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Limitations

All comments and proposals contained in this report, including any conclusions, are based on information available
to BWB Consulting during investigations. The conclusions drawn by BWB Consulting could therefore differ if the
information is found to be inaccurate or misleading. BWB Consulting accepts no liability should this be the case, nor
if additional information exists or becomes available with respect to this scheme.

Except as otherwise requested by the client, BWB Consulting is not obliged to and disclaims any obligation to update
the report for events taking place after: -

(i) The date on which this assessment was undertaken, and
(ii) The date on which the final report is delivered

BWB Consulting makes no representation whatsoever concerning the legal significance of its findings or the legal
matters referred to in the following report.

All Environment Agency mapping data used under special license. Data is current as of July 2021 and is subject to
change.

The information presented and conclusions drawn are based on statistical data and are for guidance purposes only.
The study provides no guarantee against flooding of the study site or elsewhere, nor of the absolute accuracy of water
levels, flow rates and associated probabilities.

This report has been prepared for the sole use of Roxhill Developments Ltd. No other third parties may rely upon or
reproduce the contents of this report without the written permission of BWB. If any unauthorised third party comes into
possession of this report, they rely on it at their own risk and the authors do not owe them any Duty of Care or Skill.
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EXECUTIVE SUMMARY

This Flood Risk Assessment (FRA) has been prepared in accordance with the requirements set
out in the National Planning Policy Framework (NPPF) and the associated Planning Practice
Guidance. It has been produced on behalf of Newlands Property Developments LLP, in
respect of an outline planning application for the Land at Caldecote Farm, Newport Pagnell
(approximate grid reference: 242165, 487595).

This report demonstrates that the proposed development is at an acceptable level of flood
risk, subject to the recommended flood mitigation strategies being implemented.

The proposed development is located within Flood Zone 1 (land at a Low Probability of river
flooding) on the Environment Agency’s Flood Map for Planning. The closest Main River is the
Tongwell Brook, located approximately 120m to the north of the site. The River Ouzel or Lovat
is located approximately 600m to the east of the site.

A comparison between modelled flood levels and the site fopography has shown that the site
is significantly elevated above the 1 in 1000-year floodplain.

Other sources of flood risk assessed include groundwater which is found to pose a medium risk,
and sewers, surface water and reservoirs which are found to pose low risk.

Mitigation measures such as raising floor levels nominally above surrounding ground levels will
address residual flood risk from groundwater, sewer and, pluvial sources. External levels should
also be arranged to direct overland flows away from building and towards positively drained
areas.

A surface water drainage strategy prepared by Stantec demonstrates that the increase in
surface water runoff brought about by developing the site can be appropriately managed
and that it will not pose a flood risk fo the development or increase flood risk in the wider
catchment.

In compliance with the requirements of National Planning Policy Framework, and subject to
the mifigation measures proposed, the development could proceed without being subject to
significant flood risk. Moreover, the development will not increase flood risk to the wider
catchment area as a result of suitable management of surface water runoff discharging from
the site.
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1.0 INTRODUCTION

1.1

This Flood Risk Assessment (FRA) has been prepared in accordance with the
requirements set out in the National Planning Policy Framework (NPPF) and the
associated Planning Practice Guidance. The FRA has been produced on behalf of
Newlands Property Developments LLP in respect of a planning application for a
proposed storage and distribution development at Caldecote Farm, Newport Pagnell.

This FRA is infended to support an outline planning application and as such the level of
detail included is commensurate and subject to the nature of the proposals at the

outline planning stage.

Table 1.1 - Site Summary

Land at Caldecote Farm

Location Newport Pagnell

NGR (approx.) 242165, 487595

Application Site Area (ha) Approximately 18.72 ha

Development Type Storage and Distribution

Flood Zone Classification Flood Zone 1

NPPF Vulnerability Less Vulnerable

Environment Agency Office East Anglia

Lead Local Flood Authority Milton Keynes Council

Local Planning Authority Milton Keynes Council

Sources of Data

The report is based on the following information

(1)
(il
(i)
(iv)
(v)
(Vi)
(vii)
(viii)
(i)
(x)
(xi)

(ii)

Masterplan by Perter Haddon & Partners Architects, ref 04179-1-SK015 P47
Topographical Survey by Greenhatch Group, reference 26594 T0
OS Explorer Series mapping

