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EXECUTIVE SUMMARY 

Site Name & Address: Rose Cottage, Larters Lane, Earl Stonham, Stowmarket, Suffolk, IP14 5HB 

Client: Mr Richard Marshall and Ms Sarah Everett 

Local Planning Authority: Mid Suffolk Council 

Application Type: Full 

Present Site Use: Residential dwelling 

Proposed Site Use: Construction of a replacement dwelling 

Objectives: 

▪ Determine any extant risk of flooding from off-site sources;  

▪ Research local incidents of flooding; 

▪ Explore the potential impact of the planned development on surface water run-off; 

▪ To make recommendations in respect of any flood mitigation measures or surface water 

management improvements that might be required to minimise the impact of the development; 

and    

▪ To determine the scope of any additional investigations or hydraulic modelling that might be 

required to fully establish the degree of potential flood risk. 

Findings: 

General 

 

▪ The application site is located entirely within Flood Zone 1 (the ‘low’ probability flood area);  

▪ The risk of pluvial flooding is shown to be ‘very low’ (i.e., less than 0.1% AEP of flooding in any 

given year) across the building footprint. However, there is a ‘low’ risk  in the northern corner and 

a ‘high’ to ‘medium’ risk along the south-western boundary and site access;  

▪ The risk of flooding from surcharging sewers and/ or reservoir embankment failure, is ‘low’; and   

▪ Groundwater flooding is considered to represent a ‘low’ risk to the site and/or the development. 

 

Planning 

 

▪ In planning terms, the NPPF rates the intended site use as ‘More Vulnerable’ (see Figure 3); and  

▪ This use is considered appropriate for its Flood Zone 1 designation, and therefore the proposal 

passes the Sequential Test, and the Exception Test need not be applied. 

Recommendations: 

▪ A SuDS compliant drainage system should be developed as part of the detailed design.  Such 

measures might reasonably include the provision of permeable surfacing and/ or other infiltration-

based SuDS components. This is to ensure that the development does not worsen the risk of 

flooding; 

▪ The inclusion of ‘surface’ SuDS components should also be explored, in recognition of the four 

pillars of SuDS (i.e., Quality, Quantity, Biodiversity and Amenity); and   

▪ Consideration should be given to the integration of water re-use and/or rainwater harvesting into 

the development for the use in non-potable systems/uses.     



Rose Cottage, Earl Stonham 

 

Page | 1  
Level 1 Screening Study Flood Risk Assessment – Produced by JPC Environmental Services 
For:  Mr Richard Marshall and Ms Sarah Everett 
Date: 20 November 2023     Our Reference:  IE23/079/L1FRA 

1 INTRODUCTION 

1.1 Brief 

1.1.1 JPC Environmental Services were appointed by PJT Design Ltd, on behalf of our mutual client, 

Mr Richard Marshall and Ms Sarah Everett, to prepare a Level 1 Flood Risk Assessment (FRA) 

to support a planning application for the redevelopment of residential land at ‘Rose Cottage, 

Larters Lane, Earl Stonham, Stowmarket, Suffolk, IP14 5HB’ (hereafter referred to as ‘the site’). 

1.1.2 This report shall be for private and confidential use of Mr Richard Marshall and Ms Sarah 

Everett.  It should not be reproduced in whole or in part or relied upon by a third party for any 

use without the express written authority of JPC Environmental Services.  If unauthorised third 

party makes use of this report, they do so at their own risk and JPC Environmental Services owes 

then no duty of care or skill.  

1.1.3 This FRA has been written in accordance with, and meeting the requirements of, planning policy 

currently guided by: 

National Legislation/ Codes and Guidance 

 

▪ British Standards Institute (2013): BS8582:2013 – Code of Practice for Surface Water 

Management for Development Sites; 

▪ Department for Environment, Food and Rural Affairs (2015): DEFRA’s Non-Statutory 

Technical Standards; 

▪ HM Government (2015): Building Regulations – Approved Document H; 

▪ Ministry of Housing Communities and Local Government (2021): National Planning Policy 

Framework; 

▪ Ministry of Housing Communities and Local Government (2021): National Design Guide, 

Planning Practise Guidance for Beautiful, Enduring and Successful Places; and 

▪ Woods Ballard et al. (2015): CIRIA 753 – The SuDS Manual. 

 

Local Policy 

 

▪ Suffolk County Council (2023): Flood Risk Management Strategy; and 

▪ Suffolk Coastal and Waveney District Councils (2018): Strategic Flood Risk Assessment 

Consulting.  

1.1.4 In producing this report, we have exercised all the reasonable skill, care and diligence to be 

expected of an appropriately qualified and competent consultant, experienced in carrying out 

equivalent services for similar developments. 

1.2 Location 

Table 1: Site Location 

Location Rose Cottage, Larters Lane, Earl Stonham, Stowmarket, Suffolk, IP14 5HB 

Grid Reference 609955 261496 

Area 1.14ha 
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Access Access is gained via a private driveway leading off Larters Lane. 

Topography The site slopes gently downwards from the north-western corner adjacent 

Larters Lane at an elevation of 65.7mAOD to the south-east at 63.0mOAD.  

1.3 Site Description 

1.3.1 The site has previously been subjected to a Stage I/ Tier I Geo-Environmental Desk Study Report 

by JPC Environmental Services (ref. IE23/079/SITI Rev.00, dated 19th September 2023) and may 

be read in conjunction with this report.  

1.3.2 The site description as presented in the above-mentioned report has been reproduced below. 

An extract of the site location plan is shown in Figure 1 below and the full version is also included 

within Appendix A. 

Figure 1: Site Location Plan (extract) 

     

1.3.3 The site was accessed via a private driveway leading off from Larters Lane. The site was bounded 

by a residential property and its associated garden to the north-west, agricultural fields to the 

north-east and south-east, and Larters Lane to the south-west.  

1.3.4 The site boundaries were broadly demarcated by mature hedge and trees along the north-

western and north-eastern boundaries. The south-eastern boundary was half a timber post and 

rail fencing and the other half mature hedge. The south-western boundary remained open with 

Larters Lane forming the boundary. 
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1.3.5 The site can broadly be split into two distinct halves; the south-western half which forms the 

main residential area and immediate associated garden space, and the north-eastern half which 

forms paddocks and garden storage.  

1.3.6 The south-western half initially comprises an area of mature trees immediately adjacent Larters 

Lane with two gravel driveways extending to Rose Cottage and a large two storey garage/ 

accommodation space. Multiple vehicles were parked adjacent the garage on a gravel driveway 

which is immediately north-west of Rose Cottage. The cottage itself is a two-storey rendered 

building with pantile roof, with gardens encasing it. A garden office was located west of the 

cottage adjacent to the south-eastern boundary. A large area of lawn was present, extending 

to the other half of the site.  

1.3.7 The north-eastern half was predominately fenced as a paddock with a greenhouse. A temporary 

structure was present in the northern corner, possibly for car maintenance. Stockpiles of 

firewood and agricultural machinery were noted in the northern corner. No spills or staining 

was noted in the vicinity of the machinery. A newly established wildlife pond was present 

halfway along the north-eastern boundary as well as timber structures used for garden storage. 

Garden waste bins were present in the eastern corner. 

1.4 Development Proposal 

1.4.1 We understand that the development proposal comprises the demolition of existing the 

residential dwelling followed by the construction of a single replacement residential dwelling 

located more centrally within the site. An extract of the proposed development plan is shown 

in Figure 2 overleaf and the full version is included within Appendix B. 
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Figure 2: Proposed Development Plans (extract) 

      

1.5 Flood Risk Vulnerability Classification 

1.5.1 Developments are classified based on their sensitivity to flood risk. In this instance, in 

accordance with the NPPF Annex 3: Flood Risk Vulnerability Classification, the vulnerability of 

the proposed development is considered to be ‘More Vulnerable’. Please refer to Figure 3 

overleaf. 
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Figure 3: Flood Risk Vulnerability Classification (NPPF Annex 3) 
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2 BACKGROUND TO FLOOD RISK AND REGULATORY CONTEXT 

2.1 National Guidance 

2.1.1 In relation to flood risk, planning policy in England is currently guided by the NPPF and the 

associated guidance relating to flood risk (25th August 2022). The purpose of this planning 

framework is to ensure that flood risk issues are taken into account at every stage of the 

planning process and that new development is steered towards less vulnerable locations in 

preference to higher risk areas. 

2.1.2 At all levels this policy relies on a series of predicted flood zones, which are defined by the 

Environment Agency. These zones are:  

▪ Flood Zone 1 – Low probability – less than 0.1% annual exceedance probability (AEP) of 

fluvial or tidal flooding; 

▪ Flood Zone 2 – Medium probability – between 1% to 0.1% AEP of fluvial flooding; or 0.5% 

to 0.1% AEP of tidal flooding; 

▪ Flood Zone 3a – High probability – a 1% or greater AEP of fluvial flooding; or greater than 

0.5% AEP of tidal flooding; and 

▪ Flood Zone 3b – Functional flood plain – land where water has to flow or be stored in 

times of flood (during events having greater than 3.3% or greater AEP). 

2.1.3 In addition to exploring the potential risk and impact of flooding on the development, site 

specific FRA’s are required to assess the potential impact of the development itself on existing 

sites and the local hydrology. This is designed to ensure that new developments, which typically 

include extensive areas of impermeable surfacing, do not exacerbate flooding elsewhere. 
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3 DESK STUDY 

3.1 Sources of Information 

3.1.1 As part of the desk-based research, JPC Environmental Services consulted the following sources 

of information: 

▪ Indicative Flood Risk Mapping (gov.uk); 

▪ Historic flood event information (Environment Agency/ DEFRA);  

▪ Stage I/ Tier I Geo-Environmental Desk Study Report by JPC Environmental Services (ref. 

IE23/079/SITI Rev.00, dated 19th September 2023); 

▪ Babergh and Mid Suffolk Level 2 Strategic Flood Risk Assessment (October 2020); and 

▪ A Topographical Survey of the site. 

3.2 Topography 

3.2.1 The topographical survey was undertaken by Survey Solutions in 2022 to a GPS datum.  

3.2.2 The survey reveals that the site’s ground slope gently downwards from the north-western 

corner adjacent Larters Lane at an elevation of 65.7mAOD to the south-east at 63.0mOAD. A 

copy of the topographical survey is presented in Appendix C. 

3.3 Hydrological Features 

3.3.1 The Stage I/ Tier I report identified 5 no. Water Network (OS MasterMap) records within 250m 

of the site, with 1 no. record on-site. These are all described as an inland river not influenced 

by normal tidal action. The nearest record off-site is 1m south-west. 

3.3.2 The local hydrology forms part of the River Jordan (East Suffolk) (water body ID 

GB105035046170) or River Gipping (upstream of Stowmarket) (water body ID 

GB105035046180). 

3.4 Geology 

3.4.1 Information from the British Geological Survey and the Stage I/ Tier I report indicate the site is 

underlain by superficial deposits of the Lowestoft Formation (diamicton) which are underlain 

by bedrock geology of the Crag Group (sand). 

3.4.2 A review of the BGS database identified a borehole 250m west of the site.  Borehole (TM06SE5) 

is produced in Table 2 below. 

Table 2: BGS Borehole Log [TM06SE5] 

Geological Strata Description Thickness (ft) Depth (ftbgl) 

Lowestoft 

Formation 

(diamicton) 

Blue Boulder Clay 108 108 

Lowestoft 

Formation (sand 

and gravel) 

Sand and Gravel 77 185 
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Table 2: BGS Borehole Log [TM06SE5] 

Geological Strata Description Thickness (ft) Depth (ftbgl) 

Crag Group (sand) Grey Running Sand 125 310 

White Chalk 

Subgroup 
Chalk n/a n/a 

Groundwater was encountered at 104ftbgl. 

