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Executive Summary 

Introduction 

This Strategic Flood Risk Assessment (SFRA) 2017 document replaces the Level 1 SFRA originally 
published by Aylesbury Vale District Council (AVDC) in August 2012.  It considers all Specified Sites 
identified for potential allocation within the new Local Plan for the district known as the Vale of 
Aylesbury Local Plan (VALP).   

The report has been prepared to replace the work that was included in the previous SFRA and to 
provide appropriate supporting evidence for the VALP which will set out a vision and framework for 
development in the district from 2013 to 2033 and will be used to inform decisions on the location 
of future development and the preparation of sustainable policies for the long-term management of 
flood risk.  

The report was issued in October 2016, and the maps and analysis are based on the available data 
at that time.  An addendum was produced in May 2017, which assessed 16 sites contained within 
the HELAA version 4 (issued February 2017) but not previously covered in the Level 1 SFRA.  The 
addendum is appended to this document.  

SFRA objectives 

The Planning Practice Guidance advocates a tiered approach to risk assessment and identifies the 
following two levels of SFRA: 

1. Level One: where flooding is not a major issue in relation to Strategic Housing Land 
Availability Assessment (SHLAA) sites and where development pressures are low.  The 
assessment should be sufficiently detailed to allow application of the Sequential Test. 

2. Level Two: where land outside Flood Zones 2 and 3 cannot appropriately accommodate all 
the necessary development creating the need to apply the NPPF’s (National Planning 
Policy Framework) Exception Test.  In these circumstances the assessment should 
consider the detailed nature of the flood characteristics within a Flood Zone and 
assessment of other sources of flooding.  

SFRA outputs  

Level One  

• Appraisal of all potential sources of flooding, including Main River, ordinary watercourse, 
surface water, groundwater and sewer flooding  

• Updated review of historic flooding incidents 

• Mapping of location and extent of functional floodplain 

• Reporting on the standard of protection provided by existing flood risk management 
infrastructure 

• An assessment of the potential increase in flood risk due to climate change 

• Areas at risk from other sources of flooding, for example surface water or reservoir 

• Recommendations of the criteria that should be used to assess future development 
proposals and the development of a Sequential Test and sequential approach to flood risk 

• High level screening of sites against fluvial and surface water flood risk 

Summary of Level 1 Assessment 

The SFRA has considered all sources of flooding including fluvial, surface water, groundwater, 
sewers and reservoir within the study area. 

Fluvial flood risk is shown to generally be confined to the Main River floodplains such as the Bear 
Brook and Upper Ouse tributaries.  Overall fluvial flood risk is in close proximity to watercourse, with 
few areas of extensive floodplain.   

Surface water flooding is shown to correlate with watercourses throughout the borough, with the 
higher proportion of surface water flooding in urban areas such as Aylesbury, Buckingham, Winslow 
and numerous other villages.  Groundwater flood risk is shown to be low for the majority of the 
borough. 
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The HELAA sites within the study area were screened to identify the proportion of the site shown to 
be within fluvial Flood Zones, historical outlines, reservoir and surface water flood.   

Recommendations 

Level 2 SFRA assessments should be undertaken at all sites which have been identified as ‘at risk’ 
and which may be carried forward in the local plan. The aim of the level 2 assessments is to consider 
the detailed nature of the flood characteristics within the Flood Zones for such sites in more detail 
(including depths, velocities, hazard etc.).  

The Flood and Water Management Act (2010), the Localism Act (2011) and the NPPF all offer 
opportunities to approach planning for flood risk, sustainable drainage, green infrastructure, water 
quality, amenity, bio-diversity and habitat, and Water Framework Directive considerations in an 
integrated way.   

Planning policies should focus on supporting the LLFA in ensuring that all developments, even 
minor ones, build SuDS into their design and ensure that master planning integrates SuDS and 
making space for water into site design right from the concept stage.   

Use of SFRA data 

It is important to recognise that the SFRA has been developed using the best available information 
at the time of preparation.  This relates both to the current risk of flooding from rivers, and the 
potential impacts of future climate change. 

The SFRA should be periodically updated as appropriate when new information on flood risk, flood 
warning or new planning guidance or legislation becomes available.  New information on flood risk 
may be provided by AVDC, BCC (in its role as LLFA), the Bedford Group of IDBs, the Highways 
Authority, Thames Water, Anglian Water and the Environment Agency.   



 

 

 

Contents 
 

2016s3990 - Aylesbury SFRA Level 1 (FINAL) v3.0  
 

Executive Summary ............................................................................................................ iv 

Abbreviations and Glossary of Terms ................................................................................ 2 

1 Introduction ............................................................................................................ 5 

1.1 Introduction ........................................................................................................................ 5 
1.2 Purpose of the Strategic Flood Risk Assessment .............................................................. 5 
1.3 SFRA Objectives ................................................................................................................ 6 
1.4 SFRA Outputs .................................................................................................................... 6 
1.5 Approach ............................................................................................................................ 6 
1.6 Consultation ....................................................................................................................... 7 
1.7 SFRA User Guide .............................................................................................................. 7 
1.8 Study Area ......................................................................................................................... 8 

2 The Planning Framework and Flood Risk Policy ................................................... 9 

2.1 Introduction ........................................................................................................................ 9 
2.2 Flood Risk Regulations (2009) and Flood and Water Management Act (2010) ................. 9 
2.3 Localism Act ....................................................................................................................... 11 
2.4 National Planning Policy Framework .................................................................................. 11 
2.5 Internal Drainage Board Byelaws ....................................................................................... 13 
2.6 Flood Risk Management Plans .......................................................................................... 13 
2.7 River Basin Management Plans and the Water Framework Directive ................................ 13 
2.8 Catchment Flood Management Plans ................................................................................ 14 
2.9 Surface Water Management Plans (SWMPs) .................................................................... 15 
2.10 Water Cycle Studies ........................................................................................................... 15 
2.11 Infrastructure Delivery Plan ................................................................................................ 16 
2.12 AVDC Water Advice Notice ................................................................................................ 16 
2.13 Association of British Insurers Guidance on Insurance and Planning in Flood Risk Areas 

for Local Planning Authorities in England ........................................................................... 16 
2.14 Roles and responsibilities in the Aylesbury Vale District .................................................... 16 

3 How flood risk is assessed .................................................................................... 19 

3.1 Definitions .......................................................................................................................... 19 
3.2 Using SFRA risk information .............................................................................................. 20 
3.3 Appropriate development in the Flood Zones .................................................................... 24 
3.4 Possible responses to flooding........................................................................................... 27 

4 The sequential risk-based approach ..................................................................... 29 

4.1 The sequential, risk-based approach ................................................................................. 29 
4.2 Applying the Sequential Test and Exception Test in the preparation of a Local Plan......... 29 
4.3 Applying the Sequential Test and the Exception Test to individual planning applications .. 30 

5 Understanding flood risk in the district ................................................................... 32 

5.1 Topography, geology, soils and hydrology ......................................................................... 32 
5.2 Flood history....................................................................................................................... 33 
5.3 Fluvial flood risk ................................................................................................................. 34 
5.4 Flood defences................................................................................................................... 36 
5.5 Surface water flooding ....................................................................................................... 43 
5.6 Groundwater flooding ......................................................................................................... 44 
5.7 Flooding from artificial sources........................................................................................... 45 
5.8 The impact of climate change ............................................................................................ 53 

6 Guidance for planners and developers: Flood risk ................................................ 54 

6.1 Over-arching principles ...................................................................................................... 54 
6.2 When is a FRA required? ................................................................................................... 54 
6.3 Requirements for flood risk assessments .......................................................................... 54 
6.4 Assessing the impact of climate change ............................................................................ 55 
6.5 Mitigation measures ........................................................................................................... 56 
6.6 Reducing flood risk ............................................................................................................. 58 



 

 

 

Contents 
 

2016s3990 - Aylesbury SFRA Level 1 (FINAL) v3.0  
 

6.7 Making space for water ...................................................................................................... 60 
6.8 Reducing flood risk from other sources .............................................................................. 60 
6.9 Water Framework Directive, river restoration and enhancement ....................................... 60 
6.10 Existing watercourses and assets ...................................................................................... 61 
6.11 Development within the Buckingham and River Ouzel IDB drainage district ..................... 62 

7 Guidance for planners and developers: Surface water runoff and drainage ......... 63 

7.1 Introduction ........................................................................................................................ 63 
7.2 Site-scale surface water management ............................................................................... 63 
7.3 Large-scale integrated surface water management ........................................................... 64 
7.4 Wastewater ........................................................................................................................ 64 
7.5 Water quality and biodiversity ............................................................................................ 65 

8 Assessment of flood risk in the potential development areas ............................... 66 

8.1 Introduction ........................................................................................................................ 66 
8.2 HELAA sites flood risk summary and maps ....................................................................... 67 
8.3 Summary of flood risk to HELAA sites ............................................................................... 67 
8.4 Conclusions ....................................................................................................................... 68 

9 Summary and conclusions..................................................................................... 69 

9.1 Summary ............................................................................................................................ 69 
9.2 Use of SFRA data .............................................................................................................. 69 
9.3 Next steps .......................................................................................................................... 69 
9.4 Further information ............................................................................................................. 70 

Appendices ......................................................................................................................... I 

A Level 1 SFRA Site Summary tables ...................................................................... I 

B Principle Watercourses .......................................................................................... II 

C Flood History .......................................................................................................... III 

D Maps ...................................................................................................................... IV 



 
 

2016s3990 - Aylesbury SFRA Level 1 (FINAL) v3.0 1 
 

List of Figures  
Figure 1-1: Flood Risk Management Hierarchy .................................................................. 6 

Figure 1-2: Aylesbury Vale Study Area .............................................................................. 8 

Figure 2-1:  Flood Risk Regulation Requirements ............................................................. 9 

Figure 2-2: Flood risk and the preparation of Local Plans† ................................................ 12 

Figure 2-3: Strategic planning links and key documents for flood risk ............................... 18 

Figure 3-1: Use of SFRA information ................................................................................. 20 

Figure 3-2: Definition of Flood Zones ................................................................................. 24 

Figure 4-1: Applying the Sequential Test in the preparation of a Local Plan ..................... 29 

Figure 4-2: Applying the Exception Test in the preparation of a Local Plan ...................... 30 

Figure 5-1: Main rivers, associated catchments and Internal Drainage Board boundaries 34 

Figure 5-2: Location, condition and design standard of Aylesbury Town flood defences .. 38 

Figure 5-3: Location of flood storage areas present in Aylesbury Vale .............................. 40 

Figure 5-4: Location, condition and design standard of Buckingham flood defences. ....... 42 

Figure 5-5: Location of the reservoirs that may affect Aylesbury Vale in the event of a 
reservoir breach of failure ................................................................................. 51 

 

List of Tables 
Table 1-1: SFRA report contents ........................................................................................ 7 

Table 2-1: FRMP specific measures .................................................................................. 14 

Table 2-2: CFMP Policies ................................................................................................... 14 

Table 2-3: CFMP Actions .................................................................................................... 15 

Table 2-4: Roles and responsibilities in Aylesbury ............................................................. 17 

Table 3-2 Climate change allowances (% increase in river flow) ....................................... 22 

Table 8-1: Parishes assessed by the SFRA ....................................................................... 66 

 

List of Maps  
Map 1: Areas of Search 

Map 2: Topography 

Map 3: Superficial geology  

Map 4: Bedrock geology 

Map 5: Catchments  

Map 6: Historical flooding  

Map 7: Flood Zones 

Map 8: Flood defences, assets and structures 

Map 9: Updated Flood Map for Surface Water  

Map 10: Areas susceptible to Groundwater Flooding  

Map 11: Sewer flooding register  

 

 



 
 

2016s3990 - Aylesbury SFRA Level 1 (FINAL) v3.0 2 
 

 

Abbreviations and Glossary of Terms  

Term Definition 

AEP  Annual Exceedance Probability  

AIMS 
Asset Information Management System (Environment Agency GIS database of 
assets) 

AStGWF Areas Susceptible to Groundwater Flooding 

CC 
Climate change - Long term variations in global temperature and weather patterns 
caused by natural and human actions. 

CDA 

Critical Drainage Area - A discrete geographic area (usually a hydrological catchment) 
where multiple and interlinked sources of flood risk (surface water, groundwater, 
sewer, main river and/or tidal) cause flooding in one or more Local Flood Risk Zones 
during severe weather thereby affecting people, property or local infrastructure. 

CFMP  

Catchment Flood Management Plan- A high-level planning strategy through which the 
Environment Agency works with their key decision makers within a river catchment to 
identify and agree policies to secure the long-term sustainable management of flood 
risk. 

CIRIA  Construction Industry Research and Information Association 

Defra  Department for Environment, Food and Rural Affairs 

DG5 Register 

A water-company held register of properties which have experienced sewer flooding 
due to hydraulic overload, or properties which are 'at risk' of sewer flooding more 
frequently than once in 20 years. 

EA  Environment Agency 

EU  European Union  

FEH Flood Estimation Handbook  

Flood defence 
Infrastructure used to protect an area against floods as floodwalls and embankments; 
they are designed to a specific standard of protection (design standard). 

Flood Risk 
Area 

An area determined as having a significant risk of flooding in accordance with 
guidance published by Defra and WAG (Welsh Assembly Government). 

Flood Risk 
Regulations 

Transposition of the EU Floods Directive into UK law.  The EU Floods Directive is a 
piece of European Community (EC) legislation to specifically address flood risk by 
prescribing a common framework for its measurement and management.   

FWMA 

Floods and Water Management Act - Part of the UK Government's response to Sir 
Michael Pitt's Report on the Summer 2007 floods, the aim of which is to clarify the 
legislative framework for managing surface water flood risk in England. 

Fluvial Flooding Flooding resulting from water levels exceeding the bank level of a main river 

FRA 
Flood Risk Assessment - A site specific assessment of all forms of flood risk to the 
site and the impact of development of the site to flood risk in the area. 

FRMP Flood Risk Management Plan 

FWMA Flood and Water Management Act 

FZ Flood Zones 

Ha Hectare 

HELAA Housing and Economic Land Availability Assessment  

IDB Internal Drainage Board 

Indicative Flood 
Risk Area 

Nationally identified flood risk areas, based on the definition of ‘significant’ flood risk 
described by Defra and WAG. 

JBA  Jeremy Benn Associates  

LFRMS Local Food Risk Management Strategy 



 
 

2016s3990 - Aylesbury SFRA Level 1 (FINAL) v3.0 3 
 

Term Definition 

LLFA 
Lead Local Flood Authority - Local Authority responsible for taking the lead on local 
flood risk management 

LPA Local Planning Authority 

Main River 
A watercourse shown as such on the Main River Map, and for which the Environment 
Agency has responsibilities and powers 

NPPF National Planning Policy Framework 

Ordinary 
Watercourse 

All watercourses that are not designated Main River.  Local Authorities or, where they 
exist, IDBs have similar permissive powers as the Environment Agency in relation to 
flood defence work.  However, the riparian owner has the responsibility of 
maintenance.   

PFRA Preliminary Flood Risk Assessment 

Pitt Review 
Comprehensive independent review of the 2007 summer floods by Sir Michael Pitt, 
which provided recommendations to improve flood risk management in England. 

Pluvial flooding 

Flooding as a result of high intensity rainfall when water is ponding or flowing over the 
ground surface (surface runoff) before it enters the underground drainage network or 
watercourse, or cannot enter it because the network is full to capacity. 

PPG National Planning Policy Guidance 

PPS25  
Planning and Policy Statement 25: Development and Flood Risk – superseded by the 
NPPF and PPG 

Resilience 
Measures 

Measures designed to reduce the impact of water that enters property and 
businesses; could include measures such as raising electrical appliances. 

Risk 
In flood risk management, risk is defined as a product of the probability or likelihood of 
a flood occurring, and the consequence of the flood. 

Return Period  

Is an estimate of the interval of time between events of a certain intensity or size, in 
this instance it refers to flood events.  It is a statistical measurement denoting the 
average recurrence interval over an extended period of time.   

Sewer flooding  Flooding caused by a blockage or overflowing in a sewer or urban drainage system. 

SHLAA 

Strategic Housing Land Availability Assessment - The Strategic Housing Land 
Availability Assessment (SHLAA) is a technical piece of evidence to support local 
plans and Sites & Policies Development Plan Documents (DPDs).  Its purpose is to 
demonstrate that there is a supply of housing land in the Borough which is suitable 
and deliverable. 

SFRA  Strategic Flood Risk Assessment 

SoP 

Standard of Protection - Defences are provided to reduce the risk of flooding from a 
river and within the flood and defence field standards are usually described in terms 
of a flood event return period.  For example, a flood embankment could be described 
as providing a 1 in 100-year standard of protection. 

SuDS  

Sustainable Drainage Systems - Methods of management practices and control 
structures that are designed to drain surface water in a more sustainable manner than 
some conventional techniques 

Surface water 
flooding 

Flooding from surface water runoff as a result of high intensity rainfall when water is 
ponding or flowing over the ground surface before it enters the underground drainage 
network or watercourse, or cannot enter it because the network is full to capacity, thus 
causing what is known as pluvial flooding.   

SWMP  

Surface Water Management Plan - The SWMP plan should outline the preferred 
surface water management strategy and identify the actions, timescales and 
responsibilities of each partner.  It is the principal output from the SWMP study. 

uFMfSW Updated Flood Map for Surface Water 

VALP Vale of Aylesbury Local Plan 

WFD Water Framework Directive 
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1 Introduction 

1.1 Introduction 

The Council is currently preparing a new Local Plan for the district known as the Vale of Aylesbury 
Local Plan (VALP) which will set out a vision and framework for development in the district from 
2013 to 2033 for housing, the economy, community facilities and infrastructure, and will address 
design, climate change and environmental protection. 

This issue of the Strategic Flood Risk Assessment (SFRA) 2016 document replaces the Level 1 
SFRA update published by Aylesbury Vale District Council (henceforth referred to as 'the Council') 
in August 2012 replacing the original SFRA published in August 2007.   

The report has been prepared to replace the content that was included in the previous SFRA and 
to provide appropriate supporting evidence to assist the council in its Sustainability Appraisal and 
will inform the draft VALP.  The 2016 SFRA update will be used to inform decisions on the location 
of future development and the preparation of sustainable policies for the long-term management 
of flood risk. 

The report was issued in October 2016, and the maps and analysis are based on the available 
data at that time.  An addendum was produced in May 2017, which assessed 16 sites contained 
within the HELAA version 4 (issued February 2017) but not previously covered in the Level 1 
SFRA.  The addendum is appended to this document.  

1.2 Purpose of the Strategic Flood Risk Assessment 

The key objectives of the revised level 1 SFRA are: 

1. To take into account the latest flood risk policy and available flood risk data 

There is a need to ensure the assessment is in line with the National Planning Policy Framework 
(NPPF) (2012) but also up to date with reference to the following changes to policy and guidance 
that have occurred since the existing SFRA was completed in 2012: 

• Recent guidance published in April 2015 regarding the role of LLFAs, Local Planning 
Authorities and the Environment Agency with regards to SuDS approval 

• Defra’s Non-statutory technical standards for sustainable drainage systems (March 2015) 

• Updated guidance on the new Climate Change Allowances (February, 2016)  

• Thames District River Basin Management Plan (2015) 

• The Buckinghamshire Local Flood Risk Management Strategy (2013) 

• Availability of the updated Flood Map for Surface Water (uFMfSW) 

2. To provide a comprehensive analysis of flood risk in Aylesbury Vale 

The assessment needs to consider the risk of flooding from all sources (fluvial, surface water, 
groundwater, sewer and reservoir flood risk), the implications of this risk, and where possible the 
assessment should identify the functional floodplain areas within the district.   

This information is required as part of the sustainability appraisal and land use planning process 
in full compliance with the guidance set out in the NPPF to inform the Council in identifying suitable 
sites for the draft Vale of Aylesbury Local Plan (VALP). 

The assessment should also identify the types of measure which may be appropriate to manage 
the risk, taking account of location, site opportunities, constraints and geology. 

3. To enable application of the Sequential Test 

The Level 1 SFRA assessment for the district should enable the application of the Sequential Test 
to the locations of new development sites to be carried out and to identify whether development 
can be allocated outside high and medium flood risk areas, based on all sources of flooding, 
without application of the exception test.  

The assessment should be based on the development options set out in the VALP Issues and 
Options consultation document (October 2015), sites identified as suitable in the Housing and 
Economic Land Availability Assessment (HELAA) (October 2015), and sites in Neighbourhood 
Plans as relevant, any emerging information from the New Settlement Study and other 
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development commitments as appropriate including minerals and waste commitments (either 
within or adjoining the district boundary). 

1.3 SFRA Objectives 

The Planning Practice Guidance advocates a tiered approach to risk assessment and identifies 
the following two levels of SFRA: 

1. Level One: where flooding is not a major issue and where development pressures are low.  
The assessment should be sufficiently detailed to allow application of the Sequential Test. 

2. Level Two: where land outside Flood Zones 2 and 3 cannot appropriately accommodate 
all the necessary development creating the need to apply the NPPF’s Exception Test.  In 
these circumstances the assessment should consider the detailed nature of the flood 
characteristics within a Flood Zone and assessment of other sources of flooding. 

1.4 SFRA Outputs 

The outputs will identify development areas at risk from the following sources and provide a 
comprehensive set of maps including, but not limited to: 

• fluvial flood risk, including functional floodplain and climate change; 

• surface water risk; 

• groundwater risk; 

• sewer risk; 

• reservoir risk; 

• drainage issues; 

• depth, hazard and velocity mapping, where available. 

1.5 Approach 

1.5.1 General assessment of flood risk 

The flood risk management hierarchy underpins the risk-based approach and is the basis for 
making all decisions involving development and flood risk.  When using the hierarchy, account 
should be taken of 

• the nature of the flood risk (the source of the flooding); 

• the spatial distribution of the flood risk (the pathways and areas affected by flooding); 

• climate change impacts; and 

• the degree of vulnerability of different types of development (the receptors). 

 

Developments should reflect the application of the Sequential Test using the maps produced for 
this SFRA.  The information in this SFRA should be used as evidence and, where necessary, 
reference should also be made to relevant evidence in other documents referenced in this report.  
The Flood Zone maps and flood risk information on other sources of flooding contained in this 
SFRA should be used where appropriate to apply the Sequential Test. 

Where other sustainability criteria outweigh flood risk issues, the decision making process should 
be transparent.  Information from this SFRA should be used to justify decisions to allocate land in 
areas at high risk of flooding.   

The flood risk management hierarchy is summarised in Figure 1-1.  

Figure 1-1: Flood Risk Management Hierarchy 

 

STEP ONE STEP TWO STEP THREE STEP FOUR STEP FIVE 

ASSESS AVOID ASSESS MANAGE MITIGATE 

Appropriate 
Flood Risk 
Assessment 

Apply the 
Sequential 
Test 

Apply the 
Sequential 
approach at 
site 

e.g.  
SuDS, 
design, flood 

defences 

e.g.  
Flood 
resilient 

construction 
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1.5.2 Technical assessment of flood hazards 

Flood risk within the district has been assessed using results from computer models supplied by 
the Environment Agency and existing Environment Agency Flood Zone mapping. The Environment 
Agency Flood Zones and models used are discussed in more detail in section 3.2.3. 

1.6 Consultation  

This document has been prepared with the guidance and input of the Environment Agency, 
Buckinghamshire County Council, Bedford Group of IDBs, South Oxfordshire District Council, 
Thames Water and Anglian Water. 

1.7 SFRA User Guide 

Table 1-1: SFRA report contents 

Section Contents 

1. Introduction 
Provides a background to the study, defines objectives, 
outlines the approach adopted and the consultation 
performed. 

2 The Planning Framework 
and Flood Risk Policy 

Includes information on the implications of recent 
changes to planning and flood risk policies and 
legislation, as well as documents relevant to the study. 

 

Level One Strategic Flood Risk Assessment 

3. How flood risk is assessed 
Provides an overview of flooding and risk, Flood Zones, 
and what they mean. 

4.The Sequential, risk based 
approach 

Describes the Sequential approach and application of 
Sequential and Exception Tests. 
Describes the modelling and data used for the 
assessment. 
Outlines mapping that should be used for the Sequential 
and Exception Tests. 

5. Understanding flood risk in 
Aylesbury Vale 

Gives an introduction to the assessment of flood risk and 
provides an overview of the characteristics of flooding 
affecting the district. 
Provides a summary of responses that can be made to 
flood risk, together with policy and institutional issues that 
should be considered. 

6. FRA requirements and 
guidance for developers 

Identifies the scope of the assessments that must be 
submitted in FRAs supporting applications for new 
development.  

Provides guidance for developers and outlines conditions 
set by the LLFA that should be followed. 

7. Surface water management 
and SuDS 

Advice on managing surface water run-off and flooding. 

8. Assessment of flood risk in 
the potential development 
areas 

Summary of risk to Strategic sites. 

 

Summary and recommendations 

9. Introduction 
Reviews Level 1 SFRA and Identifies recommendations 
for the council to consider as part of Flood Risk 
Management policy. 
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1.8 Study Area  

Aylesbury Vale is located in the northern half of Buckinghamshire. The districts of Chiltern, South 
Bucks and Wycombe make up the Buckinghamshire County Council administrative area. The 
neighbouring districts are shown below in Figure 1-1.  

Figure 1-2: Aylesbury Vale Study Area 

 

https://en.wikipedia.org/wiki/South_Bucks
https://en.wikipedia.org/wiki/South_Bucks
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2 The Planning Framework and Flood Risk Policy 

2.1 Introduction 

The overarching aim of development and flood risk planning policy in the UK is to ensure that the 
potential risk of flooding is taken into account at every stage of the planning process.  This section 
of the SFRA provides an overview of significant changes to the planning framework, flood risk 
policy and flood risk responsibilities in recent years.  In preparing the subsequent sections of this 
updated SFRA, the appropriate planning and policies have been acknowledged and taken into 
account.  

2.2 Flood Risk Regulations (2009) and Flood and Water Management Act (2010)  

2.2.1 The Flood Risk Regulations (2009) 

The Flood Risk Regulations (2009) were intended to translate the current EU Floods Directive into 
UK law and place responsibility upon all Lead Local Flood Authorities (LLFAs) to manage local 
flood risk.  Under the Regulations, the responsibility for flooding from rivers, the sea and reservoirs 
lies with the Environment Agency; however, responsibility for local and all other sources of flooding 
rests with LLFAs.  The LLFA for Aylesbury Vale is Buckinghamshire County Council. 

Figure 2-1 illustrates the steps that have / are being taken to implement the requirements of the 
EU Directive in the UK via the Flood Risk Regulations.  

Figure 2-1:  Flood Risk Regulation Requirements 

 

Under this action plan in accordance with the Regulations, LLFAs have the task of preparing a 
Preliminary Flood Risk Assessment (PFRA) report.  The PRFA for Aylesbury was produced in 
2011.  

2.2.2 Flood and Water Management Act, 2010 

The Flood and Water Management Act (FWMA) (2010)1 aimed to create a simpler and more 
effective means of managing both flood risk and coastal erosion and implement Sir Michaels Pitt's 
recommendations following his review of the 2007 floods.  The FWMA received Royal Assent in 
April 2010.  

                                                      
1 Flood and Water Management Act (2010): http://www.legislation.gov.uk/ukpga/2010/29/pdfs/ukpga_20100029_en.pdf   

PFRA Report (2011) PFRA Report (2011) 



 
 

2016s3990 - Aylesbury SFRA Level 1 (FINAL) v3.0 10 
 

2.2.3 Lead Local Flood Authorities 

 Duties for Buckinghamshire County Council, the LLFA for Aylesbury, include: 

• Lead responsibility for managing the risk of flooding from surface water, groundwater and 
Ordinary Watercourses (often described as 'local flood risk'). 

• Local Flood Risk Management Strategy (LFRMS): LLFAs must develop, maintain, apply 
and monitor an LFRMS to outline how we will manage flood risk, identify areas vulnerable 
to flooding and target resources where they are needed most. 

• Flood investigations: when appropriate and necessary LLFAs must investigate and report 
on flooding incidents. 

• Register of flood risk features: LLFAs must establish and maintain a register of structures 
or features which, in their opinion, are likely to have a significant effect on flood risk in the 
LLFA area.  

• Designation of features: LLFAs may exercise powers to designate structures and features 
that affect flood risk, requiring the owner to seek consent from the authority to alter, remove 
or replace it.  

• Consenting: When appropriate LLFAs will perform consenting of works on Ordinary 
Watercourses.  

On 18 December 2014 a Written Ministerial Statement laid by the Secretary of State for 
Communities and Local Government set out changes to the planning process that would apply for 
major development from 6 April 2015.  In considering planning applications, planning authorities 
should consult the LLFA on the management of surface water, satisfy themselves that the 
proposed minimum standards of operation are appropriate and ensure, through use of planning 
conditions or obligations, that there are clear arrangements in place for ongoing maintenance over 
the lifetime of the development.  

In March 2015 the LLFA was made a statutory consultee which came into effect on 15 April 2015.  
As a result, Buckinghamshire County Council will be required to provide technical advice on 
surface water drainage strategies and designs put forward for new major developments.  

Major developments are defined as:  

• Residential development: 10 dwellings or more, or residential development with a site area 
of 0.5 hectares or more where the number of dwellings is not yet known. 

• Non-residential development: provision of a building or buildings where the total floor 
space to be created is 1,000 square meters or more or, where the floor area is not yet 
known, a site area of 1 hectare or more.  

2.2.4 Buckinghamshire Preliminary Flood Risk Assessment (PRFA) 

The Buckinghamshire PFRA was published by the LLFA in 20112, and gives an overview of local 
flood risk in Aylesbury based on a review of flooding records and data derived from modelling of 
potential future flooding.  It reports on significant past and future flooding from all sources except 
from Main River and reservoirs, which are covered by the Environment Agency, and the adopted 
sewer network (covered under the remit of Thames Water).  

The PFRA is a high-level screening exercise which considers floods which have significant and 
harmful consequences for human health, economic activity, the environment and cultural heritage. 
The PFRA report identifies areas of nationally significant Flood Risk as required and defined by 
DEFRA. 

The PFRA also presents an analysis of future flood risk from surface water in Buckinghamshire, 
undertaken using the 'Places above Flood Risk Thresholds' dataset provided by the Environment 
Agency, which was derived from the 1 in 200 annual probability (deep) Flood Map for Surface 
Water.  

  

                                                      
2 Aylesbury Vale District Council PFRA (2011) http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/PFRA-
Reportl.pdf 
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All kilometre grid squares contained within or intersecting the county boundary that exceeded the 
risk threshold were identified and aggregated using the methodology for producing the national 
cluster maps. The risk thresholds used were: 

• 300 or more people affected and/or 

• 1 or more critical services, including electricity and water and/or 

• 20 or more non-residential properties 

Based on this analysis no areas were identified in Buckinghamshire that meet the national criteria 
to be designated as Flood Risk Areas (clusters with a total of more than 30,000 people).  

No historical evidence was found of extensive surface water flooding (at an equivalent scale to the 
national thresholds for Flood Risk Areas based on modelled flood risk) that would support the 
identification of a Flood Risk Area in Buckinghamshire. 

2.2.5 Buckinghamshire Local Flood Risk Management Strategy  

The Buckinghamshire Local Flood Risk Management Strategy3, produced in 2013, sets out the 
roles and responsibilities of the various authorities in terms of local flood risk from surface water, 
ordinary watercourses and groundwater.  It details actions that can or are being taken to reduce 
flood risk, how these actions can be implemented and available funding sources, and looks at the 
wider environmental benefits.  The aims proposed in the strategy for managing flood risk include:  

• Understand local flood risk 

• Collaborative working 

• Natural and historical environmental enhancements 

• Manage local flood risk through sustainable development policies and practices 

The Strategy will be updated every three years and the action plan updated yearly.  Key triggers 
such as amendments to partner responsibilities, updates to legislation, alterations in the nature or 
understanding of flood risk or a significant flood event, may also require the update of the Strategy 
and action plan. 

2.3 Localism Act 

The Localism Act (2011) requires local authorities to "engage constructively, actively and on an 
ongoing basis in any process by means of which development plan documents are prepared so 
far as relating to a strategic matter"4. It also provides rights to allow local communities to come 
together and shape new developments deciding where new homes and businesses should go and 
what they should look like through the preparation of neighbourhood development plans.    

2.4 National Planning Policy Framework 

The National Planning Policy Framework (NPPF)5 was issued on 27 March 2012 to replace the 
previous documentation as part of reforms to, firstly, make the planning system less complex and 
more accessible, and secondly, to protect the environment, promote sustainable growth and 
replace most of the previously issued Planning Policy Guidance Notes (PPGs) and Planning Policy 
Statements (PPSs).  The NPPF is a source of guidance for local planning authorities to help them 
prepare Local Plans and for applicants preparing planning submissions.  

Paragraph 100 of the NPPF states that: "Local Plans should be supported by a strategic flood risk 
assessment and development policies to manage flood risk from all sources, taking account of 
advice from the Environment Agency and other relevant flood risk management bodies, such as 
Lead Local Flood Authorities and Internal Drainage Boards.  Local Plans should apply a sequential, 
risk based approach to the location of development to avoid, where possible, flood risk to people 
and property and manage any residual risk, taking account of the impacts of climate change".  

  

  

                                                      
3 Local Flood Risk Management Strategy (2013): https://www.buckscc.gov.uk/media/2274929/flood_risk_strategy_finalpart1.pdf 

4 Localism Act (2011): Section 110. http://www.legislation.gov.uk/ukpga/2011/20/section/110   

5 National Planning Policy Framework (Department for Communities and Local Government, March 2012) 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf   
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A web-based Planning Practice Guidance on Flood Risk and Coastal Change6 (henceforth referred 
to as 'the Planning Practice Guidance') was published alongside the NPPF and was most recently 
updated in April 2015.  It sets out how the policy should be implemented.  A flow chart of how flood 
risk should be taken into account in the preparation of Local Plans is shown in Figure 2-2 below.   

Figure 2-2: Flood risk and the preparation of Local Plans† 

 

† Based on Diagram 1 of the Planning Practice Guidance: Flood Risk and Coastal Change (paragraph 004, Reference ID: 
7-021-20140306). 

  

                                                      
6 Planning Practice Guidance: Flood Risk and Coastal Change (Department for Communities and Local Government, April 2015) 
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/   

LPA undertakes a Level 1 Strategic Flood Risk Assessment 
(can be undertaken individually or jointly with other authorities or partners) 

Level 1 Strategic Flood Risk Assessment is used by the LPA to: 
 

a) Inform the scope of the Sustainability Appraisal for consultation 
b) Identify where development can be located in areas with a low probability of flooding 

The LPA assesses alternative development options using the Sustainability Appraisal, 
considering flood risk (including potential impact of development on surface water run-off) 

and other planning objectives. 

Can sustainable development be achieved through new development located entirely within 
areas with a low probability of flooding? 

Use the SFRA to apply the Sequential Test and identify appropriate allocation sites and 
development. 

If the Exception Test needs to be applied, consider the need for a Level 2 Strategic Flood 
Risk Assessment 

Assess alternative development options using the Sustainability Appraisal, balancing flood 
risk against other planning objectives. 

Use the Sustainability Appraisal to inform the allocation of land in accordance with the 
Sequential Test.  Include a policy on flood risk considerations and guidance for each site 

allocation. 
Where appropriate, allocate land to be used for flood risk management purposes. 

Include the results of the Sequential Test (and Exception Test, where appropriate) in the 
Sustainability Appraisal Report. 

Use flood risk indicators and Core Output Indicators to measure the Plan’s success. 

NO 

YES 

http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-and-coastal-change/
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2.5 Internal Drainage Board Byelaws 

The Bedford Group of Drainage Boards is a consortium of statutory bodies providing watercourse 
management, maintenance, improvement and adoption in Bedfordshire, Buckinghamshire and 
Cambridgeshire. This group also manages and maintains Sustainable Drainage Systems (SuDS) 
and provides advice to local authorities and developers as part of the Town Country planning 
procedure. The group compromises of three IDBs: 

• The Buckinghamshire and River Ouzel IDB 

• The Bedfordshire and River Ivel IDB 

• The Alconbury and Ellington IDB 

The Drainage Boards have powers under the Land Drainage Act 1991 to manage watercourses 
within their areas of influence other than ‘Main Rivers’, which are managed by the Environment 
Agency. The Buckinghamshire and River Ouzel IDB is located partially within the Aylesbury Vale 
District, this organisation manages drainage system within its area of influence with a series of 
Byelaws7. The IDB is a statutory consultee for planning applications within their Drainage District, 
and the Byelaws must be adhered to by any development or construction activity.   

Buckinghamshire and River Ouzel IDB Byelaws can be found on the IDB’s website.  A summary 
of those that are particularly relevant to the SFRA are summarised in Section 6.11. 

2.6 Flood Risk Management Plans 

Flood Risk Management Plans (FRMPs) are required under the Flood Risk Regulations and 
highlight the hazards and risks of flooding from rivers, the sea, surface water, groundwater and 
reservoirs, and set out how RMAs work together with communities to manage flood risk.  

