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Ref: 3165-17

RESIDENTIAL DEVELOPMENT

OFF CHURCH STREET/CROSSGATE
PINCHBECK

SPALDING

LINCS

PE11 3XW

The application is to acquire Town and Country Planning Permission (Outline) off Church
Gate (B1356)/Crossgate Lane, Pinchbeck for the benefit of P J Borst Esq.

The application site which amounts to 1.45 hectares is surrounded by existing residential
developments to the North, East and South (see application plan and Inset Map No 2 for
Pinchbeck). This area is classified as a sub-regional centre and therefore accepted as a
sustainable location.

National Planning Policy Framework — Paragraph 15:-

“Policies in Local Plans should follow the approach of the presumption in favour of
sustainable development so that it is clear that development which is sustainable can
be approved without delay. All plans should be based upon and reflect the
presumption in favour of sustainable development, with clear policies that will guide
how the presumption should be applied locally.”

The application is accompanied by an indicative layout plan showing how the site could be
developed for 16 dwellings which includes indicative area for affordable properties.
Consideration has been given to Flood Risk issues, the Welland & Deepings Internal
Drainage Board Bye-Laws and the Anglian Water main which traverses the site along the
Southern boundary.

As the site is within Flood Zone 3 of the Environment Agency flood map a site specific Flood
Risk Assessment has been carried out which suggests that finished floor levels will need to
be 1 metre above existing ground levels. This criteria can be easily achieved by the low
number of properties on this 1.45 hectare site.

All utilities are readily available:-

e Foul water discharge to public foul sewer in Crossgate Lane.

e Surface water disposal from access road and property roofs to comprehensively
dedicated system to discharge into either or both open dikes on the North and
West boundaries subject to approval of the Welland and Deepings Internal
Drainage Board (see email from Drainage board in appendix)

e Water supply pipes are available in Crossgate Lane and Church Street

e Electricity and gas are readily available in Crossgate Lane and Church Street



The current South Holland District Council Local Plan 2006 is out of date and they do not
have a 5 year supply of housing, therefore, this application should be considered as a
sustainable “windfall” site.

South Holland has experienced a long standing shortfall in the delivery of dwellings and the
most recent statement of housing and land supply (April 2016) has indicated that the LPA
can only identify a 2.9 year supply in advance of the adoption of the South East Lincolnshire

Local Plan (SELLP).

New housing applications should be considered in the context of the presumption in favour
of sustainable development in accordance with Paragraph 49 of the National Planning Policy

Framework (NPPF).

The application site is surrounded by housing that have been accepted as within a
sustainable location.

In the absence of a 5 year supply of housing land Paragraph 14 of the NPPF applies and
LPA’s should grant Planning Permission unless:-

“Any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the polices in this framework taken as a whole”.

The site is within Flood Zone 3 of the Environment Agency flood map but the site specific
Flood Risk Assessment suggests that the site is developable subject to certain requirements.

This outline application demonstrates that the site is capable of being developed without
detrimental impact on the character of the surrounding area and in the absence of any
adverse impacts Paragraph 14 of the NPPF indicates that Planning Permission should be

granted.

The following section of this statement is as suggested by the “Commission for Architecture
and the Built Environment” (CABE):-

USE

The current use of the site is agriculture and is surrounded on three sides by residential
development and is therefore not viable financially to continue as agriculture.

AMOUNT

The application site which amounts to 1.45 hectares is indicated to contain 16 No properties
which could be developed with larger numbers but the indicative layout has considered the
following:-

e Flood Risk — Environment Agency

e Road layout — LCC Highways



¢ Foul water disposal — Anglian Water

e Rising main — Anglian Water

e Surface water disposal — Welland & Deepings Internal Drainage Board
® Bye-law easements

The final layout and character of the site to be determined by Reserved Matters.

LAYOUT

The final layout, numbers or properties and architectural design/character of the
development to be agreed at Reserved Matters stage.