Environment Agency consultation and model information

Local Authority Surface Water Flood Risk Maps

Bedford Group of Drainage Boards IDB Consultation

Milton Keynes Strategic Flood Risk Assessment

Web Based Soil Mapping

Ground Investigation Report undertaken by RSK

Anglian Water Sewer Records

British Geological Survey Drift & Geology Maps

Surface Water Drainage Strategy prepared by Stantec ref: 38748_100/011_B

BWB

CONSULTANCY | ENVIRONMENT
INFRASTRUCTURE | BUILDINGS
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Existing Site

1.4 The 19.3ha development site lies directly to the north east of the M1 motorway and to
the southern edge of Newport Pagnell town. The M1 bounds the site on the south
western boundary, the H3 Monks Way carriageway to the north west, and Willen Road
to the eastern boundary.

D llustrative Site Boundary

Caldecote

v,“~
Containg OS data ©@ Crown copynght (2021) \‘

Figure 1.1 - Site Location

1.5 Existing site levels range from approximately 62.22mAQOD in the south east, down fo
58.06mAQD to the north east of the site. A fopographical survey has been included for
reference as Appendix 1.
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1.6 The site is largely greenfield in nature, however it has been observed that a portion of
the site to the eastern boundary has been used as a material storage area for a quarry
operation.

Proposed Development

1.7 Outline application seeks development of land at Caldecote Farm, comprising the
erection of up to 81,297 sgm of storage and distribution (Use Class B8) and ancillary
offices (Use Class B1) floorspace, with associated infrastructure, including access,
parking, servicing and landscaping. The application is submitted in outline with alll
matters except the principal access Reserved.

1.8 Primary vehicular access and egress is located off Willen Road to the eastern site
boundary.

1.9 An illustrative development plan is included for reference as Appendix 2.
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2.0 FLOOD RISK PLANNING POLICY

2.1

2.2

2.3

2.4

2.5

2.6

2.7

2.8

2.9

2.10

2.11

National Planning Policy Framework

The NPPF! sets out the Government's national policies on different aspects of land use
planning in England in relation to flood risk. Planning Practice Guidance is also
available online2.

The Planning Practice Guidance sets out the vulnerability to flooding of different land
uses. It encourages development to be located in areas of lower flood risk where
possible, and stresses the importance of preventing increases in flood risk off site to the
wider catchment area.

The Planning Practice Guidance also states that alternative sources of flooding, other
than fluvial (river flooding), should also be considered when preparing a Flood Risk
Assessment.

The Planning Practice Guidance also includes a series of tables that define Flood Zones
(Table 1), the flood risk vulnerability classification of development land uses (Table 2)
and ‘compatibility’ of development within the defined Flood Zones (Table 3).

This Flood Risk Assessment is written in accordance with the NPPF and the Planning
Practice Guidance.

Flood Map for Planning

With particular reference to planning and development, the Flood Map for Planning
produced by the Environment Agency identifies Flood Zones in accordance with Table
1 of the Planning Practice Guidance.

Flood Zone 1 (Low Probability) is defined as land having less than a 1 in 1000 annual
probability of river or sea flooding (<0.1%).

Flood Zone 2 (Medium Probability) is defined as land having between a 1in 100 and 1
in 1000 annual probability of river flooding (1% - 0.1%); or between a 1in 200 and 1 in
1000 annual probability of sea flooding (0.5% - 0.1%).

Flood Zone 3a (High Probability) is defined as land having a 1 in 100 or greater annual
probability of river flooding (>1%); orland having a 1 in 200 or greater annual probability
of flooding from the sea (>0.5%). This is represented by “Flood Zone 3" on the Flood
Map for Planning.

Flood Zone 3b (The Functional Floodplain) is defined as land where water has to flow
or be stored in fimes of flood. This is not identified or separately distinguished from Zone
3a on the Flood Map for Planning.

The study site is shown to be located entirely within Flood Zone 1, as shown on Figure
2.1.

1 National Planning Policy Framework, Ministry of Housing, Communities and Local Government, July , 2021
2 Planning Practice Guidance: https://www.gov.uk/government/collections/planning-practice-guidance
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Mgcin Rivers

Flood Zone 3

Flood Zone 2

Flood Defences

Arecs Benefitting from Defences

Aerial Imagery vsed with pem gsion from Microsoft Environment Agency © copyright and database nghts {2021) h

Figure 2.1 - Environment Ageny Fld Map for Planning (Rivers and Seaq)

The Design Flood

2.12  The Planning Practice Guidance identfifies that new developments should be designed
to provide adequate flood risk management, mitigation, and resilience against the
‘design flood’ for their lifetime.

