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1 Organisation and Proof of Evidence Author  

Brookbanks  

1.1 I work for Brookbanks. Brookbanks is a leading development consultancy in the planning promotion of 
residential and commercial led projects.  Across the UK, we are currently providing advice to land promoters 
and developers on many strategic residential and commercial development sites ranging from 100 – 5,500 
residential dwellings and / or in excess of 100 ha of business and commercial property.   

 

1.2 Now with 26 years of operation, the company specialises in the pre and post planning delivery of major 
development initiatives and is currently working on some of the largest projects being executed across the 
UK.  Our team has significant and probably unparalleled experience in successfully providing multi-disciplinary 
services to deliver strategic land through the planning process and into production.   

Dean Swann 

1.3 I am a HND qualified Civil Engineer and act as the Technical Director for Brookbanks. I am a lead in the 
Highways and Environmental Services provided by Brookbanks and in particular oversee the Hydrology Team 
including flood risk and drainage services. I am the witness for Flood Risk and Surface Urban Drainage 
Systems infrastructure.  

 

1.4 I have 38 years experience in engineering consultancy and have specialised in the delivery of strategic 
development planning applications. I have also acted as expert witness on numerous occasions.  

 

1.5 I through Brookbanks, have been involved in the site known as Culham No1. Site since 2015, providing 
drainage, Utilities, ground conditions, noise, air and general engineering advice to support the emerging 
proposals.   

Statement of Truth  

1.6 My evidence, set out herein, is true and has been prepared and is given in accordance with the guidance of 
my professional training and I confirm that the opinions expressed are my true and professional opinions. 
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2 Introduction  
 

2.1 This Proof of Evidence Summary (POES) supports the original Objection to CPO as submitted on behalf of CEG 
on the 23rd March 2023. It also supports the subsequent Statement of Case (SOC1) as submitted on behalf of 
CEG on the 14th December 2023). Finally it responds to the undated Oxfordshire County Council joint 
Statement of Case (JSOC2) as led by Oxfordshire County Council relating to CPOs and accompanying Side 
Roads Order for:  

 

“The Oxfordshire County Council (Didcot Garden Town Highways Infrastructure – A4130 Improvement 
(Milton to Collett Roundabout), A4197 Didcot to Culham Link Road, and A415 Clifton Hampden Bypass) 
Compulsory Purchase Order 2022”  

 

Reference is made to the subsequent CEG objection3 following the Statement of Cases as referred to above.  

   

2.2 The CPO parcels in question and detail within this POES are 16/6a, 16/6g, 16/6j and 16/6z as detailed on 
Oxfordshire County Council drawing GH-132861001-LOLP-LEDA-1 revision P02.2, in Appendix A. It is 
understood that the County Council proposes to acquire such areas for the provision of works compounds 
during the construction stage of the wide road scheme as stated in the JSOC4. 

 

2.3 The comments within this POES relate specifically to section 4 and paragraph 4.5 of the above SOC and work 
completed by me on behalf of Brookbanks in the preparation of supporting an imminent Outline Planning 
Permission for the development of land known as Culham No 1 and for the purposes of this evidence is the 
“Site”, as shown within the redline on the plan in Appendix B. It should also be understood that the Site is 
allocated in the District Council’s Local Plan. Further details of the allocation are referenced in Carter Jonas 
Proof of Evidence dated January 2024, in particular section 3 paragraphs 3.1 through 3.4.  
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3 Local Planning Policy Compliance  
 

3.1 South Oxfordshire District Council adopted its 2035 Local Plan in 2020. The following policies from the Local 
Plan relate directly to the site and flood risk and drainage and again reference is made to Carter Jonas Proof 
of Evidence of January 2024 section 3, paragraphs 3.1 to 3.4. 

Policy STRAT9: Land Adjacent to Culham Science Centre Site Area directly relates to the site but does 
not have any specific flood risk or drainage policy. However for planning and development generally 
Policy EP4:Flood Risk would generally apply.  

3.2 Attention is drawn to points 4, 5 and 6 of the policy EP4, in terms of drainage development of the site. From 
day one of the drainage design process, a complete system to outfall needs to planned in line with intended 
phasing and therefore delivery to meet these points.  
 