3.4.3 The Lowestoft Formation (diamicton) is a glacial deposit comprising a mixture of chalky till, with 

outwash sands and gravels, silts and clays. In East Anglia it typically presents as a gravelly clay 

which produces surface soils having a low level of permeability.  

3.5 Hydrogeology 

3.5.1 The Lowestoft Formation (diamicton) is classified as a Secondary Undifferentiated Aquifer and 

the Crag Group (sand) is classified as a Principal Aquifer.  

3.5.2 Groundwater vulnerability on-site indicates soils to have a ‘low’ leaching potential.  

3.5.3 In terms of groundwater vulnerability, the Environment Agency divides significant groundwater 

catchments into three Source Protection Zones (SPZ’s) based on the potential risk associated 

with the migration of possible contaminants. In this case, the site is located within a Type 3, 

Total Catchment SPZ. 

3.5.4 The site is located within a ‘Drinking Water Safeguard Zone’ for surface water. This falls under 

the  Anglian_SWSGZ1022,1021_Gipping & Alton Water Safeguard Zone (ID SWGZ1022). 

3.6 Potential Sources of Flooding 

3.6.1 In line with the recommendations contained in the NPPF and the definitions of sources of 

flooding in the Flood and Water Management Act (FWMA) 2010, this assessment has explored 

the various potential sources of flooding, which could potentially impact the site both before 

and after the proposed development.   

3.6.2 This assessment will evaluate the following sources of potential flood risk:  

▪ Tidal/ fluvial flooding; 

▪ Surface water (pluvial) flooding; 

▪ Groundwater flooding; 

▪ Sewer flooding; and 

▪ Reservoir/ artificial flooding. 

Tidal/ Fluvial Flood Risk 

3.6.3 With reference to the Indicative Flood Map for Planning the site is located wholly in Flood Zone 

1 (i.e., the low probability flood area) and thus at less than 0.1% chance of flooding in any given 

year from either fluvial or tidal sources. An extract of the Flood Map for Planning is provided in 

Figure 4 overleaf, with the full version presented in Appendix D.     
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Figure 4: Tidal/ Fluvial Flood Risk 

   

3.6.4 The Flood Map for Planning shows the site lies in Flood Zone 1 (the low probability flood area). 

It states the risk of flooding from rivers and the sea to be ‘very low’, the risk of surface water 

flooding as ‘negligible’ and the risk of groundwater flooding as ‘low’. As the site is located in 

Flood Zone 1, it is not possible (or necessary) to request modelled flood levels from the 

Environment Agency. 

Surface Water (Pluvial) Flood Risk 

3.6.5 Pluvial (surface water) flooding typically occurs when intense rainfall occurs within a catchment 

to such an extent that it is unable to be absorbed at which point it makes its way to the nearest 

watercourse/ surface water sewer.  Due to the anticipated effects of climate change this is 

expected to be a more frequent and increasing source of flood risk, particularly in built up areas. 

3.6.6 Flooding from surface water is difficult to predict as rainfall location and volume are difficult to 

forecast. In addition, local features can greatly affect the chance and severity of flooding. The 

GOV.UK Surface Water Flood Map highlights areas where runoff is likely to flow and/ or gather 

and defines surface water flood risk as categories from ‘Very Low’ to ’High’.  These zones are:  

▪ Very Low – area of less than 0.1% chance of flooding each year; 

▪ Low – area between 0.1% and 1% chance of flooding each year (i.e., an extreme event); 

▪ Medium – area between 1% and 3.3% chance of flooding each year (this category is 

designed as the ‘design event’ for surface water flooding); and 
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▪ High – area of greater than 3.3% chance of flooding each year. 

3.6.7 The pluvial flood risk mapping (GOV.UK) shows that the site is located wholly in the ‘very low’ 

(i.e., less than 0.1% AEP of flooding in any given year). However, there is a ‘low’ risk  in the 

northern corner and a ‘high’ to ‘medium’ risk along the south-western boundary and site access. 

An extract of the surface water Flood Map for Planning is provided in Figure 5 below. 

Figure 5: Surface Water (Pluvial) Flood Risk 

  

3.6.8 It is therefore considered that pluvial (surface water) flooding represents a low risk to the build 

location chosen for the new house but a moderate risk to the existing site access. 

Groundwater Flood Risk 

3.6.9 Groundwater flooding is closely associated with heavy rainfall events and pluvial flooding. 

Depending on the nature of the underlying geology and the seasonal depth of groundwater, 

periods of abnormally high rainfall can result in groundwater flooding of basements and the 

emergence of groundwater at the surface, causing damage to property and infrastructure.  

3.6.10 The Groundsure Flood Search Risk Assessment presented in Appendix E is based on a 5m Digital 

Terrain Model (DTM) and 1-in-100-year and 1-in-250-year return periods.  The report records a 

low risk of groundwater flooding on-site. 

3.6.11 As the development proposal outlined within the architectural layout does not include any 

below ground construction (such as basements or cellars), it is considered that groundwater 

emergence does not pose a significant flood risk to the development. 
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Sewer Flood Risk 

3.6.12 Anglian Water records presented in Appendix F indicate a foul sewer is present approximately 

186m north-west of the site adjacent Larters Lane. 

3.6.13 Whilst a sewer is recorded nearby, the site’s topography rises onto site. Therefore, the risk of 

flooding from this source is ‘Low’. 

Reservoirs, Canals and Other Artificial Sources 

3.6.14 Flood mapping shows the site does not lie in a reservoir inundation zone (i.e., an area which 

would flood as a result of a raised reservoir embankment failure).   

3.7 Ambiental FloodScoreTM Insurance Rating 

3.7.1 The Ambiental FloodScore™, included within the Groundsure Flood Report in Appendix E, 

provides an indication of the perceived insurance risk classification.  

3.7.2 In this instance, the site has been given a risk rating of ‘very low’. 

3.8 Summary 

3.8.1 The location of the replacement dwelling is not considered to be liable to significant or 

unmanageable flooding from the sources identified in the Flood and Water Management Act 

(2010). 
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4 PLANNING POLICY 

4.1 Flooding Sequential Test and Exception Test 

4.1.1 The NPPF requires the (flood risk) Sequential Test to be applied at all stages of the planning 

process.  It directs local authorities, developers, and consultants to follow a sequential, risk-

based approach to identifying land suitable for development.   

4.1.2 This approach is designed to steer new development away from high-risk areas and towards 

those areas at lower risk of flooding, taking all sources of flood risk and climate change into 

account.  However, in some areas where development land is in short supply there can be an 

overriding need to build in areas that are at risk of flooding.  In such circumstances, the 

application of the Sequential Test is used to ensure that lower risk sites are developed before 

the higher risk ones.   

4.1.3 Whilst the responsibility for validating the Sequential Test falls to the Local Planning Authority1, 

the nature of the proposals (i.e., classified as ‘more vulnerable’) in Flood Zone 1 would suggest 

that the development proposal is ‘appropriate’ in this location and does not require the 

application of the Sequential Test, to be passed as presented in Table 3.  Furthermore, the 

Exception Test does not need to be applied.   

Table 3: Flood Risk Vulnerability and Flood Zone ‘incompatibility’ 

Flood Zone Risk Classification 

Essential 

Infrastructure 

Highly 

Vulnerable 

More 

Vulnerable 

Less 

Vulnerable 

Water 

Compatible 

Zone 1      

Zone 2 
 

Exception 

Test Required 
   

Zone 3a Exception 

Test Required 
 

Exception 

Test Required 
  

Zone 3b Exception 

Test Required 
    

 - Exception test is not required. 

 - Development should not be permitted. 

 
Based on information contained in NPPF Table 2: Flood risk vulnerability and flood zone ‘incompatibility’ Paragraph: 079 Reference ID: 

7-079-2022082, Revision date: 25 08 2022

 

  

 
1 NPPF Table 2 (August 2022) no longer mentions that a ‘development is appropriate’ in Flood Zones 2 and/or 3, therefore, 
the table can no longer be used by the developer/developer team to demonstrate the Sequential Test is passed. 
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5 PROPOSED DEVELOPMENT DRAINAGE 

5.1 Background and Policy 

5.1.1 The FWMA 2010 and NPPF require all new development to ensure that peak discharge rates 

and volume of surface water runoff does not exceed that of the existing site, and where possible 

Greenfield rates of run-off are encouraged. In Critical drainage areas, Greenfield rates will be 

compulsory. 

5.1.2 The guidance also requires that peak rainfall intensity should be increased with the application 

of a percentage uplift, to take into account the potential impact of climate change on future 

weather patterns during the design life of the development. This is then increased by a further 

10% to account for new hard paved areas or extension that may be added by future occupants. 

This is referred to as ‘urban creep’.    

5.1.3 In the absence of a defined design life for the development, it is assumed the default residential 

design life of 100 years is applicable.   

5.1.4 For developments with a lifetime between 2061 and 2125 it is recommended that the climate 

change allowance should follow the GOV.UK ‘Central’ allowance for the 2070s epoch and 

consider a 20% increase for the central allowance and 45% for the upper end allowance. 

Extracts of the GOV.UK climate change allowances guidance are provided in Figure 6. 

Figure 6: Extract of Guidance for Flood Risk assessment: Climate change allowances – Developments with a lifetime beyond 
100 years 
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Figure 7: Extract of the East Suffolk Management Catchment Peak Rainfall Allowances 

 

5.1.5 Any additional volume of rainwater arising from a 1 in 100-year (1 % AEP) storm event with a 6-

hour duration should ideally be managed on-site, using techniques such as infiltration or 

recycled for non-potable application (i.e., such as flushing toilets or irrigation).  Where this is 

not possible, post-development discharges should be restricted to greenfield rates.   

5.2 Existing Surface Water Management 

5.2.1 The site is currently occupied by a detached residential dwelling and several ancillary buildings. 

Both the house and nearby buildings benefit from gutter and rainwater downpipes, so it is 

assumed that the property benefits from a private surface water drainage system. During the 

walkover survey for the Stage I/ Tier I report, we also noted the presence of a private package 

treatment plant which manages the foul discharges. 

5.2.2 Based upon the topographical survey and geological information, it is considered that the 

garden areas drain informally via a combination of infiltration and evapotranspiration. During 

severe storm events overland flows are likely to run-off to the south-west and northern corners 

in line with local topography. 

5.3 Pre-Development and Post Development Run-off Rates 

5.3.1 The rates of surface water run-off for the pre-development and post development scenarios 

have been calculated.  A summary of the results is provided at Table 4. 
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5.3.2 The greenfield calculation assumes no development (i.e., the current, pre-development site) 

and a SOIL type 3 to match the existing (recorded) geological conditions.  For the post-

development scenario, the rate of runoff has been determined by the modified rational method 

(for an assumed 15-mins storm duration).  

5.3.3 The calculation sheet is presented in Appendix G. 

Table 4: Surface Water Run-off Rates 

 Site Greenfield 

(Developed Area Only) 

0.1ha 

Brownfield Run-off 

(based om Soil Type 5) 

0.1ha 

Post Development 

(unmitigated) (Developed 

Area Only) 0.1ha 

l/s l/s l/s 

QBAR 0.37 0.5 - 

Q 1 year 0.87 0.44 1.178 

Q 30 year 2.45 1.23 2.598 

Q 100 year 3.56 1.79 3.37 

*based on a 15-minute storm 

5.4 Surface Water Management 

5.4.1 The development proposals will result in a marginal increase in impermeable surfaces through 

the addition of the proposed dwelling, cart lodges and associated hardstanding. 

5.4.2 To prevent any increase in surface water run-off, the detailed design process should consider 

the principle of SuDS and Building Regulations, and follow the drainage hierarchy (i.e., the 

destination for surface water runoff, that is not collected for re-use within the development).   