FRMP's provide catchment scale flood risk planning, highlighting the hazards and risks of flooding 
from rivers, the sea, surface water, groundwater and reservoirs, and set out how Risk Management 
Authorities (RMAs) work together with communities to manage flood risk. 

The draft FRMPs were prepared by the Environment Agency in 2015 in partnership with LLFAs 
and other RMAs and co-ordinated flood risk management planning with river basin management 
planning required under the Water Framework Directive.  

2.7 River Basin Management Plans and the Water Framework Directive 

River Basin Management Plans (RBMPs) provide a framework for protecting and enhancing the 
benefits provided by the water environment. To achieve this, and because water and land 
resources are closely linked, it also informs decisions of land use planning. It is critical that water 
is managed to ensure that the needs of society, economy and wildlife can be met and maintained 
over the long term.  Sections that particular attention should be paid to, are baseline classification 
of water bodies, statutory objectives for protected areas, statutory objectives for water bodies, and 
the programme of measures to achieve statutory objectives. The RBMP fulfils the requirements of 
the Water Framework Directive (WFD) which has objectives including the aim to achieve good 
status for all water bodies, or for heavily modified water bodies and artificial water bodies, good 
ecological potential and good surface water chemical status. Such considerations need to be 
accounted for when considering development proposals.  

Aylesbury Vale district is covered by the following catchment plans covering both Anglian8 and 
Thames9 catchments: 

• Upper Ouse and Bedford Catchment 

• Cherwell and Ray catchment 

• Thames and South Chilterns 

                                                      
7 Buckingham and River Ouzel Internal Drainage Board. 2002. Byelaws – Made by the Buckingham and River Ouzel Internal Drainage Board. Accessed at 

http://www.idbs.org.uk/legal-financial/byelaws/ on 03/01/17 

8 Anglian RBMP: 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/500463/Anglian_RBD_Part_1_river_basin_management_plan.pdf accessed on 

25/10/2016.  

9 Thames RBMP: 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/500548/Thames_RBD_Part_1_river_basin_management_plan.pdf accessed on 

25/10/2016.  

http://www.idbs.org.uk/legal-financial/byelaws/
http://www.idbs.org.uk/legal-financial/byelaws/
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/500463/Anglian_RBD_Part_1_river_basin_management_plan.pdf%20accessed%20on%2025/10/2016
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/500463/Anglian_RBD_Part_1_river_basin_management_plan.pdf%20accessed%20on%2025/10/2016
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/500548/Thames_RBD_Part_1_river_basin_management_plan.pdf%20accessed%20on%2025/10/2016
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/500548/Thames_RBD_Part_1_river_basin_management_plan.pdf%20accessed%20on%2025/10/2016
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The full RBMP's are all available to download online through the .gov website at: 

https://www.gov.uk/government/collections/flood-risk-management-plans-frmps-2015-to-2021 

There is no mention of any specific measures in the FRMP which come under the ownership of 
BCC in either the Anglian or Thames river basins, however the Environment Agency has a number 
of measures which fall within the district. The main ones are summarised below in Table 2-1 below: 

Table 2-1: FRMP specific measures 

Measure 
ID 

Location  Measure 
name  

Measure details  Measure 
Owner 

ACT3805
  

Upper 
Ouse 

Upper Ouse 
Property Level 
Protection 
Scheme  

Catchment-based action for Property Level 
Protection (PLP). Gather local flood evidence 
of past events to confirm the number of 
properties that will benefit from this project. 
Further evidence will be gathered by 
discussion with the communities affected to 
ensure that PLP is only offered where there 
is no other feasible way of reducing flood risk.  

EA 

ACT3530  Aylesbury  New 
developments 
and run-off - 
Aylesbury  

We will work with the relevant planning 
authority at both the strategic and planning 
application stages to steer development to 
areas at the least risk of flooding. Where 
practicable we will seek to re-establish and 
enhance natural river corridors through new 
development in line with the Water 
Framework Directive.  

EA  

ACT3531  Aylesbury  Flood 
resilience 
adaptation - 
Aylesbury  

Work with developers to ensure any 
redevelopment reduces flood risk. Gain 
environmental improvements, where 
appropriate.  

EA 

 

ACT3532  Aylesbury  Maintain 
existing 
defences - 
Aylesbury  

Continue maintenance to ensure the 
standard of protection provided by the 
Aylesbury flood storage area is maintained. 

EA 

 

2.8 Catchment Flood Management Plans 

Catchment Flood Management Plans (CFMP) are high level policy documents covering large river 
basin catchments.  They aim to set policies for sustainable flood risk management for the whole 
catchment covering the next 50 to 100 years.  

Aylesbury is covered by part of the Thames CFMP10 and part of the Great Ouse CFMP11.  The 
CFMPs split their catchments into sub areas with similar flood risk management types and assign 
one of the six policies to each sub area. Table 2-2 below summarises the related policy statements: 

Table 2-2: CFMP Policies 

CFMP Sub Area Policy 

Thames Chalk and down land 
catchments 

Policy 3 - Areas of low to moderate flood risk where we are 
generally managing existing flood risk effectively.   

Thames Towns and villages in open 
flood plain (north and west) 

Policy 6 - Areas of low to moderate flood risk where we will 
take action with others to store water or manage runoff in 
locations that provide overall flood risk reduction or 
environmental benefits.   

Great 
Ouse 

Bedford Ouse Rural and  
Eastern Rivers 

Policy 3 - Areas of low to moderate flood risk where we are 
generally managing existing flood risk effectively.   

Great 
Ouse 

Buckingham, 
Edlesborough/ 
Eaton Bray and Newmarket 

Policy 4 - Areas of low, moderate or high flood risk where 
we are already managing the flood risk effectively but 
where we may need to take further actions to keep pace 
with climate change. 

                                                      
10. Environment Agency (December 2009) Thames Catchment Flood Management Plan Summary Report. 
https://www.gov.uk/government/publications/thames-catchment-flood-management-plan   

11. Environment Agency (December 2009) Great Ouse Catchment Flood Management Plan Summary Report. 
https://www.gov.uk/government/publications/great-ouse-catchment-flood-management-plan 

https://www.gov.uk/government/collections/flood-risk-management-plans-frmps-2015-to-2021
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Aylesbury has been split between four policy sub areas.  Action and objectives are then identified 
for each sub area based on the policy assigned.  These actions have been summarised in Table 
2-3.  Despite the different policies, all areas have been identified as low to moderate risk and 
therefore there are common themes in the actions, such as working with LPAs to protect the 
floodplain and maintaining local flood warning services.  

Table 2-3: CFMP Actions 

CFMP Policy Summary of Main Actions 

Thames Policy 3 Maintain the existing capacity of the system. 
Work with LPAs to retain the floodplain for flood storage and adapt the 
urban environment to flood risk. 
Continue flood warning service.  

Thames Policy 6 Maintain the existing capacity of the system. 
Identify locations where storage of water could benefit communities. 
Work with LPAs to retain the floodplain for flood storage and adapt the 
urban environment to flood risk. 
Continue flood warning service. 
Help local communities manage flood risk (e.g. flood resilience). 

Great Ouse Policy 3 Continue with current levels of flood risk management on all ordinary 
watercourses. 
Investigate opportunities to reduce current levels of flood risk 
management on main rivers. 
Ensure any policies within the Local Development. Framework or any 
revisions are in line with the CFMP 
Policy. 
Continue flood warning service. 

Great Ouse Policy 4 Develop a flood risk study for Buckingham to investigate options to 
manage future flooding. 
Provide local property-level flood mitigation for the town of Buckingham 
to reduce flood risk in low magnitude flood events. 
Consider developing a surface water management plan for Buckingham.  
Continue a flood warning service. 

2.9 Surface Water Management Plans (SWMPs) 

SWMPs outline the preferred surface water management strategy in a given location.  SWMPs 
are undertaken, when required, by LLFAs in consultation with key local partners who are 
responsible for surface water management and drainage in their area.  SWMPs establish a long-
term action plan to manage surface water in a particular area, and are intended to influence future 
capital investment, drainage maintenance, public engagement and understanding, land-use 
planning, emergency planning and future developments.  

Buckinghamshire County Council and Aylesbury Vale District Council currently do not have a 
SWMP that covers the district.   

Buckingham had a preliminary risk assessment SWMP which was completed in September 2013. 
This desk based study identified a limited history of local flooding, with some fluvial flooding 
occurring from the Ouse and some occurring as a result of surface water. The SWMP produced a 
generic action plan but found no justification for further SWMP.  

Any future SWMPs carried out in the Vale of Aylesbury area must be considered by the Local Plan. 

2.10 Water Cycle Studies  

Future changes in climate and increases in new development are expected to exert greater 
pressure on the existing waste water supply and infrastructure.  A large number of new homes for 
instance may cause the existing water supply infrastructure to be overwhelmed, which would result 
in adverse effects on the environment both locally and in wider catchments.  Planning for water 
management therefore has to take these potential challenges into account.  

Water Cycle Studies (WCS) assist local authorities to select and develop sustainable development 
allocations so that there is minimal impact on the environment, water quality, water resources, 
infrastructure and flood risk.  This can be achieved in areas where there may be conflict between 
any proposed development and requirements of the environment through the recommendation of 
potential sustainable solutions. 
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Aylesbury Vale District Council has previously prepared a Water Cycle Evidence Base for the 
Aylesbury Plan12.  The document highlighted that there were some potential constraints to 
developments, related to sewer capacity in some areas, including Oving, Whitchurch, Culvert 
Green and Steeple Claydon.  However, the majority of the district has good water resources and 
water supply. An updated Water Cycle Study is currently in preparation in conjunction with this 
SRFA report to inform the Councils draft local plan.  

2.11 Infrastructure Delivery Plan 

The Infrastructure Delivery Plan sets out how AVDC plan to deliver several strategic transport 
infrastructure and link roads within the timescale of the VALP, e.g.:.   

• HS2 High Speed rail  

• East West Rail 

• Stoke Mandeville A4010 Realignment 

• A413/A418 Link Road 

• North East Link Road (potential to reduce flood risk downstream to Watermead) 

• Eastern Link Road 

Several of these routes cross flood risk areas or may have an impact on flood risk.  The also 
present opportunities for flood risk improvements to be achieved through their construction.   

2.12 AVDC Water Advice Notice 

AVDC are currently drafting a Water Advice Notice which will provide more detailed information 
on AVDCs vision for their watercourses. It will include specific expectations from any development 
along river corridors.  

2.13 Association of British Insurers Guidance on Insurance and Planning in Flood 
Risk Areas for Local Planning Authorities in England 

The Association of British Insurers (ABI) and the National Flood Forum have published guidance 
for local authorities with regards to planning in flood risk areas13.  The guidance aims to assist local 
authorities in England in producing local plans and dealing with planning applications in flood risk 
areas. The guidance complements the National Planning Policy Framework.  The key 
recommendations from the guidance are:  

• Ensure strong relationships with technical experts on flood risk 

• Consider flooding from all sources, taking account of climate change 

• Take potential impacts on drainage infrastructure seriously 

• Ensure that flood risk is mitigated to acceptable levels for proposed developments 

• Make sure Local Plans take account of all relevant costs are regularly reviewed 

The insurance companies and the government have been working together to develop a new flood 
re-insurance scheme known as FloodRe.  It was launched in April 2016, and is designed to:  

• Enable flood cover to be affordable for those households at highest risk of flooding; 

• Increase availability and choice of insurers for customers; 

• Allow time for government, local authorities, insurers and communities to become better 
prepared for flooding; 

• Create a 'level playing field' for new entrants and existing insurers in the UK home 
insurance market.  

Further details are available on the FloodRe website at www.floodre.co.uk. 

2.14 Roles and responsibilities in the Aylesbury Vale District  

The new and emerging responsibilities under the Flood and Water Management Act 2010 and the 
Flood Risk Regulations 2009 are summarised in Table 2-4. 

                                                      
12http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Water%20Cycle%20Evidence%20for%20VAP%20(Sept%
202012).pdf 

13 Guidance on Insurance and Planning in Flood Risk Areas for Local Planning Authorities in England (Association of British Insurers 
and National Flood Forum, April 2012)   

http://www.floodre.co.uk/
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Table 2-4: Roles and responsibilities in Aylesbury 

Risk Management 
Authority (RMA) 

Strategic Level Operational Level 

Environment Agency 

National Statutory 
Strategy  
Reporting and 
supervision 
(overview role) 
 
 

Preliminary Flood Risk Assessment (per River Basin 
District) 
Main Rivers, reservoirs  
Identify Significant Flood Risk Area 
Flood Risk and Hazard Maps 
Flood Risk Management Plan 
Enforcement authority for Reservoirs Act 1975 

Lead Local Flood 
Authority  
(Buckinghamshire 
County Council) 

Input to national 
strategy 
Formulate and 
implement local 
flood risk 
management 
strategy 

Ordinary Watercourses 
Enforce and consent works 
Surface water, groundwater, other sources of 
flooding 
Prepare and publish a PFRA  
Identify Flood Risk Areas 
Prepare Flood Hazard and Flood Risk Maps 
Prepare Flood Risk Management Plans 
Statutory consultee for surface water drainage 
proposals on large scale developments 

Lower Tier 
Authorities  
(Aylesbury Vale 
District Council) 

Input to National 
and Local 
Authority Plans 
and Strategy 

Ordinary Watercourses 
Designating authority for essential flood 
infrastructure 
Duty to act consistently with local and national 
strategies 

Bedford Group of 
Internal Drainage 
Boards (IDB) 
(Specifically 
Buckingham and 
River Ouzel IDB) 

Input to National 
and Local 
strategy, water 
level management 
and implement 
flood risk 
management 

Ordinary Watercourses 
Provide water level management  
Undertake works to reduce flood risk  
Maintenance and improvements of watercourses and 
related infrastructure  
Enforce and consent works 
Advising on planning applications  
Advising on the use of Sustainable Drainage 
Systems (SuDS) 
Enforcement of Byelaws within the Districts 

 
Figure 2-3 outlines the key strategic planning links for flood risk management and associated 
documents.  It shows how the Flood Risk Regulations and the Flood and Water Management Act, 
in conjunction with the Localism Act's "duty to cooperate", introduce a wider requirement for the 
mutual exchange of information and the preparation of strategies and management plans.  

SFRAs contain information that should be referred to in responding to the Flood Risk Regulations 
and the formulation of local flood risk management strategies and plans.  SFRAs are also linked 
to the preparation of Catchment Flood Management Plans (CFMPs), Shoreline Management 
Plans (SMPs), Surface Water Management Plans (SWMPs) and Water Cycle Studies (WCSs).  
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Figure 2-3: Strategic planning links and key documents for flood risk 

 

† See Table 2-1 for roles and responsibilities for preparation of information 
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3 How flood risk is assessed 

3.1 Definitions 

3.1.1 Flood 

Section1 (subsection 1) of the Flood and Water Management Act (FWMA) (2010)14 defines a flood 
as:

 

Section 1 (subsection 2) states that ‘it does not matter for the purposes of subsection (1)’ whether 
a flood is caused by: 

a. heavy rainfall; 

b. a river overflowing or its banks being breached; 

c. a dam overflowing or being breached; 

d. tidal waters; 

e. groundwater; or 

f. anything else (including any combination of factors). 

 

Note: Sources of flooding under this definition do not include excess surface water from any part 
of a sewerage system, unless caused by an increase in the volume of rainwater entering or 
affecting the system, or a flood caused by a burst water main. 

3.1.2 Flood Risk 

Section 3 (subsection 1) of the FWMA defines the risk of a potentially harmful event (such as 
flooding) as: 

 

Thus it is possible to summarise flood risk as: 

Flood Risk = (Probability of a flood) x (Scale of the consequences) 

On that basis it is useful to express the definition as follows:  

 

Using this definition, it can be seen that: 

• Increasing the probability or chance of a flood being experienced increases the 
flood risk:  In situations where the probability of a flood being experienced increases 
gradually over time, for example due to the effects of climate change, then the flood risk 
will increase. 

                                                      
14 Flood and Water Management Act (2010): http://www.legislation.gov.uk/ukpga/2010/29/pdfs/ukpga_20100029_en.pdf 

‘any case where land not normally covered by water becomes covered by water’ 

  

 

‘a risk in respect of an occurrence is assessed and expressed (as for insurance and 
scientific purposes) as a combination of the probability of the occurrence with its 
potential consequences.’ 
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• The potential scale of the consequences in a given location can increase the flood 
risk:   

• Flood Hazard Magnitude: If the direct hazard posed by the depth of flooding, velocity of 
flow, the speed of onset, rate of risk in flood water or duration of inundation is increased, 
then the consequences of flooding, and therefore risk, is increased. 

• Receptor Presence: The consequences of a flood will be increased if there are more 
receptors affected, for example with an increase in extent or frequency of flooding.  
Additionally, if there is new development that increases the probability of flooding (for 
example, increase in volume of runoff due to increased impermeable surfaces) or 
increased density of infrastructure then consequences will also be increased. 

• Receptor Vulnerability: If the vulnerability of the people, property or infrastructure is 
increased then the consequences are increased.  For example, old or young people are 
more vulnerable in the event of a flood. 

3.2 Using SFRA risk information 

This SFRA contains information that can be used at strategic, operational and tactical levels as 
shown by Figure 3-1. 

Figure 3-1: Use of SFRA information 

 

The assessment of flood risk in the SFRA is primarily based on the following three types of 
information: 

1. Flood Zones 

2. Actual flood risk 

3. Residual risk 

3.2.1 Flood Zones 

The NPPF sets out a Sequential Test to steer new development to areas with the lowest probability 
of flooding.  This is initially based on the Flood Map for Planning (Rivers and Sea), as provided by 
the Environment Agency, but should be refined by the SFRA to take into account the probability 
of flooding, other sources of flooding and the impact of climate change.  

3.2.2 Flood Map for Planning (Rivers and Sea) (Flood Zone 2 and 3a)  

The Flood Map for Planning (Rivers and Sea) is made up of a suite of map layers, including Flood 
Zone 2 and 3a, Defences, Areas Benefiting from Defences, and Flood Storage Areas.  

The Flood Zones describe the land that would flood from rivers if there were no defences present.  
They are based on broad scale modelling that has been refined with detailed hydraulic models in 
areas of higher risk.  Areas Benefiting from Defences can be identified using the accompanying 
layers.  

Where outlines are not informed by detailed hydraulic modelling, the Flood Map for Planning is 
based on generalised modelling to provide an indication of flood risk.  Whilst the generalised 
modelling is mostly accurate on a large scale, they are not provided for specific sites or for land 
where the catchment area of the watercourse falls below 3km².  For this reason, the Flood Map 
for Planning is not of a resolution for use as application evidence to provide details for flooding of 
individual properties or sites, and for any sites with watercourses on, or adjacent to the site.  
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Accordingly, for site specific assessments it will be necessary to perform more detailed studies in 
circumstances where flood risk is an issue.  Where the Flood Map for Planning is based on 
generalised modelling, developers should undertake a more detailed analysis and assessment of 
the flood risk at the planning application stage.  

The most up to date version of the Flood Map for Planning (Rivers and Sea) should always be 
used, and can be viewed on the Environment Agency's website15.  

For planning purposes under the NPPF, a more detailed breakdown of risk within the Flood Zones 
is required and the SFRA is required to define Flood Zone 3b (also known as a Functional 
Floodplain) and Flood Zone 3a with climate change, using more detailed data from hydraulic 
models where available.  This information is included in the detailed mapping which accompanies 
this report and encompasses all of the local authorities currently identified sites. 

**Note on the Environment Agency Flood Map for Planning. 

These outlines are based on generalised modelling to provide only an indication of flood risk.  
Whilst they are generally accurate on a large scale, they are not provided for specific sites or land 
where the catchment of the watercourse falls below 3km2.  For this reason, the Flood Map for 
Planning is not of a resolution to be used as application evidence to provide the details of possible 
flooding for individual properties or sites and for any sites with watercourses on, or adjacent to the 
site.  Accordingly, for site-specific assessments it will be necessary to perform more detailed 
studies in circumstances where flood risk is an issue. Although generalised modelling has been 
undertaken as part of this SFRA for small catchments, where the watercourse flows through a 
Specified Site, developers are often advised to undertake a more detailed analysis and 
assessment of the flood risk at the planning application stage. Although generalised modelling has 
been undertaken as part of this SFRA for small catchments, where the watercourse flows through 
a Specified Site, developers should undertake a more detailed analysis and assessment of the 
flood risk at the planning application stage.  

3.2.3 Hydraulic Modelling 

The district is largely rural and therefore the amount of detailed flood modelling data available in 
addition to the Environment Agency Flood Zones is limited. The detailed hydraulic models 
available for use in the SFRA are as follows: 

• Willows Flood Alleviation Study, AVDC (2015) 

• Stoke Brook Model, HS2 (2013) 

• Upper Great Ouse Model, EA (2012) 

• Bear Brook Model, EA (2008) 

• Buckingham PAR Model, EA (2001)  

3.2.4 Functional Floodplain (Flood Zone 3b) 

The 'functional floodplain' is defined as an area of land where water has to flow or be stored in 
times of flood.  This forms Flood Zone 3b in terms of the NPPF.  Following discussion between the 
Council and Environment Agency, the following definition of the functional floodplain was agreed:  

• Use the 1 in 20 year modelled flood extent wherever suitable hydraulic models are 
available.   

• Elsewhere, take a precautionary approach and assume that Flood Zone 3a (1 in 100-year 
flood extent) represents the functional floodplain 

  

                                                      
15 Environment Agency website - What's in my backyard - Flood Map for Planning (Rivers and Sea) 

http://apps.environment-agency.gov.uk/wiyby/37837.aspx 
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3.2.5 Climate Change (Flood Zone 3a plus climate change)  

The Flood Map supplied by the Environment Agency does not provide any allowance or indication 
of the impact of climate change on the Flood Zones.  

Updated government guidance on assessing the impact of climate change on flooding in line with 
the UKCP09 Climate Change Projections16 was released in February 201617.  The guidance 
provides a range of climate change allowances which are dependent on location (by river basin) 
and timescale of development (epoch).  It also provides several bands (termed ‘central’, ‘higher 
central’ and ‘upper end’) to test depending on the vulnerability of the development and the Flood 
Zone within which it is located.  For example, for 'more vulnerable' development in Flood Zone 3a, 
FRAs should use the higher central and upper end estimates to assess a range of allowances.   

For the purposes of strategic planning, the key epoch considered is 2070-2115 as this reflects the 
lifetime of development; and the key vulnerability is ‘more vulnerable’ as this represents a 
conservative classification incorporating all vulnerabilities.  The key allowances to consider for 
Flood Zone 3a are therefore the higher central and upper end (35% and 65/70% in 
Anglian/Thames river basins respectively) as shown in Table 3-1. 

Table 3-1: Climate Change Allowances 

River basin 
district 

Allowance 
category 

Total potential 
change 
anticipated for 
the ‘2020s’ (2015 
to 2039) 

Total potential 
change 
anticipated for 
the ‘2050s’ (2040 
to 2069) 

Total potential 
change 
anticipated for 
the ‘2080s’ (2070 
to 2115) 

Thames Upper end 25% 35% 70% 
  Higher central 15% 25% 35% 
  Central 10% 15% 25% 
Anglian Upper end 25% 35% 65% 
  Higher central 15% 20% 35% 
  Central 10% 15% 25% 

 

A review of the available data with which to produce a map of Flood Zone 3a plus climate change 
for Aylesbury, found that the existing Environment Agency (Bear Brook and Upper Great Ouse) 
modelling studies for the area were carried out before the new guidance was released.  Both 
studies have a modelled 'climate change' flood outline for a 100 year +20% flow event, which is 
lower than the new central climate change allowance (25%) calculated for both river basin districts. 

Analysis of the 1000-year flow estimates for the Upper Great Ouse modelling studies shows that 
flows vary between 43% and +65% above the 100 year flows (see Table 3-2) with an average 
increase in flow of 50% across all calculated inflow points.  These outlines can therefore be used 
as a conservative approximation for the 'Higher Central' allowance estimate in Anglian Region. 

Table 3-2 Climate change allowances (% increase in river flow) 

River basin district Model Average % increase on 100-year flow 

Anglian Great Ouse 50% 

Thames Bear Brook Not available 

 

Due to the recent release of the new climate change guidance and the lack of any current 
modelling data, a precautionary approach was used, based on the assumption that the current 
Flood Zone 2 outline (1 in 1,000-year flood extent) represents a future Flood Zone 3a taking climate 
change into account.     

There is no direct planning guidance for Flood Zone 3a plus climate change under the NPPF; 
however, it suggests that the impact of climate change must be taken into account when 
considering location and potential future flood risks to developments and land uses.  Site-specific 
FRAs must take account of climate change using an appropriate level of detail (from simple 
assessment to detailed hydraulic modelling) based on the scale and nature of the proposed 
development. 

                                                      
16 UK Climate Projections (UKCP09) http://ukclimateprojections.metoffice.gov.uk/21678 

17 https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances 

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
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3.2.6 Surface Water 

Mapping of surface water flood risk in Aylesbury has been taken from the updated Flood Map for 
Surface Water (uFMfSW) published online by the Environment Agency.  This information is based 
on a national scale map identifying those areas where surface water flooding poses a risk.  Surface 
water flood risk is subdivided into the following four categories:  

• High: An area has a change of flooding greater than the 1 in 30 (3.3%) each year; 

• Medium: An area has a chance of flooding between 1 in 100 (1%) and 1 in 30 (3.3%) each 
year; 

• Low: An area has a chance of flooding between 1 in 1000 (0.1%) and 1 in 100 (1%) each 
year; 

• Very Low: An area has a chance of flooding of less than 1 in 1000 (0.1%) each year.  

3.2.7 Updating the Flood Zone Mapping 

The Environment Agency's Flood Zone 3a and 2 are updated quarterly with any new detailed 
hydraulic modelling information, and planners and developers should always refer to the most up 
to date issue. These data sets are now freely available on the Government open data website at 
https://data.gov.uk/. 

The Flood Zone 3b and 3a plus climate change provided by the SFRA will not be automatically 
updated.  However, users should be aware that if Flood Zone 3a and 2 have changed, this is an 
indication that new modelled information is also available which could be used to refine Flood Zone 
3b and 3a plus climate change.   

3.2.8 Identification of Flood Risk from other Sources 

Planners and developers should use the evidence and maps presented in this SFRA, along with 
any other available evidence to identify any risk of flooding from all sources for a particular site. 
Table 3-3 gives some guidelines on sources of evidence for identifying a significant level of risk.  

Table 3-3: Identifying areas at risk of flooding from all sources 

Source of Flooding Source of Evidence Criteria for identifying risk 

Ordinary Watercourses 
(not included in Flood 
Zone maps) 

Detailed River Network 
UDC/ECC records 
Anecdotal evidence  

Within 10m of the watercourse 
Local evidence of historic flooding 
from the watercourse. 

Surface water Environment Agency 
Updated Flood Map for 
Surface Water 
UDC/ECC records 
Anecdotal evidence 

Within the high, medium or low 
categories on the UFMfSW 
Local evidence of surface water 
flooding in the area. 

Groundwater Environment Agency 
Areas Susceptible to 
Groundwater Flooding 
UDC/ECC records 
Anecdotal evidence 

Risk in highest category on AStGWF 
Local evidence of groundwater 
flooding problems in the area. 

Sewer SFRA Sewer Flooding 
Map 
UDC/ECC records 
Anecdotal evidence 

Local evidence of sewer flooding to 
existing properties on or near the site  
Sewer flooding records provided by 
Thames Water are not detailed 
enough to identify site-specific risks.  
However, Thames Water will 
comment on larger planning 
applications, and on Local Plans. 

Flooding from reservoirs, 
canals and other artificial 
sources 

Environment Agency 
reservoir flood plans - can 
be viewed on the 
Environment Agency 
website18 

Within flood envelope on 
Environment Agency reservoir 
flooding maps 
within 100m of a canal or other 
waterbody. 

                                                      
18 Environment Agency's Risk of Flooding from Reservoirs - http://watermaps.environmentagency. 

https://data.gov.uk/
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3.3 Appropriate development in the Flood Zones 

3.3.1 Vulnerability of development 

Under the NPPF, development is classed as 'Essential Infrastructure', 'Less Vulnerable', 'More 
Vulnerable', 'Highly Vulnerable' or 'Water Compatible'.  Table 2 and Table 3 of the Planning 
Practice Guidance provide further detail of the type of development considered appropriate for 
each Flood Zone, where development is not permitted, and where development is allowed only 
when the Exception Test is passed.  

3.3.2 Appropriate development in the Flood Zones 

A concept diagram showing the classification of NPPF Flood Zones graphically, is included in 
Figure 3-2.  Figure 3-2 includes a description and discussion of appropriate development.  A fuller 
discussion of Flood Zones and their relation to planning policy can be found in the NPPF and the 
Planning Policy Guidance.   

Figure 3-2: Definition of Flood Zones 

 

 

  

                                                      
gov.uk/wiyby/wiyby.aspx?topic=reservoir#x=357683&y=355134&scale=2 

http://planningguidance.communities.gov.uk/blog/guidance/flood-risk-and-coastal-change/flood-zone-and-flood-risk-tables/table-2-flood-risk-vulnerability-classification/
http://planningguidance.communities.gov.uk/blog/guidance/flood-risk-and-coastal-change/flood-zone-and-flood-risk-tables/table-3-flood-risk-vulnerability-and-flood-zone-compatibility/
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Table 3-4: Flood Zone descriptions19  

Zone Probability Description 

Zone 1 Low 

This zone comprises land assessed as having a less than 1 in 1000 annual 
probability of river or sea flooding in any year (<0.1%).   

All land uses are appropriate in this zone.   

For development proposals on sites comprising one hectare or above the 
vulnerability to flooding from other sources as well as from river and sea flooding, 
and the potential to increase flood risk elsewhere through the addition of hard 
surfaces and the effect of the new development on surface water run-off, should be 
incorporated in a flood risk assessment. 

Developers and local authorities should seek opportunities to reduce the overall level 
of flood risk in the area and beyond through the layout and form of the development, 
and the appropriate application of sustainable drainage systems. 

Zone 2 Medium 

This zone comprises land assessed as having between a 1 in 100 and 1 in 1000 
annual probability of river flooding (0.1% - 1%) or between 1 in 200 and 1 in 1000 
annual probability of sea flooding (0.1% – 0.5%) in any year.   

Essential infrastructure, water compatible infrastructure, less vulnerable and more 
vulnerable land uses (as set out by NPPF) as appropriate in this zone.  Highly 
vulnerable land uses are allowed as long as they pass the Exception Test.   

All developments in this zone require an FRA.   

Developers and local authorities should seek opportunities to reduce the overall level 
of flood risk in the area and beyond through the layout and form of the development, 
and the appropriate application of sustainable drainage systems. 

Zone 
3a 

High 

This zone comprises land assessed as having a greater than 1 in 100 annual 
probability of river flooding (>1.0%) or a greater than 1 in 200 annual probability of 
flooding from the sea (>0.5%) in any year Developers and the local authorities 
should seek to reduce the overall level flood risk, relocating development 
sequentially to areas of lower flood risk and attempting to restore the floodplain and 
make open space available for flood storage. 

Water compatible and less vulnerable land uses are permitted in this zone.  Highly 
vulnerable land uses are not permitted.  More vulnerable and essential infrastructure 
are only permitted if they pass the Exception Test. 

All developments in this zone require an FRA.   

Developers and local authorities should seek opportunities to: 

Reduce the overall level of flood risk in the area and beyond through the layout and 
form of the development, and the appropriate application of sustainable drainage 
systems. 

Relocate existing development to land in lower risk zones. 

Create space for flooding by restoring functional floodplain and flood flow pathways 
and by identifying, allocating and safeguarding open spaces for flood storage. 

Zone 
3b 

Functional 
Floodplain 

This zone comprises land where water has to flow or be stored in times of flood.  
SFRAs should identify this Flood Zone in discussion with the LPA and the 
Environment Agency.  The identification of functional floodplain should take account 
of local circumstances.   

Only water compatible and essential infrastructure are permitted in this zone and 
should be designed to remain operational in times of flood, resulting in no loss of 
floodplain or blocking of water flow routes.  Infrastructure must also not increase 
flood risk elsewhere. 

All developments in this zone require an FRA.   

Developers and local authorities should seek opportunities to: 

Reduce the overall level of flood risk in the area and beyond through the layout and 
form of the development, and the appropriate application of sustainable drainage 
systems. 

Relocate existing development to land in lower risk zones. 

 

                                                      
19 Footnote 20, paragraph 103 of the National Planning Policy Framework accessed online at: 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf on 25/10/2016.  

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf%20on%2025/10/2016
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The preference when allocating land is, whenever possible, to place all new development on land 
in Zone 1, see Chapter 29 of this report for more information on the sequential risk based 
approach.  Since the Flood Zones identify locations that are not reliant on flood defences, placing 
development on Zone 1 land means there is no future commitment to spending money on flood 
banks or flood alleviation measures.  It also does not commit future generations to costly long term 
expenditure that would become increasingly unsustainable as the effects of climate change 
increase. 

3.3.3 Actual Flood Risk 

If it is not possible for all future development to be situated in Flood Zone 1 then a more detailed 
assessment is needed, to understand the implications of locating proposed development in Flood 
Zones 2 or 3.  This is accomplished by considering information on the “actual risk” of flooding.  The 
assessment of actual risk takes account of the presence of flood defences and provides a picture 
of the safety of existing and proposed development. It also accounts for hydraulic modelling, 
topographic surveys of the site in question and any historic flooding information. It should be noted 
that the use of flood defences is not always the most appropriate way of protecting new residential 
development against flooding. Other options should also be considered such as natural flood risk 
management (e.g. the creation of floodplain storage areas). It should be understood, that the 
standard of protection (SoP) afforded by flood defences is not constant and it is presumed that the 
required minimum standards for new development are: 

• Residential development should be protected against flooding with an annual probability 
of river flooding of 1% (1 in 100-year chance of flooding) in any year; and 

• Residential development should be protected against flooding with an annual probability 
of tidal (sea) flooding of 0.5% (1 in 200-year chance of flooding) in any year. 

The assessment of the actual risk should take the following issues into account: 

• The level of protection afforded by existing defences might be less than the appropriate 
standards and hence may need to be improved if further growth is contemplated. 

• The flood risk management policy for the defences will provide information on the level of 
future commitment to maintain existing standards of protection.  If there is a conflict 
between the proposed level of commitment and the future needs to support growth, then 
it will be a priority for the Flood Risk Management Strategy to be reviewed. 

• The standard of protection (SoP) must be maintained for the intended lifetime of the 
development (assumed to be 100 years for residential development).  Over time the 
effects of climate change will erode the present day standard of protection afforded by 
defences and so commitment is needed to invest in the maintenance and upgrade of 
defences if the present day levels of protection are to be maintained and where necessary 
land secured that is required for affordable future flood risk management measures. 

• The assessment of actual risk can include consideration of the magnitude of the hazard 
posed by flooding.  By understanding the depth, velocity, speed of onset and rate of rise 
of floodwater it is possible to assess the level of hazard posed by flood events from the 
respective sources.  This assessment will be needed in circumstances where 
consideration is given to the mitigation of the consequences of flooding or where it is 
proposed to place lower vulnerability development in areas that are at risk from inundation. 

For information on defences reference should be made to the Environment Agency's Asset 
Information Management System (AIMS) which contains details on the standard of protection of 
defences. 

3.3.4 Residual Risk 

The residual risk refers to the risks that remain in circumstances after measures have been taken 
to alleviate flooding (such as flood defences).  It is important that these risks are quantified to 
confirm that the consequences can be safely managed.  The residual risk can be: 

• The effects of a flood with a magnitude greater than that for which the defences or 
management measures have been designed to alleviate (the ‘design flood’).  This can 
result in overtopping of flood banks, failure of flood gates to cope with the level of flow or 
failure of pumping systems to cope with the incoming discharges. 

• Or failure of the defences or flood risk management measures to perform their intended 
duty.  This could be breach failure of flood embankments, failure of flood gates to operate 
in the intended manner or failure of pumping stations. 
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The assessment of residual risk demands that attention be given to the vulnerability of the 
receptors and the response to managing the resultant flood emergency.  In this instance attention 
should be paid to the characteristics of flood emergencies and the roles and responsibilities during 
such events.  Additionally, in the cases of breach or overtopping events, consideration should be 
given to the structural safety of the dwellings or structures that could be adversely affected by 
significant high flows or flood depths. 

3.4 Possible responses to flooding 

3.4.1 Assess 

The first response to flooding must be to understand the nature and frequency of the risk.  The 
assessment of risk is not just performed as a "one off" during the process, but rather the 
assessment of risk should be performed during all subsequent stages of responding to flooding. 

3.4.2 Avoid 

The Sequential Test requires that the first requirement is to avoid the hazard.  If it is possible to 
place all new growth in areas at a low probability of flooding, then the flood risk management 
considerations will relate solely to ensuring that proposed development does not increase the 
probability of flooding to others.  This can be achieved by implementing Sustainable Drainage 
Systems (SuDS) and other measures to control and manage run-off.   

