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1.0

Introduction

1.1

This report comprises a Flood Risk Assessment (FRA) in support of a planning
application for the proposed development of a new 2 Form Entry Primary School to be
situated on land accessed off the A413 Towcester Road, Silverstone, Northamptonshire.
The site is located towards the northern extent of Silverstone village as shown on the
plan enclosed in Appendix A.

1.2

The objective of this report is to provide the Local Planning Authority (LPA) and
Environment Agency (EA) with sufficient information to consider flood risk in the planning
process. This report is written generally in accordance with the requirements set out in
Paragraphs 30 and 68 of the Flood Risk and Coastal Change chapter of the Planning
Practice Guidance (PPG) to the National Planning Policy Framework (NPPF).

1.3

All references made to the Planning Practice Guidance within this report relate to the
Flood Risk and Coastal Change chapter, Revision Date: 06.03.2014 and were correct at
the time of drafting. Details regarding sources used can be found in the Bibliography.

1.4

This report takes account of flood map information obtained from the West
Northamptonshire Strategic Flood Risk Assessment (SFRA) Level 2.
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2.0

Site Description and Proposed Development

2.1

Site Location and Existing Use

2.1.1

The existing site covers approximately 2.07ha of agricultural field, and is enclosed by a
combination of post and rail fencing and hedges. There are neighbouring fields adjacent
the North, West and South site boundaries, as well as to the East on the far side of the
A413 Towcester Road. Partner Electronics Ltd which is situated on New Rookery Farm
and the northern extent of Kingsley Road residential development face the Southeastern
section of the site.

2.1.2

The site has an approximate gradient of 1:30, which falls from the eastern site boundary
towards the western site boundary

2.1.3

There does not appear to be a natural watercourse within or adjacent to the site
boundary.

2.1.4

The nearest watercourse is a branch of the Silverstone Brook located approximately
230m west of the site boundary. Another branch of the Silverstone Brook is located
approximately 900m east on the far side of the A43 and passes Ladywell Spinney. The
Silverstone Brook flows from Silverstone to Towcester, where it connects into the River
Tove.

2.2

Proposed Development

2.2.1

It is proposed to develop the site for the construction of a new 2 Form Entry Primary
School which will be accessed off the A413 Towcester Road. The school will have
capacity for approximately 420 pupils aged between 4 and 11. The main school building
will be accompanied by a 46 space car park, one way system drop off bay area, MUGA,
football pitch and outdoor tarmac playgrounds.

2.2.2

The main school building will consist of a single storey block, which will accommodate
14 classrooms, staffrooms, toilets, reception, library, kitchen and break out areas.

2.2.3

The proposed site layout is shown on the Architect’s plan enclosed in Appendix B.

2.2.4

The main purpose for constructing the proposed 2 Form Entry Primary School is to
facilitate the growing school age population within Silverstone village; as a result of
nearby committed residential developments such as Catch Yard Farm (approx. 220 new
dwellings).

2.2.5

The new Primary School will be an amalgamation of the existing Silverstone Infant
School (82 pupils) and Silverstone Church of England Junior School (108 pupils), which
are proposed to be relocated to a single site as shown on the Architect’s plan enclosed
in Appendix B.
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Geology of the Area

2.3.1 The British Geological Society web based maps shows the bedrock geology of the area
to be a mixture of Cornbrash, Blisworth Clay and Blisworth Limestone Formation –
Sedimentary bedrock layers of limestone and mudstone. The superficial deposits are
shown to comprise Oadby Member – Diamicton and Glaciofluvial Deposits with Mid
Pleistocene – Sand and gravel.
2.3.2 A ground investigation was carried out by Applied Geology, which included infiltration
testing in accordance with BRE Digest 365 to determine the site’s suitability for the use
of soakaways. An extract showing the locations of infiltration testing is shown on the plan
enclosed in Appendix C.
2.3.3 Results obtained from Applied Geology Ground Investigation Report ref AG2015-14-T05
confirm the presence of Blisworth Clay Formation overlying White Limestone Formation
throughout the site. With regards to soakaway potential, Section 9.7 of the Applied
Geology report states that it is possible to use soakaway drainage.

2.4

Vulnerability Classification

2.4.1 The proposed development is for a new 2 Form Entry Primary School. Educational
establishments are classified as ‘Less Vulnerable’ within Table 2: Flood Risk
Vulnerability Classification set out in PPG, Paragraph 66.

