
Item. 8(c)  
 
Location:  Rear of 121A Brandon Road, Watton 
 
Proposal: Erection of 9 dwellings and ancillary works: REFERENCE: 3PL/2017/1087/F 
 
Applicant: Barconn Homes Ltd 
 
Author: Rebecca Collins 
 
CONSULTATIONS 
 
NCC Ecology 
The Preliminary Ecological Appraisal report (Eco-Check Consultancy Ltd.; November 2017) is fit for 
purpose. If you are minded to approve this application, we recommend that you condition an 
Ecological Management Plan (EMP) and a biodiversity enhancement plan.  
 
Flood Risk Officer 

1. The applicant has now provided CCTV survey and associated drawings to demonstrate that 
the watercourse that is adjacent the site is likely to have entered the culvert and run through 
the grounds of 121a Brandon Road and connected to a surface water sewer in Brandon 
Road.  It is still unclear who maintains the downstream sewer and if they are aware of the 
extent of the drainage catchment inputting to it and would accept diversion proposal. 

2. The CCTV survey confirms the applicant’s statement that the culvert is in a poor state of repair 
and blocked in places.  The applicant indicates that they wish to divert this culvert into the 
bridleway adjacent 121a Brandon Road to allow the connection to the existing system to be 
reinstated.  It is unclear if the owner or responsible body for maintaining this bridleway have 
given permission for this culvert diversion.  It is also unclear if the new properties would be 
responsible in perpetuity for the maintenance of the new culvert diversion.   

3. Whilst the drainage strategy included details for the sizing of the drainage structures, there 
are some assumptions which need to be revisited during any updated submissions or 
detailed design.   

4. The applicant has not considered the risk of flooding from all sources any further than stated 
in the Flood Risk Assessment, stating that surface water flooding is limited to the edge of the 
site and hence the development is in Flood Zone 1.   We would advise that more detailed 
information be provided as the flood risk associate with the watercourse adjacent the site 
to investigate the catchment area of the watercourse (which would include the upstream 
urbanised area), the capacity of the ordinary watercourse, if the watercourse would overtop 
elsewhere on the site, the capacity of the culvert existing and proposed and define the 
extent of flooding that would be anticipated on the site.   

5. As previously indicated local residents have made representation including photographs 
showing surface water flooding adjacent the site and there is no assessment that this would 
not enter the site itself.   There are also several properties downstream of the location which 
have been subject to significant flooding as a result of overwhelmed drainage networks.  

6. Due to the uncertainty of the flood risk to the site from offsite and the potential capacity of 
the discharge location to surcharge the proposed drainage scheme we would advise that the 
proposed housing could not be assessed to be free from a risk of flooding from all 
sources.   We would also advise that raising the finished ground floor levels (FFL) 150mm 
above ground level may be significantly below the flood level expected on the site.   We 
advise that information should be presented to demonstrate that the vulnerable development 
(especially housing) is in the lowest area of risk of flooding and FFL be at least 300mm above 



any source of flooding.  This freeboard allowance should be raised up to 600mm depending 
on the level of uncertainly attached to the assessment.  

7. If the above is addressed the applicant would also need to consider the finished ground floor 
levels to be 300mm above the flood levels in any drainage structure, e.g. tank, swale, drainage 
gully or pipe. 

8. We note that the drainage storage areas are on the topographical highest part of the site and 
the houses on the lowest, hence is it also unclear how the drainage could efficiently use gravity 
drainage.      

 
ADDITIONAL INFORMATION from Applications re: Flood Risk 

 
1. We’ve written to NCC informing them of our intention to divert the existing culvert and are 

awaiting comments. 
2. We now have confirmation from NCC highways that they do own the bridal way. 
3. This has been modelled.  Please see Pg.1 of the storm sewer calculations which lays this out 

in accordance with the latest FEH data. Please see Pg. 5 of the attached calculations for details 
of the surcharge. 

4. The sites natural topography falls away from the site, hence the natural flow of water will be 
away from the site. The site is also surround by ditches with would intercept water flowing 
towards the site, part of the proposal is to clear these ditches to maintain this. Please also see 
the attached EA surface water maps which show the proposed properties will be out of the 
flood risk area. 

5. As stated above the sites natural topography falls away from the site, hence the natural flow 
of water will be away from the site. The site is also surround by ditches with would intercept 
water flowing towards the site, part of the proposal is to clear these ditches to maintain this. 
As far as downstream drainage networks are concerned the proposed scheme is to store 
stormwater and discharge it at green field rate, therefore the proposal will be no worst that 
the existing. 

6. Please see Pg. 5 of the attached calculations for details of the surcharge. We have stated in 
the strategy that we are happy to set the proposed FFL heights to this standard. We would 
expect this to be conditioned, however for the avoidance of doubt I have marked the 
proposed FFL heights on the proposed site layout. Please also see the attached EA surface 
water maps which show the proposed properties will be out of the flood risk area. 

7. We have stated in the strategy that we are happy to set the proposed FFL heights to this 
standard. We would expect this to be conditioned, however for the avoidance of doubt I have 
marked the proposed FFL heights on the proposed site layout. 

8. The attached calculations demonstrate that the proposed surface water network will flow by 
gravity alone.   

 
ASSESSMENT 
Ecology conditions will be updated to reflect the ecologist latest comments. 
 
Based on the additional flood risk information submitted it is considered that the proposal is 
acceptable in this regard and/or the outstanding matters of outfall, culvert connection and 
maintenance/management of surface water can be dealt with by suitably worded conditions to 
address matters of surface water drainage and a FFL condition, which can be added to any subsequent 
planning permission.  
 
RECOMMENDATION The application is recommended for approval subject to a further condition with 
regards to surface water drainage.  
 