SCALE

The scale of development to be determined by Conditions at Reserved Matters stage.

LANDSCAPING
The open site between existing developments is bereft of any form of landscaping and tree
planting, consideration needs to be given to North, South and West boundaries which are

controlled by easements of utilities therefore a comprehensive landscaping and tree
planting scheme needs to be agreed by consultation at Reserved Matters stage.

ACCESS

Access to the whole site will be via an adopted roadway which will connect to Crossgate
Lane to the requirements and specification of Lincolnshire County Council Highways
Department.

Access to and within the properties to be determined by compliance with Part M of the
Building Regulations.

EXTERNAL MATERIALS
To be agreed by Conditions at Reserved Matters stage.
FLOOD RISK

As the site is within Flood Zone 3 of The Environment Agency flood map a site specific Flood
Risk Assessment has been provided (see appendix).



ENERGY EFFICIENCY

Various measures to be incorporated in the designs of the dwellings to be energy efficient
by compliance with the Building Regulations, such as:-

e Air source/ground source heat pumps

e PV panels to roofs

e Logburners

o High levels of insulation

APPLICATION PLANS

3165-17-02 Location & Site Layout Plans — Indicative
25317-01 Topographical Survey — SRC Ltd

G R Merchant
September 2017
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PROPOSED DEVELOPMENT BOUNDARY PLAN FOR PINCHBECK
INSET MAP NO 2
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LCC HIGHWAYS BOUNDARY PLAN






ANGLIAN WATER UTILITIES MAPS
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WELLAND & DEEPINGS INTERNAL DRAINAGE BOARD EMAIL



9/13/2017 Gmail - FW: Residential Development - Gallery Walk Drain

M Gmaﬂ G R MERCHANT <grmerchant.arch.cons@gmail.com>

FW: Residential Development - Gallery Walk Drain

1 message

Craig Shinkin <Craig@wellandidb.org.uk> 13 September 2017 at 09:59
To: "Bob Merchant (gr.merchant@btconnect.com)" <gr.merchant@btconnect.com>

Dear Bob,

Residential Development Church Street/Crossgate, Pinchbeck — Gallery Walk Drain

In line with current recommendations, the use of SUDS (Sustainable Urban Drainage Systems) should be
considered as a first approach to dealing with surface water run-off. Lincolnshire County Council as Lead Local
Flood Authority will have a key input into any SUDS or surface water disposal strategy. | would advise early
engagement of discussions with them.

Flows at the Board’s accepted Greenfield run-off rate of 1.4 litres/second/hectare may be accepted to the Board’s
system subject to agreement of technical details and submission of an application to discharge surface water.

The Board’s Gallery Walk drain runs along the Western and Northern boundaries of the site as you have identified
and I am pleased to see that the Board’s 9 metre byelaw is being observed. | am not quite sure from the plans if
the existing access is to be widened or not as part of the proposals.

if it is, this will be require an application to alter a watercourse being submitted in advance to the Board.

If you have any further queries please let me know.

Regards,

From: Nick Morris

Sent: 07 September 2017 13:37

To: Craig Shinkin <Craig@wellandidb.org.uk>
Subject: FW: Residential Development

Craig
Can you please print out all the attached plans and we can then get a response to Bob.
Thanks

Nick

hitps://mail.google.com/mail/u/0/?ui=2&ik=d9722a1c708jsver=HFHNp4154tA.en_GB.&view=pt&search=inbox&th=15e7a775af5e4d06&siml=15e7... 1/3



9/13/2017 Gmail - FW: Residential Development - Gallery Walk Drain

Fzom: grmerchant.arch.cons@gmail.com [mailto:grmerchant.arch.cons@gmail.com] On Behalf Of G R

MERCHANT

Sent: 07 September 2017 12:02

To: Nick Morris <Nick@wellandidb.org.uk>
Subject: Residential Development

Dear Nick

RESIDENTIAL DEVELOPMENT
CHURCH STREET/CROSSGATE, PINCHBECK
P J BORST ESQ.

| have been commissioned by Mr Borst, in association with Longstaff's, to make a Planning Application on his behalf
on the above site.