5.4.3 The discharge of surface water should be prioritised firstly to the ground via infiltration, then to 

a watercourse and finally via a connection to a sewer.   

5.4.4 There are several potential measures that can be introduced into the development which will 

manage surface water in a sustainable way and will not result in an increase in discharge rates.   

5.4.5 It is recommended that surface SuDS be considered before traditional pipe drainage. This would 

include components such as attenuation basins, ponds, swales, and bio-retention features to 

reduce/improve runoff rates and improve the quality of water discharged from the site, while 

also promoting biodiversity and amenity benefits (the four pillars of SuDS). This will be 

considered during the detailed design stage.   

5.4.6 Furthermore, it is also recommended that in the correct setting, the use of green roofs (and/or 

Blue-green roofs) can help promote biodiversity and amenity benefits, as well as managing 

water quality and quantity. However, the suitability of this approach is often dictated by local 

urban design factors and local planning requirements.  

5.4.7 All proposals and rates are subject to detailed design and the approval by the Lead Local Flood 

Authority Planning Department and Anglian Water. 
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5.5 Wastewater Management 

5.5.1 Current Building Regulations (2015) require foul water to be discharged ‘in order of priority’; to 

a public sewer, a private sewer communicating with a public sewer, a package treatment plant, 

a septic tank, and finally to a cesspool if the other options are not available. 

5.5.2 While Anglian Water asset records (refer to Appendix F) reveals that there is a public foul sewer 

186m north-west of the site adjacent Larters Lane, the site already benefits from an existing 

package treatment plant. To ensure compliance with current regulations we would recommend 

that the existing system is inspected by a specialist and updated as necessary. 

5.5.3 All private drainage works will conform to Part H of the current Building Regulations and BS EN 

752.  

5.5.4 In 2018, the Flood and Water Management department at Suffolk County Council commented 

on the previous application for this site and recommended a holding objection, due to a lack of 

a Level 1 FRA report. This response is presented in full in Appendix H.  

5.5.5 This report seeks to address the holding objection. 

5.6 Wastewater Management 

5.6.1 The redevelopment of this Brownfield site provided an opportunity to meet local housing 

requirements and complies with flood related planning policy.  

5.6.2 As the construction of a replacement dwelling associated infrastructure will not increase the 

total area of impermeable surfacing, the rate of surface water run-off will marginally increase 

unless suitably mitigated.  

5.6.3 Ground conditions are not conducive to the use of infiltration.  
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6 CONCLUSIONS AND RECOMMENDATIONS 

6.1 Summary of Flood Risk 

6.1.1 GOV.UK mapping indicates that the site in located in Flood Zone 1 (the low probability flood 

area).   

6.1.2 The location of the replacement dwelling is not considered to be liable to significant or 

unmanageable flooding from the other sources identified in the Flood and Water Management 

Act 2010 (FWMA).   

6.1.3 Whilst no specific flood mitigation measures are deemed necessary, following our assessment 

of the existing flood risk, it is noted that the proposals will result in a marginal net increase in 

the impermeable cover at the site.  Therefore, the rate of surface water runoff shed from/ by 

the site would increase over the lifetime of the development with the inclusion of an allowance 

for climate change (without mitigation).  It is, therefore, recommended that the use of a SuDS 

based drainage system, is developed as part of the detailed design process.   

6.1.4 The technical assessment of flood risk presented within this FRA demonstrates that flood risks 

and residual flood risks are manageable over the lifetime of the development without increasing 

flood risk elsewhere.   

6.2 Recommendations 

6.2.1 Based on the information gathered as part of this assessment, JPC Environmental Services 

recommends the following: 

▪ A SuDS compliant drainage system should be developed as part of the detailed design.  

Such measures might reasonably include the provision of permeable surfacing and/ or 

other infiltration-based SuDS components or an attenuated discharge; 

▪ The inclusion of ‘surface’ SuDS components should also be explored to promote the four 

pillars of SuDS (i.e., Quality, Quantity, Biodiversity and Amenity); and   

▪ Consideration should be given to the integration of water re-use and/or rainwater 

harvesting into the development for the use in non-potable systems/uses.     

6.2.2 The opinions and recommendations expressed within this report are based on the results of 

desk-based research and information provided by third party agencies. No additional hydraulic 

modelling has been undertaken. 
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Appendix A – Site Location Plan  
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Appendix B – Architect’s Layout Plan  
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Appendix C – 3rd Party Topographical Survey  
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Appendix D – Flood Map for Planning 

 



In an area with critical drainage problems as notified by the Environment Agency

Flood map for planning 

Your reference Location (easting/northing) Created

You will need to do a flood risk assessment if your site is any of the following: 

•

in an area with critical drainage problems as notified by the Environment Agency

Your selected location is in flood zone 1, an area with a low 

probability of flooding. 

Notes 

The flood map for planning shows river and sea flooding data only. It doesn’t include other sources 

of flooding. It is for use in development planning and flood risk assessments. 

This information relates to the selected location and is not specific to any property within it. The 

map is updated regularly and is correct at the time of printing.

Flood risk data is covered by the Open Government Licence which sets out the terms and 

conditions for using government data. https://www.nationalarchives.gov.uk/doc/open-government-

licence/version/3/

Use of the address and mapping data is subject to Ordnance Survey public viewing terms under 

Crown copyright and database rights 2022 OS 100024198. https://flood-map-for-

planning.service.gov.uk/os-terms

Page 1 of 2

•

•

•

identified as being at increased flood risk in future by the local authority’s strategic 
flood risk assessment

at risk from other sources of flooding (such as surface water or reservoirs) and its 
development would increase the vulnerability of its use (such as constructing an 
office on an undeveloped site or converting a shop to a dwelling)

bigger that 1 hectare (ha)

<Unspecified> 609954/261504 10 Nov 2023 14:08



Flood map for planning
Your reference

Location (easting/northing)

Scale

Created

Selected area

Page 2 of 2

© Environment Agency copyright and / or database rights 2022. All rights reserved. © Crown Copyright and database right 2022. Ordnance Survey licence number 100024198.

Flood zone 3

Flood zone 2

Flood zone 1

Flood defence

Main river

Water storage area
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609954/261504

1:2500

10 Nov 2023 14:08

60m40200



 

 

Level 1 Screening Study Flood Risk Assessment – Produced by JPC Environmental Services 
For:  Mr Richard Marshall and Ms Sarah Everett 
Date: 20 November 2023     Our Reference:  IE23/079/L1FRA 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix E – GroundSure Flood Search Risk Assessment 

 



Rose Cottage, Larters Lane, Earl Stonham, IP14 5HB

Overall Flood Risk

NEGLIGIBLE

Groundsure Flood complies with relevant Law Society

practice notes on flood risk in property transactions.

Site plan

© Crown copyright and database rights 2023. Ordnance Survey licence 100035207

Search Results

Rivers and the Sea

Very Low

Surface Water

Negligible

Groundwater

Low

Historic Flood

Not identified

Flood Defences

No

page  4 >

FloodScore™ insurance rating

Very Low

Full assessments for other environmental risks are available in additional Groundsure searches including

the Groundsure Avista 7 in 1 report. Contact Groundsure or your search provider for further details.

customer.services@geodesys.com ↗

0845 070 9109

info@groundsure.com ↗

01273 257 755

Ref: GEO-G2861890-1

Your ref: G2861890-1

Grid ref: 609926 261471

Date: 7 November 2023

mailto:customer.services@geodesys.com
mailto:customer.services@geodesys.com
mailto:info@groundsure.com
mailto:info@groundsure.com


Overview of findings and recommendations

To save you time when assessing the report, we only provide maps and data tables of features within the

search radius that we have identified to be of note. These relate to environmental risks that may have

liability implications, affect insurance premiums, property values and/or a lender's willingness to lend.

You can view the fully comprehensive library of information we have searched on page 3 >.

No environmental risks that Groundsure believe require further action have been identified in relation to

the property.

Please note this report has been run on a point location buffered to 25m to account for uncertainties of

the size of the property. Therefore some risk assessments and measurements may be overestimated.

Rose Cottage, Larters Lane, Earl

Stonham, IP14 5HB

Back to Summary
Contact us with any questions at:

info@groundsure.com ↗

01273 257 755

Ref: GEO-G2861890-1

Your ref: G2861890-1

Grid ref: 609926 261471
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Datasets searched

This is a full list of the data searched in this report. If we have found results of note we will state "Identified". If

no results of note are found, we will state "Not identified". Our intelligent filtering will hide "Not identified"

sections to speed up your workflow.

Flooding

Risk of flooding from rivers and the sea Not identified

Flood storage areas: part of floodplain Not identified

Historical flood areas Not identified

Areas benefiting from flood defences Not identified

Flood defences Not identified

Proposed flood defences Not identified

Surface water flood risk Not identified

Groundwater flooding Not identified

Rose Cottage, Larters Lane, Earl

Stonham, IP14 5HB

Back to Summary
Contact us with any questions at:

info@groundsure.com ↗

01273 257 755

Ref: GEO-G2861890-1

Your ref: G2861890-1

Grid ref: 609926 261471
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Flood information

The Flood Risk Assessment section is based on datasets covering a variety of different flooding types. No inspection of the property

or of the surrounding area has been undertaken by Groundsure or the data providers. The modelling of flood hazards is extremely

complex and in creating a national dataset certain assumptions have been made and all such datasets will have limitations. These

datasets should be used to give an indication of relative flood risk rather than a definitive answer. Local actions and minor variations,

such as blocked drains or streams etc. can greatly alter the effect of flooding. A low or negligible modelled flood risk does not

guarantee that flooding will not occur. Nor will a high risk mean that flooding definitely will occur. Groundsure's overall flood risk

assessment takes account of the cumulative risk of river and coastal data, historic flood events and areas benefiting from flood

defences provided by the Environment Agency/Natural Resources Wales (in England and Wales) and surface water (pluvial) and

groundwater flooding provided by Ambiental Risk Analytics. In Scotland the river and coastal flood models are also provided by

Ambiental Risk Analytics.

Risk of flooding from rivers and the sea
This is an assessment of flood risk for England and Wales produced using local data and expertise, provided by the Environment

Agency (RoFRaS model) and Natural Resources Wales (FRAW model). It shows the chance of flooding from rivers or the sea

presented in categories taking account of flood defences and the condition those defences are in. The model uses local water level

and flood defence data to model flood risk.

The categories associated with the Environment Agency and Natural Resources Wales models are as follows:

RoFRaS (rivers and sea) and FRAW (rivers):

Very Low - The chance of flooding from rivers or the sea is considered to be less than 1 in 1000 (0.1%) in any given year.

Low - The chance of flooding from rivers or the sea is considered to be less than 1 in 100 (1%) but greater than or equal to 1 in 1000

(0.1%) in any given year.

Medium - The chance of flooding from rivers or the sea is considered to be less than 1 in 30 (3.3%) but greater than 1 in 100 (1%) in

any given year.

High - The chance of flooding from rivers or the sea is considered to be greater than or equal to 1 in 30 (3.3%) in any given year.

FRAW (sea):

Very Low - The chance of flooding from the sea is considered to be less than 1 in 1000 (0.1%) in any given year.

Low - The chance of flooding from the sea is considered to be less than 1 in 200 (0.5%) but greater than or equal to 1 in 1000 (0.1%)

in any given year.

Medium - The chance of flooding from the sea is considered to be less than 1 in 30 (3.3%) but greater than 1 in 200 (0.5%) in any

given year.

High - The chance of flooding from the sea is considered to be greater than or equal to 1 in 30 (3.3%) in any given year.

Historic flood events
Over 86,000 events are recorded within this database. This data is used to understand where flooding has occurred in the past and

provides details as available. Absence of a historic flood event for an area does not mean that the area has never flooded, but only

that Environment Agency/Natural Resources Wales do not currently have records of flooding within the area. Equally, a record of a

flood footprint in previous years does not mean that an area will flood again, and this information does not take account of flood

management schemes and improved flood defences.