2.13  This is a flood event of a given annual flood probability, which is generally taken as
fluvial (river) flooding likely to occur with a 1% annual probability (a 1 in 100 chance
each year), or fidal flooding with a 0.5% annual probability (1 in 200 chance each
year), against which the suitability of a proposed development is assessed and
mitigation measures, if any, are designed.
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2.14

2.15

2.16

2.17

Climate Change

Predicted future change in peak river flows caused by climate change are provided
by the Environment Agency within their online guidance?, with a range of projections
applied to regionalised ‘River Basin Districts’.

The site falls within the Anglian River Basin District. Table 2.1 identifies the relevant peak
river flow allowances from this river basin district.

Table 2.1: Peak River Flow Allowance for the Anglian River Basin District-Upper Bedford
and Ouse Management Catchment

Allowance Total potential change | Total potential change | Total potential change
Category anticipated for the anticipated for the anticipated for the
‘2020s’ (2015 to 2039) ‘2050s’ (2040 to 2069) ‘2080s’ (2070 to 2115)
Upper End 24% 30% 58%
Higher Central 10% 11% 30%
Central 5% 4% 19%

When determining the appropriate allowance for use in a Flood Risk Assessment the
Flood Zone classification, flood risk vulnerability and the anticipated lifespan of the
development should be considered. Table 2.2 provides a maftrix summarising the
Environment Agency’s guidance on determining the appropriate allowances.

Table 2.2: Application of the Appropriate Climate Change Allowance

Flood Essential Highly More Less Water
Zone Infrastructure Vulnerable Vulnerable Vulnerable Compatible

Use the Use the Use the Use the Use the

2 or 3a | higher central central central central central
allowance allowance* allowance allowance allowance

Use the Development | Development | Development Use the

3b higher central | should not be | should not be | should not be central
allowance permitted permitted permitted allowance

**Highly Vulnerable developments should not be permitted in flood zone 3a.

The guidance does not include information on what allowance to apply to Flood Zone
1. However, a review of the distance and topography between the site and the
nearest areas of Flood Zone 2 and 3 has been undertaken. The site lies approximately
120m to the south of the watercourse and is raised approximately 3m above the
waftercourse, therefore even when considering the latest climate change allowances,
the site is considered to be unaffected from the fluvial source in the future.

Strategic Flood Risk Assessment

3 Environment Agency, Flood risk assessments: climate change allowances: https://www.gov.uk/guidance/flood-risk-assessments-climate-change-
allowances#table-1


https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances#table-1
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances#table-1
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2.18

2.19

220

2.21

2,22

223

A Strategic Flood Risk Assessment (SFRA) is a study carried out by one or more local
planning authorities to assess the risk to an area from flooding from all sources, now
and in the future.

The Milton Keynes Council Level 1 SFRA4 has been reviewed in the production of this
FRA. The SFRA provides information specific to the site location in the form of fluvial,
surface water and groundwater flood risk mapping, as well as records of historic
flooding. Information from the Level 1 SFRA will be referenced within Section 3.0 where
applicable.

Preliminary Flood Risk Assessment

A Preliminary Flood Risk Assessment (PFRA) is an assessment of floods that have taken
place in the past and floods that could take place in the future. It generally considers
flooding from surface water runoff, groundwater and ordinary watercourses, and is
prepared by the Lead Local Flood Authorities.

The Upper River Great Ouse Tri Lead Local Flood Authority PFRAS considers flooding
from surface water runoff, groundwater, ordinary watercourses and canals. No historic
instances of flooding at the site are referenced. Information from the PFRA will be
referenced within this report where applicable.

Local Flood Risk Management Strategy

A Local Flood Risk Management Strategy (LFRMS) is prepared by a Lead Local Flood
Authority to help understand and manage flood risk at a local level. The LFRMS aims to
ensure that the knowledge of local flood risk issues is communicated effectively so that
they can be betfter managed. The LFRMS also aims fto promote sustainable
development and environmental protection.