In some circumstances, it might be possible to include measures within proposed growth areas 
that reduce the probability of flooding to others and assist existing communities to adapt to the 
effects of climate change.  In such circumstances the growth proposals should include features 
that can deliver the necessary levels of mitigation so that the standards of protection and 
probability of flooding are not reduced by the effects of climate change.  In Aylesbury Vale, 
consideration should be given not only to the peak flows generated by new development but also 
to the volumes generated during longer duration storm events. 

3.4.3 Substitute, Control and Mitigate 

These responses all involve management of the flood risk and thus require an understanding of 
the consequences (the magnitude of the flood hazard and the vulnerability of the receptor). 

There are opportunities to reduce the flood risk by lowering the vulnerability of the proposed 
development.  For instance, changing existing residential land to commercial uses will reduce the 
risk provided that the residential land can then be located on land in a lower risk Flood Zone.  

Flood risk management responses in circumstances where there is a need to consider growth or 
regeneration in areas that are affected by a medium or high probability will include: 

• Strategic measures to maintain or improve the standard of flood protection so that the 
growth can be implemented safely for the lifetime of the development (must include 
provisions to invest in infrastructure that can adapt to the increased chance and severity 
of flooding presented by climate change). 

• Design and implement measures so that the proposed development includes features that 
enables the infrastructure to adapt to the increased probability and severity of flooding 
whilst ensuring that new communities are safe and that the risk to others is not increased 
(preferably reduced). 

• Flood resilient measures that reduce the consequences of flooding to infrastructure so that 
the magnitude of the consequences is reduced.  Such measures would need to be 
considered alongside improved flood warning, evacuation and welfare procedures so that 
occupants affected by flooding could be safe for the duration of a flood event and rapidly 
return to properties after an event had been experienced. 

 

It should be noted that the Flood and Coastal Risk Management Grant in Aid (FCRMGiA) funding 
arrangements (introduced in 2011) do not make government funds available for any new 
development implemented after 2012.  Accordingly, it is essential that appropriate funding 
arrangements are established for new development proposed in locations where a long term 
investment commitment is required to sustain Flood Risk Management (FRM) measures.  The 
strategic investment commitment is required so that in future the FRM measures can be 
maintained and afforded for the lifetime of the development, since the available funds from 
FCRMGiA will potentially not reflect the scale of development that is benefitting.  The policy 
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statement 'Flood and Coastal Resilience Partnership Funding' (2013) sets out the arrangements 
that will apply for the allocation of capital Flood Defence Grant-in-Aid (FDGiA) to flood and coastal 
erosion risk management projects.  Flood and Coastal Resilience Partnership Funding will form 
part of the Environment Agency’s overall capital allocation projects until the end of the 2014/2015 
financial year.  Under this system, central government contributions will cover the full cost of a 
scheme if it has high benefits – such as if a high number of houses are protected.  However, where 
the benefits are not high enough for central government contributions to cover the costs, local 
contributions may be available to top up the funding. 

 

The National Flood and Coastal Erosion Management Strategy20 summarises the new system:

 

 

There are a number of potential impacts of this change in funding.  The Government stated that 
its proposals will help to: 

• Encourage total investment in Flood and Coastal Erosion Risk Management by operating 
authorities to increase beyond what is affordable to national budgets alone; 

• Enable more local choice within the system and encourage innovative, cost-effective 
options to come forward in which civil society may play a greater role; 

• Maintain widespread uptake of flood insurance. 

  

                                                      
20 Defra (2011) -  The national flood and coastal erosion risk management strategy for England - 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/228898/9780108510366.pdf 

“In essence, instead of meeting the full cost of a limited number of schemes, a new partnership 
approach to funding could make government money available to pay a share of any worthwhile 
scheme.  The amount in each case will depend on the level of benefits the scheme provides.  
For example, the number of households protected, or the amount of damage that can be 
prevented.  The level of government funding potentially available towards each scheme can 
be easily calculated.  Local authorities and communities can then decide on priorities and what 
to do if full funding isn’t available.  Projects can still go ahead if costs can be reduced or other 
funding can be found locally.” 
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4 The sequential risk-based approach  

4.1 The sequential, risk-based approach  

The sequential, risk-based approach outlined in the NPPF and the Planning Practice Guidance is 
designed to ensure areas with little or no risk of flooding (from any source) are developed in 
preference in areas at higher risk, with the aim of keeping development outside of medium and 
high flood risk areas (Flood Zones 2 and 3).  

Within Flood Zone 1, a sequential approach should be taken to ensure that, wherever possible, 
development is situated away from areas at risk from other sources of flooding, including Ordinary 
Watercourses, surface water, groundwater and sewer flooding. 

4.2 Applying the Sequential Test and Exception Test in the preparation of a Local 
Plan 

When preparing a Local Plan, the LPA should demonstrate it has considered a range of possible 
site options for development, using SFRAs to apply the Sequential and Exception Tests where 
necessary.  

The Sequential Test should be applied to the whole LPA area to increase the likelihood of 
allocating development in areas not at risk of flooding.  The Sequential Test can be undertaken as 
part of a local plan sustainability appraisal.  Alternatively, it can be demonstrated through a free-
standing document, or as part of strategic housing land or employment land availability 
assessments.  The Planning Practice Guidance describes how the Sequential Test should be 
applied in the preparation of a Local Plan (Figure 4-1).  

Figure 4-1: Applying the Sequential Test in the preparation of a Local Plan 

 

† Based on Diagram 2 of the Planning Practice Guidance: Flood Risk and Coastal Change (paragraph 020, Reference 
ID: 7-021-20140306) March 2014 
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The Exception Test should only be applied following the application of the Sequential Test and as 
set out in Table 3 of the Planning Practice Guidance.  The guidance also explains how the 
Exception Test should be applied in the preparation of a Local Plan (Figure 4-2).  If the Exception 
Test is required, then a Level 2 SFRA is likely to be needed.  

Figure 4-2: Applying the Exception Test in the preparation of a Local Plan 

 

† Based on Diagram 3 of NPPF Planning Practice Guidance: Flood Risk and Coastal Change (paragraph 028, Reference 
ID: 7-021-20140306) March 2014 

4.3 Applying the Sequential Test and the Exception Test to individual planning 
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4.3.1 Sequential Test 

The Sequential Test must be performed when considering the placement of future development 
and for planning application proposals.  The sequential approach to locating developments should 
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For some sites this may be clear, in other cases it may be identified by other Local Plan policies.  
A pragmatic approach should be taken when applying the Sequential Test.  

The Council, with advice from the Environment Agency, are responsible for considering the extent 
to which the Sequential Test considerations have been satisfied, and will need to be satisfied that 
the proposed development would be safe and not lead to increased flood risk elsewhere.   
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The information provided in this SFRA can be used to:  

• Identify the area to be assessed (including alternatives) on the Flood Zone maps that are 
provided with the assessment; 

• Establish the risk of flooding from other sources 

• Follow the instructions given in the Planning Practice Guidance. 

4.3.2 Exception Test 

If, following an application of the Sequential Test, it is not possible for the development to be 
located in areas with a lower probability of flooding, the Exception Test must then be applied if 
deemed appropriate.  The aim of the Exception Test is to ensure that more vulnerable property 
types, such as residential development can be implemented safety and are not located in areas 
where the hazards and consequences of flooding are inappropriate.  For the Test to be satisfied, 
both of the following elements have to be accepted for development to be allocated or permitted:  

Firstly, it must be demonstrated that the development provides wider sustainability benefits to the 
community that outweigh flood risk, informed by a SFRA where one has been prepared.  The 
Council will need to consider what criteria they will use to assess whether this part of the Exception 
Test has been satisfied, and give advice to enable applicants to provide evidence to demonstrate 
that is has been passed.  If the application failed to prove this, the Council should consider whether 
the use of planning conditions and/or planning obligations could allow it to pass.  If this is not 
possible, this part of the Exception Test has not been passed and planning permission should be 
refused.  

Secondly, a site-specific flood risk assessment must demonstrate that the development will be 
safe for its lifetime, taking into account of the vulnerability of its users, without increasing flood risk 
elsewhere, and where possible, will reduce flood risk overall.  Further information on FRAs is given 
in Section 6.2.  

The NPPF and Planning Practice Guidance provide detailed information on how the Exception 
Test can be applied.  

4.3.3 Sites not identified in the Local Plan (windfall sites)  

The Local Plan will include sufficient allocation to meet the need for the development over the plan 
period.  However, in addition to those sites, other sites may become more available.  The Local 
Plan will need to be flexible enough to ensure that where sites can contribute to the sustainable 
development of the district they can be developed.  

In these circumstances the Local Plan will need to contain policies which set out how sites not 
identified in the Local Plan will require the Sequential Test to be applied on an individual site basis.  

Developers should use evidence provided in this SFRA to apply the Sequential Test as well as 
provide evidence to show that they have adequately considered other reasonably available sites, 
including other sites allocated as suitable for residential development.  When assessing sites not 
identified in the Local Plan, the following procedure should be followed:  

1. Identify if the Sequential Test is required (see section4.3.1) 

2. If the Sequential Test is required, Environment Agency Flood Maps and the data in this 
SFRA should be used to identify what Flood Zone the site is located in  

3. If the site is located within Flood Zone 2, 3a or 3b then further information will need to be 
provided.  The scope and considerations for site specific Sequential and Exception Tests, 
if necessary, should be agreed with the Council and the Environment Agency.  

When assessing flood risk at windfall sites consideration must be given to the Local Plan policies 
and it must be demonstrated that the proposals are compliant with these higher level policies.  This 
assessment should be included in the site specific FRA.  
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5 Understanding flood risk in the district 

5.1 Topography, geology, soils and hydrology  

The district study area covers a mainly rural area of approximately 902km2 and a population of 
approximately 184,56021. There are 33 wards in the district, the largest of which are Aston Clinton 
and Stoke Mandeville with a population of 9641. Other sizeable wards include the Aylesbury wards 
of Coldharbour, Elmhurst, Bedgrove, and Mandeville and Elm Farm and those encompassing the 
other larger urban settlements of Haddenham and Wendover.  

5.1.1 Topography  

The topography and landscape of the district is shown in Map 2. The land within the district 
boundary is primarily low and flat but higher elevations and steeper slopes characterise the 
northern, and south-east areas of the district. The hills in the north and north-east rise to 
approximately 140m near Buckingham and Winslow respectively, while the highest elevations 
located along the south-eastern boundary of the district in the Chiltern Hills which rise to a height 
of approximately 265m AOD.  

Elevations generally decrease in a south-western direction and reach a height of approximately 
55m AOD near Worminghall and Ickford. The land is cut by several river valleys running south-
west towards Oxford (River Thame and tributaries), north-east towards Bedford (River Great 
Ouse), and north towards Milton Keynes (River Ouzel). There are also a number of valleys formed 
by the tributaries of these rivers.  

5.1.2 Geology and soils  

Catchment geology can be an important influencing factor in the way that water runs off the ground 
surface primarily due to variations in the permeability of the surface material and the bedrock 
stratigraphy.  

Superficial (surface) deposits are shown in Map 3. They are mainly located in the north of the 
district and primarily consist of Till (diamicton), Glacial sand, gravel, and Alluvium (clay, silt and 
sand). The superficial deposits in the south of the district mainly consist of Alluvium and Clay-with-
flints Formation (diamicton) and there are also some sand and gravel deposits present in this area. 

The underlying bedrock in the district (Map 4) is a mixture of several geologies. The northern area 
of the district is underlain by the Great Oolite Group formed 165-168 million years ago.  The 
southern area of the district is underlain by the Gault Formation, Upper Greensand Formation 
(undifferentiated) and Chalk (Grey and White) formations formed 66-112 million years ago. The 
centre of the district is primarily underlain by two bands; the Kellaways Formation and Oxford Clay 
Formation (undifferentiated), and the West Walton Formation, Ampthill Clay Formation and 
Kimmeridge Clay Formation (undifferentiated). 

The following geologies also characterise the south-west area of the district:  

• Wealden Group (mudstone, sandstone and siltstone, interbedded) 

• Portland Group (limestone, sandstone, mudstone)  

• Corallian Group (interdigitate limestone, marls, sandstone, silt and mudstone) 

• Purbeck Limestone Group (limestone and mudstone, interbedded) 

• Lower Greensand Group (sandstone and mudstone) 

Geology information for the district can be viewed on the British Geological Society Website.  

As a result of the superficial deposits, the soils in the district are generally slowly permeable, loamy 
and clayey soils that suffer from impeded drainage. Soils within the river valleys and floodplains 
are again loamy and clayey soils but they have a naturally high groundwater level and are thus 
naturally wet. Soils information can be viewed on the Soilscapes Website.   

  

                                                      
21 Buckinghamshire Business First - Buckinghamshire's Demography 2014 (30th June 2015).   

http://mapapps.bgs.ac.uk/geologyofbritain/home.html
http://www.landis.org.uk/soilscapes/
http://www.buckscc.gov.uk/media/3574290/Buckinghamshire-demography-2014.pdf
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5.1.3 Land use  

Aylesbury Vale District is relatively rural in nature, with much of the land used for mixed agriculture. 
Aylesbury is the principal town with the smaller settlements of Buckingham, Wendover and 
Winslow and many villages. The Vale has a wide and varied network of green infrastructure such 
as Wendover Woods, Thornborough Community Woodland and Vale Park.  

5.1.4 Hydrology  

Multiple watercourses characterise the district (Map 5). The principle watercourses in the district 
are:  

• The River Great Ouse and Backwaters and the River Twins in the north of the district; 

• The River Ouzel in the north-east of the district; 

• The River Thame and the River Ray in the south-west of the district.  

The headwaters of the River Great Ouse are located in one of the highest areas within the district 
near Buckingham and Turweston, while the River Thame and its tributaries occupy the lower 
elevations in the south-west of the district near Aylesbury and Haddenham. 

There are numerous tributaries to these watercourses, including smaller Ordinary Watercourses 
and unnamed drains. A summary of the principle watercourses within the district are provided in 
Appendix B.  

Aylesbury Vale is one of the drier parts of the UK as it has an annual average rainfall of 600-
700mm22 and the principle watercourse catchments in the district receive approximately 630-
650mm of rainfall per year23.  

5.2 Flood history  

The district has a history of documented flood events based on information from the Environment 
Agency, AVDC, Bedford Group of IDB, Thames Water, Anglian Water and Bucks County Council.  
A detailed and full listing of all recorded events in the District, and sources of information, is 
provided in Appendix C.  Map 6 shows the Environment Agency's Historic Flood Map.  

The region is prone to localised flooding, with the main source of flooding from fluvial and surface 
water sources which historically has been exacerbated by saturated ground conditions.  Significant 
historical flood events in Aylesbury Vale District include: 

• 1947 

• October 1987 

• April 1998 

• January 2003 

• July 2007 

• December 2013- February 2014  

 

Refer to the Section 19 Flood Investigation Report by BCC for information detailing the response 
to the 2014 flood events affecting The Willows, Aylesbury24.   

  

                                                      
22 The Met Office: UK Climate (Rainfall - Annual Average 1981-2010) 

23  FEH CD-ROM v3.0 © NERC (CEH). © Crown copyright. © AA. (2009) 

24 BCC Flood Investigation Report, The Willows, Aylesbury online at: http://www.buckscc.gov.uk/media/2275020/The-Willows-S19-
Report-Final.pdf accessed on 25/10/2016.  

http://www.buckscc.gov.uk/media/2275020/The-Willows-S19-Report-Final.pdf
http://www.buckscc.gov.uk/media/2275020/The-Willows-S19-Report-Final.pdf
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5.3 Fluvial flood risk  

Fluvial flooding is caused by high flows in rivers or streams exceeding the capacity of the river 
channel and spilling onto the floodplain, usually after periods of heavy rainfall. Fluvial flood risk is 
present on both Main Rivers (which are the responsibility of the Environment Agency and riparian 
owners) and Ordinary Watercourses (which are the responsibility of the Council and riparian 
owners).  

The fluvial risk from Main Rivers has been summarised below by river catchment area. Most of the 
Ordinary Watercourses in the district are upstream reaches of main rivers.  

5.3.1 Fluvial flood risk by catchment  

There are numerous Main Rivers in the district, all of which form part of the following larger 
catchment areas:  

• Thame catchment (south-west) 

• Oxon Ray catchment (west) 

• Upper Great Ouse catchment (north) 

• Ouzel and Milton Keynes catchment (north-west) 

The watercourses within the district are summarised in Appendix B. Fluvial flood risk is shown by 
the Environment Agency Flood Zones in Map 7. More information on the definition of the Flood 
Zones is given in Section 3.2. 

Figure 5-1: Main rivers, associated catchments and Internal Drainage Board boundaries 
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Thame catchment  

The source of the River Thame is several small streams and drains which rise on the north side of 
the Chiltern Hills and converge at Rowsham (north-east of Aylesbury). The River Thame then flows 
in a south-westerly direction along the northern boundary of the district through the small villages 
of Nether Winchendon and Chearsley before reaching Thame outside the district boundary.  

A mainly rural catchment, the Thame and its tributaries are the primary source of fluvial flood risk 
within the catchment (detailed in Appendix B), although this risk is generally low. 

The main settlements at risk of fluvial flooding are:  

• Rowsham 

• Nether Winchendon 

• Thame 

• The Elmhurst and Quarrendon neighbourhood areas in the north of Aylesbury. 

• Broughton, Manor Court and Southcourt neighbourhood areas in Aylesbury (source: Bear 
Brook and tributaries).  

• Wendover and Weston Turville (source: Wendover Brook and tributaries).  

• Hardwick and Weedon villages, Berryfields development area and the north section of the 
Quarrendon neighbourhood area in Aylesbury (source: Hardwick Brook and tributaries).  

• Dorton village (source: Chearsley and Dorton Brooks)  

• Ford and Aston Sandford villages (source: Scotsgrove Brook and tributaries). 

• Shabbington, Ickford and Worminghall villages (source: Shabbington Brook, Peppershill 
Brook and Worminghall Brook).  

Oxon Ray catchment  

The source of the River Ray is several small streams which flow from the ridge near Boltolph 
Claydon in a western direction and converge south of Edgcott village. The river continues to flow 
in a westerly direction between Edgcott and Grendon Underwood towards Islip outside the district 
boundary where it converges with the River Cherwell.  

The River Ray is the primary source of fluvial flood risk within the catchment which is which is 
relatively low again due to its mostly rural nature.   Where the Ray's tributaries combine between 
Aylesbury and Bicester, it is a significant source of fluvial flood risk to the A41 road and the 
surrounding land. The tributaries of the River Ray (Muswell Hill Brook, Ludgershall Brook and 
Wotton Brook) are also a source of fluvial flood risk to villages such as Ludgershall, Tetchwick and 
Wotton Underwood.  

Upper Great Ouse catchment  

The northern area of the district lies within the Great Upper Ouse catchment. The River Great 
Ouse enters the study area at Water Stratford approximately 5km west of Buckingham and then 
flows in an eastern direction through Buckingham converging with the River Twins near 
Thornborough before flowing in a north-eastern direction and out of the district towards Stony 
Stratford.  

Within the catchment the primary fluvial flood risks exist around Water Stratford, Radclive and 
Buckingham as the River Great Ouse passes directly through these settlements and is also a 
source of fluvial flood risk to the village of Thornton once it has converged with the River Twins.  

The River Twins is also a source of extensive fluvial flood risk in the northern area of the district. 
The river mainly consists of two ordinary watercourses (Padbury Brook and Claydon Brook) that 
converge to form the Main River watercourse approximately 1.17km south-west of Padbury and 
are the main source of fluvial flood risk to the settlements of Twyford, and Steeple Claydon and 
Padbury.  Although no property flooding has been recorded, the fields and roads in these areas 
are known to have flooded in January 2003 due to the watercourses exceeding their channel 
capacities25, and the land surrounding the dismantled railway and Oxlane Bridge flooded in March 
194726 as well as January 200325.  

                                                      
25 Aylesbury Vale District Council: Level 1 Strategic Flood Risk Assessment (Appendix B - Historic Flooding Tables) (August 2012). 

26 Environment Agency: Geostore - Recorded Flood Outlines 1937-2014 (February 2016).  

http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/SFRA-Main-Report-for-WEBSITE-07-08-12_2.pdf
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The Claydon Brook also appears to be source of fluvial flood risk to the farmland surrounding the 
settlements of North Marston, Granborough and Winslow. Again, no property flooding has been 
recorded, but road and field flooding is known to be a regular occurrence in Winslow, the Verney 
junction is known to flood regularly and the streets of the Elmfield Estate and Granborough Road 
are recorded to have flooded in 1968 and 2007 respectively25.  

The Buckingham and River Ouzel Internal Drainage Board (IDB) district is located within the Upper 
Great Ouse catchment. This means that the Buckingham and Ouzel IDB Byelaws are in force 
within this catchment and parts of the Aylesbury Vale District. An overview of the Buckinghamshire 
and River Ouzel Byelaws can be found in Section 0. 

Ouzel and Milton Keynes catchment 

The River Ouzel is a tributary of the River Great Ouse and rises in the Chiltern Hills before entering 
the study area 2.15km north-west of Leighton Buzzard. The river flows in a predominantly northern 
direction and exits the district at the point where it converges with the Water Eaton Brook 
approximately 1.46km south-east of Bletchley. 

The River Ouzel catchment is primarily rural and consequences of the flood risk are low mainly 
impacting the sparsely located farms located in the west of the district.   

Stoke Hammond is the nearest village to the watercourse and although not shown to be within a 
fluvial Flood Zone, two properties are recorded to be at risk of flooding near Orchard Mill and one 
property is known to have flooded in 196825.  However, the watercourse and cause of the flooding 
is unknown.   

The Buckingham and River Ouzel Internal Drainage Board (IDB) area of management is located 
within the Ouzel and Milton Keynes catchment. This means that, similarly to the Upper Great Ouse 
catchment, Buckingham and River Ouzel IDB Byelaws are also in force within this catchment of 
the Aylesbury Vale District.  An overview of the Buckinghamshire and River Ouzel Byelaws can 
be found in Section 0. 

5.4 Flood defences  

The Flood Zone mapping does not take into account the effect of flood defences and assets on 
flood risk therefore a high level review of formal flood defences was carried out for this SFRA, 
including an assessment of their condition and standard of protection. Details of the flood defence 
locations and conditions were provided by the Environment Agency in the following formats for the 
purpose of preparing the assessment: 

• Broad-scale 'national' GIS layers provided alongside the Flood Map which defines flood 
defences as recognised formal defences with a standard of protection of 1% of greater 
annual probability, Areas Benefiting from Defences (ABDs) and Flood Storage Areas 
(FSAs).  

• Detailed GIS data from the Asset Information Management System (AIMS), a database of 
all known assets on Main Rivers. Data typically includes lines (for embankments or walls) 
and points (for individual structures like weirs and bridges).  

National defence and AIMS data was provided for the district however AIMS point data was not 
available and therefore has not been included in this assessment. The available types of defences 
and their locations are shown on Map 8.  

5.4.1 Defence condition  

Formal structural defences are given a rating based on a grading system for their condition.  A 
summary of the grading system used by the Environment Agency for condition is provided below 
in Table 5-1.  

Table 5-1: Defence asset condition rating 

Grade Rating Description 

1 Very Good Cosmetic defects that will have no effect on performance. 

2 Good Minor defects that will not reduce the overall performance of the 
asset. 

3 Fair Defects that could reduce the performance of the asset. 

4 Poor Defects that would significantly reduce the performance of the 
asset.  Further investigation required.   
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5 Very Poor Severe defects resulting in complete performance failure. 

Source: Condition Assessment Manual – Environment Agency 2006 

 

The condition of existing flood defences and whether they will continue to be maintained and/or 
improved in the future is an issue that should be considered as part of the risk based sequential 
approach and, in light of this, whether possible site options for development are appropriate and 
sustainable.  In addition, detailed Flood Risk Assessments (FRAs) will need to thoroughly explore 
the condition of defences, especially where these defences are informal and demonstrate a wide 
variation of condition grades.  It is important that all of these assets are maintained to a good 
condition and their function remains unimpaired.  

A review of key defences across the district, their condition and standard of protection is included 
in the following sections. 

5.4.2 Defences in Aylesbury  

Within the town of Aylesbury, several raised flood defences (walls or embankments) are present 
which run alongside sections of the Bear Brook channel and its tributaries or are set back from the 
channel to protect certain areas from fluvial flooding. The location and type of these defences is 
shown in Figure 5-2.  

Large clay embankments are located along the Bear Brook and the Stocklake Brook to form two 
Flood Storage Areas (FSAs) which are part of the Aylesbury Vale Flood Alleviation Scheme 
(AVFAS), constructed in the mid-1990s27.  

                                                      
27 Aylesbury Vale District Council: Level 1 Strategic Flood Risk Assessment (Section 3.5: Identification of Land at Flood Risk and 
Existing Flood Defences) (August 2012). 
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Figure 5-2: Location, condition and design standard of Aylesbury Town flood defences 
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Embankments are also present along sections of the Bear Brook channel, notably adjacent to the 
following locations:  

• Hilda Wharf and Aqua Vale Swimming and Fitness Club  

• Aylesbury Rail Station and Station Way  

• Coldharbour Way  

The condition of these defences is generally consistent across the town of Aylesbury and they all 
have a rating of 'very good' or 'good' apart from the embankment located adjacent to Hilda Wharf 
which has a rating of 'fair’. The evidence suggests that the standard of protection afforded by these 
defences is variable.  

Aylesbury Flood Alleviation Study 

In association with AVDC the Environment Agency implemented a district Flood Alleviation 
Scheme (AFAS) in the mid-1990s. The scheme was designed to provide a standard of protection 
to the 1 in 100 years return period on the urbanised parts of the Bear Brook through the town to 
cater for development planned up to 1996. Information from the previous SFRA states that the 
AFAS still provides the standard of protection as it did when it was constructed (confirmed by 
annual surveys)27.  

The works carried out as part of the AFAS included the construction of two flood storage ponds in 
the east of the town on the Bear Brook (105,000m2) and Stocklake Brook (30,000m2). The FSAs 
(shown in Figure 5-3) provide 19,900 m3 and 90,000m 3 of storage respectively and are maintained 
by the Environment Agency28.  

According to the AFAS document prepared by the Environment Agency in 199629, flows are 
reduced to 3.8m3/s and 0.7m3/s respectively, which represents peak flow reductions of 27% and 
53%. The reduction is achieved by the presence of the aforementioned clay embankments in 
Broughton.  

The protection provided by the AFAS decreases if the existing flood storage and channel capacity 
is gradually utilised by the additional uncontrolled surface water runoff (rates and volumes) from 
any development sites in Aylesbury Town together with the impacts of climate change30. There 
may, however, be opportunities to enhance/supplement the flood storage already provided through 
the careful intervention and planning of sites.  

Other works carried out as part of the AVFAS include:  

• Improvements to the Bear Brook siphon under the Gran Union Canal Aylesbury Arm  

• Removal of the weir under the Grand Union Canal siphon  

• Implementation of the flood defence at the Oxford Mill site  

Aylesbury Sewage Treatment Works FSA 

The Environment Agency's National Defences layer also identifies a flood storage area located on 
the northern edge of the Aylesbury Sewage Treatment Works on Rabans Lane, Aylesbury. The 
FSA covers an approximate area of 38,700m2. No other information relating to the FSA could be 
found for the purposes of this SFRA.   

Areas Benefiting from Defences 

The Environment Agency's National Defences layer identifies several ABDs within the district (Map 
8). The majority of the ABDs are located on the Stocklake Brook, Bear Brook, and California Brook 
downstream of the formal defences at Broughton. Another ABD is located on the right bank of the 
River Ouzel approximately 1.12km north of Stoke Hammond. No formal defence structures are 
shown in this area.  

                                                      
28 Aylesbury Vale District Council Level 2 Strategic Flood Risk Assessment (Section 2: Flood Defences), (April 2009).   

29 Environment Agency, Aylesbury Flood Alleviation Scheme, (July 1996) 

30 Aylesbury Vale District Council: Level 1 Strategic Flood Risk Assessment (Section 3.5: Identification of Land at Flood Risk and 
Existing Flood Defences) (August 2012). 

http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Aylesbury-Level-2-SFRA-Final-v1-09-04-09.pdf
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Figure 5-3: Location of flood storage areas present in Aylesbury Vale   

 

  



 
 

2016s3990 - Aylesbury SFRA Level 1 (FINAL) v3.0 41 
 

5.4.3 Defences in Buckingham  

Within the town of Buckingham, the Marsh Edge Flood Bank (embankment) is the only formal 
raised flood defence present. As shown in Figure 5-4, the 303m embankment runs alongside the 
left bank of the River Great Ouse channel. It was built as part of the housing development 
protection for Linden Village and is maintained by the AVDC27.  

The conditions of this defence are noted to be 'fair', meaning that defects may be present which 
could reduce the performance of the flood defence, see Figure 5-4. The evidence also suggests 
that the standard of protection afforded by this defence is up to the 50 year return period.  

5.4.4 Culverts  

Culverts can potentially increase flood risk either because they are hydraulically inadequate due 
to under-capacity or condition, or exacerbate flooding as a result of culverts and trash screens not 
being regularly maintained. Responsibility for maintenance of culverts can sometimes be difficult 
to determine between riparian owners, AVDC, BCC and the Environment Agency. As well as 
contributing to flooding, culverts can be problematic in ecological terms, often causing Water 
Framework Directive (WFD) compliance issues.  

As shown in Map 8, numerous culverts are located across the district. Information from the 
previous Level 2 SFRA details the culverts located in Aylesbury Town that have noticeable adverse 
impacts on flood risk if they become blocked31. Hydraulic modelling was carried to determine the 
effect of a blockage scenario in the 1 in 100-year event for ten locations across the town. Each 
blockage was modelled in isolation so that the effect of the blockage at each location could be 
assessed individually. Based on the results, several critical culverts that need to be regularly 
inspected and kept clear of debris and silt were identified:  

• On Southcourt Brook at Churchill Avenue (protecting nearby residential properties, a 
school and roads), 

• Under the Grand Union Canal (affecting the Health Centre and properties along Park 
Street), 

• On Bear Brook at the High Street (affecting Park Street properties and the Health Centre), 

• On Bedgrove Brook at Broughton Avenue (protecting a few residential properties and the 
road).   

A Flood Investigation Report32 published by BCC in 2014 investigated the flooding that occurred 
to the Willows housing estate in Aylesbury on the 7th February 2014 due to the Stoke Brook 
culverts. Following heavy rainfall both the Stoke Brook and the Sedrup Ditch would have been 
close to bank-full and rain falling on the 7th February caused the brook and ditch over topped their 
banks. A culvert under the A418 appears to have been a 'pinch point' as it was blocked by debris 
and was not of sufficient capacity to convey the required flood flows.  This increased the water 
levels upstream of the culvert and caused the Willow estate to flood. To prevent future flood events, 
it is recommended that BCC ensures that:  

• Owners of culverts are aware of their responsibilities,  

• The design of the A418 culvert is investigated to check that it is sized correctly to convey 
required flows, and  

• The installation of a trash screen on the A418 culvert is investigated and regularly 
maintained to prevent debris blockages.  

No further information regarding the culverts across the district was found.  

 

                                                      
31 Aylesbury Vale District Council Level 2 Strategic Flood Risk Assessment (Executive Summary), (April 2009).   

32 Buckinghamshire County Council: Flood Investigation Report - The Willows, Aylesbury, 7ths February, 2014 (April, 2014).  

http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Aylesbury-Level-2-SFRA-Final-v1-09-04-09.pdf
https://www.buckscc.gov.uk/media/2275020/The-Willows-S19-Report-Final.pdf
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Figure 5-4: Location, condition and design standard of Buckingham flood defences.  
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5.5 Surface water flooding  

Flooding from surface water runoff (or 'pluvial' flooding) is usually caused by intense, short duration 
rainfall that may only last a few hours and usually occurs in lower lying areas, often where the 
natural (or artificial) drainage system is unable to cope with the volume of water. Surface water 
flooding problems are inextricably linked to issues of poor drainage, or drainage blocked by debris, 
and sewer flooding.  

Although the geology of the district (see Section 5.1) is highly variable, it is clear that the district is 
characterised by clayey and loamy soils that suffer from impeded drainage, which when combined 
with the undulating topography of the district results in an area which responds quickly to rainfall 
events increasing the risk of surface water flooding. In addition, the built up areas with a large 
percentage coverage of man-made impervious surfaces may also be at risk of surface water 
flooding, especially when local intense rainstorms occur.  

It is noteworthy that the previous Level 1 SFRA and BCC's Surface Water Management Plan 
(SWMP)33 state that, in light of historical records, surface water flooding is not a significant issue 
and flooding from Main Rivers and ordinary watercourses poses a greater flood risk across the 
district. However, this does not mean to say that surface water flood events have not occurred and 
the district is not at risk.  

Details of significant surface water flood events noted to affect the district in the 2011 Preliminary 
Flood Risk Assessment34 (PFRA) are summarised as follows:  

• January - March 2003: an exceptionally wet winter caused groundwater flooding from the 
chalk aquifers and high river levels. Several towns in the district suffered from local surface 
water flooding.  

• November - December 2006: a number of repeated medium-heavy rainfall events caused 
several localised surface water flood incidents Aylesbury town centre as well as the 
Chiltern District. This included sewer surcharging in Manor Park33. 

• July 2007: Intense rainfall on the 20th July 2007 followed many weeks and wet weather. 
Numerous locations in the district were flooded and 96 properties were reported to have 
flooding in Buckingham33.  

Although the historical record is dominated by fluvial flooding, the AVDC Level 1 SFRA identifies 
that known historical surface water flooding events have occurred within the district however these 
are somewhat dispersed with the majority occurring outside the district boundary.  A compilation 
of the locations noted to have suffered from surface water flooding within the district is provided in 
Appendix C.  

The Environment Agency's updated Flood Map for Surface Water (uFMfSW) is provided in Map 9. 
The uFMfSW is a national scale modelled output that shows the flooding that takes place from the 
'surface runoff' generated by rainwater (including snow and other precipitation) which:  

• is on the surface of the ground (whether or not it is moving), and  

• has not yet entered a watercourse, drainage system or public sewer.  

The uFMfSW predominantly follows topographical flow paths of existing watercourses or dry 
valleys with some isolated ponding located in low lying areas.  

If the uFMfSW indicates a risk to a site this is identified in Appendix A. It should be noted that 
because of its broad-scale nature, wherever possible, these mapped outlines should be used in 
conjunction with other sources of local flooding information to confirm the presence of a surface 
water risk. Any site-specific FRA would need to adequately assess the risk from surface water 
flooding; not only at the site but to also ensure there is not an increased risk of flooding to areas 
downstream. Further guidance for planners and developers is provided in Section 6 & 7. 

  

                                                      
33 Jacobs: Buckingham Surface Water Management Plan (September 2013). 

34 Jacobs: Buckinghamshire County Council Preliminary Flood Risk Assessment Report, (Section 4 - Past Flood Risk) (May 2011).  

http://www.buckscc.gov.uk/media/2275771/Buckingham-phase1-swmp.pdf
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/PFRA-Reportl.pdf
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5.6 Groundwater flooding  

In comparison to fluvial and tidal flooding, the understanding of risks posed by groundwater 
flooding is limited and mapping of it is in its infancy. The risks and mechanisms of groundwater 
flooding have traditionally been poorly reported, however under the Flood and Water Management 
Act (2010), LLFAs have powers to undertake risk management functions in relation to groundwater 
flood risk.   

The risk of groundwater flooding is dependent on local conditions at any given time. Groundwater 
levels rise during the wet winter months, and fall again in the summer when effective rainfall is low 
and extractions are higher. In very wet winters, rising groundwater levels may lead to the flooding 
or normally dry land, as well as reactivating flow in watercourses that only flow for part of the year.  

Several sections of the district are underlain by principle and secondary aquifers which typically 
have high levels of water storage and form important sources of base flow to rivers. Principle and 
secondary aquifers are known to be located beneath the Chiltern Hills near Wendover and 
Ivinghoe, the area surrounding Haddenham, and the northern section of the district surrounding 
Buckingham. The majority of the district, however, is underlain by unproductive strata (which has 
a negligible significance on water supply or river base flows) and the risk of the flooding from 
groundwater sources is noted to be low due to the geology of the area35.  

The Environment Agency's Areas Susceptible to Groundwater Flooding (AStGWf) map is provided 
in Map10. The AStGWf is a strategic-scale map showing groundwater flood areas on a 1km square 
grid.  The data was produced to annotate indicative Flood Risk Areas for PFRA studies and allows 
the LLFAs to determine whether they may be at risk of flooding from groundwater. 

The data shows the proportion of each 1km grid-square for which geological and hydrogeological 
conditions indicate that groundwater might emerge, it does not show the likelihood of groundwater 
flooding occurring, nor does it take account of the chance of flooding from groundwater rebound.  
This dataset covers a large area of land and only isolated locations within the overall susceptible 
area are actually likely to suffer the consequences of groundwater flooding.  

The AStGWF data should be used only in combination with other information, for example local or 
historical data.  It should not be used as sole evidence for any specific flood risk management, 
land use planning or other decisions at any scale. However, the data can help to identify areas for 
assessment at a local scale where finer resolution datasets exist.   