3.0

Existing and Proposed Levels

3.1

A topographical survey of the site, based on Ordnance Survey benchmark, has been
carried out; see Brandon Surveys Ltd Drg NO. MS-4405 enclosed within Appendix D.

3.2

The site has an approximate gradient of 1:30, which falls from the eastern site boundary
towards the western site boundary. Existing site levels generally range between
117.00m AOD and 124.65m AOD.

3.3

The proposed finished floor level of the building will be 121.70m AOD. A detailed level
design of the proposed development has not yet been carried out at this stage.
However, it is proposed that a cut and fill exercise will be carried out to create 2
plateaus. The upper level contains the school building and surrounding playground / car
park with the sports pitch set at a lower level. Levels will tie in to existing at the site
boundaries.

O:\projects\5100\5133\Reports BCAL\5133R001 FRA\5133R001A FRA.docx

6

5133R001A Flood Risk Assessment
New 2 FE Primary School, Towcester Road, Silverstone

4.0

Definition of Flood Hazard

4.1

Flooding from Rivers

June 2014

4.1.1 The nearest watercourse is a branch of the Silverstone Brook located approximately
230m west of the site boundary. Another branch of the Silverstone Brook is located
approximately 900m east on the far side of the A43 and passes Ladywell Spinney. The
Silverstone Brook flows from Silverstone to Towcester, where it connects into the River
Tove.
4.1.2 A Basic Flood Map was obtained from the EA on 10th July 2014, which shows the
development site as ‘clear’ i.e. situated within Flood Zone 1. A copy of the Flood Map is
shown in Appendix E.
4.1.3 Figure B-8 of the West Northamptonshire SFRA Level 2, shows that the development as
‘clear’ i.e. situated within Flood Zone 1. A copy of the SFRA Flood Map is shown in
Appendix F.
4.1.4 Development sites which are situated within Flood Zone 1 are defined within Table 1
enclosed in PPG, Paragraph 65 as having less than a 1 in 1,000 annual probability of
river flooding. Hence, we do not consider flooding from rivers to be a potential source of
flooding for the site.

4.2

Flooding from the Sea

4.2.1 The site is located inland a significant distance from the coast with a minimum elevation
of approximately 117.00m AOD and has been identified within Flood Zone 1 on Flood
Maps obtained from the EA and the West Northamptonshire SFRA Level 2.
4.2.2 Development sites which are situated within Flood Zone 1 are defined within Table 1
enclosed in PPG, Paragraph 65 as having less than a 1 in 1,000 annual probability of
sea flooding. Hence, we do not consider flooding from the sea to be a potential source of
flooding for the site.

4.3

Flooding from Land

4.3.1 There is always a risk of potential flooding from overland surface water flows during an
exceptional rainfall/storm event. We are not aware of any previous overland surface
water flooding on the site.
4.3.2 The development site will be designed to ensure appropriate management of overland
surface water flows to ensure water is not channelled into buildings etc.
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Flooding from Groundwater

4.4.1 The bedrock designation beneath the site is considered to be within the vicinity of a
Principal Aquifer. We are not aware of any historical flooding caused on the site by
groundwater flooding. The Environment Agency’s website states:
“Principal Aquifers – These are layers of rock or drift deposits that have high
intergranular and/or fracture permeability - meaning they usually provide a high level
of water storage. They may support water supply and/or river base flow on a strategic
scale. In most cases, principal aquifers are aquifers previously designated as major
aquifer.”

4.4.2 There is a risk that the site could experience groundwater flooding due to the emergence
of groundwater at the surface. The development site will be designed to ensure
appropriate management of overland ground water flows to ensure water is not trapped
or channelled into buildings etc.

4.5

Flooding from Sewers

4.5.1 On 17th June 2014, BCAL Consulting contacted Anglian Water – the current water
service provider, to request records of historical sewer flooding for the surrounding area.
Anglian Water has not yet responded with results to this request.
4.5.2 At this stage, it is considered that flooding from local sewers is unlikely to be a potential
source of flooding for the site.

4.6

Flooding from Surface Water

4.6.1 The site is shown to be at very low risk of flooding from Surface Water on the
Environment Agency’s website mapping. A copy of the plan extracted on 16th June 2014
is enclosed in Appendix G.
4.6.2 We do not consider flooding from surface water to be a potential source of flooding for
the site.
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4.7

Flooding from Artificial Sources

4.7.1

The site is shown not to be at potential risk of flooding from reservoirs on the
Environment Agency’s website mapping. Details of the nearest reservoir most likely to
affect the site in the event of an uncontrolled release of water can be seen in Table 1
below. A copy of the reservoir flood plan extracted on 16th June 2014 is enclosed in
Appendix H.

