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Infroduction

This Flood Risk Assessment has been prepared by Glanville Consultants on behalf of Legal & General
(Strategic Land North Horsham) Limited to support outline planning for the proposed flexible use
employment land within the Mowbray development, North Horsham, West Sussex as well as
commercial leisure facilities and a health centre.

Outline planning permission was granted in March 2018 for the following development on Land North
of Horsham (planning application reference: DC/16/1677):

"Outline planning application with all matters reserved except access for a mixed use strategic
development to include housing (up to 2,750 dwellings), business park (up to 46,450m?2), retail,
community centre, leisure facilities, education facilities, public open space, landscaping and related
infrastructure.”

Whilst outline planning permission has previously been granted for the wider Mowbray development,
which includes a business park of up to 46,450m2, commercial leisure facilities of 5,100m2 and a health
centre of 2,000m?2, a new outline application is required due to a need to seek permission for the more
flexible use of the employment land in response to changing market demand as well as revised
proposals for a commercial leisure facility and a health centre. Permission is sought for a range of
employment uses, including office, light industrial and warehousing to provide future flexibility.

The description of development for which outline planning permission is now sought is as follows:

“Qutline planning application (all matters reserved) to provide an Employment Park comprising flexible
commercial, industrial and logistics uses (Use Classes E(g), B2, B8), healthcare (Class E(e) including
pharmacy) and commercial leisure”

A full planning application has recently been submitted for the extension of the primary road
eastwards from the A264 left-in / left-out junction and through the employment land (planning
application reference: DC/25/1543) described as follows:

“Construction of Primary Road from the Left-In, Left-Out junction with the A264 (constructed pursuant
fo Outline Planning Permission DC/16/1677) to Bush Lane (Bridleway 1585), footpaths and cycleways,
foul and surface water drainage including a SUDS basin and foul pumping station, landscaping,
substations and associated infrastructure.”

This application is herein referred to as the “primary road application™.

Whilst the above application is undecided at the time of writing, West Sussex County Council’s
consultation responses in its capacity as both local Highway Authority and Lead Local Flood Authority
has raised no objection to the proposed extension of the primary road.

The purpose of this document is o assess the existing level of flood risk to the site and its surroundings
within the context of the development proposals and to demonstrate suitable drainage strategies for
the disposal of foul and surface water from the site.
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This assessment has been prepared in accordance with the following documents:

e The Natfional Planning Policy Framework (NPPF) (Dec 2024)
e Planning Practice Guidance (PPG) (Aug 2022)
e CIRIA document C753 ‘The SuDs Manual’ (2015)

This assessment was undertaken with reference to information provided and/or published by the Water
and Sewerage Undertaker, Horsham District Council. West Sussex County Council and the Environment
Agency.

This report concludes that the development is not at risk of flooding and can be developed safely
without increasing flood risk elsewhere, and therefore the development proposals comply with
relevant planning policy concerning flood risk. The report demonstrates that suitable provision for the
disposal of foul and surface water from the proposed development can be provided.
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Existing Situation
Site Context

The wider Mowbray development at North Horsham is currently under construction with various
applications for the approval of reserved matters for individual infrastructure elements and sub-phases,
both under consideration and determined. Prior to development, the wider Mowbray site had a mix of
uses, including agricultural land and associated buildings, as well as dwellings.

The application site is located to the north of the A264. A location plan showing the extent of the
application site edged in red is provided in Appendix A.

The application site currently comprises previously undeveloped land used in the past for agricultural
purposes.

The site compirises a series of irregular shapes. Therefore, the topography, geology and hydrogeology is
described for the wider context i.e. a parcel of land bounded by the railway line to the south-east, the
A264 to the south-west, Wimland Road to the east and Channells Brook to the remaining boundaries.

Topography

Land generally falls away from the railway line towards Channells Brook, initially at a gradient of
around 1:20 in a north-westerly direction, then at a gradient of 1:100 in a westerly direction in the
northern part of the parcel close to Channells Brook. The railway line, the A264 and Wimland Road are
also raised, with embankments down to the site levels. Extract of the topographical survey are
included in Appendix B.

Geological Setting

GESL undertook ground investigation in 2022 for the wider Mowbray site. Areas 8 and 9 in their
investigation covered this land parcel. Extracts of the site investigation are included in Appendix C.

The investigation generally found topsoil overlying Weald Clay in the northern part of parcel and
Tunbridge Wells Sand in the southern part of the parcel. Some areas of made ground were found
alongside the railway line.

Groundwater was struck between 1.20m and 3.00m below ground level across the parcel, with
groundwater monitoring generally finding groundwater seepages between 1.00m and 2.90m below
ground level, understood to be perched groundwater within permeable less cohesive horizons.
Artesian groundwater was struck at 8.5-12.0m below ground level.

Falling head soakage tests were undertaken in several boreholes. Infilfration was found to be negligible
due fo the cohesive nature of both the Weald Clay Formation and the Tunbridge Wells Sand
Formation. As such, infiliration drainage techniques will not be a feasible means of surface water
disposal from the site.
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Groundwater Vulnerability

The Environment Agency (EA) defines Source Protection Zones (SPZs) for groundwater sources such as
wells, boreholes and springs used for public drinking water supply. These zones show the risk of
contamination from any activities that might cause pollution in the area. The SPZs mapping indicates
that the site is not located within a SPZ.

The site is not in a nutrient neutrality catchment.

The bedrock Aquifer Designation Map published by the EA indicates that the bedrock underlying the
southern part of the parcel (associated with the Tunbridge Wells Sand) is designated as Secondary A.
Secondary A aquifers are permeable layers of rock or drift deposits that are capable of supporting
water supplies at a local scale.

The superficial Aquifer Designation Map published by the EA indicates that the superficial drift in the
northern part of the site, associated with Arun Terrace Deposits, is classed as a Secondary A Aquifer.
However, it should be noted that the intrusive site investigation did not find any Arun terrace Deposits
as part of infrusive site works in this area.

Existing Watercourses

Channells Brook is located along the northern and western parcel boundaries, flowing in a westerly
then south-westerly direction. A network of field drainage ditches is located within the parcel. A
drainage ditch crosses the site flowing in a westerly direction to a confluence with Channells Brook,
and a ditch flows in first a north-westerly then north-easterly direction towards a confluence with this
aforementioned ditch. A toe drain is present along the toe of the embankment of the A264.

ChOnne\\S Brook e\ f

e, NS G~
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Figure 1: Watercourse Network
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Proposed Development

Outline planning permission has been granted for the wider Mowbray development (reference:

DC/16/1677), which includes a business park of up to 46,450m2, commercial leisure facilities of 5,100m?2
and a health centre of 2,000m2. However, a new outline application is required due to a need to seek
permission for the more flexible use of the employment land in response o changing market demand,

as well as a commercial leisure facility and a health centre. Permission is sought for a range of
employment uses, including office, light industrial and warehousing.

