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Dear Councillor

PLANNING COMMITTEE - WEDNESDAY 6TH MARCH, 2019

I refer to the agenda for the above meeting and now enclose the following report which 
was unavailable when the agenda was published.
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Parish Cllr Maria Bennett 
25 St Annes Road

Formby
L37 7AS 

5th March 2019

Planning Services
Sefton Metropolitan Borough Council
Magdalen House
30 Trinity Road
BOOTLE L20 3NJ

Objection to DC/2018/00093 Outline application Land at Brackenway

I object to the above development on the grounds that:

1. This Development should have to pass an “Exception Test” which in its present 
form it does not.

2. Climate Trend Evidence together with evidence submitted by RSK clearly shows 
that this development will lead to flooding elsewhere

3. It is not clear from the evidence presented that the development will be safe for the 
lifetime of the development i.e. 100 years and the development is in breach of 
planning guidelines.

4. Formby’s Surface Water Drainage system is unfit for purpose (see below) and as 
such is not capable of accommodating the cumulative effects of this development 
even with the mitigation proposed

5. The proposed development does not provide sufficient mitigation for “recreational 
tramping” on the rare and environmentally valuable Dune Heath.

6. Paradise Lane will not be able to evacuate the site quickly enough in the event of a 
flooding incident

7. The development is too remote from Formby in terms of accessibility to be suitable 
for the elderly and families with young children. Currently there are no Primary 
School places available in the adjacent schools. Redgate school is not accessible 
by the local bus service.

8. This development should have been enabled using a Community infra-structure 
Levy in order to upgrade the SWMP as part of the overall development of Formby. 

Exception Test
The Brackenway development should have to pass the exception test.  This is because 
the proposed main entrance to the site (essential infra-structure) is in flood zone three and 
some of the site is in flood zone 2. Essentially, the 2 parts to the Test require proposed 
development to show that it will provide wider  sustainability benefits to the community that 
outweigh flood risk, AND that it will be safe for its lifetime, without increasing flood risk 
elsewhere and where possible reduce flood risk overall.

The sustainability benefits argued for the site are that it will produce housing to meet the 
needs of the Local Plan and provide us with affordable housing. 

However, as SHELMA makes clear the proposed total of 286 houses are not needed to 
meet the requirements of the Local Plan. The high number of windfalls mean that the 286 
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figure is not required. Furthermore. The SHELMA report vindicated the opinion of the local 
residents and said the number of houses required is 594 (table 74) as opposed to the 
Local plan figure of 640 d.p.a.

Formby has a shortage of Affordable Housing, but it is doubtful whether this site will 
increase housing affordability in Formby. An analysis of Land Registry Data clearly shows 
that new houses are more expensive than existing property (see graph below).

Alleviate the existing surface water flooding problem
If the Brackenway development is to show a community benefit it must demonstrate it will 
alleviate the existing surface water flooding problem over the lifetime of the development 
which in planning terms is generally regarded to be 100 years. Planning guidelines are 
quite clear on this and yet the developers only provide us with a model and data for a 1 in 
30 return period. This is statistically significant given the MET office Study entitled 
“Frequency of extreme rainfall events for selected towns and cities” prepared for 
(Ofwat July 2010 by Michael Sanderson). This study shows that we can expect 1 in 100 
extreme weather events to occur more frequently.

This is important because Sefton as the lead flood Authority identified that a prolonged 
and heavy rainfall event was a key factor in the surface water flooding event at 
Hawksworth Drive in 2012. This was only a 1 in 30 event but all the climate evidence 
suggests that we need to prepare for a 1 in 100 return event.

Indeed, a failure to do so would not only be a breach of generally accepted planning 
guidelines by Sefton Council but gross negligence. RSK only provide data for 1 in 30 
weather events in fairness to them they do say there is almost certainly going to be a flood 
event in the future;

B  Climate Trend Evidence together with evidence submitted by RSK clearly shows 
that this development is highly likely to  lead to flooding elsewhere

RSK say

“The model was run using a surcharged outfall using the peak water level in Eight Acre 
Drain for the 30- year event of 5.935m AOD and a 30-year rainfall event falling on the 
network (this is the estimated return period for the flood event experienced in 2012, 
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however the water level in Eight Acre Drain during this event is unknown). It should be 
noted that if a ‘Do nothing’ option is considered, then the impacts of climate change will 
increase the likelihood and severity of a flood event.”