The application is likely to be made in the next couple of weeks when we have acquired a site specific Flood Risk
Assessment from Geoff Beel.

Please find attached indicative layout for your information, it is proposed to discharge the surface water into your
Boards watercourses alongside Gallery Walk and Flaxmill Lane subject to your approval.

Any advice you can give at this outline application stage would be appreciated. .

Regards
Bob Merchant

G R Merchant Ltd
01406 490800

Nick Morris
Operations Engineer

L \/

Welland & Deepings

rternal Droinage Boord

Deeping House
Welland Terrace
Spalding

PE11 2TD
www.wellandidb.org.uk
Tel: 01775 725861

hitps://mail.google.com/mail/u/0/?ui=2&ik=d9722a1c70&jsver=HFHNp4 154tA en_GB.&view=pt&search=inbox&th=1 5e7a775af5e4d06&simi=15e7... 2/3



9/13/2017 Gmail - FW: Residential Development - Gallery Walk Drain
. Fax: 01775767689

The e-mail you have received and any files transmitted with it are intended solely for the use of any individual or entity
to whom they are addressed. However, the information may be subject to public disclosure under the Freedom of
Information Act 2000. Unless the Information is legally exempt from disclosure, the confidentiality of this e-mail and

your reply cannot be guaranteed.
All e-mail sent to or from this address will be processed by Welland and Deepings Internal Drainage Board E-mail

system and as such may be subject to recording and/or monitoring in accordance with relevant legislation.
If you have received this e-mail in error please notify the sender immediately by using the e-mail address or

telephone +44 (0) 1775 725861

Craig Shinkin
Planning and Enforcement Officer

Qve

Welland & Deepings

irternal Droinage Board

Deeping House
Welland Terrace
Spalding

PE11 2TD
www.wellandidb.org.uk
Tel: 01775 725861

Fax: 01775 767689

The e-mail you have received and any files transmitted with it are intended solely for the use of any individual or entity
to whom they are addressed. However, the information may be subject to public disclosure under the Freedom of
Information Act 2000. Unless the Information is legally exempt from disclosure, the confidentiality of this e-mail and

your reply cannot be guaranteed.
All e-mail sent to or from this address will be processed by Welland and Deepings Internal Drainage Board E-mail

system and as such may be subject to recording and/or monitoring in accordance with relevant legislation.
If you have received this e-mail in error please notify the sender immediately by using the e-mail address or
telephone +44 (0) 1775 725861

Scanned by Ignite Email Filtering Service - Ignite's comprehensive cloud based email content security solution. For more information please visit

www.ignite.co.uk

4 attachments
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96K

https://mail .google.com/mail/u/0/?ui=28ik=d9722a1 c70&jsver=HFHNp41 54tA en_GB.&view=pt&search=inbox&th=1 5e7a775af5e4d068simi=15e7... 3/3



FLOOD RISK ASSESSMENT



FLOOD RISK ASSESSMENT FOR
PROPOSED RESIDENTIAL DEVELOPMENT
OFF CROSSGATE LANE, PINCHBECK, LINCS.

FINAL REPORT

GEOFF BEEL CONSULTANCY
SEPTEMBER 2017

GCB/MERCHANT

DISCLAIMER

This document has been prepared solely as a Flood Risk Assessment in support of a planning
application for proposed Residential Development off Crossgate Lane, Pinchbeck, Spalding, Lincs.
“Geoff Beel Consultancy” accepts no responsibility or liability whatsoever for any use made of this
document other than by the client “Mr P J Borst” for the purposes it was originally commissioned and
prepared. All comments and opinions made are based upon information available to “Geoff Beel
Consultancy” during the necessary investigative process, and the conclusions and recommendations
could therefore, differ in the event of material subsequently being found erroneous, incomplete or
misleading. “Geoff Beel Consultancy” therefore, accepts no liability should this prove to be the case.
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INTRODUCTION

An outline planning application is to be submitted by G R Merchant Ltd on
behalf of Mr P J Borst for proposed residential development at land off
Crossgate Lane, Pinchbeck, Spalding, Lincs.