The description of development for which outline planning permission is now sought is as follows:

“Outline planning application (all matters reserved) to provide an Employment Park comprising flexible
commercial, industrial and logistics uses (Use Classes E(g). B2, B8), healthcare (Class E(e) including

pharmacy) and commercial leisure”

Three masterplan options are proposed to provide flexibility in terms of the quantum and mix of
commercial floor space, as shown on the drawings and described in the accommodation schedules
provided at Appendix D and described below. Common to all three options is a commercial leisure
facility with a floor area of 5,491m2 and a health centre with a floor area of 2,058m2.

e Option 01 — commercial office masterplan approach

e Option 02 - warehousing masterplan approach
e Option 03 — warehousing plus commercial office masterplan approach

Table 1 below summaries the various masterplan options compared with the outline planning
permission (DC/16/1677).

Table 1: Consented & Proposed Uses

Outline Option 1 Option 2 Option 3
Use / Use Class Planning Commercial Warehousing Commercial Office &
Permission Office Warehousing
Business Park 46,450m? 46,450m? 4,306m? 22,384m2 comprising;
(B1 under OPP; E(g)(i) office E(9g){iii) light 18,078mz2 E(g) (i) office
now E(Q)) industrial / office .
4,306m2 E(g) (iii) light
industrial / office
B2/B8 Industrial 0m?2 0m?2 42,452m? 26,615m?2
Logistics
(Warehouses)
Commercial 5,100m? 5,300m? 5,300m? 5,300m?
Leisure
Health Centre 2,000m? 2,000m2 with an 2,000m2 with an 2,000m2 with an
additional 70m? additional 70m?2 additional 70m?
pharmacy pharmacy pharmacy
Total 53,820m? 54,128m? 56,369m?
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Planning Policy and Guidance

Set out below is a summary of the national and local planning policy and guidance relating to flood
risk and surface water management that are relevant to the development proposals.

National

At a national level, the National Planning Policy Framework (NPPF, December 2024, as amended in
February 2025) and the Planning Practice Guidance (PPG, 2014, as amended in September 2025) to
the NPPF ensure flood risk is taken into account at all stages of the planning process, to avoid
inappropriate development in areas at risk of flooding and to direct development towards areas at
lowest flood risk. The NPPF retains a risk-based approach to the planning process and defines four
Flood Zones to be used as the basis for applying the sequential test to consider a development in
terms of Flood Risk Vulnerability Classifications, which define the type of development that is
considered appropriate within each zone.

The NPPF para 175 states:

“The sequential test should be used in areas known to be af risk now or in the future from any form of
flooding, except in siftuations where a site-specific flood risk assessment demonstrates that no built
development within the site boundary, including access or escape routes, land raising or other
potentially vulnerable elements, would be located on an area that would be at risk of flooding from
any source, now and in the future (having regard to potential changes in flood risk).”

The PPG para 27 states:

“In applying paragraph 175 a proportionate approach should be taken. Where a site-specific flood risk
assessment demonstrates clearly that the proposed layout, design, and mitigation measures would
ensure that occupiers and users would remain safe from current and future surface water flood risk for
the lifetime of the development (therefore addressing the risks identified e.g. by Environment Agency
flood risk mapping), without increasing flood risk elsewhere, then the sequential test need not be
applied.”

Local
Horsham District Council Strategic Flood Risk Assessment Level 1 (SFRA) — 2020

This Level 1 SFRA was produced by Aecom in 2020. The SFRA provides the flood risk evidence and long-
term strategy to support the management and planning of development, protect the environment,
deliver infrastructure and promote sustainable communities within in the Local Plan area. It also
provides information and guidance fo be used in the preparation of Flood Risk Assessments (FRAs) in
support of site-specific planning applications. The SFRA includes flood maps covering the entire district.

Horsham District Council Strategic Flood Risk Assessment Level 1 (SFRA) Update — 2024
This Level 1 SFRA Update was produced by Aecom in 2024. This is an update to the 2020 SFRA following

a number of changes in planning policy and improvements in available flood mapping and modelling
datasets.
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Flood Risk Assessment

Flood risk to the site has been considered from all likely sources of flooding, as defined in the NPPF and
the PPG. These include tidal, artificial sources (reservoir), fluvial, surface water, sewer and groundwater.
The following paragraphs consider flood risk to the site from all of these sources.

Whilst the assessment is generally in accordance with the approved outline planning application
(DC/16/1677), the assessment has been updated to be based on the most recent mapping from the
Environment Agency and modelling undertaken by Glanville, as well as the latest versions of the NPPF
and PPG.

Tidal

Given that there is no tidally influenced watercourse on or within the vicinity of the site, there is no tidal
flood risk to the site.

Assessment

Therefore, tidal flooding is not an issue that would prevent the development of the site for its intended
end use.

Fluvial

On the GOV.UK website, the Environment Agency (EA) publishes its Flood Map for Planning showing
Flood Zones in accordance with national planning policy, and Rivers and Sea flood maps which shows
the maximum extent of fluvial flooding.

The Flood Zone mapping shows that there are areas of Flood Zone 2 and 3 along Channells Brook and
an associated floodplain in the northern part of the site. The Rivers and Sea Flooding Map shows the
same extent of flooding for the equivalent flood events. Extracts of the GOV.UK majps are shown in
Figure 2.

Flood zone2 Flood zone 3

Moated House Farm

Owlscastie Farm

Sunnybrook Far

Figure 2a: Flood Map for Plonning; Flood Zones 2 and 3
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Figure 2c: Risk of Flooding from Rivers and Sea (with climate change)

Detailed local hydraulic modelling is more accurate than the Environment Agency's broad-scale
mapping. Hydraulic modelling of Channells Brook was carried out by Stantec in 2022 and updated by
Glanville to support the RMAT1 Bailey Road Extension reserved matters application in 2023 (Application
Reference: DC/23/2328). Despite the modelling undertaken by Stantec / Glanville being older than the
latest EA mapping, no substantial changes have been made since 2022 to modelling techniques. One
of the key recent changes affecting the models are climate change allowances, however the most
up-to-date allowances have been used in the latest 2023 Glanville model. The Glanville model has
also been created using the latest software packages, such as Flood Modeller and Tuflow (1D/2D).

Ref: 300_8220585_SS_EL_Flood_Risk_Assessment Page 8
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For these reasons, the 2023 Glanville hydraulic modelling is considered to most accurately represent
flood risk along the main watercourses within the wider Mowbray development site, instead of the EA
rivers and sea and surface water flood mapping. The modelled flood extents alongside the
development proposals are shown on the plan included in Appendix E.

No built development is proposed within areas that are af risk of fluvial flooding according to the
Glanville hydraulic model. As such, the development follows the sequential approach and a
Sequential Test is not required.

