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1.0 Introduction v L 0 ;; ] 0 6 0 8 i

New offices are proposed as part of barn 5 at the Salesbury Hall Farm complex to the north east
of Ribchester. This is a second phase of office provision at the existing farm and this report
covers flood risk from the Ribble and other sources.

2.0 Executive summary

The Ribble floods the area close to its banks as it flows around the two acute bends near to the
hall. The current Environment Agency flood map shows the hall and the farm to be in flood zone
1 above the 1 in 1000 year risk level. The proposal is therefore safe from river flooding. Other
flood risks e.g. hillside runoff can be managed and the proposal is at little risk from all forms of
flooding.

3.0 Existing site

Salesbury Hall land is approx 2 km ecast of Ribchester. Its access is via Ribchester Road off
Blackburn Road or from Chapel Lane, Old Langho. The Ribble is a large well established river
with incised meanders in a flattish valley and Salesbury Hall and Salesbury Hall Farm land
border the river with a land height range of 26 to 33 AOD. The farm complex is the existing
buildings next to the hall

4.0 River system and risk level data
The Ribble at Ribchester bridge has a catchment area of 1083 km2. There is a gauging station
71009 at Jumbles Rocks and station data is available

The river itself between Salesbury Hall and Ribchester bridge has a pool and riffle regime with
areas whete the river can be crossed in thigh waders and a few much deeper areas. The deeper
areas are
a. The pool on the bend next to the hall which is reputed to be 20m or so depth and used to
be used for training purposes by Lancashire CC police diveis
b. The bend next to the gravel building which has been used for gravel extraction for many
years

The EA has risk level data for the Ribble and this has been applied for to NWeentral external
relations at the EA. In the past we have surveyed and modelled the Ribble ourselves and in 2007
the Agency advised us that their section 105 study model produced risk levels 1m or so higher
than our model at 29.72 for a 1 in 100 year (1%) risk level at the bend nearest the farm. This
correlated with their website floodplain map of 23/9/05. We attach the Agency website revised
floodplain map of 13/7/11 from which it can be seen that the floodplain area is now much
reduced. Risk levels from the EA 2010 study have now been received and at the hall bend are :-

1in 100 year 29.11
1 in 100 year plus climate change 29.61

These levels have been interpolated from the EA data and the local knowledge that the river bed
rises up steeply from the bend pool approx 170m below the node 39670

5.0 Proposals

Existing barn 5 is to be part converted to office accommodation. This will increase the numbers
of people at the farm and there will be more parking provision however overall hard area will not
increase. There will be minor revisions to hardstanding areas and the new parking bays will be
gravel finish with single sized stone undetlayers drained by slotted uPVC underdrains to provide
surface water storage and prevent runoff peaks.
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6.0 River flood risk and proposed levels.

A 1in 100 year risk level is 29.11 and climate change is likely to increase this to 29.61. Barn 5
existing slab level is approx 31 5 and the access 1oad outside is 30 to 32mAOD and rising as the
road goes uphill to the northeast. The new office accommodation and its access road are
therefore above 1 in 100 year plus climate change level and the indicative floodplain map shows
the proposals and the access road as being above the 1 in 1000 year risk level There is little risk
from the Ribble.

7.0 PPS 25 matters
The proposed use as offices is classed as ‘less vulnerable’ in table D2 of PPS 25 and this use is

‘appropriate’ as per table D3.

Annex C forms of flooding for this site are:~

C4- rivers- see above

C5- sea- no tidal influence

C6- land- there is a spring shown on the hillside above the farm at the top of the slope towards
the farm. Land runoff will be quite high in wet weather periods and the landowner monitors the
ditch system shown on the OS plan extract and ensures that flow is able to go eastwards towards
Connerie bridge. This is a riparian situation and there are no historic reports of flooded buildings
which indicates that the local ditches are all adequate. The hillside to the rear slopes towards the
existing barn 5 building and surface water runoff will drain downhill and flow either side of the
existing barn as has occurred for many years without causing nuisance.

C7-groundwater- there is a spring uphill of bain 5 , see above.

C8- sewers-there are no onsite reports of private sewer surcharge.

C9- reservoirs canals- none nearby.

