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3.1

3.2.

3.3.

3.4.

Development Proposals and Planning Context

Development Proposals

The Applicant is seeking outline planning permission for the redevelopment of the Beehive Centre.
The Proposed Development consists of:

'the demolition and redevelopment of the Beehive Centre, including in Outline Application form for
the demolition and redevelopment for a new local centre (E (a-f), F1(b-f), F2(b,d)), open space and
employment (office and laboratory) floorspace (E(qg)(i)(ii) to the ground floor and employment
floorspace (office and laboratory) (E(9)(i)(ii) to the upper floors; along with supporting infrastructure,
including pedestrian and cycle routes, vehicular access, car and cycle parking, servicing areas,
landscaping and utilities.'

An lllustrative Masterplan and Development Proposals are presented in Appendix C. Lower ground
floors are proposed beneath selected buildings to provide car parking, cycle storage plant rooms,
servicing, and general storage. In flood risk planning terms these are categorised as lower ground
floors rather than basements owing to being accessible via internal stair cores or lifts.

Target date for commencement of construction is Spring 2026.

Flood Zone Classification

Based on the Flood Map for Planning (reproduced at Figure 2), the Site lies within Flood Zone 1 (low
probability of flooding).

Figure 2: Flood Map for Planning
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Strategic Flood Risk Assessment Classification

3.5. Appendix D1 of the Level 1 SFRA confirms that the Site lies in Flood Zone 1. Refer to mapping
extract in Figure 3.

Figure 3: SFRA Flood Risk Constraints Map Extract
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Functional Floodplain Appraisal

3.6. Appendix D1 and Appendix D6 of the Level 1 SFRA clearly confirms that the Site is located outside
the functional floodplain (i.e. Flood Zone 3b) associated with Main Rivers.
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3.7.

3.8.

3.9.

3.10.

3.11.

3.12.

Flood Risk Vulnerability

NPPF Table 2: Flood risk vulnerability classification identifies that offices, laboratory and local centre
uses would be considered a ‘Less Vulnerable’ use, which represents no uplift from the ‘Less
Vulnerable’ classification that applies to the currently consented retail use and car parking.

Flood Risk Compatibility

NPPF Table 3: Flood risk vulnerability and flood zone ‘compatibility’ (replicated below) confirms that
the proposed development is appropriate for ‘Less Vulnerable’ uses in Flood Zone 1 without the need
to satisfy the Exception Test. Refer to green highlighted cells.

Flood Risk Vulnerability and Flood Zone Compatibility

Flood Risk
Vulnerability Essential Water Highly More Less
Classification Infrastructure Compatible Vulnerable Vulnerable Vulnerable

(NPPF Table 2)
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Sequential Test and Exception Test

PPG paragraph 027 provides an overview on the application of the Sequential Test to individual
planning applications.

NPPF requires an applicant, where appropriate, to apply the Sequential Test in order to demonstrate
that there are no reasonably available sites in areas with a lower probability of flooding that would be
appropriate to the type of development or land use proposed.

NPPF paragraph 162 states:

“The aim of the Sequential Test is to steer new development to areas with the lowest risk of
flooding from any source. Development should not be allocated or permitted if there are reasonably
available sites appropriate for the proposed development in areas with a lower risk of flooding. The
Strategic Flood Risk Assessment will provide the basis for applying this test. A sequential approach

should be used in areas known to be at risk now or in the future from any form of flooding.”

The Site lies in Flood Zone 1, and built development is proposed in areas of lowest surface water
flood risk, and it is not possible for development to be located in zones with a lower risk of flooding.
The Site, therefore, satisfies the Sequential Test and does not require the Exception Test to be
applied.
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