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DEFERRED ITEM REPORT 
 

1. This application was deferred at 16 February 2015 Planning Committee for 
the clarification of details in respect of flood risk and drainage, and the 
highway impact on the town centre.  Specifically, Members expressed 
concerns in respect of development in/adjacent areas prone to flooding as 
well as the known poor drainage on the site generally. Furthermore, the wider 
highway impact within the town and the cumulative impacts from other 
residential development to the south of the town were not considered to have 
been dealt with satisfactorily. 

 

2. The applicants have now provided further information in the form of additional 
plans detailing the existing flood plain, the proposed realigned flood plain post 
development, and the location of the proposed attenuation basins and tanks.  
A plan has also been provided detailing the local transport initiatives within the 
town that are required to be implemented in association with the development 
of this site as well as that being provided alongside other development to the 
south of the town. 

 
 

Surface Water and flood risk 
 
3. The additional supporting information provided by the applicants explains that 

due to a lack of available flood level information for the site, a flood model for 
the area was commissioned in order to investigate the extent of possible 
flooding at the site.  The flood model investigated flooding from the 
Attleborough Stream to the north of the site as well as the two on-site 
watercourses (the Mill Lane and Besthorpe Streams).  The information from 
the flood investigation was then used to define the development proposals in 
order to place them outside of the future 1 in 100 year floodplain (the extent of 
flooding which has a 1 in 100 chance of occurring in any one year with a 
climate change increase included).  As part of the proposals the edge of the 
floodplain will be reworked in places to provide a more defined edge.  This 
reworking of the floodplain will be done in such a way that space for 
floodwater on site is increased, and thus floodwater for the 1 in 100 year flood 



(plus climate change allowances) will not be displaced from the site as a 
result of the proposals. 
 
Taking into account the above known flooding information, no development is 
proposed within any existing or proposed flood plain. 

 
4. Surface water runoff from the proposed built development (roofs, roads etc) 

will be managed by the use of a series of holding basins and tanks located 
throughout the development.  The tanks and basins will be allowed to empty 
at a greenfield rate (the greenfield rate is the rate at which runoff is calculated 
to flow from the site in its current undeveloped state). 

 
5. Further comments have now been received from the IDB and they state that 

the Board's position remains unchanged in that they consider the surface 
water drainage is not achievable for the reasons previously stated.  

  
In particular they consider that: 
 

- The matter of adoption and ownership has not been addressed.  It is 
suggested that the SAB may adopt the SUDS features –however the 
SAB’s are currently not planned to go ahead following recent DEFRA 
reviews.  The IDB will not consider adopting the SUDS, and the 
proposed system is unlikely to meet Anglian Water adoption 
requirements.  The Board will need more reassurance that an 
appropriate body will own and maintain the drainage system. 

 
- The proposed storage systems appear to be at or below the water level 

in the outfall stream and takes insufficient account of groundwater 
levels 

 
- No information is provided on exceedance flood management 

  
However, it is important to note that they also comment that should Breckland 
Council be minded to grant planning consent the Board will require full details 
of the design, ownership, and maintenance of the drainage system, and 
reassurance that the system is viable in the long term, before granting a 
consent to discharge to the Board's watercourse. 
 

6. The applicants have responded to the above comments stating that the IDB 
are correct in that the adoption position has moved on since the 2013 Flood 
Risk Assessment and there is continued uncertainty as to who will maintain 
drainage systems; however, in a situation where no drainage authority is 
willing to adopt the system, then the house builder would utilise a 
management company.  Details of the maintenance and management of the 
drainage system can be required by condition. 

 
7. The water attenuation is at a low level by virtue of the topography and the 

depth of on-site ditches.  As a consequence of this the site’s drainage system 
has been designed with locked outfalls to represent the performance during 
times of high water levels within the local ditch network.  “Groundwater” in this 



location is perched water within the saturated soils overlying the clay, not in 
the sense of a large below-ground water body (aquifer).  As such, the 
attenuation facilities could be lined to remove any groundwater influence, 
however small.  This again is a point of detail that can be required by 
condition. 

 
8. The applicants have also confirmed that the layout allows for exceedance 

routes that would not put property at risk. 
 

9. In summary, although the detailed design, ownership, and maintenance of the 
drainage system is yet to be agreed, the required information can be required 
to be submitted by condition (as requested by the IDB).  Members will also 
note that no objection to the application has been received from the 
Environment Agency.  Subject to a condition requiring such details, the 
application is acceptable in this regard, and accords with Core Strategy Policy 
DC13. 

 
 

Highway impact 
 

10. The applicants have also submitted a plan detailing the local transport 
initiatives being introduced to the town, which include: 
 

Norwich Road (Gladedale) development:- 
 

• New and widened footways to Norwich Road 
• Signalled junction scheme to the Church Street/Besthorpe 

Road/Norwich Road junction (to also include controlled crossing 
facilities) 

• Safeguarded area for any future A11 junction revisions 
 
Banham Poultry retail application:- 
 
• Junction improvement to Connaught Rd/Station Road junction 
 
Taylor Wimpey development:- 
 
• Junction improvement to Connaught Road/Exchange Street/High 

Street 
 

11 NCC Highways have confirmed its acceptance of the off-site highway works 
being proposed by the applicants, which will help to mitigate for the additional 
traffic impact from the development.  They are also content that the proposed 
works satisfactorily form part of the wider strategic infrastructure 
improvements that are planned for the town centre. 

 
 

Additional representations 
 

An additional letter of objection has been received raising the following concerns 



 

• Drainage and flooding.  Reference is made to foul water drainages on 
the roads have backed up after prolonged periods of heavy rain. 

 
• Not enough importance attached to the drainage ditch along Norwich 

Road, which takes drainage from surface water and soakaways.  
 

• Access points onto Norwich Road will have to cross a drainage ditch 
and with have to climb between 1 – 3 metres up onto Norwich Road.  

 
 

Recommendation 
 
12. The officer's report to Committee is attached, and having taken into account 

the additional information outlined above, it is still considered that the benefits 
of the development outweigh any identified harm and that subject to 
appropriate conditions and a S106 legal agreement, the proposal is 
sustainable. The application remains recommended for APPROVAL subject to 
conditions and a legal agreement as set out within the appended report. 

 