Name

Reservoir
Owner

Towcester
Flood
Storage
Reservoir

Environment
Agency

Location
(grid reference)
Easting Northing
468797

249194

Environment
Agency Area

Local Authority

Central Area in
Anglian Region

Northamptonshire
County

Table 1: Nearest reservoir that could affect the proposed site at Towcester Road, Silverstone

4.7.2

The Environment Agency’s website states that:
“Reservoir flooding is extremely unlikely. There has been no loss of life in the UK from
reservoir flooding since 1925. All large reservoirs must be inspected and supervised
by reservoir panel engineers. As the enforcement authority for the Reservoirs Act
1975 in England, we ensure that reservoirs are inspected regularly and essential
safety work is carried out.
However, in the unlikely event that a reservoir dam failed, a large volume of water
would escape at once and flooding could happen with little or no warning. If you live or
work in an area that could be affected, you should plan in advance what you would do
in an emergency. You may need to evacuate immediately. Consider where you would
go to safety, and be ready to follow the advice of emergency services.”

4.7.3 We do not consider flooding from reservoirs to be a potential source of flooding for the
site.
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5.0

Planning Policy

5.1

This section of the report will consider current National Planning Policy relating to
flooding and flood risk which can be found on the Planning Practice Guidance website.

5.2

PPG, Paragraph 19 states that the aim of a Sequential Test is to steer development to
areas with the lowest probability of flooding, i.e. within Flood Zone 1. PPG, Paragraph 33
further states that it should not normally be necessary to apply the Sequential Test to
development sites within Flood Zone 1, unless the SFRA for the area or other more
recent information indicates present or future flooding issues.

5.3

As mentioned in Section 2.4.1, the proposed development is classified as ‘Less
Vulnerable’ in accordance with Table 2 enclosed in PPG, Paragraph 66.

5.4

Sequential Test

5.4.1

Based on Flood Map information provided by the EA and West Northamptonshire SFRA
Level 2 shown in Appendices E and F, it can be seen that the development site has
been identified within Flood Zone 1. Hence, there is no requirement under National
Planning Policy to undertake a Sequential Test for the proposed development of a new 2
Form Entry Primary School, Towcester Road, Silverstone.

5.5

Exception Test

5.5.1

Table 3: Flood risk vulnerability and flood zone ‘compatibility’, enclosed in PPG,
Paragraph 67 indicates that all development proposals for sites situated within Flood
Zone 1 are considered appropriate. Hence, there is no requirement under National
Planning Policy to undertake an Exception Test for the ‘Less Vulnerable’ development
proposal of a new 2 Form Entry Primary School, Towcester Road, Silverstone.
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6.0

Proposed Surface Water Disposal Method

6.1

The area of the site to be developed is currently agricultural field.

6.2

There is no record of any surface water sewers located within the site boundary or in the
vicinity of the site, see Anglian Water asset plan in Appendix H.

6.3

It is a requirement of the Building Regulations to use soakaways for the disposal of
surface water if it is viable. A ground investigation has been carried out and included
soakaway testing in accordance with BRE Digest 365. The soakaway test results
confirm this should be possible to use soakaways as a means of drainage for the site.

6.4

The soakaway drainage system will be designed for the 1 in 10 year storm event. In the
event of exceedance or failure, levels will be set to drain excess flows away from the
building whilst generally being retained on the site.

6.5

The soakaway drainage will remain private and the owner of the building will carry out a
normal maintenance regime to ensure that on site drainage is adequately maintained for
the life time of the building.

7.0

Proposed Foul Water Disposal Method

7.1

In the vicinity of the site, there is a 9 inch VC public foul sewer located within the grass
verge adjacent the A413 Towcester Road, see Anglian Water asset plan in Appendix H.
The preferred connection point for foul water disposal is manhole 1502.

7.2

On the 29th April 2014, a Pre-Planning Enquiry Application was submitted to Anglian
Water regarding development proposals for a new 2 Form Entry Primary School. Anglian
Water confirmed in their Pre Planning Assessment Report that the proposal for
connecting to manhole 1502 would be acceptable as a foul water disposal method. A
copy of the Anglian Water report is enclosed in Appendix J.

7.3

Anglian Water has agreed to a discharge rate of 5 l/s in addition to the construction of an
intermediate manhole to be no closer than 5 metres from manhole 1502 for pumped
connections to allow flows to gravitate.