Surface water flooding
Ambiental Risk Analytics surface water flood map identifies areas likely to flood following extreme rainfall events, i.e. land naturally

vulnerable to surface water or “pluvial” flooding. This data set was produced by simulating 1 in 30 year, 1 in 100 year, 1 in 250 year

and 1 in 1000 year rainfall events. The flood risks for these rainfall events are reported where the depth would be greater than the

threshold for a standard property to modern building standards. Modern urban drainage systems are typically built to cope with

rainfall events between 1 in 20 and 1 in 30 years, though older ones may even flood in a 1 in 5 year rainstorm event.

Rose Cottage, Larters Lane, Earl

Stonham, IP14 5HB

Back to Summary
Contact us with any questions at:

info@groundsure.com ↗
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Proposed flood defences
The data includes all Environment Agency/Natural Resources Wales's projects over £100K that will change or sustain the standards of

flood defence in England and Wales over the next 5 years. It also includes the equivalent schemes for all Local Authority and Internal

Drainage Boards.

Flood storage areas
Flood Storage Areas may also act as flood defences. A flood storage area may also be referred to as a balancing reservoir, storage

basin or balancing pond. Its purpose is to attenuate an incoming flood peak to a flow level that can be accepted by the downstream

channel. It may also delay the timing of a flood peak so that its volume is discharged over a longer time interval. These areas are also

referred to as Zone 3b or 'the functional floodplain' and has a 5% or greater chance of flooding in any given year, or is designed to

flood in the event of an extreme (0.1%) flood or another probability which may be agreed between the Local Planning Authority and

Environment Agency/Natural Resources Wales, including water conveyance routes. Development within Flood Storage Areas is

severely restricted.

Groundwater flooding
Groundwater flooding is flooding caused by unusually high groundwater levels. It occurs as excess water emerging at the ground

surface or within underground structures such as basements. Groundwater flooding tends to be more persistent than surface water

flooding, in some cases lasting for weeks or months, and it can result in significant damage to property. This risk assessment is based

on a 5m Digital Terrain Model (DTM) and 1 in 100 year and 1 in 250 year return periods.

Ambiental FloodScore™ insurance rating
The property has been rated as Very Low risk.

Ambiental’s FloodScore™ risk rating gives an indicative assessment of the potential insurance risk classification from flooding, which

can provide an indication of how likely it is that a property's policy will be ceded to Flood Re. The assessment is based on Ambiental's

river, tidal and surface water flood data and other factors which some insurers may use in their assessment are not included.

Flood Re is a re-insurance scheme that makes flood cover more widely available and affordable as part of your residential property

home insurance. Properties at higher risk of flooding may have the flood part of their policy ceded to Flood Re by their insurer. It is

important to understand that Flood Re does not apply to all situations. Exclusions from Flood Re includes properties constructed

after 1 January 2009; properties not within domestic Council Tax bands A to H (or equivalent); commercial properties, certain buy to

let scenarios and buildings comprising four or more residential units. A full list of the exemptions can be found on the Flood Re

website (https://www.floodre.co.uk/can-flood-re-help-me/eligibility-criteria/) ↗.

The Ambiental FloodScore™ insurance rating is classified into six different bandings:

Very High indicates a level of risk that may make it more likely that standard insurance premiums will be higher, or additional terms

may apply to the provision of flood cover. There is a very high possibility that the cover for flooding at the property will be ceded into

the Flood Re scheme, particularly if the property has flooded in the past.

High indicates a level of risk that may make it more likely that standard insurance premiums will be higher, or additional terms may

apply to the provision of flood cover. There is a high possibility that the cover for flooding at the property will be ceded into the Flood

Re scheme, particularly if the property has flooded in the past.

Moderate-High indicates a level of risk that may make it more likely that standard insurance premiums will be higher, or additional

terms may apply to the provision of flood cover. There is a moderate possibility that the cover for flooding at the property will be

ceded into the Flood Re scheme, particularly if the property has flooded in the past.

Moderate indicates a level of risk that may make it more likely that standard insurance premiums will be higher, or additional terms

may apply to the provision of flood cover. There is a low possibility that the cover for flooding at the property will be ceded into the

Flood Re scheme, unless the property has flooded in the past.

Low indicates a level of risk that is likely to mean standard cover and premiums are available for flood cover. There is a low possibility

the cover for flooding at the property will be ceded into the Flood Re scheme, unless the property has flooded in the past.

Very Low indicates a level of flood risk that should not have any impact on the provision of flood cover for the property.
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Conveyancing Information Executive and our terms & conditions

IMPORTANT CONSUMER PROTECTION INFORMATION
This search has been produced by Groundsure Ltd, Nile House, Nile Street, Brighton, BN1 1HW. Tel: 01273 257 755. Email:

info@groundsure.com ↗.  Groundsure adheres to the Conveyancing Information Executive Standards.

The Standards
Conveyancing Information Executive Members shall act in a professional and honest manner at all times in line with the

Conveyancing Information Executive Standards and carry out the delivery of the Search with integrity and due care and skill.

Compliance with the Conveyancing Information Executive Standards will be a condition within the Conveyancing Information

Executive Member’s Terms and Conditions.

Conveyancing Information Executive Members will promote the benefits of and deliver the Search to the agreed standards and

in the best interests of the customer and associated parties.

Complaints Advice
If you have a query or complaint about your search, you should raise it directly with the search firm, and if appropriate ask for any

complaint to be considered under their formal internal complaints procedure.

If you remain dissatisfied with the firm's final response, after your complaint has been formally considered, or if the firm has

exceeded the response timescales, you may refer your complaint for consideration under The Property Ombudsman scheme (TPOs).

The Ombudsman can award up to £5,000 to you if the Ombudsman finds that you have suffered actual financial loss and/or

aggravation, distress or inconvenience as a result of your search provider failing to keep to the Standards.

Please note that all queries or complaints regarding your search should be directed to your search provider in the first instance, not

to TPOs.

COMPLAINTS PROCEDURE: If you want to make a complaint, we will:
acknowledge it within 5 working days of receipt

normally deal with it fully and provide a final response, in writing, within 20 working days of receipt

liaise, at your request, with anyone acting formally on your behalf

Complaints should be sent to:

Operations Director, Groundsure Ltd, Nile House, Nile Street, Brighton, BN1 1HW. Tel: 01273 257 755. Email: info@groundsure.com

↗ If you are not satisfied with our final response, or if we exceed the response timescales, you may refer the complaint to The

Property Ombudsman scheme (TPOs): Tel: 01722 333306, E-mail: admin@tpos.co.uk ↗ We will co-operate fully with the

Ombudsman during an investigation and comply with their final decision.

Groundsure's Terms and Conditions can be viewed online at this link: www.groundsure.com/terms-and-conditions-april-2023/

↗

Important consumer protection information

All of the advice and reports that Groundsure produces are covered by a comprehensive Remediation Contribution policy to ensure

customers are protected, see www.groundsure.com/remediation ↗ for full details.

Data providers

Groundsure works with respected data providers to bring you the most relevant and accurate information in your Flood report. To

find out who they are and their areas of expertise see www.groundsure.com/sources-reference ↗.

Rose Cottage, Larters Lane, Earl

Stonham, IP14 5HB

Back to Summary
Contact us with any questions at:

info@groundsure.com ↗

01273 257 755

Ref: GEO-G2861890-1

Your ref: G2861890-1

Grid ref: 609926 261471

6

mailto:info@groundsure.com
mailto:info@groundsure.com
mailto:info@groundsure.com
mailto:info@groundsure.com
mailto:info@groundsure.com
mailto:admin@tpos.co.uk
mailto:admin@tpos.co.uk
https://www.groundsure.com/terms-and-conditions-april-2023/
https://www.groundsure.com/terms-and-conditions-april-2023/
https://www.groundsure.com/terms-and-conditions-april-2023/
https://www.groundsure.com/remediation
https://www.groundsure.com/remediation
https://www.groundsure.com/sources-reference
https://www.groundsure.com/sources-reference
mailto:info@groundsure.com
mailto:info@groundsure.com


 

 

Level 1 Screening Study Flood Risk Assessment – Produced by JPC Environmental Services 
For:  Mr Richard Marshall and Ms Sarah Everett 
Date: 20 November 2023     Our Reference:  IE23/079/L1FRA 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix F – Anglian Water Records 

 



All you need to know.
Asset and property analysis

 G2861890-2

 IE23-079 - Rose Cottage, Earl Stonham

 07 November 2023

 Anglian Water Services Limited

 Anglian Water Services Limited

Your order reference:

Your client reference:

Date of report:

Water provider:

Sewerage provider:

Property search address
Rose Cottage, Larters Lane, Earl Stonham, IP14 5HB

Public sewer within property 
boundaries

No

Public water mains within 
property boundaries

No

Public pumping station 
within property boundaries

No

Risk of internal sewer 
flooding

No

Risk of low water pressure

No

Water and sewerage connections

Water connection

Yes

Foul water drainage 
connection

No

Is there a water meter 
at the property?

Yes

Need some help or advice?
If you have any queries about this CON29DW search please 
contact our drainage and water experts on:

0800 085 8050

customer.services@geodesys.com

Next Page 

Associations

  
© Geodesys 2023

Version 1.0 September 2021
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All you need to know - understanding the CON29DW report
To understand why the information included in this report is important, it's useful for you to understand a few basic definitions and responsibilities 
you may have as a property owner. You may find it useful to review the key points below - this applies particularly to first-time buyers, who may 
have limited experience of drainage and water issues.

Definitions

Foul water Foul water is the water from the household (i.e. from toilets, sinks and baths). If the foul water does not drain to a public 
sewer, the property may rely on a cesspit or septic tank. This needs to be checked before the property purchase goes ahead.

Surface water Surface water is basically rainwater (i.e. running off the land and roofs of properties). If the rainwater does not drain to a 
public sewer, the home buyer's solicitor needs to check how it drains away to avoid any risk of flooding.

Mains water This is the public water supply. If the property is not connected to the mains water supply, it may rely on a borehole. This 
needs to be checked before the property purchase goes ahead.

Who's responsible for the maintenance of sewers and drains?

Responsibility for sewers and drains is generally shared between the property owner and Anglian Water Services Limited. Sometimes a Local 
Authority, the Highways Agency or an internal drainage board may also have responsibility.

The information below applies specifically to the split of responsibility between the property owner and the water company.

Public sewers (to take away foul water and surface water)
A public sewer is defined as all the sewers outside the boundary of the property and any shared sewers within the property boundary (provided the 
latter were connected to the public sewer before 1 July 2011). If a sewer is public, Anglian Water Services Limited owns the sewer and has 
responsibility for maintenance, and any blockages or leaks should be reported to them on 03457 145 145. Public sewers appear on the public sewer 
map which can be found at the end of your CON29DW report, but please note that, due to recent changes in sewer ownership, not all public sewers 
may yet be on the map.

Private sewers (to take away foul water and surface water)
If the sewer within the boundary serves a single property, the sewer is defined as private. If there's a private sewer within the property boundary, 
the property owner owns the sewer and is responsible for maintenance. This also applies to shared sewers if they were connected to the public 
sewer after 1 July 2011. Private sewers aren't shown on the sewer map in this report.

Drains
A pipe connecting a single property to a public sewer (or to a sewer covered by an S104 agreement ) is referred to as a drain. Drains are private 
and the property owner is responsible for maintenance. Drains aren't shown on the sewer map in this report.
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Different property types
Sewer ownership can vary slightly depending on property type. Please see the illustrations below for full details. For further information you can 
also visit the Anglian Water website - https://www.anglianwater.co.uk/services/sewers-and-drains/flooding/sewer-responsibility

   Private drains   Public drains

Terraced Properties
As sewer pipes for terraced 
properties are usually shared, 
the majority of terraced 
properties have a public sewer 
passing within the property 
boundaries. The exceptions are 
the pipes within the end terrace 
boundary (shown on the left in 
this illustration) where the run 
of the sewer begins, and the 
lateral drains connecting all 
individual properties to the 
public sewer.