Planning approval requires a Flood Risk Assessment to accompany the
application to meet the requirements and general principles contained in the
Planning Practice Guidance to the National Planning Policy Framework
(NPPF) and for approval by the Environment Agency.

The site is shown within Flood Zone 3 of the Environment Agency’s Flood
Map for Planning, The latest Flood Maps have been created as a tool to raise
awareness of flood risk with the public and partner organisations, such as
Local Authorities, Emergency Services and Drainage Authorities. The Maps
do not take into account any flood defences.

The site is also shown in Flood Zone 3 with of the South Holland District
Council’s Updated Strategic Flood Risk Assessment Maps (2016) and located
in the Welland and Deepings Internal Drainage Board district.

Geoff Beel Consultancy was appointed on 6™ September 2017 to undertake a
Flood Risk Assessment.

LOCATION

The development site is land off Crossgate Lane, Pinchbeck, Spalding. The
National Grid Reference of the central point of the site is TF 24202630.

The position and extent of the site are shown on Fig 1 — Location & Site
Layout Plans at the end of the document.

The site, located within the Welland and Deeping’s Internal Drainage Board
district is shown within Flood Zone 3 as detailed both on the Environment
Agency Flood Map for Planning and the Council’s Updated Strategic Flood
Risk Assessment Maps.(2016)

THE SITE AND SEQUENTIAL TEST

The site lies on the west side of Crossgate Lane and south of Flaxhill Lane.
The area of development is approximately 1.45 hectares.

The proposed site layout consists the construction of a cul-de-sac off
Crossgate Lane servicing 16 two storey properties.

The Sequential Test and Exception Test will require to be applied by the Local
Planning Authority but the development may be permitted as the site is
protected against the 1 in 100 year fluvial event by a combination of defences,
pumping stations and sluice gates meeting the requirements of NPPF.
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4.5

4.6

4.7

The development with the inclusion of appropriate mitigation measures

would ensure the proposals pass Part 2 of the NPPF Exception Test by
ensuring that the development has an adequate water exclusion strategy for the
design flood and breach event.

There is no other land available for development in Pinchbeck at a lower risk
of flooding and hence the Sequential Test may be considered as being met.

EXISTING FLOOD ALLEVIATION MEASURES

The site is within a defended floodplain, as defined in Appendix 1 of the
Environment Agency’s ‘Policy and Practice for the Protection of Floodplains’
and is considered to be passive until such time as a flood greater than that for
which the defences were designed occurs. The likelihood of flooding due to
overtopping or failure of a flood defence embankments is considered to be
small.

The site is located within the Welland and Deepings Internal Drainage Board
protected by the River Welland and River Glen defences to the 1 in 100 year
return period flood event. Road level of Crossgate Lane on the site frontage is
generally at 3.50m aOD.

The site and surrounding land drains to the Pinchbeck Marsh and
Pinchbeck Marsh - Riddington Pumping Stations which discharge into the
Blue Gowt Drain and ultimately flows via gravity into the River Glen at
Surfleet.

The Welland and Deepings IDB have carried out improvements to the
Pinchbeck Marsh catchment over the years such that the combined pumping
station capacity is nowadays 3.00 cumecs. The nearest Board main drains are
located both north and west of the site with a design bank full capacity of the
1 in 100 year flood event.

Current maintenance standards within the Welland and Deepings Internal
Drainage Board are generally very good.