Buildings proposed as part of the planning application will be raised above existing ground levels and
a minimum of 300mm above the closest 1 in 100 year plus climate change flood level. Whilst Finished
Floor Levels will be confirmed as part of future detailed planning applications for each parcel, an initial
assessment has been undertaken using the proposed levels strategy (Appendix F) and the Higher
Central climate change allowance (45%). The proposed finished floor levels for the buildings proposed
in proximity to the floodplain are included in Table 2, which shows the proposed levels exceed the
requirement.

Table 2: Flood Levels and Finished Floor Levels

Fluvial Flood Level Proposed
Masterplan o Flood Model . Finished Difference
. Building (1in 100 year +45%CC)
Option Node Reference Floor Level (m)
(mAOD)
(mAOD)
All Health Centre CHANO1_1757 53.675 55.500 +1.825
All Leisure Building CHANO1_1655 52.917 56.000 +3.083
Warehouse
Option 02 Plot 01 CHANO1_2289 57.460 58.350 +0.890
Building 01
Option 01 /03 Building A CHANO1_2192d 56.705 58.600 +1.895
Option 01 /03 Building B CHANO1_2289 57.460 59.000 +1.540

Infrastructure located within the fluvial flood extents includes landscaping. These proposals will not
include land raising and as such no flood compensation is required. Safe and dry access and egress
for all existing and proposed buildings is provided via the main road infrastructure which forms part of
the recent primary road planning application.

Summary

It is considered that the risk of fluvial flooding to the site is very low to the majority of the site. Where
fluvial flood risk exists, built development will be avoided, therefore taking a sequential approach to
development of the site. Appropriate mitigation measures for proposed development will also be
employed. Therefore, fluvial flood risk is not an issue that would prevent development of the site for its
intended end use.

Reservoir
The EA publishes indicative mapping on the GOV.UK website which shows the maximum extent of

reservoir flooding in the unlikely event that a reservoir should fail. The mapping indicates that the site is
located outside of a reservoir flood risk area.
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Summary

Therefore, reservoir flooding is not an issue that would prevent the development of the site for its
intended end use.

Sewer

No public sewers are known to exist within the development site boundary. Sewers exist in the vicinity
of the site, both constructed as part of the wider development site and Southern Water's Faygate rising
main (which follows the route of the aforementioned bridleway). This drainage infrastructure has been
designed to modern standards and as such these sewers will not pose a flood risk to the development
site.

Summary

Therefore, sewer flooding is not an issue that would prevent the development of the site for its intended
end use.

Surface Water

The EA Risk of Flooding from Surface Water (ROFSW) map is derived primarily from identifying
topographical flow paths of existing watercourses or dry valleys that contain some isolated ponding
locations in low-lying areas. This map shows the risk of flooding based on rainfall events with different
return periods. An extract from the GOV.UK surface water flood map is included in Figure 3 both with
and without climate change, and is also included on the flood risk map included in Appendix E.

The mapping indicates that the majority of the site is at ‘very low’ risk of surface water flooding, with an
annual probability of flooding of less than 1:1,000 (0.1% AEP). However, areas of low to high risk exist
associated with low valleys and depressions in the topography.

On a site-specific scale it is recommended that the RoFSW is used in conjunction with other sources of
data to assess the likely risk. Therefore, a detailed site-specific surface water flood risk assessment has
been undertaken in order to understand the risks posed to the proposed development and is provided
in Table 3 overleaf.
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Table 3: Surface Water Flood Risk Areas (refer to Appendix E)

Area Ref. 1

Description Area closely associated with the ditches at the western end of the site, before
flowing overland via a low valley in the topography to Channells Brook.

Catchment The site and future development parcels forming part of the wider Mowbray site,

Assessment and the A264 embankment.

Post- Flows will be reduced due to the majority of the catchment being developed, with

Development | surface water run-off directed to the new surface water drainage system.

Risk An assessment has been undertaken to show that the existing ditches and

Assessment proposed culverts have sufficient capacity to accommodate surface water flows
from the future (post-development) catchment areas. As such, surface water flows
up to and including the 1 in 100 year plus climate change event will be contained
within the ditch/culvert network into Channells Brook and the flood risk along the
low valley will not exist as shown on the maps.

Risk to Given that surface water flows will be contained within the existing ditch and

Development | proposed culvert network, surface water will not pose a risk to any built
development in the flood risk areas identified on the EA maps.

Mitigation Building finished floor levels will be raised a minimum of 300mm above the closest

Measures surface water flood level.

Access and Given that the road and footpaths proposed as part of the primary road

eqgress application are raised above existing levels, with culverts designed to
accommodate the design event below the proposed roads / footpaths, safe and
dry access and egress is capable of being provided.

The risk assessment and mitigation measures outlined in Table 3 demonstrate that:

3 no built development will be located in areas identified to be at risk in the post-development
scenario, and therefore the site is sequentially planned;

e development of the site will not increase flood risk to the site or surrounding area; and

e safe access and egress can be provided.

The proposed culverts and existing ditches lie within a combination of the site subject of this report and
the primary road planning application. Nevertheless, all ditches and culverts lying within both of these
areas have been assessed in this report for completeness and given that this drainage infrastructure
and the flood risk areas assessed are infrinsically interlinked between the two application areas.

Catchment assessments for each of the proposed culverts and existing ditches is found in Table 4.
Catchment areas for each culvert are based on the temporary situation that primary road
infrastructure has been constructed, but the adjoining development parcels subject of this application
and future planning applications have not yet been constructed. The flow rates detailed in the table
demonstrate that the existing ditches and proposed culverts have more than adequate capacity for
the design flow rate (1 in 100 year plus 45% climate change event) in this temporary situation. For
locations C3, C4, C5 and Cé in particular, these results demonstrate that surface water overland flow
would be directed via the ditch and culvert network, as described under Area (1) in Table 3, therefore
preventing surface water overspilling from the ditch network and flowing along the low valley in the
topography as identified on the surface water flood risk maps.
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Given that the capacity assessment has been undertaken for the temporary situation, and that the
remainder of the catchments will be urbanised in the permanent situation, the culvert and ditches will
have more than the required capacity in the permanent post-development situation, therefore
providing a robust approach.

Culvert locations and catchments are shown on the drawings included in Appendix G and culvert and
ditch capacity assessments are provided in Appendix H.

Ordinary Watercourse Consent pre-application discussions with West Sussex County Council (WSCC)
have been undertaken regarding the design of culverts C1 to Cé6. WSCC confirmed that:

e the capacity assessment based on the temporary situation (where the road infrastructure is
constructed but the adjoining development parcels have not yet been constructed) is
acceptable. It was acknowledged that this might lead to some localised flooding in the event of
a high return period rainfall event in the short-term temporary situation, however this was
acceptable as it will be contained within the developer's land ownership. A Construction Surface
Water Management Plan will be developed at the appropriate design and construction stage
accordingly.

e  Minimum 450mm pipe diameters for all culverts are required.

e The pipe diameters outlined in Table 4 are acceptable.