Semi-Detached
The majority of semi-detached 
properties share a sewer, 
meaning that most of the sewer 
pipe is public. The exceptions 
are the pipes within the end 
property (shown on the left in 
this illustration), and the lateral 
drains connecting both 
properties to the public sewer.

Detached
Detached properties are most 
likely to connect directly to the 
public sewer, with no shared 
pipes. This means that in most 
cases the pipes within the 
boundary are private. This is 
important to note as owners are 
generally responsible for a 
longer length of sewer pipe.

Apartment/Flats
Apartments and flats generally 
connect directly to the public 
sewer meaning that, in most 
cases, the sewer pipes within 
the boundary are private. This is 
important for owners of the 
individual flats as they have 
joint responsibility for these 
pipes. In some cases the pipes 
may be the responsibility of the 
management company.

What's an adoption agreement and why is it important?
An adoption agreement, (also known as a Section 104 agreement) is an agreement between the owners of a private sewer (usually a property 
developer) and the water company. The agreement states that, once the developer has constructed the sewer to an agreed standard and 
maintained it for an agreed period, the water company will adopt it and it will become a public sewer. Before this happens, the sewer remains 
private, owned by the developer.

The solicitor should ask to see a copy of the Section 104 agreement (available from Anglian Water Services Limited or the developer) to check that 
it covers the particular property. They should also ask to see a copy of any Section 104 agreement to check that it covers the particular property and 
should also ask whether a bond was paid by the developer. The bond is intended to cover water company costs should the developer not complete 
the sewer to the agreed standard. If a bond has been paid, this information will be included in question 2.6 of the report.

When dealing with fairly new properties it's quite common that the Section 104 agreement is not yet completed. If the proposed property purchase 
is more than about 5 years old, however, the purchaser's solicitor should enquire into why there's no agreement.

If there's no agreement in place the solicitor should check with Anglian Water Services Limited whether they're planning to adopt. If not, the 
purchaser and the lender need to be aware of this as the cost of maintaining and repairing private sewers can be very expensive.
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Who's responsible for the maintenance of water supply pipes?

In most cases Anglian Water Services Limited is responsible for the pipes from the water mains up to your property boundary (or the stop tap / 
meter, if this is inside your property boundary). Sometimes the stop tap or meter is located on the external wall of your property (not reflected in 
our diagram); in which case you are responsible for the pipe work which runs between your property boundary and the inlet of the meter box.

There are a few situations when your responsibility can extend beyond your property boundary, but you (or your landlord) are responsible for that 
section of pipework. See property C below.

In the case of a shared supply pipe - see properties D, E, F and G below - responsibility and costs for maintenance or repair are shared between the 
properties.
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Who's responsible for the maintenance of pumping stations?

After 1 October 2016, many private pumping stations became the responsibility of water companies (provided they were connected before 1 July 
2011). This applies to all stations that serve two or more properties, unless both properties are leasehold and situated on a single curtilage (e.g. 
many industrial or commercial pumping stations). A pumping station which serves only a single property remains private, unless it's situated on 
third-party land.

Anglian Water is currently identifying and assessing all pumping stations and, once the team identifies a station that's their responsibility, they 
write to the property owner(s) to inform them of their intention to adopt. This includes waivers of consent, i.e. allowing Anglian Water access to 
pumping stations on the homeowner's land. Once a pumping station becomes the responsibility of Anglian Water, it will also appear on the map 
within your CON29DW report.

Once the water company had taken on responsibility for a pumping station, they are responsible for maintenance and anything that goes wrong. If 
there's a private pumping station within the property boundary, the property owner has that responsibility. If there's more than one property 
owner, e.g. in the case of apartments and flats, owners may have joint responsibility or it may be the responsibility of the management company.

If you think your private pumping station should be the responsibility of Anglian Water, you can find out more on the Anglian Water website 
https://www.anglianwater.co.uk/services/sewers-and-drains/private-pumping-stations. As pumping stations come in all shapes and sizes, 
this page also includes a useful guide to what you should be looking for.

Sustainable drainage systems

Rather than surface water (rainwater) running straight into the sewers, sustainable drainage systems (also known as SuDS) slow down the water 
flow, absorbing it or holding it back in ponds or other landscape features. This helps to reduce the risk of flooding and of pollution caused by 
surface water carrying waste into watercourses.

Your CON29DW report provides information on whether surface water from a property drains to a public sewer. But if the property was built after 6 
April 2015, the surface water drainage may be provided by a sustainable drainage system. If this is the case, then checks should be made either 
with the property developer or by reviewing question 3.3 of the CON29 from the Local Authority.

Paying for your water and sewerage services

For details of charges please visit your provider's website (see questions 4.1.1 and 4.1.2 ). If your provider is Anglian Water, you can find details of 
both water and sewerage services on their website - https://www.anglianwater.co.uk/account-and-bill/tariffs-and-charges/charges-
explained

If there's already a water meter at the property, your water usage will be measured and charged according to the meter. If there's no meter, the 
water charge will be a fixed annual charge (i.e. water rates). Homeowners with a fixed charge can also apply to have a meter fitted.

Please note that the water company may choose to install a meter at the property upon change of occupancy.

Who looks after what?

Anglian Water billing services
(general enquiries about your water bill)

0345 791 9155

Anglian Water - reporting a leak (24/7)

0800 771 881

Anglian Water emergency line (24/7)

0345 714 5145

In Your Area
(get the latest updates on repairs or planned work in 
your area)

https://inyourarea.digdat.co.uk/AnglianWater
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Summary of Responses:

Maps

1.1 Where relevant, please include a copy of an extract from the public sewer map Map Included

1.2 Where relevant, please include a copy of an extract from the map of waterworks Map Included

Drainage

2.1 Does foul water from the property drain to a public sewer? No

2.2 Does surface water from the property drain to a public sewer? No

2.3 Is a surface water drainage charge payable? No

2.4 Does the public sewer map indicate any public sewer, disposal main or lateral drain within the boundaries of the property? No

2.4.1 Does the public sewer map indicate any public pumping station or ancillary apparatus within the boundaries of the property? No

2.5 Does the public sewer map indicate any public sewer within 30.48 meters (100 feet) of any buildings within the property? No

2.5.1 Does the public sewer map indicate any public pumping station or ancillary apparatus within 50 metres (164.04 feet) of any 
buildings within the property?

No

2.6 Are any sewers or lateral drains serving or which are proposed to serve the property the subject of an existing adoption 
agreement or an application for such an agreement?

No

2.7 Has any Sewerage Undertaker approved or been consulted about any plans to erect a building or extension on the property 
over or in the vicinity of a public sewer, disposal main or drain?

Not Applicable

2.8 Is the building which is, or forms part of the property, at risk of internal flooding due to overloaded public sewers? No

2.9 Please state the distance from the property to the nearest boundary of the nearest sewage treatment works. See Answer

Water

3.1 Is the property connected to mains water supply? Yes

3.2 Are there any water mains, resource mains or discharge pipes within the boundaries of the property? No

3.3 Is any water main or service pipe serving, or which is proposed to serve the property, the subject of an existing adoption 
agreement or an application for such an agreement?

No

3.4 Is this property at risk of receiving low water pressure or flow? No

3.5 What is the classification of the water supply for the property? Very Hard

3.6 Please include details of the location of any water meter serving the property. See Answer

Charging

4.1.1 Who is responsible for providing the sewerage services for the property? Anglian Water Services Limited

4.1.2 Who is responsible for providing the water services for the property? Anglian Water Services Limited

4.2 Who bills the property for sewerage services? No Drainage Connections

4.3 Who bills the property for water services? Anglian Water Services Limited

4.4 What is the current basis for charging for sewerage and/or water services at the property? Measured

4.5 Will the basis for charging for sewerage and water services at the property change as a consequence of a change of 
occupation?

Measured

Dashboard Information
Summary

Maps Drainage Water Charging Appendix
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Maps

Dashboard Information Summary
Maps

Drainage Water Charging Appendix

Question 1.1 Where relevant, please include a copy of an extract from the public sewer map

Answer A copy of an extract of the public sewer map is included, showing the public sewers, disposal mains and 
lateral drains in the vicinity of the property.

Public Sewers are defined as those for which Anglian Water Services Limited holds statutory responsibility under the Water Industry Act 1991.

Anglian Water Services Limited is not generally responsible for rivers, watercourses, ponds, culverts or highway drains. If any of these are shown on the 
copy extract they are shown for information only.

An extract from the public sewer map is enclosed. This will show known public sewers in the vicinity of the property and it should be possible to estimate 
the likely length and route of any private drains and/or sewers connecting the property to the public sewerage system.

Assets other than public sewers may be shown on the copy extract for information.

Question 1.2 Where relevant, please include a copy of an extract from the map of waterworks

Answer A copy of an extract of the map of waterworks is included, showing water mains, resource mains or 
discharge pipes in the vicinity of the property.

The map of the waterworks has been supplied by:

Anglian Water Services Limited
Lancaster House
Lancaster Way
Ermine Business Park
Huntingdon
Cambridgeshire
PE29 6XU
Tel: 03457 145 145
www.anglianwater.co.uk

The 'water mains' in this context are those which are vested in and maintainable by the water company under statute.

Assets other than public water mains may be shown on the plan, for information only.

Water companies are not responsible for private supply pipes connecting the property to the public water main and do not hold details of these. These 
may pass through land outside of the control of the seller, or may be shared with adjacent properties. The buyer may wish to investigate whether separate 
rights or easements are needed for their inspection, repair or renewal.

The enclosed extract of the public water main record shows known public water mains in the vicinity of the property. It should be possible to estimate the 
likely length and route of any private water supply pipe connecting the property to the public water network.

View Maps 
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Drainage

Dashboard Information Summary Maps
Drainage

Water Charging Appendix

Question 2.1 Does foul water from the property drain to a public sewer?

Answer Records indicate that foul water from the property does not drain to a public sewer.

If foul water does not drain to the public sewerage system the property may have private facilities in the form of a cesspit, septic tank or other type of 
treatment plant.

An extract from the public sewer map is enclosed. This will show known public sewers in the vicinity of the property and it should be possible to estimate 
the likely length and route of any private drains and/or sewers connecting the property to the public sewerage system.

Question 2.2 Does surface water from the property drain to a public sewer?

Answer Records indicate that surface water from the property does not drain to a public sewer.

If the property was constructed after 6 April 2015 the Surface Water drainage may be served by a Sustainable 
Drainage System. Further information may be available from the developer or question 3.3 of the CON29 
from the local authority from 4 July 2016.

Question 2.3 Is a surface water drainage charge payable?

Answer Records confirm that a surface water drainage charge is not payable for the property.

If the property was constructed after 6 April 2015 the Surface Water drainage may be served by a Sustainable 
Drainage System. Further information may be available from the developer or question 3.3 of the CON29 
from the local authority.

Where surface water from a property does not drain to the public sewerage system no surface water drainage charges are payable.

Where surface water charges are payable but upon inspection the property owners believe that surface water does not drain to the public sewerage 
system, an application can be made to Anglian Water to end future surface water charges by contacting them on 0800 169 3271. Further information can 
be found by visiting: www.anglianwater.co.uk/household/your-account/bills-and-payments/tariffs/surface-water-drainage.aspx
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Question 2.4 Does the public sewer map indicate any public sewer, disposal main or lateral drain 
within the boundaries of the property?