During the operation and maintenance of its pumping stations, associated
structures and channel systems, particularly those that could affect property,
the Board seeks to maintain a general standard capable of providing flood
protection to its district. A routine maintenance programme is in place to
ensure that the Boards assets are commensurate with the standard of protection
that is sought. However, bank slips, blocked culverts etc may occur from time
to time and these matters are usually dealt with promptly.

The fluvial River Glen is located approximately 300m to the west of the site
with a standard of protection of 1 in 100 years return period plus climate
change.

Maintenance standards of the Environment Agency’s main rivers and defences
are well maintained and regularly inspected for their asset condition.
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POTENTIAL SOURCES OF FLOODING

Four potential sources of flooding have been identified as a result of this
assessment:

a) local blockages to existing IDB main drain system.

b) storm return period of 1 in 50 years being exceeded

c) failure of Pinchbeck Marsh and Pinchbeck Marsh — Riddington
Pumping Stations

d) overtopping and breaching of the fluvial River Glen defences

The probability of flooding from source a) is low due to the maintenance
standards already achieved and managed by the IDB.

The probability of flooding from b) is also low due to the Welland and
Deepings IDB main drain design standard incorporating a minimum 900mm
freeboard to the lowest land level which provides adequate storage in events
greater than 1 in 50 years.

Failure of the Pinchbeck Marsh Pumping Stations may occur due to long term
mechanical breakdown or power supply being disrupted. However, in these
circumstances, if conditions were such to put properties and land at risk of
flooding, the Internal Drainage Board would take emergency action to
maintain the drainage level of service by utilising temporary pumping
equipment. The probability of such an occurrence is also considered to be
low.

Previous historic rainfall events of 1968 and 1978, estimated to be greater than
1 in 100 year events, caused no flooding to any residential properties at the
time and the Boards policy is to provide a standard of drainage which satisfies
NPPF requirements of a 1 in 100 year return period for fluvial protection
inclusive of the effects of climate change and development. The Boards
policy regarding the connection of future developments to the arterial system
enables a flexible approach to be adopted and meet the criteria for “sustainable
urban drainage”. The probability of the site flooding from this potential
source is also considered to be low.

The possible overtopping and breaching of the fluvial River Glen flood
defences which may affect the site under extreme conditions is also considered
to be very low. The present standard of defence of 1 in 100 years would most
probably have to be exceeded to create such conditions. The River Glen flood
defences consist of concrete walls and it is estimated that the floodwaters
would not affect the development site, as there is sufficient freeboard above
the 1 in 100 year flood level inclusive of climate change.

However, the latest updated South Holland Strategic Flood Risk Assessment
Residual Flood Depth map shows the site affected by floodwaters of between
0.50-1.00m as a result of a breach to the River Glen flood defences.

It is necessary to protect against this remote risk of flooding and finished floor
levels have been raised to a level of 4.00m aOD with a further 300mm of flood
resilient constriction above finished floor level.

This will provide freeboard of up to 700mm above lowest ground level.
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It is proposed that floor levels of the development are to be at 4.00m aOD with
a minimum of 300mm flood resilient construction above finished floor level
that will be adequate to safeguard against the remote possibility of
overtopping/breaching of the River Glen defences.

The developer should ensure that the eventual occupiers of the dwellings are
sufficiently aware of the risk of flooding, and the standard of the existing
defences. The Environment Agency provides a Flood Warning Service which
includes Flood Warning Codes and uses direct warning methods where the
risks and impacts of flooding are high. Indirect warnings are provided to all
flood risk areas, even those at low risk of flooding. The main method is media
broadcasts via local radio and also by television.

In addition to direct and indirect flood warnings, the Environment Agency
operates a 24 hour a day Floodline Service providing advice and information
on flooding contacting 0345 988 1188 and the occupiers should register with
the Floodline Direct Warnings Service to receive any future flood warnings.