The AStGWf mapping (Map 10) shows that the district is generally at low risk from groundwater 
flooding and that the main areas at risk of groundwater emergence are the areas underlain by 
superficial deposits (Map 3). The previous AVDC Level 1 SFRA states that there are few reported 
incidents of perceived groundwater flooding, which mainly occur in isolated properties on high 
ground where springs have occurred at the base of permeable chalk strata where they adjoin the 
impermeable clays beneath them35.  

The previous AVDC Level 1 identifies a total of nine historical flood records where groundwater 
was noted as the source of flooding (Appendix C). It is also stated that the Grand Union Canal has 
historically suffered from seepage problems at some locations within Aylesbury, which could lead 
to high groundwater table levels in the surrounding area (e.g. between Oakfield Road and 
Broughton Lane)35.  

  

                                                      
35 Aylesbury Vale District Council: Level 1 Strategic Flood Risk Assessment (Section 3.3.2: Groundwater and overland flooding) 
(August 2012). 

http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/SFRA-Main-Report-for-WEBSITE-07-08-12_2.pdf
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/SFRA-Main-Report-for-WEBSITE-07-08-12_2.pdf
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5.7 Flooding from artificial sources 

5.7.1 Flooding from sewers 

Sewer flooding occurs when intense rainfall overloads the sewer system (surface water, foul water 
or combined), and/or when sewers cannot discharge property to watercourses due to high water 
levels. Infiltration (entry of soil or groundwater) into the sewer system via faults within the fabric of 
the sewerage system) is another cause of sewer flooding. Infiltration is often related to high 
groundwater levels, and may cause high flows for prolonged periods of time. Sewer flooding can 
also be caused when problems such as blockages, collapses or equipment failure occur in the 
sewerage system.  

Since 1980, the Sewers for Adoption guidelines have meant that the newest surface water sewers 
have been designed to have capacity for a rainfall event with a 1 in 30 chance of occurring in any 
given year, although until recently this did not apply to smaller private systems.  This means that 
even where sewers are built to current specification, they are likely to be overwhelmed by larger 
events of the magnitude often considered when looking at river or surface water flooding (e.g. a 1 
in 100 chance of occurring in any given year).  Existing sewers can also become overloaded as 
new development adds to their catchment, or due to incremental increases in roofed and paved 
surfaces at the individual property scale (urban creep).  Sewer flooding is therefore a problem that 
could occur in many locations across the district.  

Historical incidents of flooding are detailed by Water Companies in s DG5 register which records 
incidents of internal and external flooding relating to public foul, combined or surface water sewers 
and displays which properties suffered flooding.  For confidentiality reasons, this data has been 
supplied on a postcode basis from the Sewage Flooding History Database (SFHD). Data covers 
all reported incidence as of its export of March 2016.  The information from the SFHD is shown in 
Map 11 which displays the locations and number of properties on the DG5 register in the district.  

The SFHD information from Thames Water indicates a total of 72 properties in the district with 
records of external flooding and 87 properties with records of internal flooding. The more frequently 
flooded postcodes are HP22 5 (83), HP21 8 (7) and HP23 5 (7). Anglian Water provided four 
postcode areas with records of sewer flooding, these included MK18 5, MK18 4, and LU7 0. 

It is important to note that the information provided does not present whether flooding incidences 
were caused by general exceedance of the design sewer system, or by operational issues such 
as blockages. In the Anglian Waters case, it does not give total numbers to differentiate between 
external or internal flooding.  The information also represents a snap shot in time and may become 
outdated following future rainfall events.   

Risk in some areas may reduce due to capital investments to increase the capacity of the network.  
There are two capital programmes (Asset Management Plans covering 2005-2010 (APM4) and 
2010-2015 (AMP5)) known to have been implemented by Thames Water in order to address the 
sewer flooding issues and protect homes and businesses at greatest risk36. As such, the sewer 
flooding flood risk is not a comprehensive ‘at risk register’ and updated information should be 
sought to enhance understanding of flood risk from sewers at a given location.  

  

                                                      
36 Aylesbury Vale District Council Level 2 Strategic Flood Risk Assessment (Section 6: Other Sources of Flooding), (April 2009). 
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5.7.2 Flooding from reservoirs  

Reservoirs are artificial bodies of water where water is collected and stored behind man-made 
structures and released under control either to reduce the flow magnitudes in downstream 
channels, or to meet requirements when needed for purposes such as irrigation, municipal needs 
or hydroelectric power37. Under the Flood and Water Management Act, a reservoir is considered 
large if its volume exceeds 10,000m cubic meters38. At the time of preparing this SFRA, special 
measures relating to the assessment of reservoir risk only apply to reservoirs with a storage 
capacity greater than 25,000m cubic meters. 

Flooding from reservoirs may occur following partial or complete failure of the control structure 
designed to retain water in the artificial storage area. It is estimated that although the risk of such 
failure is low and the occurrence of complete reservoir failure is exceptionally rare since the 
introduction of safety legislation in 1930, 1.1 million properties in England are in areas to be 
considered at risk of flooding from reservoir failure37. 

Reservoir flooding is very different from other forms of flooding.  It may happen with little or no 
warning and evacuation may need to happen immediately.  The likelihood of such flooding is very 
difficult to estimate, but it is significantly less likely that flooding from rivers or surface water.  It 
may not be possible to seek refuge from floodwaters upstairs as buildings may be unsafe or 
unstable due to the force of water from the reservoir breach or failure.  The Environment Agency 
maps (available online at the Environment Agency ‘What’s in Your Backyard’ Website) 
represent a credible worst case scenario.  In these circumstances, it is the time to inundation, the 
depth of inundation and the velocity of flood flows that will be most influential.   

There are eleven reservoirs in within the district, the details of which are provided in   

                                                      
37 DEFRA and the Environment Agency: The national flood and coastal erosion risk management strategy for England (September, 
2011).  

38 DEFRA and the Environment Agency: Flood and Water Management Act - Chapter 29 (2010).  

http://apps.environment-agency.gov.uk/wiyby/
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/228898/9780108510366.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/228898/9780108510366.pdf
http://www.legislation.gov.uk/ukpga/2010/29/pdfs/ukpga_20100029_en.pdf
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Table 5-2. According to the Environment Agency's map, there are also five reservoirs outside of the 
district boundary that could have an effect within the district, the details of which are also provided in   
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Table 5-2. There have been no recorded instances of flooding from these reservoirs. The risk of 
flooding from these reservoirs can be viewed on the Environment Agency's Risk of Flooding from 
Reservoirs Map. 

The locations of these reservoirs are shown in Figure 5-5. Most notably, the Bear Brook and 
Stocklake Flood Storage Reservoirs are located immediately upstream to the west of Aylesbury, 
meaning that a breach of failure of the structures forming these FSAs could have significant 
inundation impacts on Aylesbury Town and wider downstream settlements.  

The primary district settlements at risk of flooding following a breach or failure of the reservoirs detailed 
in   

http://watermaps.environment-agency.gov.uk/wiyby/wiyby.aspx?&topic=reservoir#x=357683&y=355134&scale=2
http://watermaps.environment-agency.gov.uk/wiyby/wiyby.aspx?&topic=reservoir#x=357683&y=355134&scale=2
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Table 5-2 and Figure 5-5 are as follows:  

 

• Buckingham  • Tetchwick  • Weston Turville 

• Thornborough  • Hulcott • Nether Winchendon  

• Thornton  • Aylesbury  • Chearsley  

• Wotton Underwood • Quarrendon • Shabbington  
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Table 5-2: Reservoirs that may affect Aylesbury Vale in the event of a reservoir breach or failure  

 

Reservoir  Location (grid 
reference) 

Reservoir 
Owner 

Environment 
Agency Area  

Local Authority  

Weston Turville  485940, 209761 Canal & River 
Trust  

West Thames  Buckinghamshire 

Bear Brook 
Flood Storage  

483880, 214176 Environment 
Agency  

West Thames  Buckinghamshire 

Stocklake Food 
Storage 

483540, 214680 Environment 
Agency  

West Thames  Buckinghamshire 

Eythrope Park 
Lake  

476760, 213485 Langton  West Thames  Buckinghamshire 

Wotton Park 
Lake  

467853, 216351 Gladstone  West Thames  Buckinghamshire 

The Warrells  468185, 216097 Gladstone West Thames  Buckinghamshire 

Claydon Park 
Lower Lake  

471226, 225740 Verney Cambridgeshire 
and Bedfordshire  

Buckinghamshire 

Stowe Park 
Eleven Acre  

467305, 236748 The National 
Trust 

Cambridgeshire 
and Bedfordshire  

Buckinghamshire 

Stowe 
Landscape 
Gardens, 

Octagon Lake  

467630, 236941 The National 
Trust 

Cambridgeshire 
and Bedfordshire  

Buckinghamshire 

Foxcote  471417, 236258 Anglian Water 
Services Ltd 

Cambridgeshire 
and Bedfordshire  

Buckinghamshire 

Foscott  472689, 234836 Anglian Water 
Services Ltd 

Cambridgeshire 
and Bedfordshire  

Buckinghamshire 

Reservoirs located outside Aylesbury Vale 

 

Reservoir  Location (grid 
reference) 

Reservoir 
Owner 

Environment 
Agency Area  

Local Authority  

Wilstone  490650, 213469 Canal & River 
Trust  

West Thames  Hertfordshire 

Starop's End  491719, 213953 Canal & River 
Trust 

West Thames Hertfordshire 

Marsworth  492030, 213730 Canal & River 
Trust 

West Thames Hertfordshire 

Tringford  491727, 213534 Canal & River 
Trust 

West Thames Hertfordshire 

Tusmore Park 
Lake  

456368, 230331 Tusmore Park 
Farms Ltd 

Cambridgeshire 
and Bedfordshire 

Oxfordshire  
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Figure 5-5: Location of the reservoirs that may affect Aylesbury Vale in the event of a reservoir 

breach of failure 
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The risk to development for reservoirs is residual but developers should consider reservoir flooding 
during the planning stage: 

• Developers should seek to contact the reservoir owner to obtain information which may 
include: 

o Reservoir characteristics: type, dam height at outlet, area / volume, outflow 
location 

o Operation: discharge rates / maximum discharge 

o Discharge during emergency drawdown 

o Inspection / maintenance regime 

• Developers should apply the sequential approach planning when locating development 
within the site. 

• Developers should consult with relevant authorities regarding emergency plans in case of 
reservoir breach. 

5.7.3 Flooding from canals  

There is one canal located within the district. The Grand Union Canal (GUC) flows across the 
eastern side of Aylesbury Vale from Marsworth to Aylesbury Town and includes the following 
features:  

• The Aylesbury Arm: is approximately 9.6km long and fed by the Weston Turville and the 
Wistone reservoirs (east and south-east of Aylesbury) as the canal is mainly raised above 
the surrounding ground level without a natural catchment39. It is regulated by a series of 
navigation locks and mainly used for leisure purposes. The canal ends at the town centre 
near Walton Street and is connected to the California Brook through an overflow weir.  

• The Wendover Arm (partially water/re-watered): is fed by the Wendover Spring and is 
therefore largely controlled by groundwater levels. At Drayton Beauchamp (7.76km east 
of Aylesbury), the Wendover Arm partly flows into a pipe along the dry bed of the canal. 
The sluices can be opened to release water through the Drayton Beauchamp when the 
pipe along the Wendover Arm is surcharged39. The Wendover Arm Trust are currently 
working with British Waterways through a 15-Stage Restoration Plan to rewater and 
reopen the Wendover Arm. As of February 2016, work parties to complete Stages 3 and 
4 of the restoration plan were being scheduled40.  

• The former Buckingham Arm: once ran from Cosgrove, Northamptonshire, to Buckingham 
but has been disused since the 1960s39. In February 2011, AVDC expressed its support 
for the Buckingham Canal Society's aim to eventually reopen the Buckingham Arm of the 
GUV. The arm at Bourton Meadow has been fully restored and re-watered, while 
restoration remains in progress at Hyde lane, Little Hill farm and Cosgrove (east of 
Buckingham)41.  

Historical records indicate that the GUC has flooded in the past, for example, the Aylesbury Arm 
is subject to overtopping and seepage, particularly between College Road and Broughton Road, 
and Broughton Lane and Oakfield Road42. 

Flooding has also been observed in Aston Clinton from both the Aylesbury and Wendover Arms 
of the GUC. The BBC building at Green Park is noted to have suffered from groundwater flooding 
in February 2001, however the water was thought to originate from the Aylesbury Arm43. Similarly, 
heavy rainfall in 2002 also caused the lower section of the Wendover Arm to seep and flood43. 

At present, canals do not have a level of service for flood recurrence (i.e. there is no requirement 
for canals to be used in flood mitigation), although the Canal and River Trust, as part of its function, 
will endeavour to maintain water levels to control the risk of flooding from canals to adjacent 
properties. It is important, however, that any development proposed adjacent to a canal be 
investigated on an individual basis regarding flooding issues and should be considered as part of 
any FRA.  

                                                      
39 Aylesbury Vale District Council: Level 1 Strategic Flood Risk Assessment (Section 2.1.11: Grand Union Canal (August 2012). 

40 The Wendover Arms Trust: Working Party News - Issue 113 (February 2016).  

41 Buckingham Canal Society: Restoring Canal heritage for future generations - Current Projects 

42 Aylesbury Vale District Council: Level 1 Strategic Flood Risk Assessment (Section 3.5: Identification of land at flood risk and 
existing flood defences) (August 2012). 

43 Aylesbury Vale District Council: Level 1 Strategic Flood Risk Assessment (Appendix B - Historic Flooding Tables) (August 2012). 

http://www.wendovercanal2.plus.com/
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/SFRA-Main-Report-for-WEBSITE-07-08-12_2.pdf
http://www.buckinghamcanal.org.uk/restoration-projects/current-progress/
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/SFRA-Main-Report-for-WEBSITE-07-08-12_2.pdf
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/SFRA-Main-Report-for-WEBSITE-07-08-12_2.pdf
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/SFRA-Main-Report-for-WEBSITE-07-08-12_2.pdf
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5.8 The impact of climate change  

5.8.1 Fluvial and coastal flooding 

Information regarding the impact of climate change on the individual sites is provided in Appendix 
A. Further detail on the choice of climate change scenario used for this SFRA is given in Section 
0. 

It is important to note that climate change does not just affect the extent of flooding.  Even where 
flood extents do not significantly change, flooding is likely to become more frequent under a climate 
change scenario. For example, an event with a 2% probability occurring in any one year may 
increase to a 5% probability under a climate change scenario.  

The impact of an event with a given probability is also likely to become more severe.  For example, 
as water depths, velocities and flood hazard increase, so will the risk to people and property.   

Although qualitative statements can be made as to whether extreme events are likely to increase 
or decrease over the UK in the future, there is still considerable uncertainty regarding the 
magnitude of the localised impact of these changes.  Further details regarding the uncertainties in 
predicting the impacts of climate change can be found in: 

• Environment Agency (2016) Flood Risk Assessments: Climate Change Allowances 

• UK Climate Projections (UKCP09) 

5.8.2 Surface Water flooding 

Climate change is predicted to increase rainfall intensity in the future by up to 40%Error! Bookmark not d

efined. under the new range of allowances published.  This will increase the likelihood and frequency 
of surface water flooding, particularly in impermeable urban areas, and areas that are already 
susceptible.  Changes to predicted rainfall should be incorporated into flood risk assessments and 
drainage and surface water attenuation schemes associated with developments. 

5.8.3 Groundwater flooding 

The effect of climate change on groundwater flooding problems, and those watercourses where 
groundwater has a large influence on winter flood flows, is more uncertain.  The updated climate 
change guidance released February 2016 does not provide information on expected changes to 
groundwater flooding under future climate change.  Milder and wetter winters however, may 
increase the frequency of groundwater flooding incidents in areas that are already susceptible, but 
warmer and drier summers could counteract this effect by drawing down groundwater levels to a 
greater extent during the summer months.  Where groundwater flooding is expected to influence 
a development site, it will be expected that consideration of groundwater flooding under a changing 
climate is assessed and measures are taken to mitigate any change in risk. 

  

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
http://ukclimateprojections.metoffice.gov.uk/21678
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6 Guidance for planners and developers: Flood risk  

6.1 Over-arching principles  

This SFRA focuses on delivering a strategic assessment of flood risk within the district. Prior to 
any construction or development, site-specific assessments will need to be undertaken so all forms 
of flood risk at a site are fully addressed. Some sites may additionally be put forward for the 
Exception Text following the Sequential Test if the Sequential Test indicates the proposed 
development to be inappropriate or unsuitable. These will require further work in a detailed Flood 
Risk Assessment (FRA). Any site that does not pass the Exception Test should not be allocated 
for development.  

It is the responsibility of the developer to provide an FRA with an application.  

It should be acknowledged that a detailed FRA may show that a site is not appropriate for 
development of a particular vulnerability or even at all. Where the FRA shows that a site is not 
appropriate for a particular usage, a lower vulnerability classification may be appropriate.  

6.2 When is a FRA required?  

The Flood Risk Assessment: Local Planning Authorities44 guidance, available online, 
describes when a flood risk assessment is needed as part of a planning application, how to do one 
and how it is processed. As stated in the online guidance, it is stated that a FRA is required in the 
following circumstances:  

• All developments located within Flood Zone 2 or 3. This includes standing advice for minor 
developments such as non-residential extensions, alterations which do not increase the 
size of the building or householder developments. It also includes changes of use of an 
existing development.  

• All developments greater than 1ha located in Flood Zone 1.  

• All developments less than 1ha in Flood Zone 1 where a change of use in development 
type leads to a more vulnerable classification or where development could be affected by 
sources of flooding other than rivers and the sea. This would include surface water, drains 
and reservoirs.  

• All developments located in an area which has been highlighted as having critical drainage 
problems by the Environment Agency.   

Advice should be sought from the LPA (AVDC), the LLFA (BCC), the Buckingham and River Ouzel 
Internal Drainage Board (IDB) and the Environment Agency at the pre-planning application stage 
to determine the need for a site-specific FRA.  

6.3 Requirements for flood risk assessments  

The aim of a FRA is to demonstrate that the development is protected to the 1 in 100-year (1% 
AEP) event and is safe during the design flood event, including an allowance for climate change. 
This includes an assessment of mitigation measures required to safely manage flood risk. Where 
appropriate, the following aspects of flood risks should be addressed in all planning applications 
in flood risk areas:  

• The area liable to flooding;  

• The probability of flooding occurring now and over time;  

• The extent and standard of existing flood defences and their effectiveness over time;  

• The likely depth of flooding;  

• The rates of flow likely to be involved;  

• The likelihood of impacts to other areas, properties, habitats and protected species;  

• The effects of climate change;  

• The nature and currently expected lifetime of the development proposed and the extent to 
which it is designed to deal with flood risk; and 

• Any opportunities to increase areas of Natural Flood Management to provide connectivity 
for the movement of flood water, habitats and protected species.  

                                                      
44 DEFRA and Environment Agency, (April, 2015), Flood risk assessment: local planning authorities  

https://www.gov.uk/guidance/flood-risk-assessment-local-planning-authorities
https://www.gov.uk/guidance/flood-risk-assessment-local-planning-authorities
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Development proposals requiring FRAs should therefore:  

• Be performed in accordance with the requirements of the Sequential and, when 
necessary, the Exception Tests;  

• Not increase flood risk, either upstream or downstream, of the site, taking into account the 
impacts of climate change;  

• Seek to not increase surface water volumes or peak flow rates that would result in 
increased flood risk to the receiving catchments; 

• Use opportunities provided by new development to, where practicable, reduce flood risk 
within the site and elsewhere;  

• Ensure that where development is necessary in areas of flood risk (after application of the 
Sequential and Exception Tests), it is made safe from flooding for the lifetime of the 
development, taking into account the impact of climate change;  

• Consider all sources of flood risk, including fluvial, surface water and drainage; and 

• Seek to use Natural Flood Management solutions in the first instance.    

FRAs for sites located in the study area should follow government guidance on development and 
flood risk, complying with the approach recommended by the NPPF (and its associated guidance) 
and guidance provided by the Environment Agency. The NPPF advocates a risk-based approach 
to flood risk management in terms of appraising, managing and reducing the consequences of 
flooding both to and from a development site.  

In circumstances where FRAs are prepared for windfall sites, then they should include evidence 
that demonstrates that the proposals are in accordance with the policies described in the Local 
Plan.  

6.4 Assessing the impact of climate change  

At all stages of the development process it is important to understand not only the current flood 
risk to a site but also the flood risk for the lifetime of the development, taking into account the future 
impact of predicted climate change.   

FRAs are required to demonstrate that future implications of climate change have been 
considered, and that risks are managed where possible, for the lifetime of the proposed 
development.  This may include for instance: 

• Consideration of the vulnerability of the proposed development types or land use 
allocations to flooding and directing the 'more vulnerable' land uses away from areas at 
higher risk due to climate change. 

• Use of ‘built in’ resilience measures (e.g. raised floor levels). 

• Capacity or space in the development to include additional resilience measures in the 
future, using a ‘managed adaptive’ approach. 

This latter point acknowledges that there may be instances where some flood risk management 
measures are not necessary now, but may be in the future.  For example, this 'managed adaptive' 
approach may include setting a development away from a river so it is easier to improve flood 
defences in the future. 

Government guidance on assessing climate change in flood risk assessments can be found at: 

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances 

The guidance provides a range of climate change allowances which are dependent on location (by 
river basin) and timescale of development (termed 'epoch').  Different allowances are given for 
different epochs but it is envisaged that the '2070-2115' epoch will be appropriate for most 
developments (Table 6-1).   

The guidance also gives several categories (termed ‘central’, ‘higher central’ and ‘upper end’) to 
test depending on the vulnerability of the development and the Flood Zone within which it is located 
(summarised in Table 6-2).  For example for 'more vulnerable' development in Flood Zone 3a, 
FRAs should use the higher central and upper end estimates to assess a range of allowances.   

When carrying out an FRA, it may be necessary to carry out new or additional modelling to properly 
test these climate change allowances.  It is advisable to contact the Environment Agency to 
establish what is expected for any particular site, and whether any new modelling is available.  

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
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Table 6-1: Climate change allowances (% increase in river flow) 

River basin district Allowance category Total potential change 
anticipated for the ‘2080s’ (2070 

to 2115) 

Anglian 

  

  

Upper end 65% 

Higher central 35% 

Central 25% 

Thames 

  

Upper end 70% 

Higher central 35% 

Central 25% 
 

Table 6-2: Using peak river flow allowances in FRAs 

 
Essential 
infrastructure 

Highly 
vulnerable 

More 
vulnerable 

Less 
vulnerable 

Water 
compatible 

Flood Zone 
2 

Higher 
central/upper 
end 

Higher 
central/upper 
end 

Central/higher 
central 

Central None 

Flood Zone 
3a 

Upper end 
Development 
not permitted 

Higher 
central/upper 
end 

Central/higher 
central 

Central 

Flood Zone 
3b 

Upper end 
Development 
not permitted 

Development 
not permitted 

Development 
not permitted 

Central 

 

6.5 Mitigation measures  

In accordance with the Flood Risk Management Hierarchy described in Figure 1-1, mitigation 
measures should be seen as a last resort to address flood risk issues. Consideration should first 
be given to minimising risk by planning sequentially across a site. Once risk has been minimised 
as far as possible, only then should mitigation measures be considered.  

Often the factor determining whether a particular development is appropriate, is the practical 
feasibility, financial viability and long term maintenance implications of flood risk mitigation, rather 
than technical limitations. Detailed technical assessments are required in the FRA to assess the 
practical feasibility, together with a commercial review by the developer of the cost of the mitigation 
works and how contributions will be made for their long term maintenance.  At the SFRA stage, 
broad assumptions must be made regarding the feasibility of flood risk mitigation to highlight sites 
with greater development potential.  The formulation of measures that not only provides an 
appropriate standard of protection to new development, but also reduces the risk to existing 
communities, will be an important consideration. 

Attention must be paid to the provision of safe access and egress during flood events, including 
climate change, and how this is linked to flood warning and emergency evacuation, where 
necessary.  The Emergency Services and Local Authority should be consulted on the evacuation 
and rescue capabilities and any advice or requirements included. 

There should be no interruption to flood flows or loss of flood storage as a result of any proposed 
development.  Flood storage compensation may be appropriate for sites on the edge of the existing 
floodplain or within a flood cell. 

Whilst it might be possible to identify appropriate flood mitigation measures for some sites, it is 
worth noting that in some instances, the findings of individual FRAs may determine that the risk of 
flooding to a proposed development is too great and mitigation measures are not feasible or 
appropriate.  In these instances, the development is likely to be subject to an objection by the 
Environment Agency. It is therefore a requirement that appropriate mitigation measures will need 
to be incorporated into new residential development to ensure that it remains safe over its lifetime 
whilst taking into account the possible effects of climate change.  
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The minimum acceptable standard of protection against flooding for new residential property within 
flood risk areas is 1 in 100-year (1%) annual probability for fluvial flooding, 1 in 200-year (0.5%) 
annual probability of tidal flooding and a breach during a 1 in 200-year (0.5%) annual probability 
tidal event.  An allowance for climate change over the lifetime of the development must be made 
when assessing each of these scenarios. The measures chosen will depend on the nature of the 
flood risk. 
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6.6 Reducing flood risk  

6.6.1 Site layout and design  

Flood risk should be considered at an early stage in deciding the layout and design of a site to 
provide an opportunity to reduce flood risk within the development.   

The NPPF states that a sequential, risk-based approach should be applied to try to locate more 
vulnerable land use away from flood zones and instead position them on higher ground, while 
more flood-compatible development (e.g. vehicular parking, recreational space) can be located in 
higher risk areas.  However, vehicular parking in floodplains should be based on the nature of 
parking, flood depths and hazard, including evacuation procedures and flood warning. 

There is a requirement to have a buffer of at least 10 metres between the top of the bank of any 
watercourse/waterbody, and the built environment. The built environment includes formal 
landscaping, sport fields, footpaths, lighting and fencing, and the buffer should be managed for 
native biodiversity. If this buffer is not provided, the development is likely to be subject to an 
objection by the Environment Agency.  

Waterside areas, or areas along known surface water flow routes, can act as Green Infrastructure, 
being used for recreation, amenity and environmental purposes, allowing the preservation of flow 
routes and flood storage, and at the same time, providing valuable social and environmental 
benefits contributing to other sustainability objectives.  Landscaping should ensure safe access to 
higher ground from these areas, and avoid the creation of isolated islands as water levels rise. 

6.6.2 Raised floor levels  

The raising of floor levels within a development avoids damage occurring to the interior, furnishings 
and electrics in times of a flood. Finished Floor Levels (FFL) are usually recommended in line with 
the Environment Agency's Guidance on Flood Risk, which requires a minimum FFL of 300mm 
above the 1 in 100-year (1%) AEP with allowance for climate change. This additional height that 
the floor level is raised above the maximum water level is referred to as the “freeboard”.  Additional 
freeboard may be required because of risks relating to blockages to the channel, culvert or bridge 
and should be considered as part of an FRA. 

Many areas currently situated within Flood Zone 2 may become part of Flood Zone 3a in the future, 
due to the effects of climate change, therefore it is essential that the potential risk of flooding in 
the future is considered when planning development. 

Allocating the ground floor of a building for less vulnerable, non-residential, use is an effective way 
of raising living space above flood levels.   

Single storey buildings such as ground floor flats or bungalows are especially vulnerable to rapid 
rise of water (such as that experienced during a breach).  This risk can be reduced by use of 
multiple storey construction and raised areas that provide an escape route.  However, access and 
egress would still be an issue, particularly when flood duration covers many days. 

Similarly, the use of basements should be avoided.  Habitable uses of basements within Flood 
Zone 3 should not be permitted, whilst basement dwellings in Flood Zone 2 will be required to pass 
the Exception Test. 

6.6.3 Development and raised defences  

Construction of localised raised floodwalls or embankments to protect new development is not a 
preferred option, as a residual risk of flooding will remain.  Compensatory storage must be provided 
where raised defences remove storage from the floodplain.  It would be preferable for schemes to 
involve an integrated flood risk management solution. 

Temporary or demountable defences are not acceptable forms of flood protection for a new 
development, but they might be appropriate to address circumstances where the consequences 
of residual risk are severe.  In addition to the technical measures, the proposals must include 
details of how the temporary measures will be erected and decommissioned, details of the 
responsibility for maintenance and the cost of replacement when they deteriorate. 
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6.6.4 Modification of ground levels  

Modifying ground levels to raise the land above the required flood level is an effective way of 
reducing flood risk to a particular site, in circumstances where the land does not act as conveyance 
for flood waters.  However, care must be taken at locations where raising ground levels could 
adversely affect existing communities, property or protected habitat. 

In most areas of fluvial flood risk, raising land above the floodplain would reduce conveyance or 
flood storage in the floodplain and could adversely impact flood risk downstream or on 
neighbouring land.  

Compensatory flood storage should be provided, and would normally be on a level for level, 
volume for volume basis on land that does not currently flood but is adjacent to the floodplain (in 
order for it to fill and drain).  It should be in the vicinity of the site and within the red line of the 
planning application boundary (unless the site is strategically allocated).   

Raising ground levels can also deflect flood flows, so analyses should be performed to 
demonstrate that there are no adverse effects on third party land or property. 

Raising levels can also create areas where surface water might pond during significant rainfall 
events.  Any proposals to raise ground levels should be tested to ensure that it would not cause 
increased ponding or build-up of surface runoff on third party land. 

Any proposal for modification of ground levels will need to be assessed as part of a detailed flood 
risk assessment. 

6.6.5 Developer contributions 

In some cases, and following the application of the Sequential Test, it may be necessary for the 
developer to make a contribution to the improvement of flood defence provision that would benefit 
both proposed new development and the existing local community.  Developer contributions can 
also be made to maintenance and provision of flood risk management assets and the reduction of 
surface water flooding (i.e. SuDS). 

DEFRA’s Flood and Coastal Risk Management Grant in Aid (FCRMGiA)45 can be obtained by 
operating authorities to contribute towards the cost of a range of activities including flood risk 
management schemes that help reduce the risk of flooding and coastal erosion.  Some schemes 
are only partly funded by FCRMGiA and therefore any shortfall in funds will need to be found from 
elsewhere when using Resilience Partnership Funding, for example local levy funding, local 
businesses or other parties benefitting from the scheme.  

For new development in locations without existing defences, or where the development is the only 
beneficiary, the full costs of appropriate risk management measures for the life of the assets 
proposed must be funded by the developer.   

However, the provision of funding by a developer for the cost of the necessary standard of 
protection from flooding or coastal erosion does not mean the development is appropriate as other 
policy aims must also be met.  Funding from developers should be explored prior to the granting 
of planning permission and in partnership with the local planning authority and the Environment 
Agency.  

The appropriate route for the consideration of strategic measures to address flood risk issues is 
the Local Flood Risk Management Strategy (LFRMS) prepared by the LLFA.  The LFRMS should 
describe the priorities with respect to local flood risk management, the measures to be taken, the 
timing and how they will be funded.  It will be preferable to be able to demonstrate that strategic 
provisions are in accordance with the LFRMS, can be afforded and have an appropriate priority.  

The Environment Agency is committed to working in partnership with developers to reduce flood 
risk.  Where assets are in need of improvement or a scheme can be implemented to reduce flood 
risk, the Environment Agency request that developers contact them to discuss potential solutions.  

  

                                                      
45 Principles for implementing flood and coastal resilience funding partnerships (Environment Agency, 2012) 
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6.7 Making space for water  

The NPPF sets out a clear policy aim in Flood Zone 3 to create space for flooding by restoring 
functional floodplain.   

All new development close to waterbodies should provide an adequate buffer of at least 10 metres 
(measured from the top of the bank) between the water body and built environment (which includes 
formal landscape, footpath, lighting etc), and consider the opportunity presented to improve and 
enhance the river and floodplain environment.   

Consideration for making space for water should also be applied to surface water generated by 
impermeable surfaces.  All new developments should aim to incorporate SuDS to maintain or 
reduce greenfield run-off rates for the site. Through a sequential design, known areas of flood risk 
from surface water can be set aside as open space to ensure flow routes are not blocked, 
preventing water from building up to potentially dangerous depths.  The provision of SuDS also 
allows water related features to become part of the landscape, offering wildlife habitats, improved 
aesthetics to a development and removing the need for underground storage or culverting.  

6.8 Reducing flood risk from other sources  

6.8.1 Groundwater 

Groundwater flooding has a very different flood mechanism to any other and for this reason many 
conventional flood defence and mitigation methods are not suitable.  The only way to fully reduce 
flood risk would be through building design (development form), ensuring floor levels are raised 
above the water levels caused by a 1 in 100-year plus climate change event.  Site design would 
also need to preserve any flow routes followed by the groundwater overland to ensure flood risk 
is not increased downstream. 

Infiltration SuDS can cause increased groundwater levels and subsequently may increase flood 
risk on or off the site.  Developers should provide evidence and ensure that this will not be a 
significant risk. 

When redeveloping existing buildings, it may be acceptable to install pumps in basements as a 
resilience measure.  However, for new development this is not considered an acceptable solution. 

6.8.2 Surface water and sewer flooding 

Developers should discuss public sewerage capacity with the water utility company at the earliest 
possible stage.  The development must improve the drainage infrastructure to reduce flood risk on 
site and regionally.  It is important that a drainage impact assessment shows that this will not 
increase flood risk elsewhere, and that the drainage requirements regarding runoff rates and SuDS 
for new development are met. 

If residual surface water flood risk remains, the likely flow routes and depths across the site should 
be modelled.  The site should be designed so that these flow routes are preserved and building 
design should provide resilience against this residual risk. 

When redeveloping existing buildings, the installation of some permanent or temporary flood-
proofing and resilience measures could protect against both surface water and sewer flooding.  
Non-return valves prevent water entering the property from drains and sewers.  Non-return valves 
can be installed within gravity sewers or drains within a property’s private sewer upstream of the 
public sewerage system.  These need to be carefully installed and must be regularly maintained.  
Consideration must also be given to attenuation and flow ensuring that flows during the 100-year 
plus climate change storm event are retained within the site if any flap valves shut.  This must be 
demonstrated with suitable modelling techniques. 

6.9 Water Framework Directive, river restoration and enhancement 

All new development close to rivers and culverts should consider the opportunity presented to 
improve and enhance the river environment and contribute to national, county and local 
biodiversity targets. 

Requirements of the WFD should be accounted for in the site layout and design. Developments 
should look at opportunities for river restoration and enhancement, and projects which reconnect 
rivers with their floodplains. These ideas and plans should be incorporated into the development 
plans from an early stage. Options include, backwater creation, de-silting, de-culverting and 
naturalising the channel through in-channel habitat enhancements and removal of structures.  
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When designed properly, such measures can have benefits such as reducing or removing the 
costs of maintaining hard engineering structures, reducing flood risk, reducing the health and 
safety risk of unsafe assets, improving water quality and increasing biodiversity.  Social benefits 
are also gained by increasing green space and access to the river. 

When designed properly, such measures can have benefits such as reducing the costs of 
maintaining hard engineering structures, reducing flood risk, improving water quality and 
increasing biodiversity.  Social benefits are also gained by increasing green space and access to 
the river.  Advice on river restoration, de-culverting and providing other environmental 
enhancements on development sites is available from the Environment Agency46.  Early 
consultation is recommended. 

Any modifications made as part of a proposed opening up and/ or restoration of river channels and 
corridors should be designed by suitable professionals and a full flood risk assessment of the 
impact of the modifications will be required to be carried out. 

For example, working in partnership with Buckingham Town Council, the Environment Agency has 
recently been investigating the potential benefits of removing existing weirs from the River Great 
Ouse in Buckingham in order to reduce flood risk and provide WFD benefits. Buckingham Town 
Council has already removed a weir at Chandos Park, which has had beneficial results. The 
Environment Agency have undertaken some modelling to assess the effects on flood risk of 
removing all the weirs in Buckingham. The results of this modelling indicate that there would be a 
reduction in flood risk to a few properties. Any new development proposals adjacent to the River 
Great Ouse in Buckingham should therefore consider opportunities to remove existing weirs in 
order to provide both flood risk and WFD benefits. However, consultation with the Environment 
Agency and Buckingham Town Council should be undertaken as further modelling and 
geomorphological assessments would be required before the removal of any weirs. 

6.10 Existing watercourses and assets 

Permanent or temporary works within or adjacent to a watercourse require a Flood Risk Activity 
Permit from the Environment Agency (in the case of Main Rivers) or Ordinary Watercourse 
Consent from Buckinghamshire County Council (in the case of Ordinary Watercourses) under the 
Land Drainage Act 1991.    

Proposed developments which are adjacent to Environment Agency assets, including Main River 
channels, must demonstrate a minimum clearance of 10m from these assets to permit 
maintenance and renewal. 

The Environment Agency have a presumption against allowing further culverting and building over 
culverts on Main Rivers.  All new developments with culverts running through the site should seek 
to de-culvert rivers for flood risk management and conservation benefit.  Existing watercourses 
and drainage channels should be retained, offering risk management authorities benefits in terms 
of maintenance, future upgrading, biodiversity and pollution prevention.  The CIRIA (2010) Culvert 
Design and Operation Guide provides guidance in this area47. 