The Milton Keynes LFRMSé has been reviewed and will be referenced within this report
where applicable.

4Level 1 Strategic Flood Risk Assessment (URS, April 2015 update)
>Upper River Great Ouse Tri Lead Local Flood Authority (Bedford Group of Drainage Boards, June 2011)
¢ Milton Keynes Local Flood Risk Management Strategy (AECOM, February 2016)
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3.0 POTENTIAL SOURCES OF FLOOD RISK

3.1 Flooding can occur from a variety of sources, or combination of sources, which may
be natural or artificial. Table 3.1 below identifies the potential sources of flood risk to
the site in its current condition, and the impacts which the development could have in
the wider catchment, prior to mitigatfion. These are discussed in greater detail in the
forthcoming section. The mitigation measures proposed to address flood risk issues and
ensure the development is appropriate for its location are discussed within Section 4.0.

Table 3.1 - Pre-Mitigation Sources of Flood Risk

Potential Risk

The site is located in Flood Zone 1
and is significantly raised above the
EA modelled 1 in 1000-year flood

levels.
Fluvial
The local IDB managed ordinary

watercourse network is located
downstream of the site, on land that
falls away from the site.

Canals X There are no candals in the vicinity.

The site is shown to fall within an
area predicted to be af a high
susceptibility fo groundwater
flooding, but it is significantly
elevated above the surrounding
floodplain.

Groundwater X

The site is shown to be partially
Reservoirs and located within the area af risk of
waterbodies reservoir failure, but the probability
of such a failure is very low.

The site has small, isolated areas at
risk from surface water that are likely
to be eradicated during the
development.

Pluvial runoff X

The site is well removed from the

Sewers X o
existing nearby sewer networks.

The development will not result in
X the loss of floodplain or the
Effect of interruption of flood flow pathways.
Development
on Wider The development will increase the
Catchment X area of impermeable surfaces
leading to a potential increase in
runoff, unless mitigated.
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3.2

3.3

3.4

3.5

3.6

3.7

3.8

Fluvial Flood Risk

Flooding from watercourses occurs when flows exceed the capacity of the channel,
or where a restrictive structure is encountered, which leads to water overtopping the
banks into the floodplain. This process can be exacerbated when debiris is mobilised
by high flows and accumulates at structures.

Main Rivers

There are a number of Main Rivers located within the local area. The Tongwell Brook is
the nearest, located approximately 120m to the north of the study site, flowing south-
west to north-east. The River Ouzel or Lovat is located approximately 600m to the east
of the site, which flows towards the north.

The Environment Agency (EA) was consulted to inform this report, with correspondence
and mapping included for reference as Appendix 3.

EA mapping confirms that the site is not afforded any protection by formal flood
defences, but that it is wellremoved from the floodplain due to its elevated nature and
by the intervening topography.

Peak flood data provided by the EA relevant to the site is presented within Table 3.2.

Table 3.2- Environment Agency Peak Flood Level Data

Watercourse EA Model Peak Flood Levels (m AOD) Minimum
Node 1in 100- 1in 100- 1 in 1000- Adjacent

Y Year+20 Y Ground Level

ear CElE ) = within the Site
(m AOD)

Tongwell EA0522151029 58.36 58.46 58.58 59.44
Brook
EA0522151072 57.26 57.37 57 .49 58.40
EA0522151047 56.47 56.59 56.74 58.06
EA0522151069 55.80 55.87 55.95 57.86
River Ouzel @ EA0522141281 56.66 56.71 56.76 58.65
or Lovat
EA0522141279 56.53 56.56 56.59 57.86

Additionally, EA Historic Flood mapping confirms that the site has not previously
flooded, with the extent of historic flooding confined to the floodplain of the River Ouzel
or Lovat.

Overall, the available data confirms that the site is well removed from any fluvial flood
extent of the local Main Rivers. Therefore, flood risk from this source is considered to be
low.
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3.9

3.10

3.1

3.12

3.13

3.14

3.15

3.16

3.17

3.18

Minor Watercourses

Ordnance Survey mapping shows a number of small ordinary watercourses in close
proximity to the site.

Consultation with the local IDB (Internal Drainage Board), the Bedford Group of
Drainage Boards, confirmed that IDB managed watercourses are present within close
proximity of the site. Correspondence and mapping provided by the Bedford Group
of Drainage Boards in included for reference as Appendix 4.