Answer The public sewer map included indicates that there are no public sewers, disposal mains or lateral drains 
within the boundaries of the property. However, on 1 October 2011, private sewers that serve a single 
property and lie outside the boundary of that property, were transferred into public ownership. Therefore 
there may be additional public sewers, disposal mains or lateral drains which are not recorded on the public 
sewer map but which may prevent or restrict development of the property.

The boundary of the property has been determined by reference to the Ordnance Survey record.

The presence of a public sewer running within the boundary may restrict further development. Anglian Water Services Limited has a statutory right of 
access to carry out work on its assets, subject to notice. This may result in employees of the company or its contractors needing to enter the property to 
carry out work.

Sewers indicated on the extract of the public sewer map as being subject to an agreement under Section 104 of the Water Industry Act 1991 are not an 'as 
constructed' record. It is recommended that these details are checked with the developer

Please note if the property was constructed after 1 July 2011 any sewers and/or lateral drain within the boundary of the property are the responsibility of 
the homeowner.

Question 2.4.1 Does the public sewer map indicate any public pumping station or ancillary apparatus 
within the boundaries of the property?

Answer The public sewer map included indicates that there is no public pumping station within the boundaries of 
the property. Any other ancillary apparatus is shown on the public sewer map and referenced on the legend.

Only private pumping stations installed before 1 July 2011 and servicing 2 or more properties will be transferred into the ownership of Anglian Water 
Services.

Pumping stations installed after 1 July 2011 will remain the responsibility of the homeowners unless they are the subject of an adoption agreement.

Anglian Water Services will have rights of access to maintain their assets which is anticipated to be completed on a 12 monthly basis which will be reviewed 
dependent on monitoring and performance.

Further information can be found on the pumping station adoption in the appendices of the CON29DW.

Question 2.5 Does the public sewer map indicate any public sewer within 30.48 meters (100 feet) of 
any buildings within the property?

Answer The public sewer map indicates that there are no public sewers within 30.48 metres (100 feet) of a building 
within the property. However, it has not always been a requirement for such public sewers to be recorded on 
the public sewer map. It is therefore possible for unidentified sewers or public sewers to exist within the 
boundaries of the property. However, on 1 October 2011 private sewers were transferred into public 
ownership, therefore there may be additional lateral drains and/or public sewers which are not recorded on 
the public sewer map but are also within 30.48 metres (100 feet) of a building within the property.

The measure is estimated from the Ordnance Survey record, between any building within the boundary of the property and the nearest public sewer.

Sewers indicated on the extract of the public sewer map as being subject to an agreement under Section 104 of the Water Industry Act 1991 are not an 'as 
constructed' record. It is recommended that these details are checked with the developer.
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Question 2.5.1 Does the public sewer map indicate any public pumping station or ancillary apparatus 
within 50 metres (164.04 feet) of any buildings within the property?

Answer The public sewer map included indicates that there is no public pumping station within 50 metres (164.04 
feet) of any buildings within the property. Any other ancillary apparatus is shown on the public sewer map 
and referenced on the legend.

Only private pumping stations installed before 1 July 2011 and servicing 2 or more properties will be transferred into the ownership of Anglian Water 
Services.

Pumping stations installed after 1 July 2011 will remain the responsibility of the homeowners unless they are the subject of an adoption agreement.

Anglian Water Services will have rights of access to maintain their assets which is anticipated to be completed on a 12 monthly basis which will be reviewed 
dependent on monitoring and performance.

Further information can be found on the pumping station adoption in the appendices of the CON29DW.

Question 2.6 Are any sewers or lateral drains serving or which are proposed to serve the property the 
subject of an existing adoption agreement or an application for such an agreement?

Answer The property is part of an established development and is not subject to an adoption agreement.

This enquiry is of interest to purchasers of new properties who will want to know whether or not the property will be linked to a public sewer.

Where the property is part of a very recent or ongoing development and the sewers are not the subject of an adoption application, buyers should consult 
with the developer to ascertain the extent of public drains and sewers for which they will hold maintenance and renewal liabilities.

On 1 October 2011 all foul Section 104 sewers laid before 1 July 2011 were transferred into public ownership, excluding those that discharge to a privately 
owned sewage treatment or collection facility. All surface Section 104 sewers that do not discharge to a public watercourse were also transferred. Our 
mapping records are currently being reviewed and updated and may not yet reflect this change, therefore there may be additional public sewers, disposal 
mains or lateral drains which are not yet recorded on the public sewer map or public sewers that still show as Section 104 sewers.

Question 2.7 Has any Sewerage Undertaker approved or been consulted about any plans to erect a 
building or extension on the property over or in the vicinity of a public sewer, disposal 
main or drain?

Answer The company's records confirm that there is not a statutory agreement or consent in respect of building 
over/near a public sewer at this property. For historical reasons the company may not be aware of some 
agreements or consents which have been entered into by the local authority. Whilst an 'agreement' may not 
exist, current Building Regulation guidance permits building over/near sewers in certain circumstances. 
Consent without an agreement may have been issued by Anglian Water or independently by the Building 
Control Body. As long as the extension has a valid building regulations certificate then this should prove 
adequate assurance to the purchaser.

Anglian Water Services Limited is obliged to maintain its sewers. If any problem was to arise, Anglian Water Services Limited would investigate the problem 
and has a statutory right of access to carry out work on its assets, subject to notice. This may result in employees of the company or its contractors needing 
to enter the property. In advance of any problem it is difficult to predict the effect the works would have on the property. Similarly, the position as to 
liability of both the property owner and Anglian Water Services Limited would need to be ascertained.

On 1 October 2011 private sewers were transferred into public ownership, therefore there may be additional public sewers, disposal mains or lateral drains 
which are not recorded on the public sewer map but which may further prevent or restrict development of the property.
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Question 2.8 Is the building which is, or forms part of the property, at risk of internal flooding due to 
overloaded public sewers?

Answer The property is not recorded as being at risk of internal flooding due to overloaded public sewers. On 1 
October 2011 private sewers, disposal mains and lateral drains were transferred into public ownership. It is 
therefore possible that a property may be at risk of internal flooding due to an overloaded public sewer 
which Anglian Water may not be aware of. For further information it is recommended that enquiries are 
made of the vendor as to any previous flooding occurrences.

A sewer is "overloaded" when the flow from a storm is unable to pass through it due to a permanent problem (eg. Flat gradient, small diameter). Flooding 
as a result of temporary problems such as blockage, siltation, collapses, and equipment or operational failures are excluded.

"Internal flooding" from public sewers is defined as flooding which enters a building or passes below a suspended floor. For reporting purposes, buildings 
are restricted to those normally occupied and used for residential, public, commercial, business or industrial purposes.

"At Risk" properties are those that the water company has included in its Register of properties at risk of sewer flooding. These are defined as properties 
that have suffered flooding from public foul, combined or surface water sewers due to overloading of the sewerage system more frequently than the 
relevant reference period (either once or twice in ten years) as determined by the Company's reporting procedure.

Properties which have flooded as a result of storm events proven to be exceptional (defined as a storm return period equal to or greater than 1 in 20) are 
not included on the Flood Risk Register.

Properties may be at risk of flooding but not included on the Register where flooding incidents have not been reported to the company.

Public sewers are defined as those for which the company holds statutory responsibility under the Water Industry Act 1991.

It should be noted that flooding can occur from private sewers and drains which are not the responsibility of Anglian Water Services Limited. This report 
excluded flooding from private sewers and drains and Anglian Water Services Limited makes no comment upon this matter.

For further information please visit www.anglianwater.co.uk or contact Anglian Water customer services on 03457 145 145.

Question 2.9 Please state the distance from the property to the nearest boundary of the nearest 
sewage treatment works.

Answer The nearest sewage treatment works is 1.31 kilometres to the South of the property. The name of the 
sewage treatment works is EARL STONHAM-HSW (Anglian Water Services).

The nearest sewage treatment works will not always be the sewage treatment works serving the catchment within which the property is situated.

The Sewerage Undertaker's records were inspected to determine the nearest sewage treatment works. It should be noted, therefore, that there may be a 
private sewage treatment works closer than the one detailed above that has not been identified.
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Dashboard Information Summary Maps Drainage
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Question 3.1 Is the property connected to mains water supply?

Answer Records indicate that the property is connected to mains water supply.

Question 3.2 Are there any water mains, resource mains or discharge pipes within the boundaries of 
the property?

Answer The map of waterworks does not indicate any water mains, resource mains or discharge pipes within the 
boundaries of the property.

The boundary of the property has been determined by reference to the Ordnance Survey record.

Question 3.3 Is any water main or service pipe serving, or which is proposed to serve the property, the 
subject of an existing adoption agreement or an application for such an agreement?

Answer Records confirm that water mains or service pipes serving the property are not the subject of an existing 
adoption agreement or an application for such an agreement.

This enquiry is of interest to purchasers of new homes who will want to know whether or not the property will be linked to the mains water supply.

Section 51A of the Water Industry Act 1991, as amended by Water Industry Act 2003 "Agreements to adopt water main or service pipe at future date", sets 
out the framework for water companies to enter into agreements with persons constructing or proposing to construct new water mains and service pipes 
for domestic purposes.
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Question 3.4 Is this property at risk of receiving low water pressure or flow?

Answer Records confirm that the property is not recorded on a register kept by the water undertaker as being at risk 
of receiving low water pressure or flow.

"Low water pressure" means water pressure below the reference level which is the minimum pressure when demand on the system is not abnormal. We 
maintain a Low Pressure Register of properties that are at risk of persistently receiving pressure below the reference level, provided that allowable 
exclusions do not apply. (i.e. events which can cause pressure to temporarily fall below the reference level).

The reference level of service is a flow of 9 litres/minute at a pressure of 10 metres head on the customer's side of the main stop tap (mst). The reference 
level of service must be applied on the customer's side of a meter or any other company fittings that are on the customer's side of the main stop tap.

The reference level applies to a single property. Where more than one property is served by a common service pipe, the flow assumed in the reference level 
must be appropriately increased to take account of the total number of properties served. For two properties, a flow of 18 litres/minute at a pressure of 10 
metres head on the customers' side of the mst is appropriate. For three or more properties the appropriate flow should be calculated from the standard 
loadings provided in BS806-3 or the Institute of Plumbing handbook.

Allowable exclusions: The Company includes in the Low Pressure Register properties receiving pressure below the reference level, provided that allowable 
exclusions listed below do not apply.

Abnormal demand: This exclusion is intended to cover abnormal peaks in demand and not the daily, weekly or monthly peaks in demand which are 
normally expected. We exclude properties which are affected by low pressure only on those days with the highest peak demands. During the report year 
we may exclude, for each property, up to five days of low pressure caused by peak demand.

Planned maintenance: We do not report low pressures caused by planned maintenance.

One-off incidents: This exclusion covers low pressure incidents caused by one-off events: mains bursts; failures of company equipment (such as PRVs or 
booster pumps); firefighting; and action by a third party.

Low pressure incident of a short duration: Properties affected by low pressure which only occur for a short period, and for which there is evidence that 
incidents of a longer duration would not occur during the course of the year.

Question 3.5 What is the classification of the water supply for the property?

Answer The water supplied to the property has an average water hardness of 170.81 mg/l which is defined as Very 
Hard by Anglian Water Services Limited.

Water hardness can be expressed in various different units, for example, the hardness setting for a dishwasher is commonly expressed in degrees Clark. You 
should be able to find the required unit in your appliance's manual. The following table shows the various different units of the water hardness 
measurement for this property:

Calcium
(mg/l or ppm)

Calcium 
Carbonate
(mg/l or ppm)

Degrees Clark
(°Clark or °e)

Degrees French
(°f or °fH)

Degrees German
(°dH or dGH)

mmol/l
(Millimoles of ca/l)

170.810 427.025 29.892 42.703 23.913 4.270

Question 3.6 Please include details of the location of any water meter serving the property.