O:\projects\5100\5133\Reports BCAL\5133R001 FRA\5133R001A FRA.docx

11

5133R001A Flood Risk Assessment
New 2 FE Primary School, Towcester Road, Silverstone

June 2014

8.0

Conclusions

8.1

The existing site is agricultural field covering approximately 2.07ha of land. The field is
enclosed by a combination of post and rail fencing and hedges, and has neighbouring
fields in all directions. It is proposed to develop the site into a new 2 Form Entry Primary
School for the proposed capacity of approximately 420 pupils. The main school building
will consist of a single storey block and will be complete with outdoor recreation facilities,
dedicated on site car parking and a drop-off area. The proposed site layout is shown on
the Architect’s plan enclosed in Appendix B.

8.2

The main purpose for constructing the proposed 2 Form Entry Primary School is to
facilitate the growing school age population within Silverstone village; as a result of
nearby committed residential developments such as Catch Yard Farm (approx. 220 new
dwellings).

8.3

Based on Flood Map information provided by the EA and West Northamptonshire SFRA
Level 2 shown in Appendices E and F, it can be seen that the development site has
been identified within Flood Zone 1. Table 1 enclosed in PPG Paragraph 65, defines
Flood Zone 1 as having less than a 1 in 1,000 annual probability of river or sea flooding.

8.4

In accordance with Table 3: Flood risk vulnerability and flood zone ‘compatibility’
enclosed in PPG Paragraph 67, development proposals for sites situated within Flood
Zone 1 are considered appropriate for all vulnerability classifications. We therefore
consider the ‘Less Vulnerable’ development proposal for the new 2 Form Entry Primary
School appropriate for site use.

8.5

Ground Investigation Report confirms that the proposed site has the possibility to use
soakaways as a means of surface water drainage. As a result, it is proposed to
discharge all surface water to soakaways.

8.6

In a Pre Planning Assessment Report dated 9th May 2014, Anglian Water has confirmed
that the proposal to discharge foul water via a connection to manhole 1502 in Towcester
Road is acceptable. Approval was given subject to a discharge rate of 5 l/s and the
construction of an intermediate manhole no closer than 5m from manhole 1502 for
pumped connections to allow flows to gravitate.

8.7

There will always be a residual risk of overland flooding if the surface water drains are
not maintained sufficiently or during an exceptional storm event when the surface water
drainage system is unable to cope with the rate or volume of rainfall. Normal
maintenance will be required to the on and off site drainage systems. If flooding occurs
due to lack of maintenance or during an exceptional storm event, the speed of
inundation should be slow and should not endanger human life.

O:\projects\5100\5133\Reports BCAL\5133R001 FRA\5133R001A FRA.docx

12

5133R001A Flood Risk Assessment
New 2 FE Primary School, Towcester Road, Silverstone

June 2014

Bibliography
1.

PPG, Para
19

Planning Practice Guidance (Revision Date 06.03.2014) Flood Zone and
Coastal Change, The aim of the Sequential Test, What is the aim of the
Sequential Test for the location of development?. Available at:
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-andcoastal-change/the-aim-of-the-sequential-test/#paragraph_019
(Accessed
th
19 March 2014)

2.

PPG, Para
30

Planning Practice Guidance (Revision Date 06.03.2014) Flood Zone and
Coastal Change, Site-specific flood risk assessment, What is a site-specific
flood risk assessment?. Available at:
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-andcoastal-change/site-specific-flood-risk-assessment/#paragraph_030
(Accessed 19th March 2014)

3.

PPG, Para
33

Planning Practice Guidance (Revision Date 06.03.2014) Flood Risk and
Coastal Change, Applying the Sequential Test to individual planning
applications, How should the Sequential Test be applied to planning
applications? Available at:
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-andcoastal-change/applying-the-sequential-test-to-individual-planningapplications/#paragraph_033 (Accessed 19th March 2014)

4.

PPG, Para
65

Planning Practice Guidance (Revision Date 06.03.2014) Flood Zone and
Flood Risk Tables, Table 1: Flood Zones. Available at:
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-andcoastal-change/flood-zone-and-flood-risk-tables/table-1-floodzones/#paragraph_065 (Accessed 19th March 2014)

5.