Table 4: Culvert and Ditch Capacity Assessment

Existing Proposed Proposed 1in 100 year plus
. Catchment .
Location Areq Watercourse Culvert Culvert 45% climate change
Reference (m2) Capacity! Diameter Capacity! design flow?
(1/5) (mm) (1/s) (1/s)

C1 6,0073 1,117 450 346 543

C2 6,0073 1,156 450 203 543

C3 6,0073 1,355 450 389 543

C4 6,0073 1,702 450 359 543

C5 27,180 807 450 299 245

Cé 61,684 3,051 600 763 555

Cc7 1,521 4,850 450 481 14

' Based on Manning’s Equation
2 Based on the Wallingford Procedure 60 min storm
3 Assessment for C1 to C4 are based on the worst-case C4 catchment for simplicity

Summary

The site-specific surface water flood risk assessment demonstrates that in the post-development
scenario there will be no risk to built development, due to the sequential planning of the site as well as
directing and containing overland flows via existing ditches and proposed culverts. Surface water
flood risk will not increase to the site or surrounding area as a result of the development proposals.
Therefore, surface water flooding is not an issue that would prevent or constrain development of the
site. In accordance with para. 175 of the NPPF and para. 27 of the PPG (Flood Risk And Coastal
Change), a Sequential Test is therefore not required.
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Groundwater

The Level 1 SFRA includes the Areas Susceptible to Groundwater Flooding (ASTGWEF), which is a
strategic scale map showing where groundwater flooding could occur on a Tkm square grid. It shows
the proportion of each 1km grid square where geological and hydrogeological conditions show that
groundwater flooding could occur. The susceptible areas are represented by one of four categories
showing the proportion of each Tkm square that is suscepftible to groundwater emergence. It does not
show the likelihood of groundwater flooding occurring. This map indicates that less than 25% of the 1
km grid squares associated with the site are susceptible to groundwater flooding.

The 2020 Level 1 SFRA and 2024 Update includes the GeoSmart groundwater flood risk map which is
based on a model on a 5m grid displaying the likelihood of groundwater flooding greater than 1%
annual probability of occurrence (1 in 100 chance each year). The map is infended to provide a useful
initial view but does not provide an alternative to a site-specific assessment. It indicates that the site is
located within an area at negligible risk of groundwater flooding. This means that any groundwater
flooding incidence has a less than 1% annual probability of occurrence.

The intrusive site investigation found perched groundwater levels 1.00-2.90m below ground level.

It is likely that groundwater levels will be in conductivity with the watercourse and fluvial flood levels,
and as such that groundwater flooding may occur in conjunction with fluvial flooding within areas
identified to be aft fluvial flood risk, at the low end of the site. This area of the site is considered to be at
low risk of groundwater flooding, with the remainder of the site is considered to be at negligible risk.

The following measures will also be employed to mitigate against this risk:

e  Areas where groundwater levels are most likely to be high (i.e. areas aft risk of fluvial flooding) will
be avoided for built development, therefore taking a sequential approach; and
. No below ground development (e.g. basements) are proposed.

The mitigation measures proposed are considered to adequately address the low risk of groundwater
flooding on the site.

Summary

Therefore, groundwater flooding is not an issue that would prevent or constrain development of the
site.

Summary

Parts of the site are considered to be aft risk of surface water and fluvial flooding. The development will
be planned around the areas of identified flood risk, therefore taking a sequential approach in-line
with national and local policy. Surface water flows will be directed and contained within existing
ditches and proposed culverts. Appropriate mitigation measures are also proposed to ensure that
proposed buildings are not at risk and access and egress routes are safe and dry, as well as fo ensure
that there is no increase in flood risk to the site or surrounding area as a result of the development of
the site.

As such, the development of the site for ifs infended end use is acceptable in flood risk planning ferms.
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Surface Water Drainage Strategy

This section provides details of the proposed disposal arrangements for surface water run-off
generated by the application site. Whilst this planning application is a new outline planning
application, this section has been prepared with reference to the site wide surface water drainage
strategy, approved under the discharge of Condition 17 of the outline approval (application
reference: DISC/19/0214), Site-Wide Surface Water Strategy Report (Rev. A, August 2019). The strategy
proposed is generally in-line with the approved site-wide strategy principles, however has been
updated o be in-line with West Sussex County Council (WSCC) local drainage standards.

The site is split into two catchments, Catchment 6 and Catchment 7:

e  Catchment 6 drains surface water run-off into the surface water drainage network that serves the
A264 Left-In Left-Out junction, approved under planning application reference DC/22/1026. This
network including pond and flow control has now been constructed (Verification Report
submitted and approved under application reference DISC/25/0091). As such, this report only
seeks to verify that the catchment area proposed to drain into this network matches the
catchment area it was designed for.

e Caftchment 7 drains surface water run-off from the remainder of the development site, as well as
the primary road infrastructure subject of the full planning application (planning application
reference: DC/25/1543), and future development parcels. Surface water run-off will drain via the
network and basin proposed under the primary road application.

As such, this report will focus on Catchment 7 and makes reference to the primary road application.

Only layout Option 01 (commercial) and Option 02 (industrial) have been assessed in this section, as
Option 03 simply presents a mix of Options 01 and 02.

Sustainable Drainage Systems

The PPG recommends that priority should be given to the use of Sustainable Drainage Systems (SuDS)
as they are designed to control surface water run-off where it falls and mimic natural drainage
characteristics as closely as possible. SUDS also provide opportunities for the following:

e reducing the causes and impacts of flooding;

e removing pollutants from urban run-off at source; and

e combining water management and green space with benefits for amenity, recreation and
wildlife.

SubDS encompass a wide range of drainage techniques infended to minimise the rate of discharge,
volume and environmental impact of run-off and include:

e  pervious pavements;

e swales, basins, ponds and wetlands;
e greenroofs and rainwater reuse; and
e infiltration trenches and filter drains.

When used across a site these techniques control the rate of discharge, attenuate flow, provide
storage and improve water quality. The combination of techniques that are appropriate will be
dependent upon ground conditions, topography and other site-specific characteristics.
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6.7 Rainwater from roofs and paved areas is carried away from surface to discharge to one of the
following, listed in order of priority:

a) an adequate soakaway or some other adequate infiliration system; where that is not practical;
b) a watercourse; or, where that is not practical
c) asewer.

Strategy Principles
Surface Water Outfall

6.8 In the absence of infiliration drainage being feasible (see Section 2), the site-wide surface water
drainage strategy established in accordance with the drainage hierarchy that all discharges from the
development will be to the local network of watercourses running through and around the site.

6.9 Given the above, it is proposed to discharge surface water run-off generated by Catchments 6 and 7
to the watercourses running through the site, as per the existing situation.