The closest IDB watercourse to the study site is drain ‘18a’, located to the north of the
site, which runs parallel to the Tongwell Brook on the south side of Tongwell Lane. Drain
‘18b' is located approximately 290m to the east of the site. Allnamed IDB watercourses
and any minor land ditches found within the study area are confirmed to be subject to
the IDB’s statutory control. The IDB correspondence states that no flood risk information
exists for the watercourses.

Given the local topography falls fowards the Main Rivers and away from the site, and
coupled with IDB control and maintenance responsibilities of these watercourses it is
considered that these pose a low flood risk to the site.

Groundwater Flood Risk

Groundwater flooding occurs when the water table rises above ground elevations. It is
most likely to happen in low lying areas underlain by permeable geology. This may be
regional scale chalk or sandstone aquifers, or localised deposits of sands and gravels
underlain by less permeable strata such as that in ariver valley.

A Geotechnical and Geo-environmental ground investigation report (inclusive of
Phase 1 & 2 studies) has been completed for the site. The report was completed in
October 2015 by RSK Environment Limited.

This reports that the site is underlain by Kellaways Formation and Peterborough member
bedrock (Mudstone with beds of siltstone and sandstone). This is overlain by superficial
deposits of Felmersham Member sands and gravels, Head Deposits of sandy silty clay,
and Glaciolacustrine Deposits and sand gravel and clay. Made Ground was also
present across the site.

Groundwater strikes are reported to have been generally encountered at depths of
over 2m, but two shallow strikes occurred at 1.6m and 0.9m — these may be associated
with localised perched groundwater in the Made Ground. The flow of groundwater
was reported to be generally towards the north and the Tongwell Brook.

The Bedford Borough Council, Central Bedfordshire Council and Milton Keynes Council
PFRA has prepared mapping indicating risk from groundwater flooding, included for
reference as Appendix 5. The mapping divides the borough into Tkm squares, and the
site is shown fo fall in a square in which 75% of the area could be susceptible to
groundwater flooding. This is despite no historical groundwater flooding issues being
noted within the SFRA or PFRA.

Although the PFRA mapping identifies the site to be in an area susceptibility to
groundwater, the coarse nature of the mapping also includes the Tongwell Brook within
the same reference square. Therefore, the PFRA mapping may be identifying the local
area to the Tongwell Brook to be at high susceptibly as opposed to the site itself.

10
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3.19

3.20

3.21

3.22

3.23

3.24

3.25

3.26

The site islocated on an area of high ground between the Tongwell Brook and the River
Ouzel or Lovat, and it has already been demonstrated that the site is significantly
elevated above the potential fluvial floodplain. Therefore, the risk of large-scale
groundwater flooding driven by these watercourse catchments is considered to be
low.

However, there is sfill the potential for more localised groundwater flooding to occur
on the site during very prolonged storm events. Should groundwater levels exceed
ground levels, the resultant overland flows would fallow the fall of the topography and
flow off the site — deep flooding would not be expected. Therefore, the consequence
of such an occurrence would not be significant.

Therefore, based on the available data there is considered to be an overall medium
flood risk from groundwater sources.

Flood Risk from Reservoirs & Large Waterbodies

Flooding can occur from large waterbodies or reservoirs if they are impounded above
the surrounding ground levels or are used to retain water in times of flood. Although
unlikely, reservoirs and large waterbodies could overtop or breach leading to rapid
inundation of the downstream floodplain.

To help identify this risk, reservoir failure flood risk mapping has been prepared by the
EA, this shows the largest area that might be flooded if a reservoir were to fail and
release the water it holds. The map displays a worst case scenario and is only infended
as a guide. An extract from the mapping is included as Figure 3.1.

The site is shown to be located partially within the potfential failure floodplain of
Tongwell Lake, a large waterbody which is located approximately 245m east of the
site. Tongwell Lake is shown to be under the ownership and management of Anglian
Water. Mapped flood depths are generally below 0.3m in the site, but they are shown
to exceed 0.3m on the northern boundary.

The Milton Keynes Council SFRA states that 'All large reservoirs must be inspected and
supervised by reservoir panel engineers. It is assumed that these reservoirs are regularly
inspected and essential safety work is carried out. These reservoirs therefore present a
managed risk.’