PPG, Para
66

Planning Practice Guidance (Revision Date 06.03.2014) Flood Zone and
Flood Risk Tables, Table 2: Flood Risk Vulnerability Classification. Available
at:
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-andcoastal-change/flood-zone-and-flood-risk-tables/table-2-flood-riskvulnerability-classification/#paragraph_066 (Accessed 19th March 2014)

6.

PPG, Para
67

Planning Practice Guidance (Revision Date 06.03.2014) Flood Zone and
Flood Risk Tables, Table 3: Flood risk vulnerability and flood zone
‘compatibility’. Available at:
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-andcoastal-change/flood-zone-and-flood-risk-tables/table-3-flood-riskvulnerability-and-flood-zone-compatibility/#paragraph_067 (Accessed 19th
March 2014)

7.

PPG, Para
68

Planning Practice Guidance (Revision Date 06.03.2014) Flood Risk and
Coastal Change, Site-Specific Flood Risk Assessment: CHECKLIST.
Available at:
http://planningguidance.planningportal.gov.uk/blog/guidance/flood-risk-andcoastal-change/site-specific-flood-risk-assessmentchecklist/#paragraph_068 (Accessed 19th March 2014)

O:\projects\5100\5133\Reports BCAL\5133R001 FRA\5133R001A FRA.docx

13

5133R001A Flood Risk Assessment
New 2 FE Primary School, Towcester Road, Silverstone

June 2014

Appendix A
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BCAL Drg No 5133-01
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Appendix B
Site Plan
PHP Architects Drg No. 3962/102 Rev T1
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Appendix C
Extracts from Applied Geology Ground Investigation Report
Ref AG2015-14-T05
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Appendix D
Topographical Survey
Brandon Surveys Ltd Drg No. MS-5505
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Appendix E
Environment Agency – Basic FRA Flood Map
Contains Environment Agency information © Environment Agency and database right
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Flood Map for Planning (Rivers & Sea) centred on Towcester Road created on 10 July 2014

Scale 1:10,001
Flood Map for Planning
(Rivers and Sea)

Flood Map for Planning (Rivers and Sea)
(assuming no defences)
Flood Zone 3 shows the area that could be
affected by flooding:
- from the sea with a 1 in 200 or greater
chance of happening each year
- or from a river with a 1 in 100 or greater
chance of happening each year.
Flood Zone 2 shows the extent of an extreme
flood from rivers or the sea with up to a 1 in
1000 chance of occurring each year.
© Environment Agency copyright and / or database rights 2014. All rights reserved. © Crown Copyright and database right 2014. Ordnance
Survey licence number 100024198.

Contact Us: National Customer Contact Centre, PO Box 544, Rotherham, S60 1BY. Tel: 03708 506 506 (Mon-Fri 8-6). Email: enquiries@environment-agency.gov.uk
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Appendix F
Extract of Figure B-8, Silverstone Development Areas
West Northamptonshire SFRA Level 2
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Appendix G
Environment Agency’s Risk of Flooding from Surface Water – Mapping Extract
Contains Environment Agency information © Environment Agency and database right

th

Environment Agency’s Risk of Flooding from Surface Water downloaded on 16 June 2014
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Appendix H
Environment Agency’s Risk of Flooding from Reservoirs – Mapping Extract
Contains Environment Agency information © Environment Agency and database right

th

Environment Agency’s Risk of Flooding from Reservoirs downloaded on 12 June 2014
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Appendix I
Wastewater Asset Plan
Anglian Water ref 96536-1
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(c) Crown Copyright and database rights 2011 Ordnance Survey 100018507

Date: 22/04/14

Scale: 1:1250

This plan is provided by Anglian Water pursuant its obligations under the Water Industry Act 1991 sections 198 or 199. It must be used in conjunction with
any search results attached. The information on this plan is based on data currently recorded but position must be regarded as approximate. Service pipes,
private sewers and drains are generally not shown. Users of this map are strongly advised to commission their own survey of the area shown on the plan
before carrying out any works. The actual position of all apparatus MUST be established by trial holes. No liability whatsoever, including liability for
negligence, is accepted by Anglian Water for any error or inaccuracy or omission, including the failure to accurately record, or record at all, the location of
any water main, discharge pipe, sewer or disposal main or any item of apparatus. This information is valid for the date printed. The plan is produced by
Anglian Water Services Limited from Ordnance Survey © Crown Copyright, 100018507. This map is to be used for the purposes of viewing the location of
Anglian Water plant only. Any other uses of the map data or further copies is not permitted. This notice is not intended to exclude or restrict liability for death
or personal injury resulting from negligence.