Where developers are riparian owners, they should also assess existing assets (e.g. bridges, 
culverts, river walls, embankments) and renew them to last the lifetime of the development.  
Enhancement opportunities should be sought when renewing assets, e.g. bioengineered river 
walls, raising bridge soffits to account for climate change.  Any works should be designed to be 
maintenance free, but there is an obligation to the riparian owner to undertake maintenance when 
required. 

  

                                                      
46 Environment Agency (2006).  Building a better environment.  A guide for developers http://www.environment-
agency.gov.uk/static/documents/1_GETH1106BLNE-e-e(1).pdf 
47 CIRIA (2010) Culvert Design and Operation Guide.  CIRIA report C689 

http://www.environment-agency.gov.uk/static/documents/1_GETH1106BLNE-e-e(1).pdf
http://www.environment-agency.gov.uk/static/documents/1_GETH1106BLNE-e-e(1).pdf
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6.11 Development within the Buckingham and River Ouzel IDB drainage district 

The Buckinghamshire and River Ouzel IDB is a public body that undertake works to reduce flood 
risk to people and property, and manage water levels for agricultural and environmental needs. 
The IDB is also important to the planning process.  It advises the local planning authority on 
appropriate surface water and flood risk management within the IDB Drainage District and outside 
the district if such development could have an impact on the Drainage District. It also facilitates 
the drainage of new and existing developments within specific Districts and advises on planning 
applications.  

It is recommended that the IDB should be consulted at an early stage in the development process.  
The IDB’s Byelaws (see Section 0) must be observed when carrying out any development or 
construction activity.  Those most relevant to the SFRA are summarised below: 

• Control of Introduction of Water and Increase in Flow or Volume of Water – no person 
must introduce water into a watercourse or increase the flow or volume into a watercourse 
without consent. 

• Control of Sluices – control structures must be used and maintained in accordance with 
direction from the Board with a view to prevention of flooding or efficiency of the drainage 
system. 

• Diversion or Stopping Up of Watercourses – it is not permitted to obstruct, impede or 
interfere with the flow of water in, into or out of any watercourse or to damage the bank 

• Notice to Cut Vegetation – riparian owners must comply with notice from the Board to cut 
vegetation. 

• No Obstructions within 9 Metres of the Edge of the Watercourse – no structures, buildings 
or plants must be planed within 9m of the top of the bank without consent. 

• Fences, Excavations, Pipes etc. – no person shall fix any pipe, wires, cables etc in over 
or through any watercourse without consent, or dig or damage any banks or channels 
without consent. 

• Protection of the Flood Plain – no person shall construct or deposit any structure or 
material which would divert or obstruct the flow of water in the flood plain or reduce the 
effective flood storage volume of a flood plain to the detriment of any land upstream or 
downstream. 
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7 Guidance for planners and developers: Surface water 
runoff and drainage  

7.1 Introduction  

Sustainable Drainage Systems (SuDS) are management practices which enable surface water to 
be drained in a more sustainable manner and to mimic the local natural drainage.  They are now 
the preferred method for managing surface water runoff from a development area.  Individual 
SuDS are connected in series known as the 'SuDS management train' or 'treatment train', with the 
aim of reducing flow rates, volumes and minimising pollution.  The techniques are applied at a 
range of scales from prevention, through source control and site control to regional control.  

Further general guidance on SuDS can be found in the documents and websites below:  

• Susdrain website48 - online community for delivering sustainable drainage. 

• Defra Non-statutory Technical Standards for Sustainable Drainage Systems49   

• CIRIA documents - there are several CIRIA guides relating to SuDS, most notably the 
recently updated SuDS Manual50.  The Susdrain website is a good guide to the available 
documentation. 

• National SuDS Working Group Interim Code of Practice for Sustainable Drainage 
Systems51  

• Local Authority SuDS Officer Organisation - Non-Statutory Technical Standards for 
Sustainable Drainage: Best Practice Guidance52 

• BSI Standards Publication BS8582 Code of practice for surface water management for 
development sites.53 

The inclusion of SuDS within developments should be seen as an opportunity to enhance 
ecological and amenity value, and promote Green Infrastructure, incorporating above ground 
facilities into the development landscape strategy.  This can help to meet many of the other policy 
aims of the Council for new development. SuDS must be considered at the outset and during 
preparation of the initial site conceptual layout, to ensure that enough land is given to design 
spaces that will be an asset to the development rather than an after-thought.  Where SuDS will not 
interfere with the construction of the rest of the development, the SuDS should be installed at the 
beginning of the construction phase, to ensure that they are in place as the development proceeds.  

7.2 Site-scale surface water management  

The effectiveness of a flow management scheme within a single site is defined by site constraints 
including (but not limited to) topography, geology, soil permeability and available area.  However, 
even on heavily constrained sites such as space-limited urban redevelopments, or sites with poor 
permeability, there are still SuDS techniques that can provide benefits.  

A clear and comprehensive understanding of the catchment hydrological processes (i.e. nature 
and capacity of the existing drainage system) is essential.  Additionally, for infiltration SuDS it is 
imperative that the water table is low enough and a site specific infiltration test is undertaken.  
Where sites lie within or close to source protection zones further restrictions may be applicable, 
and guidance should be sought from the Environment Agency.  

  

                                                      
48 Susdrain website http://www.susdrain.org/ 

49 Defra (March 2015) Non-statutory technical standards for sustainable drainage systems  

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/415773/sustainable-drainage-technical-standards.pdf 

50 CIRIA (2015) The SuDS Manual (C753)  

http://www.ciria.org/Memberships/The_SuDs_Manual_C753_Chapters.aspx 

51 National SuDS Working Group (2004) Interim Code of Practice for Sustainable Drainage Systems.  

 http://www.susdrain.org/files/resources/other-guidance/nswg_icop_for_suds_0704.pdf 

52 Local Authority SuDS Officer Organisation - Non-Statutory Technical Standards for Sustainable Drainage: Best Practice Guidance 
http://www.lasoo.org.uk/?publications=non-statutory-technical-standards-for-sustainable-drainage 

53 BSI Standards Publication (2013) Code of practice for surface water management for development sites 

 http://shop.bsigroup.com/en/ProductDetail/?pid=000000000030253266 

http://www.susdrain.org/
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/415773/sustainable-drainage-technical-standards.pdf
http://www.ciria.org/Memberships/The_SuDs_Manual_C753_Chapters.aspx
http://www.susdrain.org/files/resources/other-guidance/nswg_icop_for_suds_0704.pdf
http://www.susdrain.org/files/resources/other-guidance/nswg_icop_for_suds_0704.pdf
http://www.lasoo.org.uk/?publications=non-statutory-technical-standards-for-sustainable-drainage
http://www.lasoo.org.uk/?publications=non-statutory-technical-standards-for-sustainable-drainage
http://shop.bsigroup.com/en/ProductDetail/?pid=000000000030253266
http://shop.bsigroup.com/en/ProductDetail/?pid=000000000030253266
http://www.susdrain.org/
http://www.lasoo.org.uk/?publications=non-statutory-technical-standards-for-sustainable-drainage
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The design, construction and ongoing maintenance regime of such a scheme must be carefully 
defined, and consideration of SuDS design and surface water flow routes from the concept design 
onwards will ensure that the scheme is effective.  FRAs should consider the long-term 
maintenance and ownership of SuDS.  

The destination of surface water that is not collected for use on site should be prioritised, with 
infiltration preferred, then discharge to surface waters, followed by discharge to a surface water 
sewer.  Discharge to a combined sewer is the least preferred option.  Discharge to a foul sewer 
should not be considered as a possible option.  The sewerage undertaker should be consulted at 
an early stage to ensure that sufficient capacity is available in the existing drainage system.  

7.2.1 Local SuDS guidance for Buckinghamshire 

Buckinghamshire County Council, as LLFA, plays a lead role in ensuring that SuDS are 
implemented in all new developments.  BCC does not currently have a published SuDS Design 
Guide however as statutory consultee to the planning application process they do provide 
publically available advice in the form of a developer’s pack54, SuDS checklist55 and pre application 
advice56. 

Further detail is provided on their website at http://www.buckscc.gov.uk/environment/flooding/suds-and-

planning/planning-and-development/ and it is recommended that the Strategic Flood Management 
Team are consulted at the pre-application stage of the planning process to make sure that the 
development meets all of the requirements.  

7.3 Large-scale integrated surface water management  

When considering the development of new settlements, Aylesbury has opportunities for 
developing an integrated water management strategy across development site boundaries, and a 
catchment-led approach should be adopted.  Integrated drainage systems may be considered 
suitable for catchments where other developments are being planned or constructed, and where 
on-site measures are set in isolation of the systems and processes downstream.  

An integrated approach to controlling surface water drainage can lead to a more efficient and 
reliable surface water management system, as it enables a wider variety of potential flood 
mitigation options to be used, and delivers numerous other benefits, including improved water 
quality and a reduction of water demand through rain-water recycling and reuse.  

Considering SuDS at an early master planning stage for new settlements, alongside other planning 
requirements, for instance green infrastructure and public space/amenity, habitat and landscape 
needs and water recycling needs (for example to meet Building Research Establishment 
Environmental Assessment Methodology (BREEAM) targets), enables them to be fully integrated 
and to contribute to and complement these other requirements.  These other benefits can also 
make SuDS more economically viable.  

7.4 Wastewater  

Major developments and those upstream of areas where sewer flooding is known to be a problem 
must carry out wastewater capacity checks and should liaise with the sewerage undertaker at an 
early stage. This is to prevent an increase in sewer flooding and/or spills from combined sewer 
overflows (CSOs) further down the wastewater system, as a result of the development. 

The impact of an increased volume of foul water discharge on watercourses should also be 
considered for large sites, or where several sites are likely to be developed in the same Sewage 
Treatment Works (STW) catchment, particularly where the receiving STW discharges into the 
same watercourse as the surface water runoff from the site. 

The Aylesbury Vale Water Cycle Evidence Base,57 contained information on wastewater capacity 
which highlighted that there were some potential constraints to developments.  This information 
has been used for the development of the new Local Plan.   

                                                      
54 http://www.buckscc.gov.uk/media/3668705/150917-Updated-SuDS-Developer-Pack_Final.pdf 
55 http://www.buckscc.gov.uk/media/3093926/suds-checklist.pdf 
56 http://www.buckscc.gov.uk/media/3992172/160426-pre-application-form.pdf 
57 Aylesbury Vale Water Cycle Evidence Base (2013) 

http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Water%20Cycle%20Evidence%20for%20VAP%20(Sept%20
2012).pdf 

http://www.essex.gov.uk/Environment%20Planning/Environment/local-environment/flooding/View-It/Documents/suds_design_guide.pdf
http://www.essex.gov.uk/Environment%20Planning/Environment/local-environment/flooding/View-It/Documents/suds_design_guide.pdf
http://www.essex.gov.uk/Environment%20Planning/Environment/local-environment/flooding/View-It/Pages/Sustainable-drainage-systems.aspx
http://www.buckscc.gov.uk/environment/flooding/suds-and-planning/planning-and-development/
http://www.buckscc.gov.uk/environment/flooding/suds-and-planning/planning-and-development/
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7.5 Water quality and biodiversity  

All development should assess the impact of site drainage on the Water Framework Directive 
(WFD) status of the waterbody, and whether the water will drain into the waterbody or to the 
groundwater. The assessment should consider both water quality and quantity, as a change to 
one or both, may have a detrimental impact on the waterbody for which mitigation may be required.    

For example, SuDS schemes can alter the discharge runoff rate into watercourses. Consideration 
needs to be given to the impact of this change on the physical structure of the watercourse and its 
ecology. 

An impact assessment should also be carried out if the floodplain habitat currently depends on 
periodic inundation, for example water meadows. 

Further information on water quality is provided in the Aylesbury Vale Water Cycle Evidence Base.  
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8 Assessment of flood risk in the potential development 
areas 

8.1 Introduction 

At the time of the production of the Level 1 SFRA, the Aylesbury Vale Housing and Economic Land 
Availability Assessment (HELAA) (May 2016) identified the potential for 25,882 residential 
dwellings located across 239 sites and 643,205 m2 of economic development land located across 
70 sites in the district, to be delivered during the plan period 2013-2033. 

For summary purposes within this section of the SFRA the individual sites have been grouped by 
civil or community parish in which they are located to form potential development areas.  Table 
8-1 lists the parishes identified and the number of potential development sites located within them.  

Table 8-1: Parishes assessed by the SFRA 

Potential HELAA development areas (parish) 

Adstock CP 1 Oving CP 1 

Aston Abbotts CP 1 Padbury CP 2 

Aston Clinton CP 16 Pitstone CP 8 

Aston Sandford CP 1 Preston Bissett CP 1 

Aylesbury CP 57 Quainton CP 3 

Berryfields CP 1 Radclive-cum-Chackmore CP 1 

Bierton with Broughton CP 8 Shabbington CP 1 

Buckingham CP 25 Slapton CP 1 

Buckingham Park CP 1 Soulbury CP 2 

Buckland CP 1 Steeple Claydon CP 7 

Chearsley CP 1 Stewkley CP 2 

Cheddington CP 3 Stoke Hammond CP 9 

Coldharbour CP 1 Stoke Mandeville CP 12 

Cuddington CP 2 
Stone with Bishopstone & 
Hartwell CP 4 

Dinton-with-Ford and Upton CP 1 Stowe CP 2 

Drayton Parslow CP 1 Swanbourne CP 1 

Edlesborough CP 8 Tingewick CP 2 

Gawcott with Lenborough CP 3 Twyford CP 1 

Granborough CP 1 Waddesdon CP 3 

Great Horwood CP 10 Watermead CP 1 

Grendon Underwood CP 4 Weedon CP 1 

Haddenham CP 13 Wendover CP 7 

Lillingstone Dayrell with Luffield Abbey CP 1 Westbury CP 3 

Little Horwood CP 1 Westcott CP 1 

Long Crendon CP 2 Weston Turville CP 13 

Maids Moreton CP 1 Whaddon CP 1 

Marsh Gibbon CP 3 Whitchurch CP 1 

Marsworth CP 2 Wing CP 3 

Nash CP 2 Wingrave with Rowsham CP 6 

Note: where individual sites are located in two or more parishes, the site has been allocated to 
the parish with the majority of the site area.   
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8.2 HELAA sites flood risk summary and maps 

Flood risk from all sources was assessed for each of the HELAA (version 3) potential development 
areas. This information is provided in a 'summary sheet' format for easy reference in Appendix A 
and gives more detailed information regarding the risks posed to each proposed development site, 
along with interactive maps covering all proposed sites within the district.  

The following information is provided for each potential development area:   

• Historic flooding  

• Areas benefitting from flood defences and assets  

• Fluvial flood risk  

• Surface water flood risk  

• Groundwater flood risk  

• Sewer flood risk  

• Flood warning/alert availability 

• Reservoir flood risk (where available) 

• Sensitivity to climate change – this was assessed on the basis that if the site was even 
partly within Flood Zone 2 (>0.1%) then it would be sensitive to the 100 year plus climate 
change event. 

Interactive mapping showing the currently available flood risk information is provided with this 
report.  

8.3 Summary of flood risk to HELAA sites 

A brief summary of the results is provided below. For site specific risk please refer to Appendix A 
or the accompanying maps. 

The detailed assessment of fluvial flood risk to the 301 identified sites suitable for development, 
found that 242 of these were not at any risk. Of the sites at risk, 46 were at risk from Flood Zone 
2 and 41 were identified as being at risk from Flood Zone 3 (either a or b) and of these sites, 19 
had a total site area of greater than 10% at risk. 24 sites were identified as within the Environment 
Agency’s historic flood outline.  

The assessment of surface water risk identified that 135 sites were at risk from the 100 year 
uFMfSW outline and 40 of these sites occupy an area of greater than 10% at risk. 

An addendum was produced in May 2017, which assessed 16 sites contained within the HELAA 
version 4 (issued February 2017) but not previously covered in the Level 1 SFRA.  The addendum 
is appended to this document.  
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8.4 Conclusions 

Other planning considerations aside, in a relatively rural district such as Aylesbury Vale, it should 
be possible to keep the majority of major developments within Flood Zone 1 and away from other 
sources of flood risk. 

AVDC is however required to allocate a large volume of housing over the next 15 years and in 
addition to this, AVDC may be required to accommodate additional unmet housing needs from 
neighbouring authorities.  

Some of the proposed development areas identified by AVDC's HELAA assessments have already 
been identified as being within areas of flood risk, and there should be close consultation with the 
LLFA and the EA if these are to be taken forward.  There are also allocation areas where 
development could impact flood risk downstream if SuDS principles and strict controls on runoff 
are not enforced. 

As the preparation of the Local Plan progresses and the sequential approach is applied, it may be 
found that land in Flood Zone 1 cannot appropriately accommodate all the necessary development 
(creating the need to apply the NPPF’s Exception Test).  In these circumstances a Level 2 SFRA 
should be undertaken to consider the detailed nature of the flood characteristics within the Flood 
Zones for such sites in more detail (depths, velocities, hazard etc).  

There may be some large sites where a small percentage of the site is within Flood Zone 2 or 3.  
Here, the expectation must be that all built development must be located within Flood Zone 1 and 
that areas within Flood Zone 2 and 3 are preserved for biodiversity enhancements and green 
space.  In these cases, detailed site-specific FRAs should be enough to ensure that the Flood 
Zones are defined by hydraulic modelling, the effect of climate change is considered and that 
development is compliant with the NPPF.  However, the Council may need to consider that such 
sites will not be able to use their full area for housing, meaning that expected housing numbers 
may be reduced. 
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9 Summary and conclusions  

9.1 Summary  

The 2016 Aylesbury Vale SFRA has been produced to reflect recent changes in policy and 
legislation, to bring the planning context and flood risk information up to date and to aid the 
development of the new Local Plan.   

The SFRA provides general advice for planners and developers on: 

• Sources of flood risk mapping and other evidence to inform the Sequential Test 

• Flood risk from each source of flooding in the District 

• What is required from a Flood Risk Assessment 

• What is required from development in terms of surface water and drainage 

• Other issues that need to be considered when carrying out development close to 
watercourses.   

9.2 Use of SFRA data  

The SFRA has been developed using the best available information at the time of preparation.  
This relates both to the current risk of flooding from rivers, and the potential impacts of future 
climate change.   

It is important to remember that information on flood risk is being updated continuously.  This is 
particularly true now that the LLFA have taken responsibility for carrying out and recording flood 
investigations under the FWMA.  The Environment Agency has a rolling programme of flood 
modelling and mapping studies, and updates to the Flood Map are made quarterly.  Where new 
mapping studies are carried out this will also affect the definition of the functional floodplain (Flood 
Zone 3b) and Flood Zone 3a + climate change.  It is important that the Environment Agency is 
consulted to determine whether updated information is available prior to commencing a detailed 
Flood Risk Assessment.  

The SFRA should be periodically updated as appropriate when new information on flood risk, flood 
warning or new planning guidance or legislation becomes available.  New information on flood risk 
may be provided by AVDC, BCC (in its role as LLFA), the Bedford Group of IDBs, the Highways 
Authority, Thames Water, Anglian Water and the Environment Agency.   

9.3 Next steps  

As the Council move forward with their Local Plan, they must use the most up to date information 
in the applying the Sequential Test, and developers should be aware of the latest information for 
use in FRAs.  Both should be aware of any future changes to advice in the consideration of climate 
change for planning and FRAs.  

Level 2 SFRA assessments should be undertaken at all sites which have been identified as ‘at 
risk’ and which may be carried forward in the Local Plan. The aim of the Level 2 assessments is 
to provide more information for the Sequential Test, and evidence to help determine whether or 
not the Exception Test could be passed, i.e. development could be achieved safely, for sites that 
have been found to be at flood risk by the Level 1 assessment.   

The NPPF Planning Practice Guidance states: 

“A Level 2 Strategic Flood Risk Assessment should consider the detailed nature of the flood 
characteristics within a flood zone including: 

• flood probability; 

• flood depth; 

• flood velocity; 

• rate of onset of flooding; and 

• duration of flood” 
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The Level 2 assessment must also provide more detail on the impacts of climate change on flood 
risk. 

The Flood and Water Management Act (2010), the Localism Act (2011) and the NPPF all offer 
opportunities for a more integrated approach to flood risk management and development.  Each 
local plan cycle presents a real opportunity to approach planning for flood risk, sustainable 
drainage, green infrastructure, water quality, amenity, bio-diversity and habitat, and Water 
Framework Directive considerations in an integrated way.  The Council's planning policies should 
focus on supporting the LLFA in ensuring that all developments, even minor ones, build SuDS into 
their design.  New settlements on greenfield sites (and other major developments) offer excellent 
opportunities to ensure that master planning integrates SuDS and making space for water into site 
design from as early as the concept stage.   

9.4 Further information  

Links to relevant information are listed below: 

• Aylesbury Vale District Council, PFRA, (2011): 
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/PFRA-Reportl.pdf  

• Local Flood Risk Management Strategy, (2013): 
https://www.buckscc.gov.uk/media/2274929/flood_risk_strategy_finalpart1.pdf 

• FRMPs, (2015): https://www.gov.uk/government/collections/flood-risk-management-plans-frmps-

2015-to-2021 

• RBMPs, (2009): https://www.gov.uk/government/collections/river-basin-management-plans-2009 

• Environment Agency, Thames Catchment Flood Management Plan Summary Report, 
(2009): https://www.gov.uk/government/publications/thames-catchment-flood-management-plan   

• Environment Agency, Great Ouse Catchment Flood Management Plan Summary, 
(2009): https://www.gov.uk/government/publications/great-ouse-catchment-flood-management-

plan  

• Aylesbury Vale District Council, Water Cycle Evidence for the Vale of Aylesbury Plan, 
(2012): 
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Water%20Cycle%20Eviden
ce%20for%20VAP%20(Sept%202012).pdf 

• Association of British Insurers and National Flood Forum, Guidance on Insurance and 
Planning in Flood Risk Areas for Local Planning Authorities in England, (2012): 
https://www.abi.org.uk/~/media/Files/Documents/Publications/Public/Migrated/Flooding/ABI%20NF
F%20Guidance%20on%20Insurance%20and%20Planning%20for%20Local%20Planning%20Auth
orities.ashx  

• Aylesbury Vale District Council, Aylesbury Vale Green Infrastructure Strategy, (2011): 
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Aylesbury-Vale-Green-
Infrastructure-Strategy-2011.pdf  

• Bucks County Council, Flood Investigation Report, The Willows, Aylesbury, (2014): 
http://www.buckscc.gov.uk/media/2275020/The-Willows-S19-Report-Final.pdf 

• Jacobs, Buckingham Surface Water Management Plan, (2013): 
http://www.chiltern.gov.uk/CHttpHandler.ashx?id=2919&p=0 

• Jacobs, Buckinghamshire County Council Preliminary Flood Risk Assessment Report, 
(Section 4 - Past Flood Risk), (2011): 
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/PFRA-Reportl.pdf 

• Environment Agency, Flood Risk Assessments: Climate Change Allowances, (2016): 
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances  

• DEFRA and Environment Agency, Flood Risk Assessment: Local Planning Authorities, 
(2015): https://www.gov.uk/guidance/flood-risk-assessment-local-planning-authorities  

• Environment Agency, Principles for Implementing Flood and Coastal Resilience Funding 
Partnerships, (2012): 
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environment-
agency.gov.uk/lit_6696_f143f7.pdf  

• Susdrain website, (Accessed 26/10/2016): http://www.susdrain.org/  

http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/PFRA-Reportl.pdf
https://www.buckscc.gov.uk/media/2274929/flood_risk_strategy_finalpart1.pdf
https://www.gov.uk/government/collections/flood-risk-management-plans-frmps-2015-to-2021
https://www.gov.uk/government/collections/flood-risk-management-plans-frmps-2015-to-2021
https://www.gov.uk/government/collections/river-basin-management-plans-2009
https://www.gov.uk/government/publications/great-ouse-catchment-flood-management-plan
https://www.gov.uk/government/publications/great-ouse-catchment-flood-management-plan
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Water%20Cycle%20Evidence%20for%20VAP%20(Sept%202012).pdf
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Water%20Cycle%20Evidence%20for%20VAP%20(Sept%202012).pdf
https://www.abi.org.uk/~/media/Files/Documents/Publications/Public/Migrated/Flooding/ABI%20NFF%20Guidance%20on%20Insurance%20and%20Planning%20for%20Local%20Planning%20Authorities.ashx
https://www.abi.org.uk/~/media/Files/Documents/Publications/Public/Migrated/Flooding/ABI%20NFF%20Guidance%20on%20Insurance%20and%20Planning%20for%20Local%20Planning%20Authorities.ashx
https://www.abi.org.uk/~/media/Files/Documents/Publications/Public/Migrated/Flooding/ABI%20NFF%20Guidance%20on%20Insurance%20and%20Planning%20for%20Local%20Planning%20Authorities.ashx
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Aylesbury-Vale-Green-Infrastructure-Strategy-2011.pdf
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Aylesbury-Vale-Green-Infrastructure-Strategy-2011.pdf
http://www.buckscc.gov.uk/media/2275020/The-Willows-S19-Report-Final.pdf
http://www.chiltern.gov.uk/CHttpHandler.ashx?id=2919&p=0
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/PFRA-Reportl.pdf
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
https://www.gov.uk/guidance/flood-risk-assessment-local-planning-authorities
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environment-agency.gov.uk/lit_6696_f143f7.pdf
http://webarchive.nationalarchives.gov.uk/20140328084622/http:/cdn.environment-agency.gov.uk/lit_6696_f143f7.pdf
http://www.susdrain.org/
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• DEFRA, Non-Statutory Technical Standards for Sustainable Drainage Systems, (2015): 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/415773/sustainable-
drainage-technical-standards.pdf 

• CIRIA, The SuDS Manual (C753), (2015): 
http://www.ciria.org/Memberships/The_SuDs_Manual_C753_Chapters.aspx 

• National SuDS Working Group, Interim Code of Practice for Sustainable Drainage 
Systems, (2004): http://www.susdrain.org/files/resources/other-

guidance/nswg_icop_for_suds_0704.pdf 

• Local Authority SuDS Officer Organisation, Non-Statutory Technical Standards for 
Sustainable Drainage: Best Practice Guidance: http://www.lasoo.org.uk/?publications=non-

statutory-technical-standards-for-sustainable-drainage  

• BSI Standards Publication, Code of practice for surface water management for 
development sites, (2013): 
http://shop.bsigroup.com/en/ProductDetail/?pid=000000000030253266 

• Jacobs, Buckinghamshire County Council SuDS Statutory Consultee Review Process 
Developer Pack, (2015): http://www.buckscc.gov.uk/media/3668705/150917-Updated-SuDS-

Developer-Pack_Final.pdf  

• Buckinghamshire County Council, Sustainable Drainage Systems Statement: 
http://www.buckscc.gov.uk/media/3093926/suds-checklist.pdf  

• Halcrow Group Ltd, Aylesbury Vale Water Cycle Evidence Base, (2013): 
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/Water%20Cycle%20Eviden
ce%20for%20VAP%20(Sept%202012).pdf 

• Environment Agency, Living on the Edge, (2013): http://www.crownestateoxshott.co.uk/wp-

content/uploads/2014/Living-on-the-edge.pdf 

• Aylesbury Vale District Council, FRAP, (2012):  
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/SFRA-Main-Report-for-
WEBSITE-07-08-12_2.pdf 

http://www.lasoo.org.uk/?publications=non-statutory-technical-standards-for-sustainable-drainage
http://www.lasoo.org.uk/?publications=non-statutory-technical-standards-for-sustainable-drainage
http://www.buckscc.gov.uk/media/3668705/150917-Updated-SuDS-Developer-Pack_Final.pdf
http://www.buckscc.gov.uk/media/3668705/150917-Updated-SuDS-Developer-Pack_Final.pdf
http://www.buckscc.gov.uk/media/3093926/suds-checklist.pdf
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/SFRA-Main-Report-for-WEBSITE-07-08-12_2.pdf
http://www.aylesburyvaledc.gov.uk/sites/default/files/page_downloads/SFRA-Main-Report-for-WEBSITE-07-08-12_2.pdf
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Appendices 

A Level 1 SFRA Site Summary tables 

  



   

JBA Strategic Flood Risk Assessment Site Screening Tool - v1.0

This spreadsheet has been designed to assist local authorities with the selection of development sites for inclusion within their local plan.

Note on calculations:

Site boundaries have been screened against flood risk information to determine the proportion of the site at risk.  The following flood risk information has been used in the assessment

●  Flood Zones (from Environment Agency Flood Zones and results from detailed hydraulic models)

●  Surface Water (from the updated Flood Map for Surface Water)

●  Environment Agency's Historic Flood Map

●  Reservoirs (from the National Reservoir Inundation Mapping)

Additional information:

The sites have also been considered against the following information to provide additional information to support decision making

●  Canal centrelines - to determine if there is a canal within 100m of the site

●  Environment Agency's Areas Benefitting from Defences dataset - to determine if the site benefits from formal flood defences

●  Detailed River Network dataset - to determine if their is a watercourse with a catchment less than 3km2 flowing through or adjacent to a site, which would not have been included in the Environment 

Agency's Flood Zones

●  Whether any additional modelling is required to determine Flood Zones for the Level 2 Strategic Flood Risk Assessment

Note on Flood Zone and Surface Water percentages:

The values quoted in the Level 1 Screening tab show the percentage of the site at flood risk from that particular Flood Zone / event, excluding  the percentage of the site at flood risk at a higher zone.  

For example

50% of a site is in the Flood Zones.  Taking each Flood Zone individually, 50% is in Flood Zone 2 but only 30% is in Flood Zone 3a and only 10% is in Flood Zone 3b.

In the Level 1 Screening tab this will be displayed as 10% in Flood Zone 3b, 20% in Flood Zone 3a (as this excludes the 10% in Flood Zone 3b), 20% in Flood Zone 2 (as this excludes the 10% in 

Flood Zone 3b and 20% in Flood Zone 3a) and 50% in Flood Zone 1.

Using the spreadsheet

The spreadsheet has been designed to assist the selection of sites.  A number of screening options are available at the top of the Level 1 Screening tab.  Each option will allow sites to be screened 

against a user defined value.

For example

To select sites that are more than 50% in Flood Zone 2, click on 'Screen sites against a user-defined % in Flood Zone 2' icon, and enter 50 (do not include a % sign) when prompted.



Site Code  Site Name  
Area 
(ha)  

Proportion of site shown to be at risk (%) 

Status 

Flood Zone 
Classification 

Sensitive to Climate 
Change  

(any of site in FZ2) 

Flood Zones 
Updated flood map for 

surface water 
Historic 

flood 
map 

Reservoir 
inundation 

mapping FZ 3b FZ 3a  FZ 2 FZ 1 30yr 100yr 1,000yr 

SCD009 Land off North End Road 3.46 0% 0% 0% 100% 0% 2% 9% 0% 0% Suitable for housing  No 

WGR003 
Land between Twelve Leys and Nup End 
Lane 

1.60 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

AST023 Land north-east of 108-148 Weston Road 2.85 0% 2% 1% 96% 1% 0% 4% 0% 17% Suitable for housing  Yes 

AST007 Land between 26 and 34 Aylesbury Road 3.60 0% 0% 0% 100% 0% 0% 2% 0% 0% Suitable for housing  No 

AST001 Land behind Green End Street 24.81 0% 0% 0% 100% 1% 3% 10% 0% 0% Part suitable for housing No 

BUC027 Station Road, Buckingham 0.14 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

BUC039 Wharf Yard, Stratford Road 0.80 0% 3% 88% 10% 26% 11% 25% 100% 0% Suitable for employment Yes 

BUC059 
Land north of St Rumbold's Well and south 
of the railway line (Neighbourhood Plan Site 
'J') 

1.70 0% 0% 0% 100% 0% 0% 4% 0% 0% Suitable for housing  No 

WTV022 Land at Hampden Fields 218.68 1% 3% 5% 92% 1% 3% 8% 0% 24% 
Suitable for housing or 
employment 

Yes 

SMD005 Land around Red House Farm, Lower Road 2.87 0% 0% 0% 100% 1% 2% 5% 0% 0% Suitable for housing  No 

SMD006 
Land between Oxford Road and Wendover 
Road 

30.98 0% 0% 0% 100% 1% 1% 6% 0% 0% Part suitable for housing No 

SMD011 Bucks Sport and Social Club, Lower Road 3.66 0% 0% 0% 100% 1% 1% 7% 0% 0% Part suitable for housing No 

AYL022 Land Off Orchard Way 1.98 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

BIE005 Land north east of Bierton 35.11 10% 1% 3% 86% 4% 3% 8% 13% 9% Part suitable for employment  Yes 

AYL026 Land at Havelock Street 0.15 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL066 
Friars Square Shopping Centre 4 Great 
Western Street 

1.99 0% 0% 0% 100% 1% 1% 6% 0% 0% 
Suitable for housing or 
employment 

No 

AYL051 Tring Road (Hazell's) 1.80 0% 0% 81% 19% 3% 6% 23% 64% 0% Suitable for housing  Yes 

AYL032 Ardenham Lane 2.02 0% 0% 0% 100% 0% 0% 2% 0% 0% Part suitable for housing No 

WIN001 Land to east of B4033, Great Horwood Road 47.93 0% 9% 2% 88% 8% 3% 7% 0% 0% Part suitable for housing Yes 

WIN012 
Land at Tinkers Corner/east of Granborough 
Road 

0.88 0% 0% 0% 100% 0% 1% 15% 0% 0% Suitable for housing  No 

WIN008 Land East of Furze Lane 8.23 0% 0% 0% 100% 1% 2% 6% 0% 0% Suitable for housing  No 

WIN010 Land at Winslow Rugby Club 2.38 0% 0% 0% 100% 0% 0% 2% 0% 0% Suitable for housing  No 

WIN003 Land South of Buckingham Road 4.53 0% 0% 0% 100% 0% 0% 1% 0% 0% Part suitable for employment  No 

WIN020 Land to the north of Buckingham Road 4.94 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for employment  No 

WIN005 23 Station Road 0.41 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

WIN023 Verney Road 1.60 0% 0% 0% 100% 0% 1% 2% 0% 0% Suitable for housing  No 

QUA001 Land south west of 62 Station Road 0.80 0% 0% 0% 100% 2% 19% 36% 0% 0% Part suitable for housing No 

PAD004 Poultry Field, Lower Way 1.96 0% 0% 0% 100% 0% 1% 2% 0% 0% Suitable for housing  No 
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PAD007 
Land to the r/o Fairhaven and adjoining 
Main Street 

3.66 0% 0% 0% 100% 14% 4% 14% 0% 0% Part suitable for housing No 

SCD003 adjoining 12 Queen, Catherine Road 0.26 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

SCD004 Taylor Contractors Depot, West Street 0.55 0% 18% 20% 62% 14% 13% 28% 0% 45% Suitable for housing  Yes 

SCD007 Land north of Chestnut Lees 0.34 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

SCD008 'Mollys Folly' Land west of Addison Road 1.29 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

WGR001 Land to the west of Church Street 1.48 0% 0% 0% 100% 0% 1% 1% 0% 0% Part suitable for housing No 

WHI005 The Firs, High Street 0.43 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

AST002 Land at Stratford Close 1.26 0% 0% 0% 100% 0% 0% 4% 0% 0% Suitable for housing  No 

AST026 Land off Chapel Drive 2.15 0% 0% 0% 100% 0% 1% 3% 0% 0% Suitable for housing  No 

AST013 
Land to the East of Stablebridge Road, 
Aston Clinton 

3.32 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AST009 Land to the east off Brook Street 1.31 0% 0% 0% 100% 1% 3% 25% 0% 0% Suitable for housing  No 

AST020 South, Land To East College Road North 7.32 0% 0% 0% 100% 3% 3% 23% 0% 0% Suitable for employment No 

AST021 
Dropshot Farm, Land Off College Road 
North 

3.85 0% 0% 0% 100% 0% 1% 41% 0% 0% Suitable for employment No 

WGR004 Land North of Winslow Road 4.95 0% 0% 0% 100% 1% 2% 8% 0% 0% Suitable for housing  No 

WGR010 Mill Lane 0.17 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

WGR011 
Farm buildings, Forming PT, Floyds Farm, 
Land to north west of Baldways Close 

1.77 0% 0% 0% 100% 0% 0% 1% 0% 0% Part suitable for housing No 

SCD005 Land north of West End Close, West Street 0.54 0% 0% 0% 100% 0% 0% 6% 0% 0% Part suitable for housing No 

SCD010 Southern part of 'Molly's Folly' site 3.36 0% 4% 4% 93% 3% 2% 4% 0% 14% Part suitable for housing Yes 

LCD011 Land north of Chearsley Road 2.82 0% 0% 0% 100% 0% 0% 5% 0% 0% Suitable for housing  No 

AST024 
Land north of Aylesbury Road/ south of the 
A41 

36.73 4% 3% 5% 88% 8% 7% 26% 0% 2% Part suitable for housing Yes 

WEN008 Land off Barlow Road 0.30 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

EDL003 Land north of Cow Lane 1.53 0% 0% 0% 100% 1% 1% 9% 0% 0% Suitable for housing  No 

EDL002 Land off Dove Close 0.70 0% 0% 0% 100% 3% 4% 6% 0% 0% Suitable for housing  No 

WIG001 Stewkley Road/Dormer Avenue allotments 3.85 0% 0% 0% 100% 0% 0% 1% 0% 0% Part suitable for housing No 

WIG002 Land at Moorlands 4.61 0% 0% 0% 100% 21% 5% 4% 0% 0% Part suitable for housing No 

MGB005 Land between Swan Lane and Scotts Close 4.20 0% 0% 0% 100% 0% 0% 5% 0% 0% Part suitable for housing No 

MGB003 Leopold Farm and area to the west 0.86 0% 0% 0% 100% 7% 9% 19% 0% 0% Suitable for housing  No 

MGB007 C. Parker and Sons Ltd., Whales Lane 0.27 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

MMO004 
Land off Towcester Road, Maids Moreton, 
Bucks 

0.71 0% 0% 0% 100% 0% 1% 1% 0% 0% Suitable for housing  No 
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BUC043 
Land West of AVDLP allocation BU.1, 
Moreton Road 

11.00 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

BUC001 
Land north of  AVDLP allocation at Moreton 
Road 

3.59 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

BUC005 
Police Station and Land adjacent 38 
Moreton Road 

0.47 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

BUC003 Roxwell, Moreton Road 0.62 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

BUC028 
Land off Tingewick Road (bound by 
Tingewick Road and A421) (Neighbourhood 
Plan Site 'G') 

16.78 0% 0% 0% 100% 1% 1% 3% 0% 0% Suitable for housing  No 

BUC025 Land south of the A421, Buckingham 13.92 0% 0% 0% 100% 3% 1% 3% 0% 0% 
Suitable for housing or 
employment 

No 

BUC046 
Land off Osier Way (south of A421 and east 
of Gawcott Road) Buckingham 

39.77 0% 0% 0% 100% 1% 1% 6% 0% 0% 
Part suitable for housing or 
employment  

No 

BUC051 
West Buckingham, land bound by Tingewick 
Road, A421, Radclive Road and Brackley 
Road. 