C100- extreme urban storms- runoff from extreme events will flow downhill towards the Ribble.

8.0 Attachments
a. Location plan
b. EA website indicative floodplain maps dated 23/9/2005 and 13/7/2011
c. Existing site survey- 2 no A3 sheets
d. Sunderland Peacock proposals- 2 no A3 sheets
€. Sunderland Peacock design and access statement
f. EA letter of 3 Dec 2007 to Ribble Valley BC showing risk levels
g. 20/7/11 Ribble risk level data from the EA
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. ATMANOR COURT
" RIBCHESTER

Design and Access 5"t€=-tenw-*nO 1 106 0

- Jun92011 o |

el




e

Thepmposed development is to convert part of an existing agricultural
- building, Barn No 5, into 17 office units.. The bam is currently used for storage

by the client. ‘The offices will be located in the horth eastern end of the barn

-+ and the remainder of the barn will continue to be used for storage by the

S usE

= 'ﬁ'ffh:é_;aev'e opment of part of the barn will create 17 office units. These office -

-units, although varying in size have been designed as small, starter units for -

~businesses .- The decision to convert the bar Into office units was influenced
by the development of Manor Court Phase 1, demand for these units has
“been strong and all of the units have been iet. The proven sticcess of Manor
~Court Phase 1, helps justify the proposed conversion to provide a further 17
units, as thereis obviously demand for this type of office unit within the area. .

20110608 »

~ BamNo5- NorthEasi elevation where the office eh__tr_éﬁt:es will be located.

"'_Th'é_ic'ons)ersi_m will provide 670m2 of lettable office space, in 17 units. This

= - amount of _devei_opmen_t,ensures_ that there will be adequate parking for all of
- .the employees, along with sufficient provision for visitors and the ambulant

 disabled within the existing site boundaries. The proposed amount of

“-.conversion will ensure the site is not overdeveloped, it will still retain its rural

. feel, butthe size of the development i stil economically viable for the client

o _'_The'.ﬁ?f_(?POS._ed laYout'_bf_-t'ﬁe_'offiCB conversion has been determined primarily -
 Bythe lacation of the existing building.. The north eastern end of the bamis
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 elosest to the existing office development, thersfore locating the office units

" and entrances at that end of the barn seemed logical. It also meant the.
- remainder of the bar, which is closer to the house at Salesbury Hall Farm,

~.. could continue to be used as storage by the client. . _
© " *The proposed new car parking area, on the base of the former slurry tower, is
-+ close to the office entrance and converting this area into 36 car parking -
. spaces will ensure there is adequate parking provision for the site. Provision

- has also been made for two motorcycle spaces for Phase 2 and 2 motorcycle
- spaces for.Phase 1, together with a cycle rack for 6 bicycles. g

20110608 p

Photograph showing the base of the former slurry tower to the North of Barn

- 3, the exlra car parking will be located here.
- SCALE OF EXTENSION

- The scale of the proposed conversion has been determined largely by the -
~ - size of the existing building. - Only part of the barn is 1o be converted, this will
. ensure the site is not overdeveloped. ' o '

LANDSCAPING

. The landscaping materials for the second phase of development at Manor ~
~ Lourt will match the plants and materials used in thé first phase, such as

L _Lanca’s_hire'he_d_g'erows'and English hardwood trees. The access roads will be
[ tarmac and the car parking spaces gravelled. oL :




'These two photographs show the exsstmg Iandscapmg and matenals used in
the conversion during Manor Court phase one, the proposed conversuon will
use matchmg materaats. '
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~ APPEARANCE

o " "The bam will be clad up to first floor level in random rubble stone to match the

“existing office units, above this will be sawn vertical timber boarding, to match

S “the existing timber boarding on site. The existing concrete roof will be

o seamlessly with its surroundings. -

- removed and replaced with profiled metal sheeting. The materials proposed -
. will ensure the conversion will match the existing buildings, blending in

- Access fo the site will be through the existing entrance serving the site, off

- Salesbury Hall Road. The location of the proposed entrances'into the

. 'building, in the north eastern end of the barn, will ensure that access to the

ey converted barn will be fully inclusive for the ambulant disabled. There is car

. parking provision for the ambulant disabled within the existing car parking

.areas, If extra disabled car parking spaces are required these wilibe -~ -

" accommodated within the existing car parking 1o ensure a level approach for
- the disabled. " Internally a lift is being fitted enabling access to all areas, -

- SUSTAINABLE DEVELOPMENT

The development has been designed, and will be built to achieve high codes

~of thermal efficiency. Furthermore, it is intended that a Biomass boiler will be
. installed within retained Barn No3 to serve the adjacent new house , plus

Phase 1.and Phase 2, making the scheme extremely energy-efficient.