Based on the safety legislation in place and that Anglian Water are responsible for the
management of maintenance and repair responsibilities, the actual probability of a
complete failure is considered to be very low. Therefore, the risk from flooding is
considered to be low.
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Pluvial Flood Risk

3.27  Pluvial flooding can occur during prolonged or intense storm events when the
infiltration potential of soils, or the capacity of drainage infrastructure is overwhelmed
leading to the accumulation of surface water and the generation of overland flow
routes.

3.28 Risk of flooding from surface water mapping has been collated and published by the
EA. this shows the potential flooding which could occur when rainwater does not drain
away through the normal drainage systems or soak info the ground, but lies on or flows
over the ground instead. An extract from the mapping is included as Figure 3.2.
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3.29 The mapping identifies the maijority of the site to be at very low risk from pluvial flooding
sources. Isolated areas within the site are shown to be atf low, medium and high risk.

3.30 The areas at risk are shown to have a maximum predicted flood depth of between
0.15m to 0.3m. The scattered natures of these depressions suggest that there is not
surface water flow route through the site or beyond, and therefore just occurs as
localised ponding.

3.31  There are no records within the SFRA of the site having previously flooded from a pluvial
source.
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3.32

3.33

3.34

3.35

3.36

As the site is subject to a full development scheme inclusive of full construction depths
and implementation of a drainage strategy, it is to be taken that these isolated
patches will be eradicated within the finished levels design. Therefore, the overall flood
risk is considered to be low.

Flood Risk from Sewers

Sewer flooding can occur when the capacity of the infrastructure is exceeded by
excessive flows, or as a result of a reduction in capacity due to collapse or blockage,
or if the downstream system becomes surcharged. This can lead to the sewers flooding
onto the surrounding ground via manholes and gullies, which can generate overland
flows.

Due to the undeveloped nature of the site, there is no existing sewerage infrastructure
within the site. A sewer network is present in the residential estate to the north of
Tongwell Road which serves the local properfies; however, this is wellremoved from the
site and unlikely to convey significant flows. Anglian Water sewer records are included
for reference as Appendix 6.

Flood risk from sewers is considered to be low, however limited residual risk such as

blockage or total failure of the proposed drainage network which will serve the
development, would potentially remain.

Effect of Development on Wider Catchment

As the site is currently classed as greenfield, the development will result in an increase
in impermeable area that could increase flood risk elsewhere through an increase in
the surface water runoff generated, unless appropriately mitigated.
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4.0 FLOOD RISK MITIGATION

4.1

4.2

4.3

4.4

4.5

4.6

4.7

4.8

4.9

Section 3.0 has identified the sources of flooding which could potentially pose a risk to
the site and the proposed development. This section of the FRA sets out the mitigation
measures which are to be incorporated within the proposed development to address
and reduce the risk of flooding to within acceptable levels.

Development Levels

Based on the elevated nature of the site and the identified low flood risks, there is no
specific requirement to set a minimum finished floor or threshold levels (inclusive of
dock access doors, level access doors or other pedestrian access doors).

To mitigate any flood risk posed by surface water runoff from the development and
overland flows generated by the on-site drainage infrastructure during exceedance
events external levels should be profiled to fall away from the buildings and main
access routes and fowards the nearest drainage points.

It is also recommended that threshold levels are set above the surrounding external
ground levels to provide further mitigation from any potential surface water runoff.

Groundwater levels should be monitored, and appropriate land drainage or

dewatering employed if it is found to pose a risk to the operational or construction
phase of the development.

Safe Access and Egress

Pedestrian and vehicular access and egress outside of the floodplain will available via
the proposed primary access point off Willen Road.

Surface Water Drainage

An outline Surface Water Drainage Strategy has been developed by Stantec (included
for reference as Appendix 7) to ensure flood risk is not increased elsewhere in
accordance with national and specific local drainage planning policy requirements.

The strategy includes the attenuated discharge of surface water to the local
watercourse at an equivalent greenfield rate (4 I/s/ha). This rate has been agreed
within the IDB.

A combination of surface water ponds and underground storage is proposed to
provide sufficient storage to accommodate the 1 in 100-year+40% storm event.
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5.0 CONCLUSIONS AND RECOMMENDATIONS

5.1 This Flood Risk Assessment (FRA) has been prepared in accordance with the
requirements set out in the National Planning Policy Framework (NPPF) and the
associated Planning Practice Guidance. The FRA has been produced on behalf of
Newlands Property Developments LLP in respect of a planning application for a
proposed storage and distribution development at Caldecote Farm, Newport Pagnell.

