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1 INTRODUCTION 

1.1 The proposal is to convert an existing business unit at Nos 1 – 2 Station Street, 

Spalding, PE11 1EF (NGR: 524502,322684) from B1 (Business) use to C3 (Residential) 

use on the first floor, and from B1 use to A1 (Shops) use on the ground floor.  Only the 

internal layout of the building will be altered, there will be no extensions or works to 

the external areas.  The proposals are shown on the application drawings included in 

Appendix A (Drawing Nos. SSL-17 01 Rev A, TJCQS/1-2SSS/01, 02a and 06a). 

1.2 The site is located in the centre of Spalding, Lincolnshire which is wholly located within 

Flood Zone 3 on the Environment Agency’s Flood Map for Planning.  This is land 

assessed as having a greater than 1 in 100 year annual probability of flooding.  As such, 

the Environment Agency was consulted with the proposals and their advice sought 

with regards to the scope of a formal Flood Risk Assessment in accordance with the 

National Planning Policy Framework (NPPF).  The Environment Agency confirmed that 

the site is protected by formal flood defences and is not in an area affected by flooding 

if a breach of the defences was to occur.  On this basis, a formal Flood Risk Assessment 

is not required by the Environment Agency (see Appendix B).  

1.3 Notwithstanding this, the Lead Local Flood Authority will need to be satisfied that the 

proposed development is also in accordance with other requirements of the NPPF and 

considers the risk of flooding from other sources (ie groundwater, drainage systems, 

reservoirs, canals, ordinary watercourses and surface water).  The risk of flooding from 

these sources is considered further below. 

 

2 FLOOD RISK TO THE SITE 

 Groundwater  

2.1 Groundwater flooding can occur when long periods of rainfall cause the groundwater 

table to rise above the ground level.  The risk of groundwater flooding is difficult to 

quantify as it often occurs in conjunction with other types of flooding such as surface 

water runoff or fluvial flooding.   

2.2 The mapping contained within the Lincolnshire Preliminary Flood Risk Assessment 

shows that the site is not in an area susceptible to groundwater flooding.  Additionally, 

the Lincolnshire Council website provides a record of flood investigations (carried out 

under Section 19 of the Flood and Water Management Act 2010).  This database does 
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not show any recorded groundwater flooding incidents at Station Street.  The risk of 

groundwater flooding is, therefore considered to be low. 

 Drainage Systems 

2.3 Flooding could theoretically occur from localised high intensity storms of a relatively 

short duration that might exceed the capacity of the local drainage network.  In 

particular, surface water and combined sewers are at risk of exceedance during 

extreme rainfall events. 

2.4 The published literature (PFRA and SFRA) does not contain any record of historical 

sewer flooding incidents in the vicinity of the site.  It is understood that the existing 

site is served by a private drainage network discharging to the public sewer network 

in Station Street.  It is assumed that this was designed and constructed in accordance 

with Building Regulations and is sufficient to serve the existing site without flooding.  

The risk of flooding to the site from sewers is, therefore, considered to be low. 

 Artificial Sources 

2.5 Artificial sources of flooding include reservoirs, canals, culverts and any other 

impounded water body which is elevated above the level of the site.  Flooding can 

occur when the impounding structures such as dams and embankments fail, when 

culverts become blocked, or during extreme rainfall events when the waterbodies 

overflow. 

2.6 The Environment Agency ‘Flood Risk from Reservoirs’ map shows that the site is not 

at risk from flooding from a reservoir breach.   Additionally, the Lincolnshire Council 

Section 19 flood investigations database does not show any recorded flooding 

incidents from artificial sources at the site. The risk of flooding from artificial sources 

is, therefore, considered to be low. 

 Ordinary Watercourses 

2.7 Ordinary watercourses are defined as all watercourses that are not classified as Main 

Rivers by the Environment Agency.  The Environment Agency carries out maintenance, 

improvement or construction work to manage flood risk on Main Rivers only.  Lead 

Local Flood Authorities, district councils and internal drainage boards carry out flood 

risk management work on Ordinary watercourses.  

2.8 The nearest ordinary watercourse is a small drain known as the Edward Road Dyke, 

located approximately 1km to the north-west of the site.  This forms part of the 

catchment of Vernatt’s Drain, a larger dyke located approximately 1.5km to the north-
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west of the site.  These two drains are controlled by the Welland and Deepings Internal 

Drainage Board (IDB).  The IDB catchment water levels are controlled by Pode Hole 

Pumping Station to the west of Spalding.   

2.9 It is understood that the highest predicted water levels in the IDB drainage channels 

in the area are in Vernatt’s Drain, which are 3.79mAOD.  The SFRA states that the 

maximum design water level in Vernatt’s Drain is 3.92mAOD. The maximum predicted 

water levels in a 1 in 100 year event in 2115 are below 1.00mAOD.  The lowest bank 

level along Vernatt’s drain is approximately 4.30mAOD and, therefore, the risk of 

flooding to the site form this source can therefore be considered to be negligible. 

 Surface Water 

2.10 The Environment Agency "Flood Risk from Surface Water" map shows that a small area 

on Station Street immediately to the south of the site is at a Low risk of surface water 

flooding (ie an annual probability of flooding of between 1 in 100 and 1 in 1000).  

Surface water depth modelling estimates that the depth of any flooding will be below 

0.3m.  Surface water velocity modelling shows flooding would progress eastwards 

away from the site. 

2.11 It is considered unlikely that any flooding would extend into the existing building.  The 

risk of surface water flooding is, therefore, considered to be low. 

 

3 FLOOD RISK POSED BY THE PROPOSED DEVELOPMENT 

3.1 The footprint of the existing building will not be modified as part of the proposed 

development and, therefore, there will be no changes to flow routes from fluvial 

flooding events.   

3.2 External areas will be not be modified as part of the development and, therefore, 

there will be no increase in impermeable area and the existing rate and volume of 

surface water runoff generated will not increase as a result of the development.   

3.3 There will, therefore, be no increase in the risk of fluvial flooding or surface water 

flooding to other areas as a result of the proposed development. 
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4 CONCLUSIONS 

4.1 This statement gives details of a flood risk assessment which has been carried out in 

accordance with the National Planning Policy Framework.  The site is located within 

Flood Zone 3 according to the Environment Agency’s current Flood Map.  The 

Environment Agency has confirmed, however, that the site is protected by flood 

defences and is not in an area at risk should the defences breach. 

4.2 The site is at low risk of flooding from surface water, drainage systems, ordinary 

watercourses, groundwater and artificial sources. 

4.3 There will be no increase in the risk of fluvial flooding or surface water flooding to 

other areas as a result of the proposed development. 

4.4 It is considered, therefore, that the site is suitable for the type of development 

proposed. 
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