Discharge Rate Approach

6.10 The site-wide surface water strategy employed a staged discharge approach to restrict discharge
from the development to the greenfield run-off rates — Q1 for the 1in 1 year event and Q100 for the 1
in 100 years plus climate change event. The strategy was approved and Condition 17 discharged
accordingly.

6.11 However, West Sussex County Council (WSCC) in their role as Lead Local Flood Authority (LLFA) now
require all rainfall events up to the 1in 100 year plus climate change event to be restricted to QBAR. As
such, all rainfall events will be restricted to QBAR in accordance with this latest guidance for
Catchment 7.

6.12 Based on the ICP SuDS Manual, QBAR is 5.7 I/s/ha. Calculations are provided in Appendix .

6.13  The site-wide strategy identified that the southern part of the site was underlain by Tunbridge Wells
Sand instead of Weald Clay and therefore had the potential to be more permeable. Therefore, a
lower greenfield run-off rate was used for this area of the site in the site-wide strategy. A ground
investigation including infiliration testing has since been undertaken (see Section 2), both within the
Weald Clay and Tunbridge Wells Sand. These tests demonstrated that the infiliration capacity of the
Tunbridge Wells Sand was no greater, and in fact was lower than that of the Weald Clay. As such, the
same greenfield run-off rate calculated for the Weald Clay formation has been used in all areas
(QBAR = 5.7 I/s/hq)

Rainfall Data and Climate Change
6.14 The latest FEH 2022 rainfall dataset has been used.

6.15 Condition 17 of the outline application states that a 20% allowance for the effects of climate change
should be assessed for surface water drainage systems, with an exceedance event equivalent to the 1
in 100 year plus 40% climate change event also be assessed for surface water drainage systems. This
approach has therefore been used for Catchment é as it was approved under a previous Reserved
Matters application which used these allowances (DC/22/1026).
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The latest climate change guidance given by the Environment Agency suggests that a peak rainfall
intensity allowance of plus 45% should be assessed for this type of development for the 1in 100 year
event, and 40% for the 1 in 30 year event. As such, these climate change allowances have been
adopted for Catchment 7.

Impermeable Areas

The site-wide surface water drainage strategy calculated impermeable areas based on housing
density within each drainage catchment, with an additional allowance for highway infrastructure
where appropriate.

The surface water drainage system for both Catchments 6 and 7 will serve a combination of highway
infrastructure, which will be approved under the primary road application, as well as development
parcels, which will be approved under this application. Catchment 7 also serves future development
parcels which will be approved under future applications.

Given the above, and that this is an outline application with flexible uses and with future development
parcels, impermeable areas for each development parcel are calculated based on the following:

. Road infrastructure is based on a measured impermeable area from the primary road design.

e Development parcels to be approved under this application are based on a measured
impermeable area. From the indicative layouts.

. Future development parcels are based on a percentage impermeable area as follows:
o Residential: 65%

Education: 50%

Road: 100%

Industrial: 90%

Commercial: 80%

O O O O

A further 10% allowance for urban creep has also been included for residential areas only, in
accordance with WSCC latest standards.

Catchment 6

Catchment 6 comprises the first section of highway up to the first roundabout (primary road
application), and adjoining development parcels to the north and south of the road (health centre,
leisure parcel, and employment land parcel within this planning application).

As discussed, Catchment 6 drains surface water run-off intfo the approved and built surface water
drainage network that serves the A264 Left-In Left-Out junction. As such, this report only seeks to verify
that the catchment area proposed to drain into this network matches the catchment area it was
designed for.

The design parameters (approved under planning application reference DC/22/1026), as well as the
as-built details (as approved under application reference DISC/25/0091) are provided in Table 5.
Updated modelling has been undertaken incorporating the latest proposals for the road and adjoining
development parcels which form part of this application as well as future applications. The outcome of
this modelling is also included in Table 5, which demonstrates that the existing pond and flow control
are designed appropriately for the future catchment they will serve, in-line with the parameters
approved at the time.
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Table 5: Approved / Built Parameters against Updated Modelling

Parameter Design As-Built Updated Modelling
Impermeable Area 3.833 ha N/A 3.833 ha
Pond Storage Volume! 2843 m3 2854 m3 2843 m3
Maximum Pond Water Level! 52.535 mAOD 52.535 mAOD 52.535 mAOD
Discharge Rate! 19.8 19.8 19.8

' Design 1in 100 year plus 20% climate change event

The surface infrastructure (pipe network) proposed as part of the primary road planning application is
shown on the Drainage Layout drawings included in Appendix J.

Calculations are provided in Appendix K fo demonstrate that the existing infrastructure can
accommodate the catchment areas included as part of this application, and that the surface water
piped drainage network proposed as part of the primary road application is appropriately sized.

Detailed drainage layouts for the development parcels (leisure parcel, health centre and employment
land parcel) will be produced at a more detailed design stage as part of future reserved matters
applications.

Catchment 7

Catchment 7 comprises the remainder of the road infrastructure from the primary road application,
development parcels proposed as part of this planning application, as well as future development
parcels which will be subject to future planning applications.

Flows from Catchment 7 currently discharge to Channells Brook, via a combination of overland flow
and the existing ditch network. The proposed surface water outfall is into Channells Brook, as per
existing.

As discussed, the drainage within this catchment will be designed to the latest national and local
standards, not the approved site wide surface water strategy principles.

The proposed strategy strives to utilise sustainable drainage techniques in accordance with the
guidance described in CIRIA document C753 ‘The SuDs Manual’ (2015) to accommodate run-off from
all rainfall events up to and including the 1 in 100 year event, with a 45% allowance for climate
change.

An aftenuation basin is provided to serve the whole catchment as part of the primary road
application. It is located at the low end of the catchment to provide surface water storage. The
footprint of the basin has been maximised based on existing constraints- fluvial flood risk, an existing
hedgerow and existing Public Right of Way. The attenuation basin will provide a maximum storage
volume of 5,334m3.

The total catchment area and impermeable areas are shown in Table 6. Note that Spurs J, L, M and N
serve future development parcels which are not part of this outline application, but are included for
completeness. Similarly, the road infrastructure that was part of the primary road application is
included in the table.
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Table 6: Catchment 7 Impermeable Areas

Total Caichment | Impermeability | Impermeable | Urban Total
Parcel Type Area Factor Area Creep | Impermeable
(ha) (%) (ha) (%) Area (ha)

A Industrial - - 1.744 0 1.744

B Industrial - - 0.325 0 0.325

C Industrial - - - 0 -

D Industrial - - 2.256 0 2.256

E Industrial - - 0.994 0 0.994

F Industrial - - - 0 -

G Industrial - - 1.042 0 1.042

H Industrial - - 1.356 0 1.356

| Industrial - - 2.037 0 2.037

J Residential 0.335 65% 0.218 10 0.218

K Industrial - - - 0 -

L Residential 0.566 65% 0.368 10 0.405

M Industrial 1.893 920% 1.704 0 1.704

N Industrial 0.529 920% 0.476 0 0.476
Road Road 1.249 100% 1.249 0 1.249
Total - - - 13.769 - 13.804

The QBAR greenfield run-off rate for the catchment areais 78.4 I/s, based on the total impermeable
area of the catchment. The flow restriction proposed as part of the primary road application was 74.4
I/s (based on the impermeable areas estimated at the fime). As such, the lower restriction of 74.41/s
has been retained in this assessment.