320110608P




A o Ourref: 0520071101044101 L01
o Ribble Val!ey Borough Councli - Yourref: . 3/2007/1048
" Development Control . o | | »
.. Council Offices Church Walk - Date: 03 Decembsr 2007
"-“-_'-Chtheroe B o

BB? 2RA

L Dear S:rlMadam

| ff 'PURPOSES (INCLUDING VAR!OUS SITE woexs AND IMPROVED ACCESS),
" REBUILD EXISTING FARMHOUSE .~
- SALESBURY HALL FARM, SALESBURY, mecneswsn

Thank you for refernng the above appl:cat:on which was reeewed on 16 November
2007. -

: -':We OBJECT to the proposed development as submatted on the fol!ownng grounds:-

o - The ﬂood risk assessment (FRA) submitted with this apphcat:on does not adequately

. 'cons;der the ﬂoed risk, The apphcent has therefore failed to demonstrate_ that the

foflews - |
o Locatzon 3105 emo (m} FRAQ‘!OO(m) "3105 climate - ;.'FRAc_nma_:e _
e R o S R T e S cha@e (m) fchange ('m') LU
. |Salesbury Hal 12872 %8BI 13034 203
- [Gravel buldng 2077 X AT X SN

'3 W’mie our S‘i 05 modet was done almost 10 years ago and was based on o!der o

i - hydrology methods and techniques, the differences between our predicted ﬂeed

E - - levels and the predicted flood levels within the FRA would not be expected to be so
o great The drﬁerences may be exacerbated by the fact that the ﬂowe preposed in the

.-EnwmnmeznAgancy : _

17 PO Box 518, SouthPresten Lanceeh:re PRSSGD :
-+~ Customer services line: 08708506 506 =~~~ ~
S Email enqtﬁnes@enmnmentegencygovuk R _
_.-.-.-.-wwemmmemﬂggggg uk '_ e Do
ie ;-Cont!cl T

£

320770608P




iz

' FRAare unacceptable, it contains very fittle information on the hydrology and what is

~there appears to be incarract.

* Adata transfer from flow gauges on the River Ribble does not seem to have been

~ considered, and where the FRA has looked at & gauging station (Jumbles Roek), it

< has been used as a direct comparison for flows, even though it is 4km upstream of

o ~the site. Also, the data used for Jumbles Rock is incorrect {POT rather than AMAX) -

~ ifthe correct data was usad, the proposed flows within the FRA would certainly
- increase. So, although our $105 flows and levels may be slightly over-predicting,

R .. they are more realistic than MLA's proposed values.

- T00vercame our objection, the FRA must be amended such that either:

' a)the 5105 modelled levels identified above are accepted and used within a

 fevised FRA, or . |
- b) the hydrology is revised and.re-run in the model used to produce the FRA, or the

. Section 105 model is purchased from us and the new hydrology run through it.

Ifthe applicant decided to chioose option b), we will need a full detailed record of the

T hydrological method and a copy of his mode! before we can comment on the revised

. Ifyour Council is minded to approve this application, despite our objection, we would

draw your attention to paragraph 26 of PPS25 and allow us to make further

_fepresentations.

| P_Eéé_ls_e' send me a copy of the decision notice.

‘A copy of this letter has been sent to the applicant/agent.
_.Yours_féithfu_lfy_ o 3 2 G ? 1 O 5 08 P

- Direct dial 01772 714219

| _Di'réct:_fe__'-:_h_'iai_l_fphiIipic’;a’_r_t_?r@eny_ironmén_t;-a_g_ency;g’ov“uk
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PRE908 Ribble from Dinkley Hall to Ribchester Bridge 19/07/2011
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