99.27 0% 20% 3% 77% 6% 6% 7% 20% 16% Part suitable for housing Yes 

BUC029 
Land north of Tingewick Road, Buckingham 
(Neighbourhood Plan site 'H') 

2.47 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

CHE006 Land south east of Long Marston Road 4.81 0% 0% 0% 100% 6% 3% 11% 0% 0% Suitable for housing  No 

CHE005 Land west of Barkham Close 3.81 0% 0% 0% 100% 1% 1% 8% 0% 0% Suitable for housing  No 

CHE001 Land east and south of Croft Meadows 4.76 0% 0% 0% 100% 12% 6% 14% 0% 0% Part suitable for housing No 

GAW001 Land of Church Street 0.81 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

GAW002 Land to the east of Buckingham Road 2.44 0% 0% 0% 100% 2% 1% 4% 0% 0% Suitable for housing  No 

TIN001 Land at Main Street 6.69 0% 0% 0% 100% 6% 1% 3% 0% 0% Part suitable for housing No 

TIN007 
Land at Buckingham Street 0.30 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

BUC052 
Tingewick Road Industrial Estate, Tingewick 
Road Buckingham (West) 

3.53 0% 0% 0% 100% 0% 0% 3% 0% 0% 
Suitable for housing or 
employment 

No 

BUC019 
Land between Tesco and Wipac, east of the 
A413 

0.69 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

BUC045 Land off London Road 3.80 0% 0% 0% 100% 0% 0% 1% 0% 0% Suitable for employment No 

BUC020 
Land adjacent to Windsor Park and 
Buckingham Industrial Estate, Buckingham 

15.28 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

BUC032 
Lucas Assembly and Test systems, 
Tingewick Road 

2.64 0% 27% 39% 34% 8% 4% 12% 45% 21% Suitable for employment Yes 

BUC040 
Market Hill and West Street frontage and 
land to rear 

2.22 0% 0% 0% 100% 0% 0% 0% 0% 0% 
Part suitable for housing or 
employment  

No 

BUC060 
Land to south of the A421 and east of A413, 
London Road 

27.68 0% 0% 0% 100% 0% 0% 2% 0% 0% 
Suitable for housing or 
employment 

No 

GHW013 Land south of Weston Road 2.35 0% 0% 0% 100% 0% 0% 1% 0% 0% Suitable for housing  No 

GHW016 The Meadows, Land off Willow Road 1.69 0% 0% 0% 100% 1% 4% 15% 0% 0% Suitable for housing  No 
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GHW014 Land to the south of Little Horwood Road 1.31 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

GHW017 Land North of Little Horwood Road 1.13 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

GHW018 Land West of Nash Road 1.59 0% 0% 0% 100% 6% 3% 18% 0% 0% Suitable for housing  No 

GHW007 
Land at Willow Road adjacent Caravan Park 
and Caravan Park Land 

0.35 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

WTV024 Mount Pleasant, Tamarisk Way 1.09 0% 0% 0% 100% 0% 0% 1% 0% 0% Suitable for housing  No 

WTV008 Land East of New Road 2.07 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

WTV016 
Aston Clinton Major Development Area, 
Aston Clinton Road 

16.91 1% 1% 12% 86% 0% 0% 2% 12% 22% 
Suitable for housing or 
employment 

Yes 

WTV017 Westonmead Farm , A41 London Road 9.99 3% 0% 1% 96% 0% 0% 5% 0% 16% 
Part suitable for housing or 
employment  

Yes 

WTV018 
'Woodlands' forming most of College Farm, 
College Road North 

171.20 37% 6% 11% 46% 1% 5% 37% 21% 57% Part suitable for employment  Yes 

WTV019 Land Adjacent to Aston Clinton Holiday Inn 5.72 0% 0% 9% 91% 0% 0% 0% 0% 54% Suitable for housing  Yes 

WTV020 Land to east of New Road 4.00 0% 0% 0% 100% 0% 0% 4% 0% 29% Suitable for housing  No 

WTV021 New Road 1.68 0% 0% 0% 100% 0% 0% 1% 0% 0% Suitable for housing  No 

WTV003 Worlds End Lane 1.17 0% 0% 0% 100% 0% 0% 0% 0% 91% Suitable for housing  No 

WTV025 
Land Bounded By New Road And Aston 
Clinton Road 

11.96 9% 4% 3% 84% 1% 3% 21% 0% 24% Suitable for housing  Yes 

NLV008 Land north of Stoke Road 17.11 0% 0% 0% 100% 0% 1% 11% 0% 0% Part suitable for housing No 

NLV004 Cobb Hall Road 0.47 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

NLV009 
National Grid Site ÔÇô land to the north of 
Newton Longville 

23.46 0% 6% 1% 93% 11% 4% 20% 0% 0% Part suitable for employment  Yes 

NLV001 

Site west of Far Bletchley, at the south 
western edge of Milton Keynes. Boundary 
A421 & A4034, disused railway and  
Whaddon Road. Adjoins residential of west 
Bletchley. 

143.85 0% 0% 0% 100% 2% 1% 6% 0% 0% 
Suitable for housing or 
employment 

Yes 

NLV023 Dagnall House and adjoining land 1.33 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

SHM012 
Land To The South Of Newton Leys Off 
Drayton Road And Stoke Road 

13.55 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

WAD004 
Land west of Warmstone Lane and Golden 
Mead Allotments 

4.87 0% 0% 0% 100% 9% 4% 16% 0% 0% Suitable for housing  No 

WAD003 Land east of Quainton Road 4.94 0% 0% 0% 100% 1% 1% 6% 0% 0% Part suitable for housing No 

STO006 Land to rear of 32-34 Oxford Road 0.82 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

STO008 Land to the south of Creslow Way 5.19 0% 0% 0% 100% 1% 0% 4% 0% 0% Part suitable for housing No 

STO011 ArkellÔÇÖs Field, Bishopstone Road 0.97 0% 0% 0% 100% 1% 1% 4% 0% 0% Suitable for housing  No 

PIT003 Land north of Rushendon Furlong 1.81 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 
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PIT001 
Land fronting Marsworth Road, and 
Vicarage Road 

2.67 0% 0% 0% 100% 0% 0% 2% 0% 0% Suitable for housing  No 

PIT007 Land north of Marsworth Road 2.55 0% 0% 0% 100% 0% 1% 10% 0% 0% Suitable for housing  No 

PIT002 Land at the end of Chequers Lane 0.30 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

PIT004 Land Rear Of Vicarage Road 2.22 0% 0% 0% 100% 0% 0% 17% 0% 0% Suitable for housing  No 

PIT005 
Land adjacent to old allotment gardens, Off 
Marsworth Road 

1.43 0% 0% 0% 100% 0% 0% 8% 0% 0% Part suitable for housing No 

SHM013 Little Acre, Leighton Road 1.54 2% 1% 1% 95% 18% 1% 13% 0% 0% Part suitable for housing Yes 

WTV026 County Farm, Wendover Road 0.63 2% 0% 0% 98% 0% 8% 15% 0% 0% Suitable for housing  No 

HAD010 Land Rear of  Station Road 0.36 0% 0% 0% 100% 0% 7% 6% 0% 0% Suitable for housing  No 

HAD004 Land at Haddenham Glebe 22.03 0% 0% 0% 100% 0% 1% 2% 0% 0% Suitable for housing  No 

HAD009 Fairfields Farm, Stanbridge Road 5.65 0% 0% 0% 100% 0% 0% 2% 0% 0% Part suitable for housing No 

SMD004 Land south of Stoke Mandeville Hospital 16.67 0% 0% 0% 100% 3% 3% 9% 0% 0% Suitable for housing  No 

SMD002 
Land off Wendover road, south of Stoke 
Mandeville 

16.95 0% 0% 0% 100% 1% 0% 2% 0% 0% Part suitable for housing No 

HAD007 Land north of Rosemary Lane 22.54 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

HAD015 Land at Dollicott 2.13 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

HAD016 Field to the rear of housing along Dollicott 0.57 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

HAD001 Land north west of Dollicot 1.12 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

HAD005 
Land north of Pegasus Way, Haddenham 
Airfield 

67.28 0% 0% 0% 100% 1% 0% 1% 0% 0% 
Part suitable for housing or 
employment  

No 

SMD001 
Land South of Station Road, East of 
Risborough Road 

28.87 0% 0% 0% 100% 0% 0% 2% 0% 0% Part suitable for housing No 

HAD017 Land At Pegasus Way 1.10 0% 0% 0% 100% 0% 1% 14% 0% 0% Suitable for housing  No 

STW003 Cricketers Meadow, High Street North 0.67 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

GUW004 adj. Bailey's Farm, Main Street 0.24 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

GUW006 Grendon Garage, Main Street 0.33 0% 0% 0% 100% 0% 0% 9% 0% 0% Suitable for housing  No 

GUW010 Land off Shakespeare Orchard 0.35 0% 0% 0% 100% 3% 1% 1% 0% 0% Suitable for housing  No 

SHM008 
Land south of Stoke Hammond adjacent 
railway line 

1.90 1% 0% 1% 99% 12% 18% 48% 0% 0% Suitable for housing  Yes 

SHM001 Brook Farm, Leighton Road 4.07 0% 0% 0% 100% 2% 1% 7% 0% 0% Part suitable for housing No 

SHM007 Land to the East of Fenny Road 3.29 0% 0% 0% 100% 1% 2% 8% 0% 0% Suitable for housing  No 

SHM002 BMG Garage Leighton Road 0.56 0% 0% 0% 100% 3% 11% 5% 0% 0% Suitable for housing  No 

SHM003 
Land between Newton Road and Church 
Road 

1.49 0% 0% 0% 100% 0% 0% 2% 0% 0% Part suitable for housing No 

SHM014 Land Rear Of Lodge Lane 0.27 0% 0% 0% 100% 12% 10% 32% 0% 0% Suitable for housing  No 
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SHM009 Land off Bragenham Side 0.62 3% 0% 0% 97% 62% 14% 15% 0% 0% Suitable for housing  No 

SMD007 Land on Wendover Road 10.29 0% 0% 0% 100% 7% 3% 7% 0% 0% Part suitable for housing No 

SMD009 
Land between Oxford Road and Wendover 
Road 

63.65 0% 6% 4% 90% 1% 0% 4% 0% 0% Part suitable for housing Yes 

SMD013 Land off Isis Close And Oat Close 2.38 4% 0% 1% 95% 5% 2% 9% 0% 0% Suitable for housing  Yes 

SMD012 
Land South of Bucks Sports and Social Club, 
Lower Road 

12.88 0% 0% 0% 100% 0% 0% 3% 0% 0% Part suitable for housing No 

BKP001 
Weedon Hill MDA (Buckingham Park) north 
of Aylesbury off the A413 

44.86 25% 4% 3% 68% 4% 8% 23% 25% 14% Suitable for housing  Yes 

AYL037 Bearbrook House, Oxford Road 1.65 5% 1% 62% 32% 0% 2% 47% 1% 79% Suitable for housing  Yes 

AYL038 Hartwell Sidings, Oxford Road 1.07 9% 20% 64% 7% 0% 2% 36% 73% 98% Suitable for housing  Yes 

AYL073 
Land at Thame Road/ Leach Road, 
Aylesbury 

0.58 0% 0% 2% 98% 0% 1% 1% 1% 22% Suitable for housing  Yes 

AYL029 Civic Quarter 3.06 1% 0% 0% 99% 1% 2% 7% 0% 0% 
Part suitable for housing or 
employment  

No 

AYL033 Ringwood House, Walton Street 0.18 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL035 Walton Court Shopping Centre 1.76 0% 0% 0% 100% 1% 2% 5% 0% 0% Part suitable for housing No 

AYL024 Canal Basin, Exchange St 2.62 10% 8% 28% 54% 1% 3% 74% 0% 74% Suitable for employment Yes 

AYL064 
Dayla Soft Drinks (Southern) Ltd 80 - 100 
High Street 

0.28 0% 71% 21% 7% 1% 0% 63% 0% 98% Suitable for housing  Yes 

AYL063 Hampden House, High Street 0.46 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

AYL052 PO Sorting Office, Cambridge Street 0.91 0% 0% 0% 100% 4% 11% 9% 0% 0% 
Suitable for housing or 
employment 

No 

AYL068 Land North of Manor Hospital, Bierton Road 1.67 0% 0% 0% 100% 0% 2% 3% 0% 0% Suitable for housing  No 

AYL054 Walton Mill, Osier Way, off Park Street 1.75 13% 17% 27% 42% 1% 10% 36% 36% 89% Part suitable for housing Yes 

AYL016 Circus Fields 2.91 0% 0% 58% 42% 1% 5% 8% 57% 83% Part suitable for housing Yes 

AYL056 
Land off Buckingham Street, New Street, 
Cambridge Street and Cambridge Place 

1.25 0% 0% 0% 100% 0% 0% 3% 0% 0% Part suitable for housing No 

AYL058 
Land between New Street and Buckingham 
Street (Northern Gateway) 

0.87 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL059 
Land At Junction Of Buckingham Street And 
New Street 

0.49 0% 0% 0% 100% 0% 0% 3% 0% 0% Part suitable for housing No 

AYL013 Former TRW site, Buckingham Road 1.46 0% 0% 0% 100% 3% 8% 11% 0% 0% Suitable for housing  No 

AYL012 Vale Industrial Estate 1.07 0% 0% 0% 100% 0% 0% 8% 0% 0% 
Suitable for housing or 
employment 

No 

AYL084 50-52 Whaddon Chase 0.39 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL069 Tindal Centre, Bierton Road, Aylesbury 1.34 0% 0% 0% 100% 0% 2% 7% 0% 0% Suitable for housing  No 

WTM001 Crematorium site, former Ski Slope 8.50 26% 14% 14% 46% 4% 7% 23% 16% 3% Suitable for employment Yes 
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AYL028 Griffin Lane 5.12 0% 0% 0% 100% 2% 4% 9% 0% 0% 
Suitable for housing or 
employment 

No 

AYL076 
Land east of Gatehouse Road, Gatehouse 
Quarter 

4.05 0% 0% 0% 100% 1% 3% 10% 0% 0% 
Suitable for housing or 
employment 

No 

BIE001 Land east of Burcott Lane 4.05 0% 0% 0% 100% 1% 1% 8% 0% 0% Part suitable for housing No 

BIE003 
Land adjacent to 'Kingsfield', Bierton 29 
Rowsham Road 

2.88 0% 0% 0% 100% 3% 1% 12% 0% 0% Part suitable for housing No 

BIE018 
Land East Of Aylesbury (Kingsbrook) 
Broughton Crossing Bierton 

310.88 4% -2% 8% 90% 3% 3% 13% 5% 15% 
Suitable for housing or 
employment 

Yes 

BER001 Berryfields Major Development Area 200.09 17% 4% 8% 71% 11% 7% 23% 14% 0% 
Suitable for housing or 
employment 

Yes 

AYL025 
Elmhurst community  
centre, Fairfax Road 

0.17 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AST019 
North-West, Land To East College Road 
North 

30.83 0% 0% 0% 100% 5% 7% 29% 0% 0% Suitable for employment No 

AYL092 46 Wedgewood Street  0.04 0% 0% 100% 0% 0% 0% 0% 100% 0% Suitable for housing  Yes 

AYL091 Pembroke Court 22-28 Cambridge Street 0.05 0% 0% 0% 100% 0% 0% 5% 0% 0% Suitable for housing  No 

AYL089 Friarage Court, Rickfords Hill 0.18 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL090 Kings Court, George Street 0.08 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

BUC030 Tingewick Road Industrial Estate (east) 4.98 0% 7% 47% 47% 0% 2% 13% 16% 6% Suitable for housing  Yes 

AYL082 Gatehouse Quarter, Gatehouse Road 4.75 0% 0% 0% 100% 0% 1% 16% 0% 0% Suitable for housing  No 

AYL083 Chelsea Road, Coldharbour 0.52 10% 6% 29% 56% 5% 2% 9% 25% 0% Part suitable for housing Yes 

AYL049 
Land To Rear Of Ashley Row And Adj To 37 
Haddington Way Haddington Way 

0.25 0% 0% 0% 100% 3% 0% 9% 0% 0% Suitable for housing  No 

AYL078 Land at Gatehouse Close, Aylesbury 3.70 8% 1% 41% 51% 2% 9% 30% 0% 91% Suitable for employment Yes 

HAD003 Land at Thame Road 2.82 0% 0% 0% 100% 3% 2% 7% 0% 0% Suitable for housing  No 

AYL086 Jansel Square, Brentwood Way 0.15 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL087 Court 2A Rickfords Hill Aylesbury 0.05 0% 0% 0% 100% 0% 0% 19% 0% 0% Suitable for housing  No 

STO016 
Land between Oxford Road and Wendover 
Road 

236.71 1% 1% 3% 95% 1% 1% 9% 0% 0% Part suitable for housing Yes 

BIE020 
Land East of Circus Fields, Stocktake, 
Oakfield Road 

1.60 0% 0% 100% 0% 5% 7% 84% 100% 100% Suitable for housing  Yes 

WEN026 8 Hale Road 0.73 0% 1% 0% 99% 0% 2% 3% 0% 0% Suitable for housing  No 

AYL093 19 Broadfields Retail Estate 0.95 0% 0% 0% 100% 7% 10% 31% 0% 0% Suitable for employment No 

AYL094 
Camden Vauxhall garage Bicester Road 
Industrial Estate 

0.57 0% 0% 0% 100% 0% 0% 14% 0% 0% Suitable for employment No 

AYL095 Unit 2C, Broadfields, Bicester Road 0.14 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

AYL096 Plot C, Bell Business Park, Brunel Road 0.31 0% 0% 0% 100% 0% 0% 0% 0% 0% 
Suitable for housing or 
employment 

No 
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AYL097 
Former Kerry Ingredients Site Gatehouse 
Road 

0.53 0% 0% 0% 100% 0% 9% 50% 0% 0% Suitable for employment No 

SMD008 
Land between Wendover Road and railway 
line 

20.67 0% 0% 0% 100% 1% 2% 19% 0% 0% Part suitable for housing No 

AYL077 Oaklands Hostel 3 Bierton Road 0.43 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AST027 Halton Brook Business Park, Weston Road 3.47 0% 0% 0% 100% 2% 1% 15% 0% 0% Suitable for employment No 

AYL100 
Former Equitable Life Assurance, 100 
Walton Street 

0.23 0% 0% 0% 100% 0% 0% 29% 0% 0% Suitable for employment No 

AYL099 Midland House, 42 Buckingham Street 0.06 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL103 
Units 1-7 Broadfields Retail Park, Bicester 
Road, Aylesbury 

0.32 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

BUC062 Tesco Stores, London Road 0.25 0% 0% 0% 100% 0% 0% 40% 0% 0% Suitable for employment No 

BUC063 3 The Royal Latin School, Chandos Road 0.12 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

EDL012 Manor Farm, Pebblemoor 0.84 0% 0% 0% 100% 2% 1% 10% 0% 0% Suitable for housing  No 

GAW003 Durrants Farm, Radclive Road 0.57 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

HAD025 40 Thame Road 0.07 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

HAD026 23 High Street 0.21 0% 0% 0% 100% 19% 21% 32% 0% 0% Suitable for housing  No 

HAD027 
Haddenham Garden Centre, Stanbridge 
Road 

0.25 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

LLI001 
Silverstone Motor Racing Circuit, 
Silverstone Road 

65.97 0% 0% 0% 100% 5% 3% 8% 0% 0% Suitable for employment No 

NLV026 Garage Site, Brookfield Road 0.15 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

PIT014 
Plot C, Westfield Road, Pitstone Green 
Business Park 

5.54 0% 0% 0% 100% 1% 3% 9% 0% 0% Suitable for employment No 

QUA005 Quainton Hatchery, Station Road 2.08 0% 0% 0% 100% 0% 8% 29% 0% 0% Suitable for employment No 

SMD014 Chiltern View Nurseries, Wendover Road 0.43 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

WAD013 Land east of 14 & 27 New Street 0.47 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

WEE008 Weedon Hill Farm 1.00 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

WIG004 73 Leighton Road 0.14 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

WIN025 Land off Station Road 1.62 0% 0% 0% 100% 0% 2% 2% 0% 0% Suitable for housing  No 

WTM002 
land north of Watermead, Buckingham 
Road 

1.91 85% 8% 1% 6% 9% 11% 70% 0% 1% Suitable for employment Yes 

PIT013 Former Pitstone cement works 5.66 0% 0% 0% 100% 0% 1% 1% 0% 0% Suitable for housing  No 

GHW019 Cross Roads Garage, Bletchley Road 0.41 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

QUA006 Ladymead Farm, Denham, 0.06 0% 0% 100% 0% 0% 1% 5% 100% 0% Suitable for employment Yes 

AST028 
RB Punching Services, The New Forge, 
College Road 

0.08 0% 0% 0% 100% 0% 0% 58% 0% 0% Suitable for employment No 

WHA001 Shenley Road 90.13 0% 0% 0% 100% 1% 1% 6% 0% 0% Part suitable for housing No 
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NLV005 
Land South of Whaddon Road and West of 
Lower End, Newton Longville 

3.38 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

BUC024 Land adjacent to Swan Business Park 1.95 0% 0% 0% 100% 0% 0% 5% 0% 0% Suitable for employment No 

MAR003 Marsworth Glebe, Lower Icknield Way 3.76 0% 0% 0% 100% 0% 0% 1% 0% 0% Part suitable for housing No 

BUC042 Buckingham Delivery Office,  Market Hill 0.15 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

BUC061 Bridge Street, Buckingham 0.97 0% 20% 47% 33% 1% 4% 71% 56% 0% Suitable for housing  Yes 

NLV024 Landfill Site, Bletchley Road 1.66 0% 0% 0% 100% 4% 1% 5% 0% 0% Suitable for employment No 

AYL104 
St Marys Church of England School, Keen 
Close, Coldharbour 

0.06 0% 0% 100% 0% 0% 14% 10% 100% 23% Suitable for employment Yes 

GHW020 Roddimore Farm, Winslow Road, 0.38 0% 0% 0% 100% 0% 0% 8% 0% 0% Suitable for employment No 

ADS004 
Pilch Farm, Pilch Lane 0.21 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

BUC064 
Land between Bridge Street and Well Street 
(Neighbourhood Plan Site 'K') 

0.04 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

MAR005 
Marsworth Yard British Waterways Church 
Lane 

0.52 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

LCD014 
Drakes Drive, Long Crendon Industrial 
Estate, Thame Road 

0.70 0% 0% 0% 100% 0% 0% 1% 0% 0% Suitable for employment No 

AYL105 
Poplar Grove Practice, Meadow Way, 
Douglas Road 

0.06 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

WTV027 Poste House Hotel, Aston Clinton Road 0.23 0% 0% 0% 100% 0% 0% 2% 0% 85% Suitable for employment No 

AST031 
Land to the rear of 79a Weston Road, Aston 
Clinton, Aylesbury 

2.56 0% 0% 0% 100% 1% 4% 22% 0% 0% Suitable for housing  No 

AST033 Land r/0 1-87 Weston Road, Aston Clinton 8.58 0% 0% 0% 100% 5% 4% 15% 0% 0% Part suitable for housing No 

AST032 Woodgate House, Park View 0.64 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

BIE022 Manor Farm, Broughton 29.08 24% 5% 8% 63% 0% 1% 28% 23% 33% Part suitable for housing Yes 

BIE027 Land west of Gib Lane 3.02 0% 0% 0% 100% 0% 0% 5% 0% 0% Suitable for housing  No 

BIE024 Land off William Hill Drive, Bierton 1.17 0% 0% 0% 100% 0% 1% 3% 0% 0% Suitable for housing  No 

BUK005 The Surprise, Buckland Wharf 0.10 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

DPA001 Land North of North Close 0.92 0% 0% 0% 100% 1% 1% 4% 0% 0% Suitable for housing  No 

EDL016 Threeways, Leighton Road, Northall 0.18 0% 0% 0% 100% 1% 1% 10% 0% 0% Suitable for housing  No 

EDL017 
Land Adj To  The Cottage Leighton Road 
Northall, Buckinghamshire 

0.67 0% 0% 0% 100% 0% 0% 4% 0% 0% Suitable for housing  No 

EDL020 29 The Green, Edlesborough 0.30 0% 0% 0% 100% 1% 0% 13% 0% 0% Suitable for housing  No 

EDL021 Slicketts Lane 6.42 0% 0% 0% 99% 1% 2% 10% 0% 0% Part suitable for housing No 

ABB002 Land at Willowbrook Farm, Bushmead Road 0.81 0% 0% 0% 100% 13% 12% 21% 0% 0% Suitable for employment No 
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LHW001 
Stearthill Farm, Whaddon Road, Little 
Horwood 

0.29 0% 0% 0% 100% 3% 2% 24% 0% 0% Suitable for employment No 

NSH003 
Field to the north of Church Farm, Stratford 
Road (Plan attached) 

0.44 0% 0% 0% 100% 0% 0% 1% 0% 0% Suitable for housing  No 

NSH005 Land at Stratford Road 0.35 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

PRE001 Pound Lane Farm, Pound Lane 0.63 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

SLA002 Land at the north west of Slapton Village 1.93 0% 0% 0% 100% 0% 0% 7% 0% 0% Part suitable for housing No 

SOU009 The Boot Field, High Road, Soulbury 0.72 0% 0% 0% 100% 11% 1% 3% 0% 0% Suitable for housing  No 

TWY001 Land off Portway Road 5.21 0% 0% 0% 100% 19% 7% 15% 0% 0% Part suitable for housing No 

WEN029 Brook House, 2 Tring Road 0.29 0% 0% 0% 100% 22% 4% 15% 0% 0% Suitable for housing  No 

STW005 
Land off Orkney Close and Walducks Close, 
Stewkley 

3.90 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

OAK002 47 Worminghall Road 0.19 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

SHA001 Land south of Ickford Road 0.88 0% 0% 0% 100% 0% 0% 2% 0% 0% Part suitable for housing No 

WES002 Allotment Field, east of Biddlesden Road 2.16 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

WES003 Lormay House, Main Street 0.21 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

WSC003 Land at west of Ashendon Road 4.53 0% 0% 0% 100% 3% 1% 4% 0% 0% Part suitable for housing No 

WGR014 
Land South of Leighton Road 
(Neighbourhood Plan Policy 4) 

0.86 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

AYL106 6-18 Mill Street, Aylesbury 0.04 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL108 
Kingsbury House, 2 George Street, 
Aylesbury 

0.03 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL107 
The Britannia Ph, 9 Buckingham Road, 
Aylesbury 

0.07 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL109 7-9 Market Square 0.03 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL110 
Kingfisher House, 61 Walton Street, 
Aylesbury 

0.42 10% 74% 17% 0% 1% 57% 42% 74% 100% Suitable for housing  Yes 

AYL111 
Wing House 5 Britannia Street Aylesbury 
Buckinghamshire 

0.03 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

CDN001 
Land to the north of Aylesbury Road and 
Rear of Great Stone House, Cuddington 

0.60 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

CDN002 
Hollywell Farm, Aylesbury Road, 
Cuddington 

0.46 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

SOU010 Hillcroft Industrial Estate, Stewkley Road 0.18 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

GUW008 Land south of Ivy Cottage, Main Street 0.96 0% 0% 0% 100% 0% 0% 1% 0% 0% Part suitable for housing No 

OVI002 4 Acres, Bowling Alley 0.27 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

DAD001 
Land adjoining 24-28 North Hill, Dadford c 
(Nearest Postcode) 

0.91 0% 21% 3% 76% 21% 4% 12% 0% 0% Suitable for housing  Yes 

DAD002 Bannerlands, Gorrell Lane, Dadford 0.56 0% 0% 0% 100% 0% 0% 4% 0% 0% Suitable for housing  No 
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SWA001 
Land to the east of The Betsey Wynne, 
Mursley Road (B4032) 

0.41 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

WES004 Former Paf Limited, Mill Lane 0.64 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

WMH003 
Land Adjacent To 1 Kings Close, Waterperry 
Road 

0.19 0% 0% 0% 100% 0% 0% 9% 0% 0% Suitable for housing  No 

DIN001 
Land to the South West of New Road, 
Dinton 

1.61 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 

WMH002 Coldstream Farm, Waterperry Road 1.78 0% 0% 0% 100% 0% 0% 1% 0% 0% Part suitable for housing No 

EDL015 
Chiltern Farm Barn, Main Road North, 
Dagnall 

0.28 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for employment No 

CHY001 Stoney Furlong, Chilton Road, Chearsley 0.66 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

AYL098 Frmr SteepleChase PH, Taylor Road 0.24 4% 0% 0% 96% 1% 0% 21% 0% 0% Suitable for housing  No 

AYL070 Lloyd Berkeley Place, Pebble Lane 0.10 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing  No 

OAK001 
Behind 21A Manor Road 1.27 0% 0% 0% 100% 0% 0% 5% 0% 0% Suitable for housing  No 

OAK004 Land Rear Of 25 Oxford Road 0.29 0% 0% 0% 100% 0% 10% 10% 0% 0% Suitable for housing  No 

GHW003 Land at Greenway Farm 209.84 0% 0% 0% 100% 0% 0% 3% 0% 0% Suitable for housing  No 

GHW022 Land by Roddimore House 3.08 0% 0% 0% 100% 6% 4% 12% 0% 0% Suitable for housing  No 

AST300 
Land adjacent to The Old Rectory in Ashton 
Stanford, Stanbridge Road 

145.87 0% 0% 0% 100% 2% 2% 9% 0% 0% Suitable for housing  Yes 

GRA002 Land adjacent to Church Lane, Granborough 2.48 0% 0% 0% 100% 0% 0% 4% 0% 0% Suitable for housing  No 

WEN016 Land by Wendover Arm Canal 4.37 0% 2% 1% 98% 3% 1% 4% 0% 0% Unsuitable  Yes 

WEN018 Land by Wendover Arm Canal 4.66 0% 0% 0% 100% 0% 1% 2% 0% 0% Unsuitable  No 

WEN005 Land by John Colet School, Tring Road 9.75 0% 0% 0% 100% 1% 2% 2% 0% 0% Unsuitable  No 

WEN017 Land by Leonard Pulham House, Tring Road 6.12 0% 0% 0% 100% 0% 0% 4% 0% 0% Unsuitable  No 

AYL115 Rabans Lane, Aylesbury  6.73 0% 0% 0% 100% 1% 2% 7% 0% 0% 
Suitable for housing or 
employment 

No 

SMD016a 
Land west of the A413 Wendover Road, 
Stoke Mandeville 

1.22 0% 0% 0% 100% 0% 0% 3% 0% 0% Part suitable for housing No 

SMD016b 
Land west of the A413 Wendover Road, 
Stoke Mandeville 

4.15 0% 0% 0% 100% 0% 0% 1% 0% 0% Part suitable for housing No 

CDN003 Dadbrook Farm, Dadbrook Close 1.84 0% 0% 0% 100% 0% 1% 3% 0% 0% Suitable for housing  No 

MUR003 Garden Land at Main Street 0.48 0% 0% 0% 100% 0% 0% 15% 0% 0% Suitable for housing  No 

MUR004 Greenhouses off Main Street 0.80 0% 0% 0% 100% 0% 0% 10% 0% 0% Suitable for housing  No 

QUA015 Land around Melling Farm, Station Road 2.30 0% 0% 0% 100% 0% 0% 0% 0% 0% Part suitable for housing No 
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B Principle watercourses in the study area   
 

Figure 0-1: Location of the principle watercourses within Aylesbury Vale District 
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Table B-1: Summary of the principle watercourses located within Aylesbury Vale District 

Watercourse name Classification Catchment Description 

River Ouzel Main River 
Ouzel and 
Milton Keynes 

The River Ouzel rises in the Chiltern Hills and flows 20 miles north to join the Great ouse at Newport Pagnell. 
The river enters the district north-east of Leighton Buzzard (NGR: SP 90723 27456) and flows north through 
Stoke Hammond before flowing towards Milton Keynes.   

Akeman Street Ditch Main River Oxon Ray 
A small Ditch that flows north-east from the A41 Road near Ivy Farm House for approximately 0.28km before 
joining the Tetchwick Brook (NGR: SP 66038 19967).  

Beaconhill Ditch Main River Oxon Ray 
A 3.02km Ditch which flows south-west past Marsh Gibbon before converging with Cutters Brook (a tributary 
of the River Ray (Oxon) (NGR: SP 62675 21986).  

Boarstall Lane Ditch Main River Oxon Ray 
A 1.59km Ditch that flows south-west along the Boarstall Lane Track and underneath the M40 before 
converging with Marlake Ditch approximately 0.14km east of Marlake House (NGR: SP 59318 15224).  

Broadmoor Ditch Main River Oxon Ray 
The Broadmoar Ditch originates at New Swan Farm and generally flows south through agricultural land. The 
Ditch converges with the River Ray (Oxon) and Gubbins Hole Brook at Three Points (NGR: SP 65770 
20437).  

Clearfields Brook Main River Oxon Ray 
The Clearfield Brook is flows in a north-east direction along the Kingswood Lane for 1.09km before 
converging with the Tetchwick Brook approximately 0.35km west of the Oakfield Fisheries (NGR: SP 68421 
18006).  

Cutters Brook Main River Oxon Ray 

Cutters Brook generally flows western direction from Launton and along the AVD Boundary (NGR: SP 62502 
22048). The is joined by the Beaconhill Marsh Gibbon Dicthes before it begins to flow in a southern direction 
towards Balckthorn. The Brook is also joined by the Summerstown and Heet farm Ditches before it converges 
with the River Ray (Oxon) north of the A41 and Heath Bridge (NGR: SP 63593 20200).  

Doddershall Brook Main River Oxon Ray 
The Doddershall Brook rises approximately 0.30km south-east of Doddershall House and generally flows 
parallel with the disused railway line near Woodham. The Brook converges with the Tetchwick Brook 
approximately 0.15km south of the A41 Road near Moat Farm Bungalow (NGR: SP 70341, 17977).   

Edgcott Ditch Main River Oxon Ray 
The Edgcott Ditch rises 0.78km north-west of Edgcott and flows west for 0.57km before converging with the 
Gubbins Hole Brook (NGR: SP 66564 22862).  

Greatmoor Ditch Main River Oxon Ray 
A 1.26km that rises 0.61km south-east of Greatmoor and flows in a south-west direction towards Hewin’s 
Woods. The Ditch converges with the Muxwell Brook on the northern side of Lawn Hill Road (NGR: SP 70075 
21770).   

Gubbins Hole Brook Main River Oxon Ray 

Gubbins Hole Brook rises 0.30km north of Perry Manor Farm near Perry Hill Road and flows in a western 
direction for approximately 1.57km. The Brook is joined by the Little Marsh Ditch before it begins to flow in a 
southern direction through agricultural land. The Brook is also joined by the Edgcott Ditch before it converges 
with the Broadmoor Ditch and the River Ray Oxon at Three Points (NGR: SP 65770 20437).    

Ham Green Brook Main River Oxon Ray 
The Ham Green Brook flows from its source at Little Yeat Farm (NGR: SP 69631 18612) in a southern 
direction for 1.09km before it converges with the Tetchwick Brook (NGR: SP 69905 17718).  