The details of the type and location of the storage features within future development parcels within
the catchment will be detailed under the future planning application(s) for these parcels, however
indicative flow restrictions and storage volumes for these parcels are indicated on the Drainage
Layout and in Table 7 in order to demonstrate for the purposes of this application how this would be
achieved. Flow rate restrictions and storage volume requirements within these future development
parcels may be redistributed once more detailed proposals for each development parcel is available.
Any change to the split of rates and volumes will be dealt with under the forementioned future
planning application(s), and will demonstrate compliance with the principles outlined in this report.

For the parcels that are part of this planning application, details of the type, location and volume of
the storage features are provided on the drawing in Appendix J for each masterplan option. This
demonstrates that the volume of storage required for each parcel can be provided within the
proposed masterplan for the proposed flow restrictions. Storage is primarily shown in sub-surface
attenuation crates and permeable paving for simplicity for the purpose of hydraulic calculations for an
outline planning application. The inclusion of additional SuDS features are covered in the following
paragraphs.

Hydraulic calculations for Catchment 7 are provided in Appendix | including the 1in 2 year, 1in 30
year (with and without 35% climate change) and 1 in 100 year (with and without 45% climate change)
events. The primary road infrastructure as well as the development parcels that are part of this
planning application are modelled in full, however storage in each future development parcels not
part of this planning application has not been modelled and therefore is shown as a “Flooded
Volume" matching those outlined in Table 7 at each of these nodes.

It should also be noted that “Surcharge” occurs in the 1in 2 year event upstream of all flow controls;
this is necessary due to water backing up upstream of the flow confrol.
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Table 7: Catchment 7 Flow Controls and Storage Volumes

Total Catchment Discharge Storage
Parcel Type Impermeable Area Rate (I/s) Volume
(ha) (m3)
A Industrial 1.744 4.0 2128
B Industrial 0.325 2.0 299
C Industrial - - -
D Industrial 2.256 10.5 2979
E Industrial 0.994 6.0 470
F Industrial - - -
G Industrial 1.042 6.0 998
H Industrial 1.356 11.0 1140
| Industrial 2.037 25.5 1372
J Residential 0.218 2.0 171
K Industrial - - -
L Residential 0.405 2.5 334
M Industrial 1.704 10.5 1393
N Industrial 0.476 3.0 386
Road Road 1.249 - -
Basin - - 5334
Total | - 13.806 - 17,004

Whilst storage is shown in sub-surface crates for simplicity at this early planning stage, these features will
be supplemented with additional SuDS features throughout the masterplan. The masterplan
incorporates significant parking areas and soft landscaped zones distributed throughout each of the
layout options and therefore provides the opportunity to utilise features (e.g. permeable paving and
rain gardens) throughout the development parcels. These will be incorporated where feasible within
the development, in order to provide additional water quality and quantity benefits, as well as
biodiversity and amenity value. Indicative locations for the drainage features are shown on the
strategy drawings; however, these will be refined at a more detailed design and planning stage once
detailed and fixed site layouts are developed. Storage volumes provided by additional SuDS features
are therefore not included in the hydraulic calculations for simplicity at this early design stage,
however when modelled at a more detailed design stage this will result in the reduction in the volume
of crates required.

Adoption and Maintenance Measures

All new surface water infrastructure will be designed and constructed in accordance with the Building
Regulations, adoptable standards, and best practice, as appropriate.

The surface water pipe network and associated drainage infrastructure including in the primary road
application will be offered for adoption by the Water and Sewerage Undertaker. The basin included in
the primary road application will remain private and be the responsibility of a management company.
Drainage infrastructure within each development parcel could be offered for adoption by the Water
and Sewerage Undertaker or remain private and be the responsibility of a management company or
the future owner. This follows the approach taken throughout the remainder of the wider Mowbray
development.

Typical maintenance tasks for the drainage infrastructure will be developed for individual
development parcels and their respective SuDS features (e.g. permeable paving) at a more detailed
design stage once details on the exact SuDS features are fixed. These details would form part of future
reserved maftters applications for these parcels. This plan will be implemented by the management
company upon completion of the related drainage works associated with this development site.



}’ Glanville

Pollution Control

6.42 The use of SuDS for the development would help to remove urban pollutants from run-off before
discharge to the ground or watercourses.

6.43  The SuDS Manual indicates the minimum freatment indices for contributing pollution hazards for
different land use classifications. In order to deliver adequate treatment, the selected SuDS
components should have a total pollution mitigation index (for each contaminant type) that equals or
exceeds the pollution hazard index.

6.44 In order to provide an adequate level of treatment, an assessment using this method should be carried
out for each land use parcel and their respective SuDS features. Given that this application is for
flexible use classes which could have a range of pollution hazard levels, this will be undertaken in detail
for each development parcel as part of future reserved matters planning applications, once detailed
site proposals are available.

6.45 Nevertheless, an initial appraisal of the outline strategy can be undertaken aft this stage. Pollution
hazard indices for different land use classifications in accordance with Table 26.2 of the SuDS Manuall
are shown in Table 8. The pollution hazard indices in Table 8 should be compared with the mitigation
indices for each SuDS feature and the following formulae applied.

Total SuDS Mitigation Index = Pollution Hazards Index (for each contaminant type)

Total SuDS Mitigation Index = 1st Stage Mitigation Index + 0.5 (2nd Stage Mitigation Index)

6.46 A detention basin has mitigation induces of 0.5, 0.5 and 0.6 for TSS, Metals and Hydrocarbons
respectively. As such, the proposed detention basin on its own is sufficient to address the risk from all
roofs, individual property driveways, residential car parks, low traffic roads and non-residential car
parking with infrequent change.

6.47  Additional pollution conftrol is required for all other areas. Therefore, each development parcel will be
expected fo provide an additional level of pollution control appropriate to the pollution hazard
generated by that parcel. Given the flexible range of uses applied for under this outline planning
application, the exact details of the type and location of the additional pollution control within each
parcel will be detailed under the future reserved matters planning application(s) for these parcels.