EXTENT OF KNOWN FLOODING

During the preparation of this assessment, no evidence was discovered of the
site being flooded or of any adjoining properties.

PROBABILITIES AND TRENDS OF FLOODING

The probability of this development flooding from localised drainage systems
is very low. It is also intended to construct floor levels at a minimum of
4.00m aOD offering freeboard of up to 700 mm above lowest ground level.

The probability of the site flooding with water from any Welland and
Deepings river system is less than 1% because of the standards of the existing
flood defence systems, storage within existing drainage channels and the
location of the site. Similarly the same standard is provided by the
Environment Agency’s main river and defences.

If under very extreme events, levels of floodwater from any Environment
Agency or Welland and Deepings river or arterial systems rose to such an
extent that the site was affected, the situation would not be sudden. It is very
probable that sufficient time would be available to take precautionary actions
to limit the extent and potential impact of flooding.

The water levels in the drainage channels will tend to rise as a result of the
impacts of climate change. However the existing systems and defences
together with proposed floor levels at 4.00m aOD with a further 300mm of
flood resilient construction above finished floor level will be appropriate for
the design life of the development (i.e. 100 years).

Safe and dry access to and from the site would be available onto
Crossgate Lane.
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IMPACTS OF FLOODING

No significant impacts of flooding are anticipated.

Floor levels of the development will be at 4.00m aOD with a further 300mm
of flood resilient construction above finished floor level offering additional
protection against impacts arising from any extreme short duration, localised
events. Surface water drainage will be discharged to the satisfaction of the
Welland & Deepings IDB and Lincolnshire Lead Local Flood Authority.

The general location of the site within the catchment is such that if flooding
occurred from any of the Environment Agency or Welland and Deepings river
systems, then probably 2 to 3 days warning time would be available.

No displacement of water from the site will affect any adjoining properties and

agricultural land.

RESIDUAL RISK — EXTREME EVENTS

The residual risk from extreme events is very low on this site, because of its
location, within a pumped sub-catchment of the Welland and Deepings 1IDB
area and its location 300 m from the River Glen fluvial defences consisting of
concrete wall defences.

Although within Flood Zone 3 according to NPPF classification, the site
actually has a very low risk of flooding due to the current standards of
drainage and flood defence and land levels. The site is not located within a
Functional Flood Plain of any ‘main river’ or ‘main drain’. The Environment
Agency Flood Map for Planning has been produced irrespective of existing
flood defences and standards of protection.

South Holland District Council in conjunction with the Environment Agency
and the local IDB’s within the Council area have carried out an Updated
Strategic Flood Risk Assessment of the whole District by appointed
Consulting Engineers.

The Updated Strategic Flood Risk Assessment has produced more definitive
Flood Risk Maps similar to those published by the Environment Agency and
at the same time has analysed flood return periods of all tidal and fluvial
defences for year 2115 to account for the effects of climate change.

Breach scenarios of embankments failing and/or being overtopped have also
been carried out to establish Flood Risk Zones.
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CONCLUSIONS AND RECOMMENDATIONS

As a result of the assessment, the following conclusions have been reached:-

. The proposed development is not in a Functional Floodplain as defined
by NPPF. It is located in the Passive Floodplain protected by defences
to a 1 in 100 year return period.

. Although the site is in Flood Zone 3, the actual risk of site flooding
from any Environment Agency river system is very low.

. Although the site is located within an Internal Drainage District with a
minimum standard of drainage of 1 in 50 years, this accords with Defra
guidelines for rural development. Freeboard to design water level of
900mm to lowest land level is available for events greater than
1 in 50 years providing further storage within the drainage channels.

. Floor levels will be at 4.00m aOD with an additional 300mm of flood
resilient construction above finished floor level and no sleeping
accommodation at ground floor level.

. On site surface water drainage will be discharged to the satisfaction of
the Welland & Deepings IDB and the Lincolnshire Lead Local Flood
Authority.
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