Map Centre: 467126,244678
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Appendix J
Pre Planning Assessment Report dated 9th May 2014
Anglian Water
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Pre Planning
Assessment Report
New 2FE Primary School off A413, Towcester Road, Silverstone

Pre-Planning Report

Friday, May 09, 2014

Section 1: Proposed Development
Thank you for submitting a pre planning enquiry. This has been produced for BCAL
Construction. Your reference number is 00002398. If you have any questions upon
receipt of this report, please contact Sandeep Bains on 01733 414690 or email
planningliaison@anglianwater.co.uk.
The response within this report has been based on the following information which was
submitted as part of your application:
List of Planned Developments
Type of Development

Type of Unit

No. Of Units

D1 Non-residential

School

1



The grid reference for the site is SP67174467.



The site currently does not have planning permission and is located on a Greenfield
site.

Figure 1: Location of proposed development
The comments contained within this report relate to the public water mains and sewers
indicated on our records. Your attention is drawn to the disclaimer in the useful
information section of this report.
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Section 2: Assets Affected
Our records indicate that there are no public water mains/public sewers or other assets
owned by Anglian Water within the boundary of your development site. However, it is
highly recommended that you carry out a thorough investigation of your proposed
working area to establish whether any unmapped public or private sewers and lateral
drains are in existence.
Due to the private sewer transfer in October 2011 many newly adopted public used water
assets and their history are not indicated on our records. You also need to be aware that
your development site may contain private water mains, drains or other assets not shown
on our records. These are private assets and not the responsibility of Anglian Water but
that of the landowner.
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Section 3: Water Supply
In examining the available capacity for your development site we assess the capacity and
costs for two categories of water main. These are:
Strategic – these are the offsite potable water mains which deliver water within an area to
a large number of development sites often across a number of towns. The strategic
provision of these water mains enables us to provide of the cheapest solution across a
large geographical area.
Local reinforcement – these are the offsite potable water mains that connect your site to
the closest available public water main. Alternatively, reinforcement may be needed to
protect existing houses against the loss of water or water pressure.
Water Supply Network
The water supply to the proposed development site can be provided from the existing 4
inch CI water main in Towcester Road located at national grid reference SP6719244632.
The water main has adequate capacity for your development site. Anglian Water cannot
reserve capacity and therefore you are recommended to formally apply for a connection at
your earliest convenience. Please note that available capacity in our network can be
reduced at any time due to increased requirements from existing businesses and houses
as well as from new housing and new commercial developments.
Water Budget Costs
The costs provided in this report are based on the current information available. These
costs are provided as an indicative estimate to help inform you on a budget for supplying
water to your site.
•
The strategic costs are based on a proportion of the total strategic scheme cost.
These costs are calculated based on the flow rate that your development requires as
compared to the total flow rate that the strategic main has been designed against.
•
The local reinforcement costs have been calculated based on the typical costs of
providing a length of water main across a similar distance as required for this
development site.
Based on these estimated and predicted costs, the cost to provide water to your site:
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Predicted costs for supplying water to your development
Strategic Water Mains
None required