6.48 Nevertheless, as a high-level review can be undertaken:

e Forssites with a high pollution hazard level, a full or bypass separator is the most effective and
robust pollution mitigation option. Separators can achieve mitigation indices of around 0.8, 0.6 and
0.9 for 1SS, Metals and Hydrocarbons respectively and therefore the combination of the basin and
the separator would provide adequate mitigation for these catchments.

e Forsites with a medium pollution hazard level, an additional treatment step could be provided
using a combination of a full or bypass separator, vortex separator, or rain gardens.

e Itis also expected that all parking bays will be constructed as pervious paving in order to provide
additional water quality benefits. However, areas such as roads and delivery yards which are
heavily trafficked by HGVs would not be suitable for permeable paving.

e Development parcels may include a combination of pollution hazard areas and therefore multiple
different treatment steps may be used in different combinations within each parcel.



A
,1

6.49

6.50

6.51

Glanville

Table 8: Pollution Hazard Indices

Pollution Total Hvdro-
Sub-Catchment Hazard Suspended Metals cu):'bons
Level Solids (TSS)
Residential roofs Very low 0.2 0.2 0.05
Other roofs (commercial / industrial) Low 0.3 0.2 0.05

Individual property driveways, residential
car parks, low traffic roads and non-
residential car parking with infrequent Low 0.5 0.4 0.4
change (e.g. schools, offices) i.e. < 300
traffic movements/day

Commercial yard and delivery areas,
non-residential car parking with frequent
change (e.g. hospitals, retail), all roads Medium 0.7 0.6 0.7
except low traffic roads and trunk
roads/motorways

Sites with heavy pollution (eg haulage
yards, lorry parks, highly frequented lorry
approaches to industrial estates, waste

sites), sites where chemicals and fuels

(other than domestic fuel oil) are to be

delivered, handled, stored, used or
manufactured; industrial sites; frunk
roads and motorways|

High 0.8 0.8 0.9

Surcharged Outfall

The worst-case flood level of 52.750 mAOD and 54.025 mAOD has been used to model a surcharged
outfall at the surface water outfalls for Catchments 6 and 7 respectively. These flood levels are based
on modelling that was approved as part of the Left-In Left Out / Sports Hub reserved matters
application (DC/22/1026).

The surcharged outfall calculations were submitted as part of the primary road application as the
outfall and network immediately upstream are located within the primary road application area.
Nevertheless, these hydraulic calculations are replicated in Appendix M. These calculations
demonstrate that when the outfalls are surcharged, there is no flooding within the development site,
with some of the freeboard within the attenuation basins being utilised to provide additional storage in
this event.

Exceedance Flows
The site levels will be designed such that exceedance flows from the on-site catchments are directed

away from proposed buildings, fowards the primary road network, and towards green corridors and
existing drainage ditches. An indicative exceedance flow plan is included in Appendix N.



}’ Glanville

Summary

6.52 A surface water drainage strategy has been developed for the site, with surface water run-off
proposed to be discharged at the pre-development greenfield rate to existing watercourses.

6.53  Asdiscussed in Section 5, the proposed drainage strategy will provide protection against any surface
water flood risk by providing a positive drainage system, which will intercept overland flows generated
within the site. The development layout will incorporate road routes throughout the site, and any
potential overland exceedance flows would be routes via the road network and green corridors,
away from buildings.

6.54  This section demonstrates that a sustainable drainage strategy can be implemented on the site, in
accordance with national and local planning policy, as well as taking intfo consideration
recommendations outlined in the SuDS Manual.
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Foul Water Drainage

This section outlines the proposals for foul water disposal from the proposed development on the
application site.

Site-Wide Principles

The site wide foul water drainage strategy, dated August 2016, submitted within the consented outline
planning application (application ref. DC/16/1677) generally follows the topography of the site,
draining within various natural catchments. This results in five main proposed pump stations (FWPST —
FWPS5) indicated within the strategy being required due to an inability to gravitate to the existing
Southern Water foul network. Further smaller (and some private) pump stations are located within the
development, where required, pumping to these five main pump stations.

Network reinforcement works are required to facilitate the wider proposed development. The
developer and Southern Water have been working together since Outline planning permission was
granted in order to ensure that these works are undertaken in-line with development phasing
programme. Southern Water's latest programme (shared on 16 February 2025) indicates that the
network reinforcement works will be completed by December 2026.

This planning application does not propose any changes to the principles of the approved site-wide
foul water drainage strategy. Foul flow rates have been agreed with Southern Water as part of
ongoing discussions and this planning applications does not seek to change the flow rates agreed with
Southern Water in February / March 2024.

Southern Water have a statutory duty under Section 94 of the Water Industry Act 1991 to provide off-
site sewerage fit for purpose and to accommodate growth.

As such, off-site network capacity is not an issue nor a reason to prevent or constrain development of
the site.

Foul Water Drainage Strategy

Foul water gravity sewers were proposed as part of the primary road application which convey flows
generated by the upstream parcels and discharge info a new pumping station, FWPS3, which also
formed part of the primary road planning application. Flows from this pumping station will then be
pumped via a 921m long rising main to the existing Southern Water network at the Rusper Road / A264
junction. The first c. 350m of this rising main form part of the primary road planning application, whilst
the remainder of this rising main forms part of the approved Left-In Left-Out and Sports Hub works
(DC/22/1026). This foul water drainage infrastructure was designed such that the foul water sewers
have sufficient capacity to accommodate foul effluent generated by the upstream parcels of Phase 2
and the employment land.

As part of the proposals to connect into the existing foul network, a Section 106 (Water Industry Act)
application was submitted to Southern Water (application reference: PAPER_19451). The submitted
Section 106 application received approval in February 2023 as detailed in the Approval Letter
included in Appendix O.
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Given the primary road infrastructure will be completed prior to construction of the adjacent

development parcels, foul drainage spurs will be constructed up to the land parcel boundaries such
that each parcel subject of this planning application has a point of connection into the principal foul
sewerage network.

Foul Water Flows

Since this planning application is for flexible uses for the development parcels (use classes E(g). B2 or
B8), an assessment on different types of uses has been undertaken to demonstrate that a range of
uses could be supported based on the design of FWPS3 and agreed flow rates with Southern Water.

The following flow rates have been used based on the guidance provided in Sewer DCG:

e Dwellings: 4000 I/dwelling/day

e Dryindustry / commercial uses: 0.6 I/s/ha (i.e. domestic flows only)
e Normal Industry: 1.1 1/s/ha

e  Mix of normal and wet: 1.3 I/s/ha
e Wetindustry: 1.61/s/ha

FWPS3 has been designed with an incoming rate of 46.83 I/s, comprising of the following fixed flows
from within the development subject of this report and other future development parcels:

e Leisure parcel =4.251/s
e Health centre =0.431/s

e Residential dwellings = 25.83 1/s
e Incoming pump flows = 7.50 I/s

There is therefore a total of 8.82 I/s available for the remaining flexible use development parcels
subject of this application, which could be a combination of commercial or industrial uses. Based on
total area of 11.776ha, the mix of industrial uses that could be supported are shown in Table 9.