Heet Farm Ditch Main River Oxon Ray A 0.79km Ditch that flows directly west from Clements Lane to join the Cutters Brook (NGR: SP64123 21233).  
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Watercourse name Classification Catchment Description 

Lawn Farm Ditch Main River Oxon Ray 
The Lawn Farm Ditch rises near Doddershall Wood and flows parallel with Main Street in a north-west 
direction. The Ditch converges with the River Ray (Oxon) approximately 0.61km north of Grendon Underwood 
(NGR: SP 68585 21018).  

Lee Wood Farm Ditch Main River Oxon Ray 
A 0.43km Ditch that flows north-west towards Hewin’s Wood where it converges with the Greatmoor Ditch 
(NGR: SP 70469 21754).  

Little Marsh Ditch Main River Oxon Ray 
Little Marsh Ditch rises at the Charndon Ground and generally flows in a south-east direction through 
agricultural land for 2.69km. The Ditch converges with the Gubbins Hole Brook approximately 0.66km north of 
the Marsh Gibbon Road (NGR: SP: 66668 23053).  

Ludgershall Brook Main River Oxon Ray 
Ludgershall Brook originates near the Tramway Business Park and flows in a northern direction through 
Ludgershall. The Brook then flows in a north-west direction towards the A41 Road and converges with the 
River Ray (Oxon) approximately 0.19km north of Leaches Farm Business Centre (NGR: SP 64825 20036).  

Marlake Ditch Main River Oxon Ray 
Similar to Boarstall Lane Ditch, the Marlake Ditch that flows south-west along the Boarstall Lane Track and 
underneath the M40. The Ditch continues to flow in a south-west direction away from AVD where it converges 
with Murcott Dyke in Murcott (NGR: SP 58652 15249).  

Marsh Gibbon Ditch Main River Oxon Ray 
Marsh Gibbon Ditch rises in Marsh Gibbon (NGR: SP 64233 22973) and flows in a southern direction for 
1.69km towards the AVD boundary. The Ditch converges with Cutters Brook approximately 0.15km west of 
Cutter’s Bridge (NGR: SP 63274 21762).  

Muswell Hill Brook Main River Oxon Ray 

The Muswell Hill Brook originates from Park Cottage and Oak Lodge west of Brill Road (NGR: SP 65452 
16108). The Brook generally flows in a northern direction, parallel with the Ludgershall Brook through 
agricultural land and the western edge of Ludgershall. The Brook continues to flow north towards and under 
the A41 Road before converging with the River Ray (Oxon) (NGR: 64172 19971).  

Muxwell Brook Main River Oxon Ray 
The Muxwell Brook flows from its source at Sheephouse Wood (NGR: SP 70204 22904) in a generally 
southern direction. The Brook is joined by the Greatmoor Ditch just north of the Lawn Hill Road and 
converges with the River Ray (Oxon) near Grendon Wood (NGR: SP 69848 21632). 

Panshill Brook Main River Oxon Ray 
Panshill Brook flows in a south-west direction from Four Winds Farm approximately 2km south of Upper 
Arncott (NGR: SP 61039 15379). The Brook flows beneath the M40 and between the Lower and Upper 
Panshill Farms before leaving AVD at Whitecross Green Wood (NGR: SP 60273 14816).  

River Ray (Oxon) Main River Oxon Ray 
The River Ray (Oxon) is the main tributary of the River Cherwell. The River rises at Quainton Hill (NGR: SP 
73981 21427) and flows west through flat countryside for approximately 13.43km before leaving AVD north of 
the A41 Road and Heath Bridge (NGR: SP 63588 20200).  

Sminnell Farm Ditch (East) Main River Oxon Ray 
A small 0.58km Ditch that flows from Westbury Court Farm (NGR: SP63441 23212) in a south-west direction 
and converges with the Sminnell Farm Ditch (West) (NGR: SP 63081 22768).  

Sminnell Farm Ditch (West) Main River Oxon Ray 
A small 0.80km Ditch that flows from The Bicester Road and Westbury Court Farm (NGR: SP 63320 23426) 
in a south-west direction. The Ditch is joined by the Sminnell Farm Ditch (East) and converges with the 
Beaconhill Ditch on the AVD boundary (NGR: SP 63094 22732).   

Summerstown Ditch Main River Oxon Ray 
The Summerstown Ditch rises at New Swan Farm in Summerstown (NGR: SP 65373 22708) and flows in an 
eastern direction past Marsh Gibbon. After flowing beneath Scotts Lane, the Ditch begins to flow in a 
southern direction through agricultural land before converging with Cutters Brook (NGR: SP 64174 21365).   
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Watercourse name Classification Catchment Description 

Tetchwick Brook Main River Oxon Ray 
The Tetchwick Brook rises at Crossroads Farm (NGR: SP 73447 18968) and generally flows in a western 
direction through mainly agricultural land. The Brook flows along the southern edge of Woodham and 
Tetchwick before it converges with the River Ray (Oxon) near Three Points (NGR: SP 65854 20385).  

Tittershall Wood Main River Oxon Ray 
A small 0.31km stream that flows in an eastern direction and converges with the Clearfields Brook 
approximately 0.04km north of the Kingswood Lane (NGR: SP 67937 17557).   

Tramroad Ditch Main River Oxon Ray 
The Tramroad Ditch rises near Gypsy Bottom (NGR: SP 71342 16039) and flows in a western direction along 
the Tramroad towards Wotton Underwood. The Ditch converges with the Wotten Brook approximately 0.18km 
west of Grove Wood (NGR: SP 69241 16034). 

Wootten Brook Main River Oxon Ray 

The Wotten Brook rises at Fivearch Wood (NGR: SP 67839 15876) and flows in a western direction towards 
Wotten Underwood. The Brook is joined by the Tramraod Ditch approximately 0.18km west of Grove Wood, 
before flowing in a northern direction through mainly agricultural land. The Brook converges with the 
Tetchwick Brook at Moat Farm (NGR: SP 69847 17662).  

Addingrove Brook Main River Thame 
The Addingrove Brook rises at Addingrove Farm (NGR: SP 66638 10978) and flows in a south-eastern 
direction towards Worminghall. Before reaching Worminghall, the Brook is joined by the Hornage Brook and 
converges with the Worminghall Brook (NGR: SP 65086 08819).  

Beachendon Brook Main River Thame 
The Beachendon Brook flows in a southern direction from its source near Beachendon Farm (NGR: SP 
75861 14000) and converges with the River Thame approximately 0.58km south-east of Mainshill Farm 
(NGR: SP 75144 12387).  

Bear Brook Stream Main River Thame 

The Bear Brook Stream is a major tributary of the River Thame. The stream rises in the east of Aylesbury 
near Aston Clinton (NGR: SP 88746 11547) and flows north-east to pass under the Aylesbury Arm of the 
Grand Union Canal. The stream then flows through Aylesbury Town Centre in a western direction and 
converges with the River Thame north-west of Aylesbury (NGR: SP 78562 14611).  

Bedgrove Brook Main River Thame 

The Bedgrove Brook is located in the south-east of Aylesbury and flows in a northern direction though the 
Bedgrove area. The Brook crosses the A41 Road and runs through several culverts in the built up areas. The 
Brook joins the Bear Brook Stream in the Broughton area of Aylesbury near Connaught Road (NGR: SP 
84298 13727).  

Betlow Ditch Main River Thame 
A small 0.95km Ditch that flows from its source near Betlow Farm along the AVD boundary before converging 
with the River Thame approximately 0.28km west of Hatchways Farm and Hatchways Farm House (NGR: SP 
89976 16634).   

Blue Sky Brook Main River Thame 
The Blue Sky Brook flows from its source near the disused Wendover Arm of the Grand Union canal in a 
western direction along the Halton Lane. The Brook converges with the Wendover Brook in the northern area 
of Wendover near the Weston Turville Reservoir (NGR: SP 86308 09338).  

Broughton Lane Drain Main River Thame 
The Broughon Lane Drain flows along Stocklake Road in a western direction towards Douglas Road. The 
Brook is joined by the Stocklake Drain before converging with the Stocktake Brook near Garside Way (NGR: 
SP 83351 14271).  

Buckland Brook Main River Thame 
The Buckland Brook flows from its source near Buckland (NGR: SP 88877 12819) in a northern direction 
beneath the A41 Road. The Brook is joined by the Buckland Ditch and the Drayton Brook before leaving AVD 
and flowing towards Puttenham (NGR: SP 88871 14078). 



 
 

Appendix B_Principle Watercourses.docx IV 
 

Watercourse name Classification Catchment Description 

Buckland Ditch Main River Thame 
The Buckland Ditch also flows from its source near Buckland (NGR: SP 89188 12791) in a northern direction 
beneath the A41 Road before converging with the Buckland Brook (NGR: SP 88879 13550).  

Burcott Brook Main River Thame 

The Burcott Brook flows from its source near Hale Farm and Hulcott (NGR: SP 86480 16149) in a generally 
southern direction for approximately 3.38km through mainly agricultural land. The Brook converges with the 
Bear Brook Stream on the eastern edge of Aylesbury approximately 0.28km south of Old Manor Farm in the 
Broughton area (NGR: SP 85031 13610).   

California Brook Main River Thame 

The California Brook is a southern tributary of the Bear Brook Stream and an overflow channel for the Grand 
Union Canal in the centre of Aylesbury. The watercourse flows from its source near Old Brewery Close in a 
south-west direction though several culverts, including a long and relatively low soffit railway culvert. The 
Brook converges with the Bear Brook Stream west of Oxford Road (NGR: SP 81226 13665).  

Castle Park Stream Main River Thame 
Castle Park Stream rises near Church Lane (NGR: SP 87336 07224) and flows north through the centre of 
Wendover for approximately 2.45km. The stream converges with the Blue Sky Brook at the junction between 
Halton Lane and Moor Park in northern Wendover (NGR: SP 86579 09396).  

Chalkshire Stream Main River Thame 
Chalkshire Stream is a small 0.76km stream that flows along the southern boundary of AVD from its source at 
Nash Lee Road (NGR: SP 84408 08541). The stream generally flows in a northern direction before abruptly 
flowing east and converging with the Stoke Brook (NGR: SP 84371 09134).  

Chearsley Brook Main River Thame 
The Chearsley Brook rises near Cartersmead Spinney (NGR: 69257 15430) and is a major tributary of the 
River Thame. The watercourse generally flows in a southern direction through mainly agricultural land before 
converging with the River Thame at Home Copse north-west of Haddenham (NGR: SP 71837 09212).  

Church Lane Drain Main River Thame 
A small 0.08km drain that flows in a northern direction through the Wendover Recreation Ground before 
converging with the Castle Park Stream (NGR: SP 87098 07448).  

Coldharbour Way Ditch Main River Thame 

Coldharbour Way Ditch originates on the Roman Road to the west of the Aylesbury Business Centre (NGR: 
SP 80538 14619) and is a northern tributary of the Bear Brook Stream. The watercourse flows in a southern 
direction and drains a small urban area comprising the Aylesbury Business Centre and trading estate. The 
Ditch converges with the Bear Brook Stream on Coldharbour Way (NGR: SP 80176 13980).  

Crendon Stream Main River Thame 

The Crendon Stream originates on the Long Crendon Road approximately 0.19km south-west of Long 
Crendon (NGR: SP 68777 08296). The stream generally flows in a southern direction through mainly 
agricultural land before converging with the River Thame approximately 0.68km north-west of Thame (NGR: 
SP 69513 06651).  

Creslow Brook Main River Thame 
The Creslow Brook flows from its source north of Beechmoor Farm in an eastern direction towards Willow 
Brook Farm where the watercourse converges with the Hardwick Brook (Buckinghamshire) (NGR: SP 82927 
21043).  

Dad Brook Main River Thame 
The Dad Brook flows from its source near DadBrook Hill (NGR: SP 73961 20569) in an eastern direction 
through mainly agricultural land. The Brook converges with the River Thame approximately 0.73km north-
west of the Aylesbury Road (NGR: SP 72334 09757).  

Danes Brook Main River Thame 
Danes Brook rises near Touchbridge Farm (NGR: SP 64031 14138) and flows in a south-west direction 
through mainly agricultural land. The watercourse continues to flow beneath the M40 and past Pasture Farm 
before leaving AVD near Oakley Road (NGR: SP 60702 12099).   
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Danes Brook (North) Main River Thame 
A small (0.16km) watercourse that flows in a southern direction and converges with Danes Brook 
approximately 0.41km west of Touchbridge Farm (NGR: SP 63842 14140).   

Denham Brook Main River Thame 

Denham Brook rises at Ladymead Farm (NGR: SP 75920 19986) and flows in a south-east direction through 
agricultural land. The watercourse is joined by the Denhma Hill Lane Ditch and the Pitchcott Brook before it 
meanders and begins to flow in a south-west direction. The Brook converges with the Fleet Marston Brook 
approximately 0.75km south of the Merstone, Lower Fleetmarston and Lower Farms (NGR: SP 78062 
16976).    

Denham Hill Lane Ditch Main River Thame 
Denham Hill Lane Ditch is a small 0.78km Ditch that originates at and flows parallel to Carters Lane before 
converging with the Denham Brook (NGR: SP 76669 19438).  

Dorton Brook Main River Thame 
A small 0.55km Brook located approximately 0.35km east of Dorton. The watercourse flows in an eastern 
direction and converges with the Chearsley Brook (NGR: SP 69038 14036).  

Drayton Brook Main River Thame 
The Drayton Brook originates from the B489 Road (NGR: SP 89654 13072) and flows in a northern direction 
for 1.24km before joining the Buckland Brook approximately 0.08km south of the Grand Union Canal (NGR: 
SP 88900 13929).  

Draytonmead Brook Main River Thame 

The Draytonmead Brook rises in Aston Clinton (NGR: SP 88273 12054) and flows in a northern direction 
towards Hulcott. Before reaching Hulcott, the watercourse is joined by the Draytonmead Lane Ditch and the 
Burcott Brook. The Brook converges with the River Thame approximately 0.50km east of Hulcott (NGR: SP 
86098 16769).  

Draytonmead Lane Ditch Main River Thame 
The Draytonmead Lane Ditch originates from the Aylesbury Arm of the Grand Union Canal (NGR: SP 85971 
14075) and flows north-east to converge with the Draytonmead Brook (NGR: SP 86527 14615).  

Dunmill Brook Main River Thame 
The Dunmill Brook flows from its source near Whitchurch (NGR: SP 80004 20267) in a southern direction 
parallel with the A413 Road for approximately 2.53km before converging with the Hardwick Brook 
(Buckinghamshire) near Uppings Farm (NGR: SP 80059 18021).  

ElmBrook Main River Thame 
The ElmBrook rises near ElmBrook Farm (NGR: SP 81953 08954) and flows in a north-west direction 
towards Aylesbury Vale District. Once within the district boundary, the watercourse converges with the 
Scotsgrove Brook (NGR: SP 80175 09922).  

Fleet Marston Brook Main River Thame 

The Fleet Marston Brook is one of the principle tributaries of the River Thame. The watercourse originates 
approximately 1.03km north of Waddesdon (NGR: SP 73934 18252) and flows in a generally southern 
direction through mainly agricultural land. The watercourse is joined by the Denham Brook before flowing past 
Fleet Marston and Berryfield and converging with the River Thame (NGR: SP 78469 14559).  

Folly Farm Ditch Main River Thame 
The Folly Farm Ditch is a small 1.13km Ditch that originates and flows from Folly Farm in a southern direction 
parallel with the Stanbridge Road. The Ditch converges with the Scotsgrove Brook approximately 0.28km 
south-east of the Haddenham Garden Centre (NGR: SP 75350 08179).   

Haddenham Stream Main River Thame 
The Haddenham Stream rises from Rudd’s Lane in the Townsend area (NGR: SP 74314 09352) and flows in 
a southern direction through the centre of Haddenham. South of Haddenham, the watercourse crosses the 
railway line before converging with the Scotsgrove Brook at Hook Covert (NGR: SP 73894 07377).  
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Halton Brook Main River Thame 

The Halton Brook originates near the Rosemead Covert and Airfield (NGR: SP 87593 10908) and flows in a 
northern direction towards Aston Clinton. The Brook crosses the Weston and Aylesbury Roads in Aston 
Clinton and continues to flow in a northern direction before converging with the Bear Brook Stream (NGR: SP 
87096 12771).  

Hardwick Brook Main River Thame 

The Hardwick Brook rises in the in the centre of AVD approximately 1.10km south of Littlecote (NGR: SP 
83160 23323) and is one of the principle tributaries of the River Thame. From its source, the watercourse 
generally flows in a south-west direction between Hardwick and Weedon and along the eastern edge of 
Berryfield. The Hardwick Brook is joined by several other watercourses (Littlecote, Creslow, Dunmill Brooks 
and the Weedon Ditch) before it converges with the River Thame north-west of Aylesbury (NGR: SP 79831 
15462).   

Hartwell Ditch Main River Thame 

The Hartwell Ditch originates in the west of Aylesbury near Lower Hartwell (NGR: SP 79748 12868) and is 
one of the southern tributaries of the Bear Brook Stream. In the past, the Ditch was separated from the Stoke 
Brook and realigned during the planning for Fairford Leys. The Hartwell Ditch joins the Bear Brook Stream 
approximately 0.15km south of Bessemer Crescent (NGR: SP 79211 14184).   

Hewdon Farm Ditch Main River Thame 
A small 0.61km Ditch that originates near Hewdon Farm (NGR: SP 75704 09283) and flows in a southern 
direction to converge with the Scotsgrove Brook (NGR: SP 76017 08773).  

Horange Brook Main River Thame 
The Hornage Brook originates near Horange Farm (NGR: SP 67346 10721) and flows in a south-west 
direction through agricultural land before converging with the Addingrove Brook approximately 0.89km south-
west of Hornage Copse (NGR: SP 65722 09718).   

Ilmer Upper Ditch Main River Thame 

The Ilmer Upper Ditch flows from its source near North Mill Farm (NGR: SP 77917 04302) in a north-west 
direction towards Parkill Covert. A second arm of the Ditch originates from Shrove Furlong Farm (NGR: SP 
75295 06281) and generally flows west. The two arms of the Ditch converge and continue to flow in a north-
west direction towards Kingsey before converging with the Kingsey Cuttle Brook (NGR: SP 74255 06162).  

Ixhill Brook Main River Thame 
The Ixhill Brook flows from the B4011 Road (NGR: SP 65055 11926) in a southern direction towards Meads 
Farm and Ixhill. Upon reaching Ixhill, the watercourse converges with the Worminghall Brook (NGR: SP 
65517 10567).  

Kingsey Cuttle Brook Main River Thame 

The Kingsey Cuttle Brook is located along boundary of Ayleesbury Vale District and flows in a north-western 
direction from its source near Skittle Green (NGR: SP 76846 02909). The watercourse generally flows 
towards the Kingsey and crosses the A4129 Road before converging with the Scotsgrove Brook (NGR: SP 
72376 07073).  

Littlecote Brook Main River Thame 
The Littlecote Brook is a small tributary of the Hardwick Brook (Buckinghamshire) located approximately 
1.16km west of Cublington. The watercourse converges with the Hardwick Brook between Creslow and 
Cublington (NGR: SP 82596 22027).  

Lower Hartwell Ditch Main River Thame 

The Lower Hartwell Ditch originates in the west of Aylesbury at Lower Hartwell Farm (NGR: SP 79349 
12903). The watercourse then flows in a north-east and converges with the Hartwell Ditch (NGR: SP 80008 
13221), which goes on to flow through the southern section of Aylesbury before joining the Bear Brook 
Stream.  

Meadacre Brook Main River Thame 
The Meadacre Brook originates at Roundhill Cottages (NGR: SP 81265 08169) and flows north-west along 
the boundary of AVD for 2.71km. At Fox Covert, the Brook converges with Meadle Brook (NGR: SP 78969 
08336). 
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Meadle Brook Main River Thame 
Meadle Brook flows from its source at Fox Covert (NGR: SP 78969 08336) in a north-west direction between 
Aston Sandford and Ford. The watercourse flows beneath Chapel Road before converging with the 
Scotsgorve Brook (NGR: SP 76806 08941).  

Oakley Brook Main River Thame 
The Oakley Brook is one of the larger tributaries of the Worminghall Brook. The watercourse flows south from 
its source near Oakley (NGR: SP 64257 12188) through mainly agricultural land before converging with the 
Worminghall Brook approximately 0.52km south-west of Ixhill (NGR: SP 65256 10039).  

Old Rectory Farm Ditch Main River Thame 
A small 0.39km Ditch located in south Aston Clinton. The Ditch flows east from Bishops Field and 
Stablebridge Road towards Aston Clinton Park where it converges with the Bear Brook Stream (NGR: SP 
88705 11666).  

Parkhill Ditch Main River Thame 
Parkhill Ditch flows from its source at Parkhill Covert in a northern direction for 0.81km before it converges 
with the Ilmer Upper Ditch approximately 0.73km west of Shrove Furlong Farm (NGR: SP 74481 06066).  

Peppershill Brook Main River Thame 

Peppershill Brook orginates along the B4011 Road near Hornage Farm (NGR: SP 67640 10623) and 
generally flows in a south-west direction through Peppershill and towards Little Ickford. The 6.03km 
watercourse is joined by the Westfield Farm Ditch and the Shabbington Brook before it converges with the 
River Thame approximately 1.31km south-west of Shabbington (NGR: SP 65338 06390).    

Pitchcott Brook Main River Thame 
The Pitchcott Brook originates near Pitchcott (NGR: SP 78203 20534) and flows in a southern direction for 
3.18km before joining the Denham Brook between Whitesfield and Folly Farms (NGR: SP 78654 18453).   

Scotsgrove Brook Main River Thame 

The Scotsgrove Brook is one of the principle tributaries of the River Thame. The watercourse rises in Little 
Kimble (NGR: SP 82449 07077) and flows north-west towards Bishopstone. Upon reaching Bishopstone, the 
watercourse generally begins to flow in a south-west direction past Haddenham and along the boundary of 
Aylesbury Vale District. The watercourse converges with the River Thame at the B4011 (Thame Road) north 
of Thame (NGR: SP 70464 06985).   

Sedrup Ditch Main River Thame 
The Sedrup Ditch originates in Sedrup and is a tributary of the Stoke Brook (NGR: SP 80168 11550). The 
Ditch generally flows in a north direction from Sedrup towards the Southcourt area of Aylesbury. The Ditch 
joins the Stoke Brook near the Oxford Road (A418) (NGR: SP 80661 12770).  

Shabbington Brook Main River Thame 

The Shabbington Brook originates at Credon House (NGR: SP 67690 09008) and generally flows in a south-
west direction though agricultural land towards Shabbington. The watercourse flows beneath the Ickford Road 
before converging with the Peppershill Brook approximately 0.80km west of Shabbington (NGR: SP 65572 
06651).  

Southcourt Brook Main River Thame 

The Southcourt Brook is one of the main southern tributaries of the Bear Brook Stream and drains the south-
western part of Aylesbury Town. The watercourse originates near William Harding Combined School (NGR: 
SP 82884 12140) and flows north-west through the Southcourt area of Aylesbury. The Southcourt Brook and 
the Bear Brook Stream converge near the railway line at Coldharbour Way (NGR: SP 80535 13962).  

Standals Ditch Main River Thame 
Standals Ditch is a small 0.95km Ditch located in Bishopstone. The Ditch flows from its source near Standall’s 
Farm in a south-west direction beneath the Bishopstone Road to converge with the Sctotsgrove Brook (NGR: 
SP 80483 10067).  
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Stocklake Brook Main River Thame 

The Stocklake Brook is one of the main northern tributaries of the Bear Brook Stream. The watercourse 
originates at Burcott (NGR: SP 83954 15176) and generally flows southwest through agricultural land. The 
Brook is known to cross several roads in culverts and flows through an industrial area before joining the Bear 
Brook Stream near Walton Mill (NGR: SP 82719 13940). A 30,000m2 FAS using a clay embankment was 
built on Stocklake Brook as part of the AVFAS in the mid-1990s.  

Stocklake Drain Main River Thame 
A small 0.11km drain located near the Aylesbury Arm of the Gran Union Canal and drains to the Stocklake 
Brook at the Stocklake Road (NGR: SP 83736 14235).  

Stockwell Brook Main River Thame 
The Stockwell Brook flows from its source at Stockwell Lane Farm (NGR: SP 79524 06629) north-west 
through mainly agricultural land. The watercourse flows along the AVD boundary before it converges with the 
Meadle Brook near the Lower Waldridge Farm (NGR: SP 78592 08227).  

Stoke Brook Main River Thame 

The Stoke Brook is one of the main southern tributaries of the Bear Brook Stream. The watercourse flows 
from its source at World’s End and the A413 Road (NGR: SP 85558 09181) along the south-western edge of 
Aylesbury and drains mainly agricultural land. The watercourse is joined by the Sedrup Ditch near the Oxford 
Road before it converges with the Bear Brook Stream at Trenchard Street (NGR: SP 80147 13904).  

Thame Main River Thame 

The River Thame is a tributary of the River Thames and the general course of the river is north-east to south-
west. Its confluence with the River Thames is at Dorchester. The source of the River Thame is several small 
streams all of which rise on the north side of the Chiltern Hills. The streams converge near Hulcott and 
Rowsham, to the north-east of Aylesbury (NGR: SP 86056 16766). The River Thame then flows south-west to 
the north of Aylesbury where it is joined by the Bear Brook Stream (NGR: SP 78559 14606) and several other 
watercourses. The river then passes the small villages of Nether Winchendon and Chearsley before reaching 
Thame.  

Thistle Brook Main River Thame 

The Thistle Brook flows from its source near Mentmore south-west along the AVD boundary for approximately 
3.56km before converging with several other watercourses to form the River Thame. The Thistle Brook 
converges with the River Thame in agricultural land approximately 2.25km south-east of Rowsham (NGR: SP 
87147 16724).  

Thomley Brook Main River Thame 

The Thomley Brook is a tributary of the River Thame. The Brook flows from its source at Jericho Farm (NGR: 
SP 63239 12105) in a southern direction through mainly agricultural land and underneath the M40. The 
watercourse leaves AVD at Long Spinney (NGR: SP 62340 09461) where it continues to flow south and 
converge with the River Thame at Waterperry.  

Towersey Brook Main River Thame 
The Towersey Brook flows from its source at Towersey north for 1.30km and along the AVD boundary before 
it joins the Kingsey Cuttle Brook approximately 0.71km south-west of Kingsey (NGR: SP 73765 06350).   

Waddesdon Brook Main River Thame 

The Waddesdon Brook is a 10.02km tributary of the Chearsley Brook. The watercourse originates at 
Waddesdon near the A41 Road (NGR: SP 74616 16846) and generally flows south-west through agricultural 
land before converging with the Chearsley Brook approximately 1.87km north-west of Chearsley (NGR: SP 
70207 11769).   

Weedon Ditch Main River Thame 
The Weedon Ditch flows from its source near Fields Farm south-west through agricultural land and beneath 
the Western Link Road before converging with the Hardwick Brook approximately 0.84km east of Berryfield 
(NGR: SP 79884 15960).   
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Wendover Brook Main River Thame 

The Wendover Brook is a southern tributary of the Bear Brook Stream and originates south of Wendover at 
Perry Street (NGR: SP 86292 08228). The watercourse flows north past Weston Turville and towards the A41 
Road where it converges with the Bear Brook Stream, approximately 1.71km downstream of Aston Clinton 
(NGR: SP 86145 12823).   

West End Ditch Main River Thame 
The West End Ditch is a southern tributary of the Bear Brook Stream that runs along the eastern edge of 
Aylesbury Town. After flowing beneath the Aston Clinton Road, the watercourse flows parallel with the 
Broughton Lane before converging with the Bear Brook Stream (BGR: SP 84455 13652).  

Westfield Farm Ditch Main River Thame 
A small 0.44km Ditch that flows through mainly agricultural land before converging with the Peppershill Brook 
approximately 0.34km north of Westfield Farm (NGR: SP 67070 09669).  

Willow Brook Main River Thame 
A small 0.10km Brook located in World’s End. The watercourse flows north and converges with the Blue Sky 
Brook at Halton Lane (NGR: SP 86514 09379).  

Wilstone Brook Main River Thame 
The Wilstone Brook flows north-east from its source in Wilstone and along the AVD boundary before 
converging with several other streams to form the River Thame. The watercourse converges with the River 
Thame in agricultural land approximately 2.25km south-east of Rowsham (NGR: SP 86507 16681). 

Worminghall Brook Main River Thame 

The Worminghall Brook is a 7.08km tributary of the River Thame and originates at the B4011 Road 
approximately 0.84km north-west of Addingrove Farm (NGR: SP 65765 11794). The watercourse generally 
flows south-west through Ixhill, beneath the Ickford Road and towards Worminghall. The watercourse is 
joined by the Ixhill, Oakley and the Addingrove Brooks before it converges with the River Thame on the AVD 
boundary approximately 1.01km north-east of Waterperry (NGR: SP 63774 07028).  

River Great Ouse and 
Backwaters 

Main River 
Upper Great 
Ouse 

The northern area of AVD, which includes Buckingham and Winslow, is drained by the River Great Ouse and 
Backwaters. The watercourse enters AVD at Brackley (NGR: SP 59441 36531) and flows south-east though 
Westbury, Water Stratford and Buckingham. The watercourse is then joined by the River Twins (NGR: SP 
72643 34481) before flowing north-east towards the northern edge of Milton Keynes.  

River Twins Main River 
Upper Great 
Ouse 

The River Twins is the main tributary of the River Great Ouse and Backwaters in AVD. The river flows from its 
source at Padbury Mill (NGR: SP 70957 30032) through mainly agricultural land in a north-west direction. The 
River flows beneath the London and A421 Roads before reaching its confluence with the River Great Ouse 
and Backwaters near the Thornborough Grounds (NGR: SP 72643 34481).  

NOTE: This table is based on information found within the Environment Agency’s Detailed River Network (DRN) database. There may be a number of Ordinary Watercourses within the study 
area which are not included within this table. 
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C Flood History   

C.1 Historical Flooding within Aylesbury 

Location Watercourse and Cause  Dates  Source  Comments  

West of Aylesbury Town: - 
Railway Bridge - Stone Bridge  

River Thame;  
Cause - Overflow of watercourses and existing 
flood defences. 

1947 

Bear Brook & Upper Thame 
Draft Flood History Database2, 
Peter Brett Associate, March 
2003.  

Since 1947 flooding land raised east of 
Railway Bridge & Stone Bridge that already 
had been developed for residential housing.  

North of Aylesbury Town:  
- Holman’s Bridge  
- Rowsham Bridge  

River Thame;  
Cause - Overflow of watercourses and existing 
flood defences. 

1947 

Bear Brook & Upper Thame 
Draft Flood History Database2, 
Peter Brett Associate, March 
2003.  

  

Broadfields 
Source: Ordinary watercourse and surface water 
Receptor: Properties around Broadfields 

? AVDC PFRA  

Broughton; Right Bank of GUC 
between Broughton Lane and 
Oakfield Road  

GUC, Aylesbury Arm  
Cause - Groundwater flooding. 

Historically 
Record of meeting between 
AVDC and Halcrow  

Underground flow path along the northern 
direction.  

Park Street and Highbridge 
Walk 

Bear Brook– exceedance of channel and 
structure capacity;  
Cause - Overflow of watercourses and existing 
flood defences. 

1954, 1959, 
1974 and 1980.  
Also in 2001 
(shopping trolley 
blockage at Park 
Street) 

Bear Brook & Upper Thame 
Draft Flood History Database2, 
Peter Brett Associate, March 
2003.  

AVFAS implemented in mid 1990s.  

Park Street Industrial Estate 
closed by High Street and Vale 
Park Drive at the west, 
Stocklake in the north Oakfield 
Road to the east side  

Bear Brook– Right bank of Bear Brook 
exceedance of channel and seepage;  
Causes Overflow of watercourses and existing 
flood defences and Groundwater flooding. 

2000, 2001 
Record of meeting between 
AVDC and Halcrow  

Recent flooding incidents question the 
effectiveness of AVFAS implemented in mid 
1990s.  

High Street  

Bear Brook  
Culvert Blockage flooded the vale and swimming 
pool;  
Cause - Mechanical, structural or operational 
failure (including due to blockages) of hydraulic 
structures, pumps etc; 

1999 

Bear Brook & Upper Thame 
Draft Flood History Database2, 
Peter Brett Associate, March 
2003.  

Permanent Trash screen supposed to be 
constructed by December 2002.  

Walton Mill  

Bear Brook  
Overtopping, inadequate surface water drainage 
after a ditch was filled up;  
Cause - Overflow of watercourses and existing 
flood defences. 

16 October 
1987,  
1974 

Bear Brook & Upper Thame 
Draft Flood History Database2, 
Peter Brett Associate, March 
2003.  

4 inch water depth at car park & petrol pump.  

Weedon Road  

Source: Highway runoff from Weedon Road  
Receptor: 66 Weedon Road and other garden 
and garages. 

July 2006 AVDC PFRA  
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Location Watercourse and Cause  Dates  Source  Comments  

Oliffe Close 
Source: Surface Water 
Receptor: Property in Oliffe Close 

? AVDC PFRA Some sewage surcharge  

Cleveland Road  
Source: Groundwater emergence 
Receptor: Properties on Cleveland Road  

? AVDC PFRA  

Lark Vale 
Source: Ordinary Watercourse at Dunsham Lane 
Receptor: Lark Vale 

? AVDC PFRA  

Janetta Close  
Source: Surface Water 
Receptor: Properties on Janetta Close 

? AVDC PFRA  

Exchange Street  
Source: Surface water runoff from high street  
Receptor: Exchange Street  

July 2006 
July 2007 
Aug 2009 

AVDC PFRA 
After 2007, some plastic pipe offcuts 
removed, but problem persists 

Industrial Estate, Osier Way  

Bear Brook  
Overtopping left bank, 20m downstream of GUC 
Siphon;  
Cause - Overflow of watercourses and existing 
flood defences. 

16 October 1987 

Bear Brook & Upper Thame 
Draft Flood History Database2, 
Peter Brett Associate, March 
2003.  

6 inch water depth at industrial units & an 
electricity substation flooded.  
AVFAS implemented in mid 1990s.  

Denby Walk  

Bear Brook  
Overtopping left bank. Upstream of the siphon 
blocked by debris and trees;  
Causes Overflow of watercourses and existing 
flood defences and Mechanical, structural or 
operational failure (including due to blockages) of 
hydraulic structures, pumps etc; 

16/10/1987 

Bear Brook & Upper Thame 
Draft Flood History Database2, 
Peter Brett Associate, March 
2003.  

AVFAS implemented since.  

Stocklake Industrial Estate  

Stocklake Brook  
Blockage at Pembrook Road Bridge and Osier 
Way Road Bridge;  
Cause iii  

16/10/1987 

Bear Brook & Upper Thame 
Draft Flood History Database2, 
Peter Brett Associate (PBA), 
March 2003.  

AVFAS implemented since.  

Health Centre near the railway 
station  

California Brook  
Cause - Overflow of watercourses and existing 
flood defences. 

1974 
Aylesbury Arterial Drainage 
Study, NRA Thames Region, 
December 1989  

AVFAS implemented since.  

Verney Walk, Paterson Road, 
Russell Avenue, Churchfill 
Avenue, Hartwell End, Oxford 
Road, Fowler Road  

Southcourt Brook;  
Cause - Overflow of watercourses and existing 
flood defences. 

1947 
Flood Outline Map, Bear Brook & 
Upper Thame Draft Flood History 
Database2, PBA, March 2003.  

  

Luvric Road, Edinburgh Sports 
Ground and nearby school  

Southcourt Brook;  
Cause - Overflow of watercourses and existing 
flood defences. 

1954 
Flood Outline Map, Bear Brook & 
Upper Thame Draft Flood History 
Database2, PBA, March 2003.  

  

Downstream of Stoke Brook  

Southcourt Brook;  
Cause - Overflow of watercourses and existing 
flood defences.  

1947, 1954, 
1963, 1968 

Flood Outline Map, Bear Brook & 
Upper Thame Draft Flood History 
Database2, PBA, March 2003.  

  

Woodford Close, Fairford Leys 
Way, Phillips Road, 
Coldharbour Way  

Southcourt Brook;  
Cause - Overflow of watercourses and existing 
flood defences. 

1954 
Flood Outline Map, Bear Brook & 
Upper Thame Draft Flood History 
Database2, PBA, March 2003.  
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Location Watercourse and Cause  Dates  Source  Comments  

Eastern Street  Cause - Groundwater flooding. 2003 
Environment Agency/ Report 
from the public  

Springs from Portland Limestone 
outcropping over clay.  

Stone, Eythrope Road  Cause - Groundwater flooding Oct-01 
Environment Agency/ Report 
from the public  

Spring from Portland and Purbeck beds over 
clay  

Stone  Not known  Jan-03 AVDC   

North East Aylesbury, near 
Manor Park  

Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

Since 2000 Thames Water  

8 properties flooded by foul water from 
overloaded sewers  
1 property flooded by surface water from 
overloaded sewers  

North East Aylesbury, 
Watermead  

Field Ditch;  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

Dec-06 
 

Environment Agency and AVDC  Environment Agency and AVDC  

Highbridge Walk  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

July 2006 
July 2007 
Aug 2009 

Report from the public and follow 
up investigation by AVDC  

Surface Water Sewers  

Barnard Crescent  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

19-20 June 2007 AVDC  
Excessive water in the carriageway from 
road drainage being overwhelmed  

Cambridge Street, Wooton 
Path, Meadowcroft, Norfolk 
Terrace  

Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

19-20 June 2007 Bucks Fire and Rescue  Investigations followed by BCC  

Adjacent Tesco  
Heavy rain and choked lock bypass, Overtopping 
dimensions 6m x 0.08m  

Mar-08 British Waterways    

B4443 Stoke Mandeville 

Cause - Saturated winter catchment, excess 
runoff filled the road drainage system and in the 
early hours on 7th February, further rainfall led 
exceedance of the drainage system. 