3.3 The Lead Local Flood Authority (LLFA) and the Drainage Officer for the Vale of the White Horse District 
Council have attended meetings discussing the overall development of the Site. Specific reference is made to 
comments received from the LLFA, (paraphrased) “that the design of the development should be led by the 
needs of the drainage and not the other way around”.  
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4 Site Drainage and Site Topography  
 

Existing Site Drainage Regime 

4.1 Within the Site there is an existing watercourse that flows from west of the railway line, crosses the south 
west corner of the site diagonally and then is culverted under the A415. There is a second watercourse that 
crosses the east of the Site, the majority of which is believed to be culverted. This particularly culverted water 
course is believed to run under the land proposed to be acquired by Oxfordshire County Council through the 
CPO plots affected.    
 

4.2 Given the Site’s age there are no formal sustainable urban drainage system in place. It is assumed that 
surface water is in a piped system and discharges unrestricted into the watercourses on site.  
 

4.3 The exiting features identified above are illustrated on Figure 5-3 below: 

Figure 4-1: Existing Site Conditions  
 

 

 

 



   

 

 

Culham No1 Site  Proof of Evidence Summary  

Existing Topography 

the Site 
 

4.4 The Site currently has several areas and plateaus which are thought to be historic piece meal and discrete 
constructions including the historic Airfield use, with no holistic approach taken to design, levels and 
drainage.  

 

CPO plots affected  
 

4.5 The CPO plots affected consist of grassed, undeveloped areas. They slope down from their south eastern 
corner to their North west corner.  
 

Conclusion on Existing Conditions  

4.6 The low point of the Site is in the south west corner following the watercourses through the Site. The Site 
falls from north to south. Gradients are shallow, with several unconnected plateaus. Site gradients also vary 
locally with steps and embankments at various plateau points.   
 

4.7 The existing drainage regime is not holistic or sustainable and cannot be reused in any part.  The lowest point 
in the site would not be altered through the new proposed development, as this is the natural outfall to the 
two water courses that drain the site.  
 

4.8  
Earthworks for Proposed development   

 

4.9 From material testing and location, the CPO plots affected are highly suitable at present to become fill 
elsewhere on the site. Lowering the CPO plots affected would also be beneficial to the drainage strategy into 
the existing water courses.  

 

4.10 An initial high level cut and fill assessment is shown in Appendix C.   
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5 Sustainable Drainage Systems 
 

The Outline Sustainable Drainage Strategy includes:  

5.3 In accordance with the Oxfordshire County Council Guidance Documentation for drainage, as a first step, 
Infiltration testing was completed on the Site. Infiltration rates were found not to be a viable option for a 
method of discharge and therefore a scheme that discharged surface water to the local existing water 
courses, would be the next viable solution.  

 

5.4 A conceptual drainage and treatment train for the surface water to the outfalls on the proposed 
development looks to use various methods of storage and treatment. These would be through methods such 
as porous paving, rills and swales to basins for main storage, then to the outfalls.  

Surface Water Drainage Strategy  

5.5 In accordance with The SuDS Manual C753 and national government guidance the SuDS across the proposed 
development have been designed in order to store storm water for the 1 in 100 year + 40% climate change 
storm event.  

 

5.6 Surface water in the basins has been designed to discharge at QBAR (in accordance with the SuDS Manual 
and national and local government guidance) into the existing unnamed watercourses on site.  

 

5.7 The size of the development and the increased density on the Site will necessitate a mixed SuDS system to 
accommodate the volume of water created by controlling runoff from the site as described in paragraph 5.5 
above. A mixture of swales, basins and permeable areas will be required to achieve an appropriate and 
approved design.  
 

5.8 The larger final detention basins in the CPO plots affected have been placed adjacent to the water course, but 
outside of the identified Flood zone 2 by the Environment Agency.   
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6 Overall Conclusion  
 

6.1 The above sections demonstrate how drainage on the scheme has to be considered as a whole from initial  
concept to first submission for planning and beyond.  
 

6.2 Strategic earthworks and drainage infrastructure are constructed in the first phases of work. This would 
directly affect the CPO plots affected.  

 

6.3 If the CPO plots affected are to be returned, it will still be necessary to construct temporary drainage 
measures along with unnecessary borrow pits in land that would have otherwise had been developed for 
employment use in the early stages of development. This will be required so that drainage is always available 
and that an earthwork balance can be achieved while the CPO plots affected are vested in the County 
Council. Once the land is returned then further works will need to be undertaken to establish development 
and drainage in this area akin to the original masterplan. This effectively is either abortive works and or 
alteration and double handing of materials which, not only have a and increased cost and viability implication 
for the Site, but also has safety implications due to the abortive and unnecessary works required to develop 
the site in two stages.   