£0

Estimated Local reinforcement Mains
None required

£0

Total Cost for providing the water infrastructure

£0

The above table provides an estimated breakdown of the costs to supply the water
infrastructure. A more detailed cost provision will be provided following a formal
application for a new water mains or water connection.
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Section 4: Water Recycling Services
In examining the used water system we assess the ability for your site to connect to the
public sewerage network without causing a detriment to the operation of the system. We
also assess the receiving water recycling centre and determine whether the water
recycling centre can cope with the increased flow and influent quality arising from your
development
Water Recycling Centre
The foul drainage from the proposed development is in the catchment of Silverstone
Water Recycling Centre, which currently has capacity to treat the flows from your
development site. Anglian Water cannot reserve capacity and the available capacity at the
water recycling centre can be reduced at any time due to growth and due to
environmental and regulation driven changes.
Used Water Network
As per your request we have assessed the impact of a pumped solution to the public foul
sewerage network. We can confirm that this is acceptable as the foul sewerage system, at
present, has available capacity for your site. The connection point will be to manhole 1502
in Towcester Road located at national grid reference SP67174457 at a discharge rate of 5
litres per second. As per the current version of Sewers for Adoption, Anglian Water would
wish to see an intermediate manhole constructed no closer than 5 metres from 1502 for
pumped connections to allow flows to gravitate.
Surface Water Disposal
There are no public surface water sewers within the vicinity of the proposed development,
therefore Anglian Water will be unable to provide the site with a feasible solution of
surface water disposal within the current assets. Alternative methods of surface water
disposal will need to be investigated such as infiltration techniques or a discharge to a
watercourse in accordance with the surface water management hierarchy as outlined in
Building Regulations Part H.A new surface water sewer can be used as a mechanism to
discharge surface water to a watercourse or as part of a SuDs scheme where appropriate.
Subject to the sewer being designed in accordance with the current version of Sewers For
Adoption, the sewer can be put forward for adoption by Anglian Water under Section 104
of the Water Industry Act 1991. If the outfall is to a watercourse, the applicant will be
required to obtain consent to discharge via the appropriate body.
As you may be aware, Anglian Water will consider the adoption of SuDs provided that they
meet the criteria outline in our SuDs adoption manual. This can be found on our website
at www.anglianwater.co.uk/developers/sewer-connection/suds.aspx. We will adopt
features located in public open space that are designed and constructed, in conjunction
with the future SuDs Approving Body, to the criteria within our SuDs adoption manual.
Specifically, developers must be able to demonstrate:
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1.
Effective upstream source control,
2.
Effective exceedance design, and
3.
Effective maintenance schedule demonstrating than the assets can be maintained
both now and in the future with adequate access.
Our preference is that the Local Authority is requested to adopt in the first instance as
duty will pass to them in future legislation. Consequently as part of your submission,
evidence will need to be provided to show that you have approached the local authority. If
you wish to look at the adoption of any SuDs then an expression of interest form can be
found on our website at:
http://www.anglianwater.co.uk/_assets/media/SuDS_Adoption_Form_2012.pdf

Trade Effluent
We note that you do not have any trade effluent requirements. Should this be required in
the future you will need our written formal consent. This is in accordance with Section 118
of the Water Industry Act (1991).
Used Water Budget Costs
It has been assumed that the onsite used water network will be provided under a section
104 Water Industry Act application. It is recommended that you also budget for both
infrastructure charges and connection costs. The 2014/15 charges are:
Infrastructure Charge

£345.00 per connection

S104 Supervision and inspection
costs

2.5% of estimated construction
costs
10% of estimated construction
costs

S104 Survey costs

Pre-Planning Report
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Section 5: Map of Proposed Connection Points

Connection point for Potable Water
Figure 1: Showing your water point of connection.