Feb-14 Bucks County Council Records 

The heavy rainfall overwhelmed the drainage 
system and was exacerbated by a number of 
blockages within the drainage system. This 
lead to the flooding of Lower Road on 
several occasions during the winter and 
flooding of a residential property internally in 
early February 
Initial findings suggest that six properties 
were affected by floodwater, including four 
residential properties.  

The Willows, Aylesbury  

Stoke Brook / Sedrup Ditch, Bear Brook 
Catchment 
Cause -  Stoke Brook and Sedrup Ditch close to 
capacity due to saturated winter catchent. 
Further rainfall in the early hours on 7th February 
2014 exceeded the capacity of the surface water 
drains and the water courses  

Feb-14 Bucks County Council Records 

The flooding began during the early hours of 
the morning of 7th February 2014 and 
resulted in 80 properties flooding internally 
Due to the high water levels in the river the 
surface water was not able to drain down 
gullies and connecting pipes and may have 
backed up through the gullies from the river. 
Any blockage or constriction due to the 
culvert size at the A418 culvert would have 
increased water levels in the river and 
increased the flooding 
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C.2 Historical Flooding outside Aylesbury 

Location Watercourse and Cause  Dates  Source  Comments  

Adstock 

Source: Ordinary Watercourse 
Receptor: A413 road where it crosses 
watercourse 

? ACDV PFRA  

Akeley  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

? Anglian Water  1 area affected by external sewer flooding3  

Aston Clinton  
Grand Union Canal (GUC), Wendover Arm;  
Cause - Groundwater flooding. 

2002 
Record of meeting between 
AVDC and Halcrow  

Seepage through embankment, not by 
overtopping.  

Aston Clinton  Not known  Jan-03 AVDC    

Ashton Clinton, Denis Close 
Source: Surface water, field runoff 
Receptor: Denis Close  

Winter 2001 AVDC PFRA  

Aston Clinton, 4 Dennis Close  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

Feb-01 
Environment Agency/ Report 
from public  

Chalk – spring line visible above property  

Aston Clinton, Bucks CC 
building at Green Park  

Cause - Localised surface water flooding 
(including sewer flooding and overland flooding);  

Feb-01 
Environment Agency/ Report 
from public  

Actually thought to be from the Aylesbury 
Arm of the Canal  

Beachampton  

Brook flowing through the village;  
Cause - Overflow of watercourses and existing 
flood defences 

? Bedford Group of IDB  
Main street and watery lane flooded due to 
inadequate capacity  

Beachampton, High Street  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

? AVDC  
Flash response causing High Street to flood 
3 to 4 times last year  

Bierton  Not Known  Jan-03 AVDC    

Bishopstone, Aylesbury 

Standall’s Ditch, Thame Catchment 
Cause - Saturated winter catchment folowed by 
above average rainfall caused excess runoff that 
exceeded the capacity of local watercourses and 
the highway drainage system. 

Dec 2013 – Feb 
2014 

Bucks County Council Records 

The main river, Standall’s Ditch, was 
breached as it enters Bishopstone. The 
water used the highway as a second flow 
path, making its way into the village and to 
its lowest point. 
Severe floods caused at least two properties 
in Bishopstone to flood internally  
The highway was closed both on 24th 
December and 7th February by Transport for 
Bucks and the road closures stayed in place 
for two to three days after each event 

Brill, Crossroads  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

Jan-03 
Environment Agency/ Report 
from public  

Lower Greensand and Portland beds 
causing springs over clay  

Brill, north east Rid's Hill 
Source: Surface Water  
Receptor: Road 

? AVDC PFRA  

Brill, west near Touchbridge 
Source: Unknown 
Receptor: Unknown 

?   

Brookside, Lillingstone Lovell  

Source: Ordinary Watercourse 
Receptor: Houses adjacent to road 
Mitigation: BCC works under bridge 

? AVDC PFRA  
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Buckingham 

Great River Ouse 
Cause - River levels in the Great Ouse rose 
rapidly on the 9th March following a months' 
worth of rainfall falling within 12 hours on to a 
saturated catchment 

9 - 10 March 
2016 

Bucks County Council Records 

The Great Ouse overtopped its banks in low 
lying areas of Buckingham, with 6 properties 
affected by floodwater along Wall Street and 
Nelson Street. 
Vehicles driving through standing water on 
some roads caused additional water to wash 
towards properties. 
It is also likely that the surface water 
drainage system was less able to discharge 
due to the high levels in the Great Ouse, 
potentially contributing to the standing water 
on highways.   

Buckingham  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

? Anglian Water  

4 areas affected by external sewer flooding 
only; 1 area by both internal and external 
sewer flooding3  

Buckingham – Community 
Facilities at the West End 
Bowls Club, Chandos Park 
Bowls Club, Stratford Fields 
Football Club and Buckingham 
Town Football Club  

River Great Ouse and other sources  July 20-21 2007  
Owner-occupiers of Community 
Facilities  

  

Buckingham – Houses in 
Chandos Road, Cecils Yard, 
Fishers Field, Nelson Street, 
March Edge, Norton’s Place, 
Pateman Close, Stratford 
Road, Victoria Row, Well 
Street, Wharfside Place  

River Great Ouse and other sources  July 20-21 2007  Home owner-occupier reports  Approximately 75 properties were flooded  

Buckingham – various 
businesses in Nelson Street, 
Wharf Yard, Stratford Road, 
Tingewick Road Industrial 
Estate, Bridge Street, Ford 
Street, Well Street  

Rive Great Ouse and other sources  July 20-21 2007  Business owner-occupiers    

Buckingham Town Centre  

River Great Ouse;  
Cause - Overflow of watercourses and existing 
flood defences 

1979 (25 yr 
return period), 
1998 (between 
70-100 yr return 
period), January 
2003 and others 
in 1980’s/1990’s  

Pre-feasibility Study for 
Buckingham, Posford Duvivier, 
July 1999.  
Buckingham Flood Defence 
Improvement Scheme, Project 
Appraisal Report (EA – Atkins).  
Environment Agency.  

Channel improvement works implemented in 
1979 to 1 in 25 yr Standard of Protection 
(SoP). Also, further work implemented in 
1980’s, 1990’s. and flood resilience 
measures in 2010  

Buckingham University – 
Students Union Building and 
Franciscan Building  

Rover Great Ouse and other sources  July 20-21 2007  University of Buckingham    
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Buckingham, Bourton Road  

River Great Ouse;  
Cause - Overflow of watercourses and existing 
flood defences 

? Bedford Group of IDB  
Ouse back-up downstream causes Padbury 
Brook to flood..  

Buckingham, Chandos Park, 
Buckingham Tennis Club and 
Buckingham Town Football 
Club’s Ford Meadow ground  

River Great Ouse;  
Cause - Overflow of watercourses and existing 
flood defences 

22 January 1999 
Buckingham and Winslow 
Advertiser  

“Chandos Park and Buckingham Tennis Club 
were submerged on Wednesday morning 
and, Buckingham Town Football Club’s Ford 
Meadow ground falls foul of the waters 
again.” 

Calvert, Grebe Lake  
Cause - Overflow of watercourses and existing 
flood defences 

03 November 
2000 

Buckingham and Winslow 
Advertiser  

“Drivers all but became divers for this brave 
route by Grebe Lake near Calvert.”  

Cattleford Bridge  

Great Ouse;  
Cause - Overflow of watercourses and existing 
flood defences 

?   upstream floodplain of Great Ouse  

Chardon, Spencer Gardens 
Source: Surface water from fields 
Receptor: Spencer Gardens 

Winter 2001 AVDC PFRA  

Chearsley 
Source: Surface Water  
Receptor: Road 

? AVDC PFRA  

Church End, Leckhampstead 

River Leck, Great River Ouse Catchment 
Cause - River levels in the River Leck rose 
rapidly on the 9th March following a months' 
worth of rainfall falling overnight on to a saturated 
catchment. The River Leck overtopped its banks 
through Church End. 
 
 
There were also contributions from overland 
flows running off the saturated valley sides.    

9 - 10th March 
2016 

Bucks County Council Records 

Two properties at Church End were affected 
by floodwater overtopping the River Leck, 
high velocity and depths of floodwater across 
the rain access route led to the town 
becoming inaccessible by vehicle for a 
number of hours. 

Church End, Leckhamstead 
Source: Ordinary Watercourse 
Receptor: 9 dwellings affected as well as church 

2001 AVDC PFRA Feasibility study underway 

Cuddington  Not Known  Jan-03 AVDC    

Dinton  Not Known  Jan-03 AVDC    

Drayton Beauchamp, near 
Tring  

Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

Mar-01 
Environment Agency/ Report 
from the public  

Lower Chalk  

East Claydon 
Source: Surface Water 
Receptor: Properties in East Clayton 

Winter 2001 AVDC PFRA  

Edlesborough  Not Known  Jan-03 AVDC    

Ford  Not Known  Jan-03 AVDC    

Gawcott 
Source: Ordinary watercourse and surface water 
Receptor; Ordinary Watercourse 

Jan-02 AVDC PFRA  

Gawcott  Not Known  Jan-03 AVDC    
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Gawcott  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

? Anglian Water  1 area affected by external sewer flooding3  

Granborough 
Source: Ordinary Watercourse 
Receptor: Road 

? AVDC PFRA 2 separate events recorded 

Great Horwood 
Source: Ordinary Watercourse 
Receptor: Road 

? AVDC PFRA  

Grendon Underwood  Not Known  Jan-03 AVDC    

Haddenham, Townsend 
Source: Ordinary Watercourse 
Receptor: Road 

? AVDC PFRA  

Hardwick  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

Since 2000 Thames Water  
1 property flooded by surface water from 
overloaded sewers  

Horton-cum-Studley  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

Since 2000 Thames Water  
2 properties flooded by foul water from 
overloaded sewers  

Ickford  
Caused localised surface water flooding 
(including sewer flooding and overland flooding); 

Jan-03 AVDC  
Groundwater seepage and surcharge outfalls 
on highway  

Ickford, Church Road 
Source: Fluvial 
Receptor: Properties on Church Road 

Winter 2001 AVDC PFRA Mitigation: Ditch clearance downstream 

Ivinghoe Aston  

Brook flowing through the village; cause - 
Overflow of watercourses and existing flood 
defences 

Jan-03 Bedford Group of IDB  Flooding due to drainage pipe problem  

Ivinghoe Aston  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

? Anglian Water  1 property affected by external flooding only3  

Jubilee Bridge near Padbury 
Source: Ordinary Watercourse 
Receptor: Road 

? AVDC PFRA  

Kingswood, A21 
Source: Fluvial 
Receptor: A41 road 

? AVDC PFRA  

Leckhampstead  

River Leck;  
Cause - Overflow of watercourses and existing 
flood defences 

? Bedford Group of IDB    

Leckhampstead,  River Leck/ River  ? Bedford Group of IDB  Road flooding,  

Ledburn 

Source: Surface water from poorly maintained 
ditches 
Receptor: Houses within Manor Farm. 

? AVDC PFRA  

Ledburn and Grove  

Brook flowing through the village; Cause - 
Overflow of watercourses and existing flood 
defences 

? Bedford Group of IDB  Fields flood  

Lillingstone Dayrell 

Source:  Ordinary Watercourse 
Receptor: A413 road where it crosses the 
watercourse 

? AVDC PFRA  

Little Horwood  
Caused localised surface water flooding 
(including sewer flooding and overland flooding); 

Jan-03 AVDC  
Flash flooding due to overland flow and 
overtopping of a minor watercourse  
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Little Horwood 

Source: Ordinary Watercourse 
Receptor: Properties in Clays Lane and 1 
Mursley Road 

Winter 2001 
Summer 2007 

 Feasibility study underway 

Ludgershall  Not Known  Jan-03 AVDC    

Main Street, Tingewick  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

July 20 2007  Resident owner-occupier  AVDC investigated  

Marsh Gibbon  
Source: Ordinary Watercourse 
Receptor: Road 

Jan-03 
2001/2002 

AVDC    

Marsh Gibbon, Station Road  
Overflowing pond; Cause - Overflow of 
watercourses and existing flood defences 

03 November 
2000 

Buckingham and Winslow 
Advertiser  

“An overflowing stopping deliveries to and 
from the post office and shop in Station 
Road”. 

Mursley  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

? Bedford Group of IDB    

Nether Winchendon  Not Known  Jan-03 AVDC   

Newport Pagnell and Leighton 
Buzzard4  

River Ouzel;  
Cause - Overflow of watercourses and existing 
flood defences 

1992 Great Ouse Draft CFMP  
Heavy rain following a long dry period 
overwhelmed the River Ouzel.  

Newton Longville  Not Known  
19 July 1968  
Jan-03 

Bletchley Gazette AVDC    

Newton Longville 

Source: Surface Water from poorly maintained 
road ditch 
Receptor: Car Park 

Jan 2002 AVDC PFRA  

Northall  Not Known  Jan-03 AVDC    

Northall  
Source: Surface Water 
Receptor: Road and threatened properties 

? AVDC PFRA  

Oakley  Not Known  Jan-03 AVDC    

Oakley, Sun Crescent Surface Water Winter 2001 AVDC PFRA  

Padbury, West of the Main 
Street 

Source: Surface water 2001 AVDC PFRA  

Padbury, Oxlane Bridge  

Padbury Brook;  
Cause - Overflow of watercourses and existing 
flood defences 

Jan-03 Bedford Group of IDB  Road flooding  

Pitstone, Marsworth Road 
Source: Surface water, runoff from fields 
Receptor: Marsworth Road 

Winter 2001 AVDC PFRA Mitigation: Ditch clearance downstream 

Pitstone Green  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

? Bedford Group of IDB  Overland flooding  

Pitstone Green  

Whistle Brook;  
Cause - Overflow of watercourses and existing 
flood defences  

? Bedford Group of IDB  Fields flood  

Princes Risborough, 
Horsenden  

Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

Dec-02 
Environment Agency/ Report 
from the public  

Lower Chalk  
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Radclive – Mill House and Old 
Barns  

Unclear  19-20 July 2007  AVDC  Post-event survey in 31 October 2007  

Rowsham  Not Known  Jan-03 AVDC    

Shabbington  Not Known  Jan-03 AVDC    

Slapton  Not Known  ? Bedford Group of IDB  Fields flood  

Slapton, Old Spice Mill  
River Tove; Cause - Overflow of watercourses 
and existing flood defences 

03 November 
2000 

Buckingham and Winslow 
Advertiser  

“Clifford and Denise Jamison of the Old 
Spice Mill at Slapton found their grounds 
flooded by the River Tove.”  

Soulbury  Not Known  Jan-03 AVDC    

Steeply Clayton, North End  
Source: Surface Water 
Receptor: North End Road 

Winter 2001 AVDC PFRA  

Steeple Claydon, White Bridge  

Claydon Brook;  
Cause - Overflow of watercourses and existing 
flood defences 

 ? 
 

  Road flooding  

Stoke Hammond  Not Known  ? AVDC  
Two properties at risk of flooding near 
Orchard Mill  

Stoke Hammond, Rose 
Cottage  

Not Known  19 July 1968 Bletchley Gazette  
“At Rose Cottage, Stoke Hammond, where 
the water was waist-deep…”  

Thornborough  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

22 January 1999 
Buckingham and Winslow 
Advertiser; AVDC  

“A stranded digger sits in the middle of a 
flooded field in Thornborough.”; Regular 
overland flooding from the hillside according 
to AVDC  

Thornborough 

Source: Surface Water  
Receptor: Valley village (10 houses, approx.) and 
college 
Mitigation: Some drainage improvement made, 
but village still vulnerable 

July 2000  
July 2007 

AVDC PFRA  

Thornton (West) 

Source: Ordinary Watercourse and Surface 
Water 
Receptor: Highway 

? AVDC PFRA  

Thornton  

Source: Ordinary Watercourse 
Pathway: Road 
Receptor: New properties adjacent to road 

? AVDC PFRA  

Towersey  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

Since 2000 Thames Water  
1 property flooded by foul water from 
overloaded sewers  

Twyford  

Padbury Brook;  
Cause - Overflow of watercourses and existing 
flood defences 

Jan-03 Bedford Group of IDB  
Watercourse overflowing along road, no 
properties flooded  

Twyford  

Padbury Brook; 
Cause - Overflow of watercourses and existing 
flood defences 

Jan-03 Bedford Group of IDB  
Watercourse overflowing along road, no 
properties flooded  
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Twyford, Three Bridge Mill and 
Twyford Mill  

Padbury Brook;  
Cause - Overflow of watercourses and existing 
flood defences 

? Bedford Group of IDB  
Field flooding and dip in highway where 
water collects. 

Waddesdon  Not Known  Jan-03 AVDC    

Waddesdon  
Cause - Localised surface water flooding 
(including sewer flooding and overland flooding); 

Since 2000 Thames Water  
3 properties flooded by foul water from 
overloaded sewers  

Wendover, Halton Lane  

Cause mechanical, structural or operational 
failure (including due to blockages) of hydraulic 
structures, pumps etc and localised surface 
water flooding (including sewer flooding and 
overland flooding); 

? AVDC  

Flooding to the road and a few properties 
mainly from the surcharging of former 
highway drain (now enmained as main river 
by the EA) – exacerbated by blocked culvert  

Westbury  Not Known  Jan-03 AVDC    

Westcott  Not Known  Jan-03 AVDC    

Weston Turville, Main Street 
Source: Surface water, field and urban runoff 
Receptor: Main Street 

Feb 2002 AVDC PFRA  

Weston Turville, Worlds End 
Lane 

Source: Surface water, urban runoff  Feb 2002 AVDC PFRA  

Whitchurch, Market Hall  
Source: Surface Water 
Receptor: Market Hall  

? AVDC PFRA  

White Bridge, near Steeple 
Clayton 

Source: Ordinary Watercourse 
Receptor: Road 

? AVDC PFRA  

Wing 
Source: Ordinary Watercourse 
Receptor: Road  

? AVDC PFRA  

Wingrave, Wingrave Cross 
Roads  

Source: Surface Water  
Receptor: Wingrave Cross Roads 

? AVDC PFRA  

Wingrave, Oxley's Farm 
Source: Surface Water  
Receptor: Road near Oxley's Farm  

? AVDC PFRA  

Winslow 
Source: Surface Water  
Receptor: Highway under railway and road 

Feb 2002 AVDC PFRA  

Winslow, Elmfields Estate  Not Known  15 April 1998 Buckinghamshire Herald  
“In Winslow, streets in the Elmfields estate 
were flooded.”  

Winslow, Granborough Road  

Claydon Brook; Clause i and localised surface 
water flooding (including sewer flooding and 
overland flooding); 

Jan-07 Bedford Group of IDB  No properties flooded.  

Winslow, Verney Junction  
Claydon Brook; Cause - Overflow of 
watercourses and existing flood defences 

Bedford Group of 
IDB  

Roads and fields flood regularly 
but no properties.  

  

Worminghall  Not Known  Jan-03 AVDC    
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1 Aylesbury Level 1 SFRA Addendum (May 2017) 

1.1 Introduction 

In April and May 2017, JBA Consulting were instructed to carry out an additional Level 1 SFRA flood 
risk screening for 16 sites contained within the HELAA version 4 but not previously considered by 
the SFRA: 

AYL115 Rabans Lane west side adjacent railway line – 200 homes 

BIE017 Aquatic Sports and Leisure Park project, Bierton - North/River Thame 

BIE021 Land East Of A413 Buckingham Road & Watermead, Aylesbury        

BRI007 The Firs, Brill – 6 homes 

CDN003 Dadbrook Farm, Dadbrook Close, Cuddington – 20 homes 

HAD030 West of Haddenham to Scotsgrove Mill and Grove End Farm 

HAL003 RAF Halton  

ICK004 Land Off Turnfields 

MMO006 Land r/o Walnut Drive, Maids Moreton  

MUR001 Land at Lower Salden Farm 

MUR002 Land at Lower Salden Farm 

NLV020 Land At Weasel’s Lodge,Surrounding Farm Land 

QUA014 Land r/o Station Road, Quainton – 8 homes 

QUA016 Land r/o Station Road, Quainton – 10 homes 

SCD013 Land opposite 25 North End Road 

WHI009 Holts Field, North Marston Lane, Whitchurch – 22 homes. 

1.2 Level 1 flood risk screening 

Flood risk from all sources, including the impact of climate change, was assessed for each of the 
16 new sites.  This information is tabulated for easy reference in Appendix A.  A brief description of 
each site is given below, along with recommendations for Level 2 SFRA where appropriate.  

1.2.1 AYL115 - Rabans Lane west side adjacent railway line 

This site is entirely in Flood Zone 1.  It has no fluvial flood risk identified, taking into account climate 
change, and no watercourses on site.   

There is some risk of surface water ponding (10% of the site is at 1 in 1000-year surface water flood 
risk).  This would need to be investigated as part of a detailed FRA and would need to be managed 
through site design. 

The site is at medium risk from groundwater emergence, with risk of emergence of >25% <50% 
across the whole site. 

Access is presumed to be via Rabans Lane to the south.  This road is at risk from surface water 
flooding in the 1 in 1000-year event. 

A Level 2 SFRA would be advisable to investigate surface water risk further. 

1.2.2 BIE017 - Aquatic Sports and Leisure Park project, Bierton - North/River Thame 

The site is bounded to the north by the River Thame, and its floodplain.  As a result, 11% of the site 
is within the Functional Floodplain (3b).  A further 1% is in Flood Zone 3a and 2% in Flood Zone 2. 
Flood Zone 3a plus 70% climate change does not extend significantly beyond Flood Zone 2.  The 
Flood Zones here are based on the Environment Agency's Bear Brook and River Thame Model and 
therefore we have reasonable confidence in their quality.  The Environment Agency's Recorded 
Flood Outline shows that fluvial flooding was experienced on the site in September 1992 and 
October 1993 through exceedance of channel capacity.  Within the Flood Zones 8% of the site is 
also at risk from reservoir flooding.  The remaining 86% of the site is within Flood Zone 1.   
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There is also a small ordinary watercourse tributary of the Thame which starts within the site and 
flows west.  This is associated with a large surface water flow route which flows from east to west 
across the site and is evident from the 1 in 30 year return period and up.   

The site is generally at low risk from groundwater emergence, with some areas of >25% <50% risk 
of emergence along the river.   

Access is presumed to be from Aylesbury Road in Bierton to the south, and this is not at fluvial flood 
risk, but may experience some surface water flooding.  

Level 2 SFRA would be recommended. 

1.2.3 BIE021 - Land East Of A413 Buckingham Road & Watermead, Aylesbury       

The site is bounded to the north by the River Thame, and its floodplain.  As a result, 13% of the site 
is within the Functional Floodplain (3b).  A further 1% is in Flood Zone 3a and 2% in Flood Zone 2. 
Flood Zone 3a plus 70% climate change does not extend significantly beyond Flood Zone 2.  The 
Flood Zones here are based on the Environment Agency's Bear Brook and River Thame Model and 
therefore we have reasonable confidence in their quality.  The Environment Agency's Recorded 
Flood Outline shows that fluvial flooding was experienced on the site in October 1993 through 
exceedance of channel capacity.  Within the Flood Zones 12% of the site is also at risk from 
reservoir flooding.  The remaining 85% of the site is within Flood Zone 1.   

Surface water risk is relatively low, with a few small flow routes in the centre of the site.   

The site is generally at low risk from groundwater emergence, with some areas of >25% <50% 
emergence along the river.   

Access is presumed to be from Aylesbury Road in Bierton to the south, and this is not at fluvial flood 
risk, but may experience some surface water flooding.  

Level 2 SFRA would be recommended. 

1.2.4 BRI007 - The Firs, Brill 

This site is entirely in Flood Zone 1.  It has no fluvial flood risk identified, taking into account climate 
change, and no watercourses on site. There is no risk from reservoirs. 

Surface water risk is low (none of the site is at risk in a 1 in 1000-year surface water event). 

The site is entirely at low risk from groundwater flooding with the whole of the site at <25% risk of 
groundwater emergence.   

Access is via The Green and The Firs.  Neither are at risk from flooding. 

This site would not require a Level 2 SFRA.  

1.2.5 CDN003 - Dadbrook Farm, Dadbrook Close, Cuddington  

This site is entirely in Flood Zone 1.  It has no fluvial flood risk identified, taking into account climate 
change, and no watercourses on site. There is no risk from reservoirs. 

Surface water risk is generally low, although there are a few small areas at risk from surface water 
ponding in the south of the site.  

The site is generally at low risk from groundwater emergence, with most of the site at <25% risk of 
groundwater emergence.   

Access is via Dadbrook, which is at risk of surface water flooding in the 1 in 100-year event and 
above.  

This site would not require a Level 2 SFRA. 

1.2.6 HAD030 - West of Haddenham to Scotsgrove Mill and Grove End Farm 

The site is bounded to the south by the Scotsgrove Brook, and its floodplain.  As a result, 5% of the 
site is within the Functional Floodplain (3b), with little further extent for Flood Zone 3a and 2. Flood 
Zone 3a plus 70% climate change does not extend significantly beyond Flood Zone 2.  The Flood 
Zones here are based on the Environment Agency's Bear Brook and River Thame Model and 
therefore we have reasonable confidence in their quality.  The Environment Agency's Recorded 
Flood Outline shows that fluvial flooding was experienced close to the site in September 1992 and 
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October 1993 through exceedance of channel capacity. The remaining 95% of the site is within 
Flood Zone 1.  There is no risk of reservoir flooding. 

There are two ordinary watercourses within the site.  The uFMfSW suggests that flooding from these 
watercourses would be relatively minor and well-contained. Surface water risk is relatively low.  

The site is generally at low risk from groundwater emergence, with most of the site at <25% risk of 
groundwater emergence.   

Access is presumed to be from A418 Aylesbury Road to the north west, and this is not at fluvial 
flood risk or surface water risk.  

A Level 2 SFRA would be recommended. 

1.2.7 HAL003 - RAF Halton 

This site is entirely in Flood Zone 1.  It has no fluvial flood risk identified, taking into account climate 
change, and no watercourses on site. There is no risk from reservoirs. 

There are some minor surface water routes following the existing roads on site.  This level of risk 
can be managed through design of site drainage. 

The site is entirely at very low risk from groundwater flooding. 

This site would not require a Level 2 SFRA.  

1.2.8 ICK004 - Land Off Turnfields 

This site is entirely in Flood Zone 1.  It has no fluvial flood risk identified, taking into account climate 
change.  There are no watercourses on site and no risk from surface water.  There is no risk from 
reservoirs. 

The site is entirely at relatively high risk from groundwater emergence (>75% chance of 
emergence), which should be managed through design of site drainage. 

This site would not require a Level 2 SFRA.  

1.2.9 MMO006 - Land r/o Walnut Drive, Maids Moreton 

This site is entirely in Flood Zone 1.  It has no fluvial flood risk identified, taking into account climate 
change, and no watercourses on site. There is no risk from reservoirs. 

Surface water risk is generally low, although there are a few small areas at risk from surface water 
ponding in the west of the site.  

The site is at low risk from groundwater emergence, with the whole of the site at <25% risk of 
groundwater emergence.   

Access would be via Walnut Drive or Foscote Road, both of which have small areas at risk of surface 
water flooding in the 1 in 1000-year event and above.  

This site would not require a Level 2 SFRA. 

1.2.10 MUR001 - Land at Lower Salden Farm 

The site is bounded to the west by an unnamed watercourse, and its floodplain.  As a result, 6% of 
the site is within the Functional Floodplain (3b).  A further 1% is in Flood Zone 2. The Flood Zones 
here are based on broadscale modelling and we have lower confidence in this data, particularly the 
effect of climate change.. The remaining 94% of the site is within Flood Zone 1.  There is no risk of 
reservoir flooding. 

Surface water risk is relatively low, most of the area at risk is associated with the unnamed 
watercourse. 

The site is generally at medium risk from groundwater emergence, with some areas of >25% <50%  
and some of >50% <75% emergence. 

Access is presumed to be to the south over the railway line.  This route is at risk in a 1 in 1000 year 
surface water event.  

A Level 2 SFRA would be recommended. 
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1.2.11 MUR002 - Land at Lower Salden Farm 

The site is bounded to the west by an unnamed watercourse, and its floodplain.  As a result, 4% of 
the site is within the Functional Floodplain (3b).  A further 1% is in Flood Zone 2. The Flood Zones 
here are based on broadscale modelling and we have lower confidence in this data, particularly the 
effect of climate change. The remaining 95% of the site is within Flood Zone 1.  There is no risk of 
reservoir flooding. 

Surface water risk is relatively low, most of the area at risk is associated with the unnamed 
watercourse. 

The site is generally at medium risk from groundwater emergence, with some areas of >25% <50%  
and some of >50% <75% emergence. 

Access is presumed to be to the south over the railway line.  This route is at risk in a 1 in 1000 year 
surface water event.  

A Level 2 SFRA would be recommended. 

1.2.12 NLV020 - Land At Weasel’s Lodge, Surrounding Farm Land 

An unnamed watercourse flows through the north west of the site and then along the site boundary. 
As a result, 3% of the site is within the Functional Floodplain (3b), with little further extent for Flood 
Zone 3a and 2. The Flood Zones here are based on broadscale modelling and we have lower 
confidence in this data, particularly the effect of climate change. The remaining 97% of the site is 
within Flood Zone 1.  There is no risk of reservoir flooding. 

There are several small surface water flow routes, mostly associated with ordinary watercourses 
and drains. 

The site is generally at medium risk from groundwater emergence, with some areas of >25% <50%  
and some of >50% <75% emergence. 

Access is presumed to be to Whaddon Road.  Parts of this route are at risk in a fluvial event and a 
1 in 1000 year surface water event.  

A Level 2 SFRA would be recommended. 

1.2.13 QUA014 - Land r/o Station Road, Quainton – 8 homes 

This site is entirely in Flood Zone 1.  It has no fluvial flood risk identified, taking into account climate 
change, and no watercourses on site. There is no risk from reservoirs. 

Surface water risk is low (none of the site is at risk in a 1 in 1000-year surface water event). 

The site is entirely at low risk from groundwater flooding with the whole of the site at <25% risk of 
groundwater emergence.   

Access is via Station Road.  This is at risk of flooding in the 1 in 30-year event and above in both 
directions from major surface water routes crossing the road. 

This site would not require a Level 2 SFRA.  

1.2.14 QUA016 - Land r/o Station Road, Quainton – 10 homes 

This site is entirely in Flood Zone 1.  It has no fluvial flood risk identified, taking into account climate 
change, and no watercourses on site. There is no risk from reservoirs. 

Surface water risk is relatively low (6% of the site is at risk in a 1 in 1000-year surface water event).  
The site is situated at the edge of a flow route flowing west into QUA005.  This level of risk can be 
managed through design of site drainage but cumulative effect with neighbouring sites should be 
considered. 

The site is entirely at very low risk from groundwater flooding. 

Access is via Station Road.  This is at risk of flooding in the 1 in 30-year event and above in both 
directions from major surface water routes crossing the road. 

This site would not require a Level 2 SFRA.  

1.2.15 SCD013 - Land opposite 25 North End Road 

This site is entirely in Flood Zone 1.  It has no fluvial flood risk identified, taking into account climate 
change, and no watercourses on site. There is no risk from reservoirs. 
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There two significant surface water flow routes coming down North End Road and through the south 
of the site. Surface water flooding was also recorded on North End Road in winter 2001, and 
described as being "from village above North End".  Developing the site may therefore have a direct 
impact on surface water risk further down North End Road if not managed properly.     

The site is generally at low risk from groundwater flooding (<25%). 

A Level 2 SFRA would be recommended, particularly as this site is less than 1ha and therefore the 
LLFA would not necessarily be consulted or a FRA required.  

1.2.16 WHI009 - Holts Field, North Marston Lane, Whitchurch  

This site is entirely in Flood Zone 1.  It has no fluvial flood risk identified, taking into account climate 
change, and no watercourses on site. There is no risk from reservoirs. 

Surface water risk is low (none of the site is at risk in a 1 in 1000-year surface water event). 

The site is entirely at low risk from groundwater flooding with the whole of the site at <25% risk of 
groundwater emergence.   

Access is via North Marston Lane.  This is at risk of flooding from surface water in the 1 in 1000-year 
event. 

This site would not require a Level 2 SFRA.  

1.3 Summary of results 

Of the 16 sites screened, 10 are entirely within Flood Zone 1.  Of these, there are seven sites 
(BRI007, CDN003, HAL003, MMO006, QUA014, QUA016, WHI009) where flood risk is low from all 
sources.  ICK004 has low risk from all sources except there is a high risk of groundwater emergence 
in this area which would need to be managed through the site drainage strategy.  bSCD013 has 
been flagged as a small site with significant surface water flow routes corroborated by historic 
surface water issues and would warrant further investigation. 

All the remaining sites have parts of the site falling within Flood Zone 2 and 3 (between 3% and 
15%).  They would therefore require a Level 2 SFRA to do a more detailed assessment.  However, 
it is expected that within these large sites it would be possible to take a sequential approach to 
design of the site, preserving Flood Zones 2 and 3 (subject to a detailed flood risk assessment) as 
public green space, with built development restricted to Flood Zone 1, safe from actual and residual 
fluvial flood risk.  The viability of the remaining area will need to be assessed by AVDC through the 
Sustainability Appraisal. 
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A Appendix A 
 

Site 
code Site Name 

Area 
(ha) 

Proportion of site shown to be at risk (%) 
Status 

Flood Zone 
Classification 
Sensitive to 
Climate Change  Flood Zones 

Updated flood map for surface 
water 

Historic 
flood map 

Reservoir 
inundation 

      FZ 3b FZ 3a  FZ 2 FZ 1 30yr 100yr 1,000yr   
mapping 

  
(any of site in 
FZ2) 

AYL115 

Rabans Lane west side 
adjacent railway line – 
200 homes. 6.73 0% 0% 0% 100% 1% 2% 7% 0% 0% Suitable for housing development No 

BIE017 

Aquatic Sports and 
Leisure Park project, 
Bierton - North/River 
Thame 226.48 11% 1% 2% 86% 9% 4% 12% 6% 8% 

Unsuitable for housing or 
economic development Yes 

BIE021 

Land East Of A413 
Buckingham Road & 
Watermead, 
Aylesbury        125.26 13% 1% 2% 85% 8% 3% 6% 12% 6% 

Unsuitable for housing or 
economic development Yes 

BRI007 The Firs, Brill – 6 homes. 0.91 0% 0% 0% 100% 0% 0% 0% 0% 0% 
Part suitable for housing 
development No 

CDN003 

Dadbrook Farm, 
Dadbrook Close, 
Cuddington – 20 homes. 1.84 0% 0% 0% 100% 0% 1% 3% 0% 0% Suitable for housing development No 

HAD030 

West of Haddenham to 
Scotsgrove Mill and 
Grove End Farm 288.24 5% 0% 0% 95% 0% 1% 4% 0% 0% 

Unsuitable for housing or 
economic development Yes 

HAL003 RAF Halton  82.88 0% 0% 0% 100% 0% 1% 3% 0% 0% 
Unsuitable for housing or 
economic development No 

ICK004 Land Off Turnfields 1.40 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing development No 

MMO006 

Land r/o Walnut Drive, 
Maids Moreton – 170 
homes  7.96 0% 0% 0% 100% 0% 0% 1% 0% 0% Suitable for housing development No 

MUR001 
Land at Lower Salden 
Farm 23.10 6% 0% 1% 94% 4% 2% 3% 0% 0% 

Unsuitable for housing or 
economic development Yes 

MUR002 
Land at Lower Salden 
Farm 19.95 4% 0% 1% 95% 3% 2% 4% 0% 0% 

Unsuitable for housing or 
economic development Yes 

NLV020 

Land At Weasel’s 
Lodge,Surrounding Farm 
Land 97.66 3% 0% 0% 97% 5% 1% 4% 0% 0% 

Unsuitable for housing or 
economic development Yes 

QUA014 
Land r/o Station Road, 
Quainton – 8 homes 0.63 0% 0% 0% 100% 0% 0% 0% 0% 0% 

Part suitable for housing 
development No 

QUA016 
Land r/o Station Road, 
Quainton – 10 homes. 1.20 0% 0% 0% 100% 0% 0% 6% 0% 0% 

Part suitable for housing 
development No 

SCD013 
Land opposite 25 North 
End Road 0.58 0% 0% 0% 100% 3% 4% 9% 0% 0% Suitable for housing development No 

WHI009 

Holts Field, North 
Marston Lane, 
Whitchurch – 22 homes. 0.76 0% 0% 0% 100% 0% 0% 0% 0% 0% Suitable for housing development No 

 

 


