptability on this part will be improved subject to approved
mitigation techniques (see Flood Risk Management
Requirements).

Provisionally
Compatible

MU 7

Bridge Street

High
Wycombe

Mixed Use

Mixed use developments are More
Vulnerable (C) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,D,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The majority of this site is affected by Flood Zone 2. The
proposed development is acceptable in both Flood Zones 1
and 2. The site'
s planning issues are considered to not affect
its acceptability.

Compatible

MU 8

Corner of
Bridge St/
Desborough Rd

High
Wycombe

Mixed use

Mixed use developments are More
Vulnerable (C) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,D,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

This site is completely covered by Flood Zone 2. The
proposed development is acceptable in both Flood Zones 1
and 2. The site'
s planning issues are considered to not affect
its acceptability.

Compatible

MU 9

Dovecot
Remainder

High
Wycombe

Mixed Use

Mixed use developments are More
Vulnerable (C) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,D,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

A small area of Flood Zone 2 affects the northern corner of this
site. The proposed development is acceptable in both Flood
Zones 1 and 2. The site'
s planning issues are considered to
not affect its acceptability.

Compatible

MU 15

Swan Frontage
(Fire Station,
Police Station
and Liberal
Club)

High
Wycombe

Mixed Use

Mixed use developments are More
Vulnerable (C) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,D,E) except Highly Vulnerable

The majority of this site is affected by Flood Zone 2. The
proposed development is acceptable in both Flood Zones 1
and 2, however part of the site'
s flood risk is likely to be
affected by future climate change effects. The site'
s
acceptability on this part will be improved subject to approved

Provisionally
Compatible
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(B) development must pass the
Exceptions Test in Flood Zone 2.

mitigation techniques (see Flood Risk Management
Requirements).

Development
5
Compatibility

MU 16

Former
Compair

High
Wycombe

Mixed Use

Mixed use developments are More
Vulnerable (C) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,D,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

Flood Zone 2 crosses the site at the north-eastern corner. The
proposed development is acceptable in both Flood Zones 1
and 2, however part of the site'
s flood risk is likely to be
affected by future climate change effects. The site'
s
acceptability on this part will be improved subject to approved
mitigation techniques (see Flood Risk Management
Requirements).

Provisionally
Compatible

MU 24

Octagon
Parade

High
Wycombe

Mixed Use

Mixed use developments are More
Vulnerable (C) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,D,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The western boundary of the site is covered by Flood Zone 2.
The proposed development is acceptable in both Flood Zones
1 and 2. The site'
s planning issues are considered to not affect
its acceptability.

Compatible

RES 8

Greengate
Furniture
Factory, 146
Oakridge Road

High
Wycombe

Residential

Residential developments are More
Vulnerable (C) and are acceptable
for Flood Zone 2. All others
development types are appropriate
(A,D,E) except Highly Vulnerable
(B) development must pass the
Exceptions Test in Flood Zone 2.

The majority of this site is affected by Flood Zone 2. The
proposed development is acceptable in both Flood Zones 1
and 2. The site'
s planning issues are considered to not affect
its acceptability.

Compatible