Answer Records indicate that the property is served by a water meter, which is located not within the dwelling-
house which is or forms part of the property, and in particular is located ATP 0.5M IFO+ILW RHS LH GP..

Anglian Water have put together a list of these abbreviations to help you interpret the location of your water meter. Please remember that it is not 
uncommon for Water Meter locations to be recorded using a combination of these abbreviations.

For example: LHS 4M FNC - Left hand side 4 meters from fence

If you are still having difficulty interpreting these abbreviations, please visit: http://www.geodesys.com/water-meter-locations/
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Question 4.1.1 Who is responsible for providing the sewerage services for the property?

Answer Anglian Water Services Limited
Lancaster House
Lancaster Way
Ermine Business Park
Huntingdon
Cambridgeshire
PE29 6XU
Tel: 03457 145 145
www.anglianwater.co.uk

Question 4.1.2 Who is responsible for providing the water services for the property?

Answer Anglian Water Services Limited
Lancaster House
Lancaster Way
Ermine Business Park
Huntingdon
Cambridgeshire
PE29 6XU
Tel: 03457 145 145
www.anglianwater.co.uk

Question 4.2 Who bills the property for sewerage services?

Answer The property is not billed for sewerage services.

If the property is not billed for sewerage services this could indicate that an account hasn't been set up with the sewerage provider or the property has a 
private drainage system. The above answer is based on the most up to date billing records listed for the property. If the current occupier believes this 
answer to be incorrect, they will need to contact their sewerage provider to ensure these records are amended.
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Question 4.3 Who bills the property for water services?

Answer The property is billed for water services by:

Anglian Water Services Limited
Lancaster House
Lancaster Way
Ermine Business Park
Huntingdon
Cambridgeshire
PE29 6XU
Tel: 03457 145 145
www.anglianwater.co.uk

If the property is not billed for water services this could indicate that an account hasn't been set up with the water provider or the property has a private 
water supply. The above answer is based on the most up to date billing records listed for the property. If the current occupier believes this answer to be 
incorrect, they will need to contact their water provider to ensure these records are amended.

Question 4.4 What is the current basis for charging for sewerage and/or water services at the 
property?

Answer The charges are based on actual volumes of water measured through a water meter. ("metered-supply")

Question 4.5 Will the basis for charging for sewerage and water services at the property change as a 
consequence of a change of occupation?

Answer The basis for charges will be based on a metered supply.

For properties in the Anglian Water region, where Anglian Water supply clean water and a meter is installed, all charges levied at the property will be based 
on a metered consumption.

Water and Sewerage companies full charges are set out in their charges schemes which are available from the company free of charge upon request.

On change of occupation, the Company may install a meter at the premises and base charges upon the measured tariff. The Company may install a meter 
at the premises where a buyer makes a change of use of the property or where the buyer uses water for: watering the garden, other than by hand (this 
includes the use of sprinklers) Automatically replenishing a pond or swimming pool with a capacity greater than 10,000 litres.

Where charges are levied to a third party, the occupier needs to contact the vendor to confirm charging arrangements.
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APPENDIX 1: General interpretation

(1) In this Schedule-

"the 1991 Act" means the Water Industry Act 1991(a);

"the 2000 Regulations" means the Water Supply (Water Quality) Regulations 2000(b); "the 2001 Regulations" means the Water Supply (Water Quality) 
Regulations 2001(c);

"adoption agreement" means an agreement made or to be made under Section 51A(1) or 104(1) of the 1991 Act (d); "bond" means a surety granted by a 
developer who is a party to an adoption agreement;

"bond waiver" means an agreement with a developer for the provision of a form of financial security as a substitute for a bond; "calendar year" means the 
twelve months ending with 31st December;

"discharge pipe" means a pipe from which discharges are made or are to be made under Section 165(1) of the 1991 Act; "disposal main" means (subject to 
Section 219(2) of the 1991 Act) any outfall pipe or other pipe which-

(a) is a pipe for the conveyance of effluent to or from any sewage disposal works, whether of a sewerage undertaker or of any other person; and

(b) is not a public sewer;

"drain" means (subject to Section 219(2) of the 1991 Act) a drain used for the drainage of one building or any buildings or yards appurtenant to buildings 
within the same curtilage;

"effluent" means any liquid, including particles of matter and other substances in suspension in the liquid; "financial year" means the twelve months ending 
with 31st March;

"lateral drain" means-

(a) that part of a drain which runs from the curtilage of a building (or buildings or yards within the same curtilage) to the sewer with which the drain 
communicates or is to communicate; or

(b) (if different and the context so requires) the part of a drain identified in a declaration of vesting made under Section 102 of the 1991 Act or in an 
agreement made under Section 104 of that Act (e);

"licensed water supplier" means a company which is the holder for the time being of a water supply licence under Section 17A(1) of the 1991 Act(f);

"maintenance period" means the period so specified in an adoption agreement as a period of time-

(a) from the date of issue of a certificate by a sewerage undertaker to the effect that a developer has built (or substantially built) a private sewer or lateral 
drain to that undertaker's satisfaction; and

(b) until the date that private sewer or lateral drain is vested in the sewerage undertaker;

"map of waterworks" means the map made available under section 198(3) of the 1991 Act (g) in relation to the information specified in subsection (1A); 
"private sewer" means a pipe or pipes which drain foul or surface water, or both, from premises, and are not vested in a sewerage undertaker;

"public sewer" means, subject to Section 106(1A) of the 1991 Act(h), a sewer for the time being vested in a sewerage undertaker in its capacity as such, 
whether vested in that undertaker-

(a) by virtue of a scheme under Schedule 2 to the Water Act 1989(i);

(b) by virtue of a scheme under Schedule 2 to the 1991 Act (j);

(c) under Section 179 of the 1991 Act (k); or

Dashboard Information Summary Maps Drainage Water Charging
Appendix
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(d) otherwise;

"public sewer map" means the map made available under Section 199(5) of the 1991 Act (l);

"resource main" means (subject to Section 219(2) of the 1991 Act) any pipe, not being a trunk main, which is or is to be used for the purpose of-

(a) conveying water from one source of supply to another, from a source of supply to a regulating reservoir or from a regulating reservoir to a source of 
supply; or

(b) giving or taking a supply of water in bulk;

"sewerage services" includes the collection and disposal of foul and surface water and any other services which are required to be provided by a sewerage 
undertaker for the purpose of carrying out its functions;

"Sewerage Undertaker" means the Company appointed to be the sewerage undertaker under Section 6(1) of the 1991 Act for the area in which the property 
is or will be situated;

"surface water" includes water from roofs and other impermeable surfaces within the curtilage of the property;

"water main" means (subject to Section 219(2) of the 1991 Act) any pipe, not being a pipe for the time being vested in a person other than the water 
undertaker, which is used or to be used by a water undertaker or licensed water supplier for the purpose of making a general supply of water available to 
customers or potential customers of the undertaker or supplier, as distinct from for the purpose of providing a supply to particular customers;

"water meter" means any apparatus for measuring or showing the volume of water supplied to, or of effluent discharged from any premises; "water 
supplier" means the Company supplying water in the water supply zone, whether a water undertaker or licensed water supplier;

"water supply zone" means the names and areas designated by a water undertaker within its area of supply that are to be its water supply zones for that 
year; and

"Water Undertaker" means the Company appointed to be the water undertaker under Section 6(1) of the 1991 Act for the area in which the property is or 
will be situated.

(2) In this Schedule, references to a pipe, including references to a main, a drain or a sewer, shall include references to a tunnel or conduit which serves or is 
to serve as the pipe in question and to any accessories for the pipe.

(a) 1991 c.56.

(b) S.I. 2000/3184. These Regulations apply in relation to England.

(c) S.I. 2001/3911. These Regulations apply in relation to Wales.

(d) Section 51A was inserted by Section 92(2) of the Water Act 2003 (c. 37). Section 104(1) was amended by Section 96(4) of that Act.

(e) Various amendments have been made to Sections 102 and 104 by section 96 of the Water Act 2003.

(f) Inserted by Section 56 of and Schedule 4 to the Water Act 2003.

(g) Subsection (1A) was inserted by Section 92(5) of the Water Act 2003.

(h) Section 106(1A) was inserted by Section 99 of the Water Act 2003.

(i) 1989 c.15.

(j) To which there are various amendments made by Section 101(1) of and Schedule 8 to the Water Act 2003.

(k) To which there are various amendments made by Section 101(1) of and Schedule 8 to the Water Act 2003.

(l) Section 199 was amended by Section 97(1) and (8) of the Water Act 2003.
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1. Introduction

1.1 These Terms set out the terms which will apply in respect of any Orders You place with Us for a Report, as defined below.

1.2 These Terms may need to be amended from time to time and have a publication date which will be updated when any changes are made. Every time 
You wish to place an Order, please check these Terms to ensure You understand the terms which apply at that time, as they may have changed since any 
earlier order You may have placed.

1.3 If You do not accept these Terms You must not place any Orders with Us.

1.4 If You are trading as a business, it is also Your responsibility to ensure that prior to placing an Order on behalf of a Client, that You make Your Client 
aware of the Terms, and that they accept them.

2. Interpretations & Definitions

2.1 In addition to any defined terms, the following words shall have the following meanings:

(a) "Client" means the person, company or body (including where required, their mortgage lender) for whom You have agreed to supply one or more 
Reports in the normal course of business.

(b) "Map" means any Ordnance Survey map (and any data contained therein) provided as part of the Services.

(c) "Order" means any request for a Report made by You to Us.

(d) "Report" means the report known as the "CON29DW" prepared by Us providing drainage and water information in relation to a Residential Property.

(e) "Residential Property" means the address(es) or location(s) of a residential property provided by You when You place an Order.

(f) "Services" means the provision of a Report.

(g) "Terms" means these terms and conditions for CON29DW enquiries and General Terms means any general commercial terms in effect between the 
parties.

(h) "We", "Our" and "Us" means Anglian Water Services Limited trading as Geodesys, being a company registered in England and Wales with company 
number 2366656, and whose registered office address is at Lancaster House, Lancaster Way, Huntingdon PE29 6XU, and whose principle place of trading 
is at Osprey House, 1 Percy Road, Huntingdon PE29 6XU.

(i) "Website" means http://www.geodesys.com/.

(j) "You" and "Your" means the person, firm or company requesting the provision of property-related and company search information and reports from 
Us.

3. Placing Orders and Our Agreement

3.1 Your Order constitutes an offer by You to purchase Report(s) from Us.

3.2 When You place an Order, You will receive an e-mail from Us acknowledging that We have received Your Order, but this does not mean We have 
accepted Your Order.

3.3 We may choose not to accept Your Order, but on the rare occasion that this may occur, We will aim to notify You within 48 hours. For the avoidance of 
doubt, no contract will exist between Us until We have expressly accepted Your Order.
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4. Cancellation rights

As a consumer

4.1 Where You are an individual consumer (and not acting for purposes wholly or mainly relating to Your trade, business, craft or profession), You have 
specific legal rights relating to cancellation of any Order You may place. You may cancel Your Order at any time within 14 days after the day on which the 
contract is entered into (“Cancellation Period”).

4.2 To exercise the right to cancel, You must tell Us of Your decision to cancel this contract by a clear statement.

4.3 Where You are ordering a Report as a consumer, due to Your cancellation rights, We will not process Your Order or provide the Report to You before the 
end of the Cancellation Period unless You provide Your express consent and You acknowledge that You will lose the right to cancel the contract under 
regulation 29(1) of the Consumer Contracts (Information, Cancellation, and Additional Charges) Regulation 2013.

4.4 In addition to these rights, where We are able to, We will cancel any Order in accordance with Our cancellation policy, which can be found on Our 
Website.