5.2 This FRA is infended to support an outline planning application and as such the level of
detail included is commensurate and subject to the nature of the proposals at the
outline planning stage.

5.3 This report demonstrates that the proposed development is at an acceptable level of
flood risk, subject to the recommended flood mitigation strategies being implemented.
The identified risks and mitigation measures are summarised within Table 5.1:

Table 5.1 - Summary of Flood Risk Assessment

Flood Source Proposed Mitigation Measure(s)

It has been recommended to ensure threshold levels are set at a nominal

Pluvial, level above the surrounding external ground levels, in order to provide
Groundwater | protection from groundwater, pluvial and sewer flood risks.
& Sewers Finished external ground levels should be profiled so that pluvial flood flow is

directed away from the built development and to a drainage feature.

The site has been located so as to not displace any floodplain.

Drainage from the development will be controlled appropriately as part of
the strategy produced by Peter Brett Associates.

Impact of the
Development

This summary should be read in conjunction with BWB's full report. It reflects an assessment of
the Site based on information received by BWB at the time of production.

5.4 In compliance with the requirements of Natfional Planning Policy Framework, and
subject to the mitigation measures proposed, the development could proceed without
being subject to significant flood risk. Moreover, the development will not increase
flood risk to the wider catchment area as a result of suitable management of surface
water runoff discharging from the site.
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UNIT 1
Gross Internal Areas

Warehouse 454,900 ft 42,261 m?
Office (3 floors) 18,000 ft? 1,672 m?
Hub Office (2 floors) 2,000 ft? 186 m?
TOTAL 474,900 ft? 44 119 m?
Gatehouse 366 ft? 34 m?
TOTAL 475,266 ft2  44,153m?
10.04 ha (24.82 acres)
UNIT 2
Gross Internal Areas
Warehouse 345,000 ft2 32,116 m?
Office (3 floors) 21,000 ft? 1,950 m?
Hub Office (2 floors) 2,000 ft? 186 m?
SUB TOTAL 368,000 ft2 34,252 m?
Gatehouse 366 ft? 34 m?
TOTAL 368,366 ft2 34,286 m?
8.68 ha (21.45 acres)
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creating a better place Environment
LW Agency

Mr R Ward Our ref EAN/2017/64288
BW Consulting Limited Date 20 November 2017
Robert.Ward@bwbconsulting.com.

Dear Mr Ward

Enquiry regarding Caldecote Farm, Newport Pagnell

Thank you for your enquiry which was received on 20 October 2017.

We respond to requests under the Freedom of Information Act 2000 and Environmental
Information Regulations 2004.

The information we hold and a copy of the Flood Risk Assessment (FRA) advisory note is
attached to my email. Please read the information on the maps and product 4 data sheet.
There are no flood defences at Caldercote Farm, near Newport Pagnell.

Name Product 4

Description Detailed Flood Risk Assessment Map centred on land at Caldecote
Farm, Newport Pagnell.

Licence Open Government Licence

Information None

Warnings

Information The mapping of features provided as a background in this product is

Warning - OS © Ordnance Survey. It is provided to give context to this product. The

background Open Government Licence does not apply to this background

mapping mapping. You are granted a non-exclusive, royalty free, revocable

licence solely to view the Licensed Data for non-commercial
purposes for the period during which the Environment Agency makes
it available. You are not permitted to copy, sub-license, distribute, sell
or otherwise make available the Licensed Data to third parties in any
form. Third party rights to enforce the terms of this licence shall be
reserved to OS.

Attribution Contains Environment Agency information © Environment Agency
and/or database rights.

Contains Ordnance Survey data © Crown copyright 2017 Ordnance
Survey 100024198.

East Anglia Area

Ipswich Office, Iceni House, Cobham Road, Ipswich, Suffolk, IP3 94D

Brampton Office, Bromholme Lane, Brampton, Huntingdon, PE28 4NE Ny [
General Enquiries: 03708 506506 % '_,;'r' (‘)}(S;
Email: enquiries@environment-agency.gov.uk N
Website: https://www.gov.uk/government/organisations/environment-agency