The only thing we can be reasonably be certain of is that when we combine the data from 
the model with Sanderson’s climate change data and correctly model it over the lifetime of 
the development i.e 100 years, The RSK model cannot possibly demonstrate that this 
development will not lead to flooding elsewhere over the lifetime of the 
development.

C It is not clear from the evidence presented that the development will be safe 
for the lifetime of the development i.e. 100 years and the development is in breach 
of planning guidelines.

The proposed development plans to use flood storage compensation areas for flood water 
attenuation.  The problem with this approach is that much of this flood storage land will be 
too wet to significantly act as flood mitigation because of the increasing frequency of 1 in 
100 year rainfall events.  This means that when flood mitigation is most needed the 
likelihood is that these areas will be already full of water.
The ground water level is too high to allow this approach to be effective. Interestingly the 
developers at Liverpool road have had to make the swales and suds pools impermeable 
for precisely this reason. The planning department need to explain why in the case of 
Brakenway this is not required?

English Nature are cutting trees down on the coast to the immediate west of the site with a 
view to raising the water table this will mean that more water would have to be drained 
from the sand dunes and dune heath.  English Nature would not be doing this if it didn’t 
significantly raise the ground water level.!

The developers are going to use a pumped system for surface water drainage to direct 
runoff away from Eight Acre Drain. A pump failure scenario was only tested for a 1 in 30 
event not for a 1 in 100 event (or were the model results unacceptable?). Does this mean 
the expected lifetime of the development is only 30 years instead of the general yardstick 
of 100 years?

Once again standard planning guidelines are not being followed.

D         Formby’s Surface Water Drainage system is unfit for purpose (see below) 
and as such is not capable of accommodating the cumulative effects of this 
development even with the mitigation proposed

RSK say on page 9 of their report that “The existing surface water drainage system is 
not fit for purpose”. In 2011 Sefton calculated (SWMP 2011) there was a 3.3% risk or 
420 these homes; businesses and infrastructure items being impacted by flooding during a 
year (1 in a 30 event). This means that during a 1 in 30 events 4% of all of Formby’s 
homes, businesses and infrastructure could be impacted (Sefton average is 2%). Formby’s 
Surface Water system drains into Downholland Brook. The entire drainage System for the 
Southport hinterland is designed to flow southward toward Downholland Brook.
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The Brackenway development is the only development around Formby to drain water into 
this already defective system. Liverpool Road and Andrews Lane developers have 
recognised the problem and direct water into the Alt.

E The proposed development does not provide sufficient mitigation for 
“recreational tramping” on the rare and environmentally valuable Dune Heath.

The HRA produced by AECOM identifies the need for additional open Space over and 
above that required by E(Q)9 for a large Open Space in order to avoid damage done by 
“Recreational Tramping”. Given the need to keep large areas of the ground full of water 
and as a safe habitat for voles the developers have not allowed sufficient space. (see 
Section 4.3 HRA May 2016 AECOM)

Paradise Lane will not be able to evacuate the site quickly enough in the event of a 
flooding incident

It should be obvious to anyone who has attempted to use this road during the time when 
schools are emptying out or when an ambulance/fire vehicle is seeking to use this road 
that Paradise Lane is not capable of providing a route for mass evacuation.

The development is too remote from Formby in terms of accessibility to be suitable 
for the elderly and families with young children. Currently there are no Primary 
School places available in the adjacent schools. Redgate school is not accessible 
by the local bus service.

The Developer’s Accessibility Statement makes no mention of the fact that all of the 
adjacent Primary School places are full. The only available Primary School is at Redgate 
the other side of Formby. There is no direct bus service to this school and there are no 
plans to provide one.

The only practical solution would be for parents to use a car which goes against the LCR 
Healthy Travel to School Policy.

This development should have been enabled using a Community infra-structure 
Levy in order to upgrade the SWMP as part of the overall development of Formby. 

Many of the drainage problems surrounding this site and others could have been more 
effectively solved to the satisfaction of both developers and residents if Sefton has 
adopted a Community Infra-Structure Levy. This would have supported more sustainable 
planning solutions by funding a holistic approach to planning. As it stands developer 
contributions under Section 106 will not provide a long-term solution to Formby’s Surface 
Water Problem which as RSK rightly point out given climate change is set to get worse.

Mrs Maria Bennett
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