Table 9: Mix of industrial uses

Type of | Process Industry Dry Industry Process Industry Dry Industry Total Flow Rate
Process (ha) (ha) (%) (%) (I/s)
None 0 11.776 0 100 7.07
Normal 3.509 8.267 30% 70% 8.82
Mix 2.506 9.270 21% 79% 8.82
Wet 1.754 10.022 15% 85% 8.82

This assessment demonstrates that a range of different commercial and industrial types could be
supported within the development parcels.

Sewer Adoption

All new foul water infrastructure will be designed in accordance with the Building Regulation Part H,
adoptable standards, and best practice, as appropriate.
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The foul water pipe network and associated drainage infrastructure including in the primary road
planning application will be offered for adoption by the Water and Sewerage Undertaker. Drainage
infrastructure within each development parcel could be offered for adoption by the Water and
Sewerage Undertaker or remain private and be the responsibility of a management company or the
future owner. This follows the approach taken throughout Phase 1 of the development.

Summary

Consideration has been given to the disposal of foul water from both the site and surrounding future
development parcels which form part of the wider Mowlbray development. This demonstrates that
development these proposals will not prejudice or constrain the future development of the wider
Mowbray site.

This demonstrates that a suitable foul water solution is possible for the development, and wider
allocation, and should therefore not prevent permission being granted.
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Summary and Conclusions
Summary

This Flood Risk Assessment has been prepared by Glanville Consultants on behalf of Legal & Generall
(Strategic Land North Horsham) Limited to support outline planning for the proposed flexible use
employment land within the Mowbray development, North Horsham, West Sussex as well as
commercial leisure facilities and a health centre.

This assessment has been prepared in accordance with the requirement of National Planning Policy
Framework (NPPF), Planning Practice Guidance (PPG), flood risk and drainage guidance and with
reference to the Horsham District Council Strategic Flood Risk Assessment (SFRA).

Flood Risk

Parts of the site are located in Flood Zone 2 and 3, at medium to high risk of fluvial flooding. Built
development will be avoided within Flood Zone 2 and 3, therefore taking a sequential approach to
development of the site. Appropriate mitigation measures for proposed development will also be
employed, such as avoiding land raising in fluvial flood risk areas. Therefore, fluvial flood risk is not an
issue that would prevent development of the site for its intended end use.

Some localised areas of the site are indicated to be at varying risk of surface water flooding. However,
the majority of the surface water flood risk has been found to be generated by the site itself and
therefore will not exist post-development, given the intfroduction of a positive drainage network. The
site-specific surface water flood risk assessment demonstrates that in the post-development scenario
there will be no risk to built development, due to the sequential planning of the site as well as directing
and containing overland flows via existing ditches and proposed culverts. Surface water flood risk will
not increase to the site or surrounding area as a result of the development proposals. Therefore,
surface water flooding is not an issue that will prevent or constrain development of the site.

Groundwater flood risk is generally low, however it is likely that groundwater levels will be in
conductivity with the watercourse and fluvial flood levels, and as such that groundwater flooding may
occur in conjunction with fluvial flooding, at the low end of the site. The remainder of the site is
considered fo be at very low risk of groundwater flooding. The mitigation measures proposed are
considered to adequately address the low risk of groundwater flooding on the site. Therefore,
groundwater flooding is not an issue that would prevent or constrain development of the site.

The site is considered to be at very low risk from all other sources of flooding, including an allowance
for the potential effects of climate change.

Whilst the assessment is generally in accordance with the approved outline planning application
(DC/16/1677), the assessment has been updated to be based on the most recent mapping from the
Environment Agency and modelling undertaken by Glanville.
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Surface Water Drainage

Due to ground conditions, infiliration methods are likely to be ineffective, so it is proposed that the
development site will discharge surface water run-off via existing drainage ditches at pre-
development greenfield run-off rates. Sustainable Drainage Systems (SuDS) will be incorporated to
attenuate surface water flows for all events up to and including the 1 in 100-year event, including an
allowance for a 45% increase in rainfall intensity due to climate change. The surface water drainage
strategy will ensure that flood risk will not increase either on-site or elsewhere as a result of
development.

The site is split into two catchments, Catchment 6 and Catchment 7:

e Catchment 6 drains surface water run-off into the surface water drainage network that serves the
A264 Left-In Left-Out junction, which has been approved and constructed. As such, this report has
only sought to verify that the catchment area proposed to drain into this network matches the
catchment area it was designed for.

e Catchment 7 drains surface water run-off from the remainder of the development site, as well as
infrastructure which forms part of the primary road application (planning application reference:
DC/25/1543), and future development parcels. Surface water run-off will drain via the network
and basin proposed under the primary road application, with further storage and SuDS features
provided upstream within each individual development parcel.

The basin will provide effective pollution control for the surface water run-off from areas with low
pollution hazard level, however additional measures will be required for each of the development
parcels. Details will be fully assessed as part of future reserved matters planning applications for each
development parcel.

Maintenance, adoption and exceedance flows have also been considered in the drainage strategy.

The strategy proposed is generally in-line with the approved site-wide strategy principles approved as
part of the outline planning application (DC/16/1677) and subsequent condition discharge, however
has also been updated to be in-line with the latest WSCC local drainage standards.

Foul Water

Foul water from the development site will be discharged via the primary road application
infrastructure, and infrastructure approved under other reserved matters applications, to the existing
Southern Water network off-site. This gravity foul water network, pumping station and rising main was
designed to accommodate flows from the upstream catchments including the development parcels
subject of this report, and the pumped flow rate discharging to the Southern Water network has been
discussed and agreed with Southern Water as part of ongoing discussions between the developer and
Southern Water.

As such, a suitable foul water drainage strategy is employed that will not prejudice future
development of the wider Mowbray site.

The strategy proposed is generally in-line with the approved site-wide strategy principles approved as
part of the outline planning application (DC/16/1677) and subsequent condition discharge.
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Conclusion

In conclusion, this report has demonstrated that the proposed development:

e isin accordance with national and local planning policy relating to flood risk and drainage;

e willnot be at an unacceptable risk from fluvial flooding or other sources;

e will notincrease flood risk elsewhere;

e willemploy a surface water drainage strategy based on the principles of sustainable drainage;

e will provide effective nitrate mitigation measures for the surface water run-off from the proposed
development;

e willemploy a suitable foul water drainage strategy;

¢ will not prejudice the future development of the remainder of the wider Mowbray site for its
intended end use as approved as part of the Outline planning permission DC/16/1677; and

e isin general accordance with the principles approved under the outline planning permission (DC-
/16/1677) and subsequent condition discharge applications.

Therefore, the site is suitable o accommodate the development proposed, and any potential impacts
can be overcome through appropriate mitigation. As such, the proposals are considered to fully
comply with National and Local planning policies in respect of flood risk, foul and surface water
drainage.
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