 

6.4 If the CPO plots affected are not returned and remains within the highway then the development area would 
be reduced from that seen today, with an unnecessary unused swathe of open land between the 
development and highway.  

 

6.5 To lose control of over 1ha of land from the proposed development and have that land placed in effective 
limbo with no defined timescale for its return and without discussion with CEG or the landowners before the 
CPO stage, is not conducive to effective infrastructure planning and more importantly compliant drainage 
design. The County Council have also not demonstrated why it is necessary for the works compound to be 
sited in the currently proposed location.  Indeed CEG have with both Brookbanks and other members of the 
development team, identified alternative area within the proposed development that could accommodate 
works compound areas which do not require holistic consideration for either infrastructure or drainage. In 
addition these areas that lie within land under the same ownership as the land proposed to be taken via CPO 
for compound purposes, and that both promoter and landowner have expressed a readiness to work with 
OCC and appointed contractors to essentially ‘swap’ these areas. This point is also made in the Carter Jonas 
Proof of Evidence January 2024, paragraphs 5.17 to 5.20.  
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7 References  
 
1 SOC CEG Statement of Case, PINS reference M.3 
2 JSOC County Council Statement of Case, PINS reference M.10  
3 CEG Objection J.22  
4 JSOC, paragraph 16.102 of the Council’s Statement of Case Core Document M.10 
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Appendix A –OCC COP Plan  
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Appendix B – Existing Levels Plan 
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Appendix C – High Level Cut and Fill Exercise 
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Culham No1 Site  Proof of Evidence Summary  

Appendix D – Flood Risk Assessment and Drainage 
Strategy (10812-DR-01 C)  
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Appendix E – Constraints plan (10812-CP-001)  
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	1.1 I work for Brookbanks. Brookbanks is a leading development consultancy in the planning promotion of residential and commercial led projects.  Across the UK, we are currently providing advice to land promoters and developers on many strategic resid...
	1.2 Now with 26 years of operation, the company specialises in the pre and post planning delivery of major development initiatives and is currently working on some of the largest projects being executed across the UK.  Our team has significant and pro...
	1.3 I am a HND qualified Civil Engineer and act as the Technical Director for Brookbanks. I am a lead in the Highways and Environmental Services provided by Brookbanks and in particular oversee the Hydrology Team including flood risk and drainage serv...
	1.4 I have 38 years experience in engineering consultancy and have specialised in the delivery of strategic development planning applications. I have also acted as expert witness on numerous occasions.
	1.5 I through Brookbanks, have been involved in the site known as Culham No1. Site since 2015, providing drainage, Utilities, ground conditions, noise, air and general engineering advice to support the emerging proposals.
	1.6 My evidence, set out herein, is true and has been prepared and is given in accordance with the guidance of my professional training and I confirm that the opinions expressed are my true and professional opinions.

	2 Introduction
	2.1 This Proof of Evidence Summary (POES) supports the original Objection to CPO as submitted on behalf of CEG on the 23rd March 2023. It also supports the subsequent Statement of Case (SOC1) as submitted on behalf of CEG on the 14th December 2023). F...
	“The Oxfordshire County Council (Didcot Garden Town Highways Infrastructure – A4130 Improvement (Milton to Collett Roundabout), A4197 Didcot to Culham Link Road, and A415 Clifton Hampden Bypass) Compulsory Purchase Order 2022”
	2.2 The CPO parcels in question and detail within this POES are 16/6a, 16/6g, 16/6j and 16/6z   as detailed on Oxfordshire County Council drawing GH-132861001-LOLP-LEDA-1 revision P02.2, in Appendix A. It is understood that the County Council proposes...
	2.3 The comments within this POES relate specifically to section 4 and paragraph 4.5 of the above SOC and work completed by me on behalf of Brookbanks in the preparation of supporting an imminent Outline Planning Permission for the development of land...
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	3 Local Planning Policy Compliance
	1.1
	1.1
	1.1 South Oxfordshire District Council adopted its 2035 Local Plan in 2020. The following policies from the Local Plan relate directly to the site and flood risk and drainage and again reference is made to Carter Jonas Proof of Evidence of January 202...
	3.1
	3.2 Attention is drawn to points 4, 5 and 6 of the policy EP4, in terms of drainage development of the site. From day one of the drainage design process, a complete system to outfall needs to planned in line with intended phasing and therefore deliver...
	3.3 The Lead Local Flood Authority (LLFA) and the Drainage Officer for the Vale of the White Horse District Council have attended meetings discussing the overall development of the Site. Specific reference is made to comments received from the LLFA, (...