Connection point for Foul Wastewater
Figure 2: Showing your used water point of connection at manhole 1502 with a Cover
Level of 124.255m and Invert Level of 122.054m.
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Section 6: Useful Information
Water
Water Industry Act – Key Water Sections:
•
Section 41: This provides you with the right to requisition a new water main to
connect your site to the public water network.
•
Section 45: This provides you with a right to have a connection from a building or
part of a building to the public water main.
•
Section 51A: This provides you with the right to provide the water main or service
connection yourselves and for us to vest them into our company.
•
Section 185: This provides you with the right to have a public water asset diverted.
Details on how to make an application and the s185 form is available on our website at
http://www.anglianwater.co.uk20/developers or via our Developer Services team on
08457 60 66 087.
Details on how to make a formal application for a new water main, new connection or
diversion are available on our website at www.anglianwater.co.uk/developers or via our
Developer Services team on 08457 60 66 087.
If you have any other queries on your rights to requisition or connect your housing to the
public water and used water infrastructure then please contact our developer services
team at: Developer Services, Anglian Water, PO Box 495, Huntingdon, PE29 6YY or
Telephone: 0845 60 66 087 or Email: developerservices@anglianwater.co.uk
Self Lay of Water Mains: A list of accredited Self Lay Organisations can be found at
www.lloydsregister.co.uk/schemes/WIRS/providers-list.aspx.
Water pressure and flow rate:
The water pressure and consistency that we must meet for your site is laid out in the
Water Industry Act (1991). This states that we must supply a flow rate of 9 litres per
second at a pressure of 10 metres of head to the external stop tap. If your water pressure
requirements exceed this then you will need to provide and maintain any booster
requirements to the development site.
Used Water
Water Industry Act – Key Used Water Sections:
•
Section 98: This provides you with the right to requisition a new public sewer. The
new public sewer can be constructed by Anglian Water on your behalf. Alternatively, you
can construct the sewer yourself under section 30 of the Anglian Water Authority Act
1977.
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•
Section 102: This provides you with the right to have an existing sewerage asset
vested by us. It is your responsibility to bring the infrastructure to an adoptable condition
ahead of the asset being vested.
•
Section 104: This provides you with the right to have a design technically vetted
and an agreement reached that will see us adopt your assets following their satisfactory
construction and connection to the public sewer.
•
Section 106: This provides you with the right to have your constructed sewer
connected to the public sewer.
•
Section 185: This provides you with the right to have a public sewerage asset
diverted.
Details on how to make a formal application for a new sewer, new connection or diversion
are available on our website at www.anglianwater.co.uk/developers or via our Developer
Services team on 08457 60 66 087.
Sustainable Drainage Systems:
Many existing urban drainage systems can cause problems of flooding, pollution or
damage to the environment and are resilient to climate change in the long term.
Therefore our preferred method of surface water disposal is through the use of
Sustainable Drainage Systems (SuDS). SuDS are a range of techniques that aim to mimic
the way surface water drains in natural systems within urban areas. For more information
on SuDS, please visit our website at http://anglianwater.co.uk/developers/sewerconnection/suds.aspx. We also recommend that you contact the future SuDS Approving
Body (SAB) for the area to discuss your application.
Private Sewer Transfers: Sewers and lateral drains connected to the public sewer on the
1 July 2011 transferred into Water Company ownership on the 1 October 2011. This
follows the implementation of the Floods and Water Management Act (FWMA). This
included sewers and lateral drains that were subject to an existing Section 104 Adoption
Agreement and those that were not. There were exemptions and the main nontransferable assets were as follows:
•
Surface water sewers and lateral drains that did not discharge to the public sewer,
e.g. those that discharged to a watercourse.
•
Foul sewers and lateral drains that discharged to a privately owned sewage
treatment/collection facility.
•
Pumping stations and rising mains will transfer between 1 October 2011 and 1
October 2016.
The implementation of Section 42 of the FWMA will ensure that future private sewers will
not be created. It is anticipated that all new sewer applications will need to have an
approved section 104 application ahead of a section 106 connection.
Encroachment: Anglian Water operates a risk based approach to development encroaching
close to our used water infrastructure. We assess the issue of encroachment if you are
Pre-Planning Report
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planning to build within 400 metres of a water recycling centre or, within 15 metres to
100 metres of a pumping station. We have more information available on our website at
http://anglianwater.co.uk/developers/encroachment.aspx
Locating our assets: Maps detailing the location of our water and used water infrastructure
including both underground assets and above ground assets such as pumping stations and
recycling centres are available from www.digdat.co.uk. All requests from members of the
public or non-statutory bodies for maps showing the location of our assets will be subject
to an appropriate administrative charge. We have more information on our website at:
www.anglianwater.co.uk/developers/our-assets/
Summary of charges: A summary of this year’s water and used water connection and
infrastructure charges can be found at
http://www.anglianwater.co.uk/developers/charges/
Disclaimer: The information provided within this report is based on the best data currently
recorded, recorded within the last 12 months or provided by a third party. The position
must be regarded as approximate. If there is further development in the area or for other
reasons the position may change.
The accuracy of this report is therefore not guaranteed and does not obviate the need to
make additional appropriate searches, inspections and enquiries. You are advised
therefore to renew your enquiry should there be a delay in submitting your application for
water supply/sewer connection to re-confirm the situation.
Any cost calculations provided within the report are estimated only and may be subject to
change.
The responses made in this report are based on the presumption that your proposed
development obtains planning permission. Whilst this report has been prepared to help
assess the viability of your proposal, it must not be considered in isolation. Anglian Water
supports the plan led approach to sustainable development that is set out in the National
Planning Policy Framework (NPPF). As a spatial planning statutory consultee, we assist
planning authorities in the preparation of a sustainable local plan on the basis of capacity
within our water and water recycling (formerly referred to as wastewater) infrastructure.
Consequently, any infrastructure needs identified in this report must only be considered in
the context of up to date, adopted or emerging local plans. Where local plans are absent,
silent or out of date these needs should be considered against the definition of
sustainability set out in the NPPF as a whole.
No liability whatsoever including liability for negligence is accepted by Anglian Water
Services Limited for any error or inaccuracy or omission including the failure to accurately
record or record at all, the location of any water main, discharge pipe, sewer, or drain or
disposal main or any item of apparatus.
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Contacting us: If you have any comments or suggestions based on the information
provided in this report then please feel free to contact on Sandeep Bains 01733 414690 or
email planningliason@anglianwater.co.uk
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Appendix K
BGS website extract
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