	4 Site Drainage and Site Topography
	4.1 Within the Site there is an existing watercourse that flows from west of the railway line, crosses the south west corner of the site diagonally and then is culverted under the A415. There is a second watercourse that crosses the east of the Site, ...
	1.1
	1.1
	4.2 Given the Site’s age there are no formal sustainable urban drainage system in place. It is assumed that surface water is in a piped system and discharges unrestricted into the watercourses on site.
	4.3 The exiting features identified above are illustrated on Figure 5-3 below:
	Figure 4-1: Existing Site Conditions
	the Site
	1.1
	1.1
	1.1
	1.1
	4.4 The Site currently has several areas and plateaus which are thought to be historic piece meal and discrete constructions including the historic Airfield use, with no holistic approach taken to design, levels and drainage.
	CPO plots affected
	4.5 The CPO plots affected consist of grassed, undeveloped areas. They slope down from their south eastern corner  to their North west corner.
	4.6 The low point of the Site is in the south west corner following the watercourses through the Site. The Site falls from north to south. Gradients are shallow, with several unconnected plateaus. Site gradients also vary locally with steps and embank...
	4.7 The existing drainage regime is not holistic or sustainable and cannot be reused in any part.  The lowest point in the site would not be altered through the new proposed development, as this is the natural outfall to the two water courses that dra...
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	Earthworks for Proposed development
	1.1
	1.1
	1.1
	1.1
	4.9 From material testing and location, the CPO plots affected are highly suitable at present to become fill elsewhere on the site. Lowering the CPO plots affected would also be beneficial to the drainage strategy into the existing water courses.
	4.10 An initial high level cut and fill assessment is shown in Appendix C.

	5 Sustainable Drainage Systems
	5.1
	5.2
	5.3 In accordance with the Oxfordshire County Council Guidance Documentation for drainage, as a first step, Infiltration testing was completed on the Site. Infiltration rates were found not to be a viable option for a method of discharge and therefore...
	1.1
	1.1
	1.1 A conceptual drainage and treatment train for the surface water to the outfalls on the proposed development looks to use various methods of storage and treatment. These would be through methods such as porous paving, rills and swales to basins for...
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	1.1
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	1.1
	1.1
	1.1
	1.1
	1.1
	1.1
	1.1
	1.1
	5.4
	5.5 In accordance with The SuDS Manual C753 and national government guidance the SuDS across the proposed development have been designed in order to store storm water for the 1 in 100 year + 40% climate change storm event.
	5.6 Surface water in the basins has been designed to discharge at QBAR (in accordance with the SuDS Manual and national and local government guidance) into the existing unnamed watercourses on site.
	1.1 The size of the development and the increased density on the Site will necessitate a mixed SuDS system to accommodate the volume of water created by controlling runoff from the site as described in paragraph 5.5 above. A mixture of swales, basins ...
	5.7
	1.1 The larger final detention basins in the CPO plots affected have been placed adjacent to the water course, but outside of the identified Flood zone 2 by the Environment Agency.
	5.8

	1
	6 Overall Conclusion
	6.1 The above sections demonstrate how drainage on the scheme has to be considered as a whole from initial  concept to first submission for planning and beyond.
	1.1
	1.1
	6.2 Strategic earthworks and drainage infrastructure are constructed in the first phases of work. This would directly affect the CPO plots affected.
	6.3 If the CPO plots affected are to be returned, it will still be necessary to construct temporary drainage measures along with unnecessary borrow pits in land that would have otherwise had been developed for employment use in the early stages of dev...
	6.4 If the CPO plots affected are not returned and remains within the highway then the development area would be reduced from that seen today, with an unnecessary unused swathe of open land between the development and highway.
	6.5 To lose control of over 1ha of land from the proposed development and have that land placed in effective limbo with no defined timescale for its return and without discussion with CEG or the landowners before the CPO stage, is not conducive to eff...
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