As a Business

4.5 The Cancellation Period does not apply to Your Order if You are placing the Order wholly or mainly for purposes relating to Your trade, business, craft or 
profession.

4.6 If You cancel Your Order other than in accordance with this clause You may be liable for the payment of certain fees which are recoverable as detailed in 
Our cancellation policy at: www.geodesys.com/cancellation-policy.

5. The Report

5.1 We will prepare the Report using the Residential Property details You provide at the time You place Your Order. The Report You receive will rely on the 
accuracy, completeness and legibility of the address and/or plans You supply with Your Order.

5.2 The Report is produced only for use in relation to Residential Property which require the provision of drainage and water information and cannot be 
used for non-residential properties, development of land or any property used solely for carrying on a trade or business. Where You require a report for a 
non-residential property, or for the development of land, You can order a different report from Us, and different terms shall apply.

5.3 The Report provides information as to the indicative location and connection status of existing services and other information relating to drainage and 
water enquiries and should not be relied on for any other purpose.

5.4 As You may expect, the information contained in the Report can change on a regular basis, so We cannot be responsible to You or if You are trading as a 
business to Your Client for any change in the information contained in the Report after the date on which the Report was produced (as shown in the 
Report).

5.5 The Report does not give details about the actual state or condition of the Residential Property or its connecting private services, nor should it be used 
or taken to indicate or exclude actual suitability or unsuitability of the Residential Property for any particular purpose. It should not be relied upon for 
determining saleability or value or used as a substitute for any physical investigation or inspection. Further advice and information from appropriate experts 
and professionals should always be obtained.

5.6 We will send the Report to the address You have provided in Your Order, including email address for online Orders.

5.7 You agree only to use the Report for the purpose for which it is supplied in accordance with these Terms.

5.8 Where We accept Your Order:

(a) We will provide the Services with reasonable skill and care; and

(b) Your Order will be fulfilled within a reasonable period.

5.9 In providing the Report, We will comply with all laws and regulations which apply to the provision of the Report including ensuring that We have all the 
necessary licences and permissions, including intellectual property rights to provide the Report.
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5.10 It is Your responsibility to ensure that Your Order, and the Report meet Your requirements if You are trading as a business the requirements of Your 
Client.

5.11 In providing You with this Report, We will comply with the Drainage & Water Searches Network (DWSN) Standards.

6. Disclaimers with regards to the Reports

6.1 Without prejudice to all other Terms, Geodesys accepts responsibility for the inaccuracy of location, or missing apparatus contained in the Maps within 
the Report that arise as a result of negligence.

6.2 Notwithstanding clause 6.1, for the purposes of this Report, Geodesys will not seek to rely on any statements and/or disclaimer shown on any Maps 
which limits liability in relation to the accuracy and/or location of apparatus.

6.3 The Report should not be relied upon in the event of excavations at the Residential Property or other works without seeking independent advice in 
advance.

7.Intellectual Property Rights

7.1 The Report You receive is confidential and is intended for (a) Your own internal or personal purposes and/or (b) where You are trading as a business, the 
personal use of Your Client. The Report shall not be used or copied (in whole or in part) for any other use whatsoever, whether for commercial gain or 
otherwise.

7.2 We grant You a non-exclusive and non-transferable licence:

(a) to make copies of the Reports (except the Map) for Your own internal purposes;

(b) to incorporate the Reports (other than the Map) into any written advice You provide in the normal course of Your business; and

(c) to disclose the Reports, where You are trading as a business, in the normal course of Your business to:

(i) Your Client; and or

(ii) anyone who is acquiring or considering acquiring an interest in or charge over the property to which the Report relates, and their professional advisers.

7.3 You must not alter any part of the Report including altering, removing or obscuring any logos and/or branding which is contained in a Report.

7.4 All intellectual property rights, including trademarks, domain names and copyright in the Reports are owned by Us and/or Our licensors.

7.5 Any Maps contained in any Report are protected by Crown Copyright. The Maps must not be used for any purpose other than as part of the Report. 
Neither You nor anyone You provide the Report to may reproduce the Maps without paying for a separate licence from Ordnance Survey.

7.6 No intellectual or other property rights are transferred or licensed to You or where You are trading as a business to Your Client or any other person 
except to the extent set out in these terms.

7.7 You agree to compensate Us against any losses, costs, claims, damages and/or expenses which We incur and/or suffer as a result of any breach of any 
intellectual property rights or obligations set out in any of the Terms) by You, or where You are trading as a business to Your Client or any party to whom 
You provide a copy of the Report.
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8. Additional Intellectual Property Right Provisions

8.1 The enquiries in the Report are protected by copyright by the Law Society of 113 Chancery Lane, London WC2A 1PL and must not be used for any 
purpose which is not expressly set out in these Terms.

8.2 The answers and information in the Report are protected by copyright by Geodesys.

9. Liability

9.1 This paragraph sets out the exclusions to and limitations on Our liability to You and if You are trading as a business to Your Client.

9.2 We will not be liable to You (and/or if You are trading as a business to Your Client) in contract, tort, negligence, breach of statutory duty, 
misrepresentation or otherwise:

(a) if We do not accept Your Order;

(b) for any inaccuracies, mistakes or omissions in the Reports unless any such liability arises as a direct consequence of Our negligence.

9.3 Notwithstanding the above, nothing affects any party’s liability for (a) death or personal injury arising from its negligence, (b) liability for fraud or 
fraudulent misrepresentation and / or (c) any other liability which cannot be excluded or limited under applicable law.
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10. Additional Provision relating to Our Liability to You for the Report

10.1 Subject to clause 9.3, Our total liability to You and/or if You are trading as a business to Your Client, whether for breach of contract, tort, negligence, 
breach of statutory duty, misrepresentation or otherwise, arising under or in connection with these Terms and/or the provision of a Report limited to £10 
million in aggregate.

11. Customer Complaints Procedure

11.1 Geodesys offer a robust complaints procedure which can be found on Our Website.

11.2 If Your complaint has gone through Our complaints procedure and You are dissatisfied with the response or it has exceeded Our response timescales, 
You may refer Your complaint for consideration under The Property Ombudsman Scheme (TPOs). The Ombudsman can award up to £25,000 to you if the 
Ombudsman finds that you have suffered actual financial loss and/or aggravation, distress or inconvenience. You can obtain further information by visiting 
www.tpos.co.uk or email admin@tpos.co.uk.

11.3 In addition to the TPO redress scheme covering consumers, TPO will also provide redress for small businesses (including Charities and Trusts) that 
meet the following criteria:

- a small business (or group of companies) with an annual turnover of less than £3 million;

- a charity with an annual income of less than £3 million;

- a Trust with a net asset value of less than £3 million.

12. General

12.1 These Terms (and any General Terms or other documents referred to herein) are the only terms and conditions that shall apply to any Order and the 
provision of a Report by Us to You and shall constitute the entire agreement between You and Us and supersede, replace and extinguish any previous 
arrangement, understanding or agreement between Us relating to such Report.

12.2 Any dispute or claim arising out of or in connection with these terms and or their subject matter or formation (including non-contractual disputes or 
claims) shall be governed by the laws of England and Wales. Any dispute (including any non-contractual disputes or claims) shall be subject to the exclusive 
jurisdiction of the courts of England and Wales.

12.3 If there is any conflict or inconsistency between the provisions of these Terms and any other General Terms, the provisions of these Terms shall prevail.

12.4 In the event of any conflict of inconsistency between any information on the Website describing the features of the Report and these Terms, then 
these Terms shall prevail.

12.5 Where You are acting wholly or mainly in the normal course of Your trade, business, craft or profession Your Client is entitled to the benefit of these 
Terms. Save as provided in this clause 12.5, it is not intended that any other person who is not a party to these Terms has any right to enforce any term of 
these Terms under the Contracts (Rights of Third Parties) Act 1999.
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This search has been produced by Geodesys, a trading name of Anglian Water Services Ltd. Our address is - Osprey House, 1 Percy Road, Huntingdon, 
Cambridgeshire, PE29 6SZ. To contact us - Tel 0800 085 8050 or email customer.services@geodesys.com.

Geodesys is a member of the Drainage and Water Searches Network (DWSN), a membership organisation for companies who are responsible for compiling 
full and complete responses to the Law Society’s CON29DW Residential and CON29DW Commercial products.

For more information please visit www.dwsn.org.uk

Geodesys adhere to the DWSN Standards which set out to ensure DWSN members maintain high standards of product quality, consumer protection and 
customer service in the supply of responses to the Law Society’s CON29DW Enquiry for the benefit of end-users and their professional advisers.

The DWSN Standards are:

- Promotion of best practice and quality

- Maintain adequate insurance

- Display the appropriate logos to signify high standards

- Respond to complaints in a timely fashion and provide an appropriate escalation procedure

- Comply with all applicable UK legislation, regulations and industry standards

- Act in a professional and honest manner and provide a service with due care and skill
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Complaints

Whilst we make every effort to ensure that all our searches are accurate and dispatched in a timely way, we understand that occasionally things may not go 
as planned. If you have a query or complaint about your search, you should raise it directly with us, and if appropriate ask for any complaint to be 
considered under our formal internal complaints procedure. We will always try to resolve a query or complaint immediately. If you are not satisfied with our 
final response, or if we exceed the response timescales, you may refer the complaint to The Property Ombudsman Scheme (TPOS). The Ombudsman can 
award up to £25,000 to you if the Ombudsman finds that you have suffered actual financial loss and/or aggravation, distress or inconvenience.

If it is not possible to resolve your complaint immediately, we will:

- Take all of the details and investigate your complaint under our formal complaints procedure. If we do not contact you within 5 working days of you 
raising the complaint, you will be entitled to £50 compensation.

- Always aim to resolve a complaint fully and in writing within 5 working days, but no later than 20 working days of receipt.

- Keep you informed by letter, telephone or email as you prefer should we need more time to resolve the matter.

- Provide a final response, in writing, at the latest within 40 working days of receipt.

- Liaise, at your request, with anyone acting formally on your behalf.

If we consider your complaint to be justified we will:

- Refund your search fee.

- Provide you with a revised search.

- Take all action within our control to put things right.

Complaints should be sent to: Customer Services, Geodesys, Osprey House, 1 Percy Road, Huntingdon, Cambridgeshire, PE29 6SZ, Tel: 0800 085 8050, Email: 
customer.services@geodesys.com

If you are not satisfied with our final response, or if we exceed the response timescales, you may refer the complaint to The Property Ombudsman Scheme 
(TPOS).

TPOs Contact Details:

The Property Ombudsman scheme (TPOs)

The Property Ombudsman scheme, Milford House, 43-55 Milford Street, Salisbury SP1 2BP

Telephone: 01722 333306

Fax: 01722 332296

Website: www.tpos.co.uk

Email: admin@tpos.co.uk

We will co-operate fully with the Ombudsman during an investigation and comply with their final decision.

Your order reference: G2861890-2 Property address:
Rose Cottage, Larters Lane, Earl Stonham, IP14 5HB



This plan is provided by Anglian Water pursuant its obligations under the Water Industry Act 1991 sections 198 or 199. It must be used in conjunction with any search results attached. The information on this plan is 
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Level 1 Screening Study Flood Risk Assessment – Produced by JPC Environmental Services 
For:  Mr Richard Marshall and Ms Sarah Everett 
Date: 20 November 2023     Our Reference:  IE23/079/L1FRA 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix G – Greenfield Run-off Rate 

 











Run-off from Hard Standing Areas - Post Development

Peak Discharge Q = 3.61 Cv i A Cv = 
i =
A = = 0.1 ha

1 Year Event
15 minute storm = 3.61 x 0.9 x 31.94 x 0.1 = 10.377 l/s
30 minute storm = 3.61 x 0.9 x 20.72 x 0.1 = 6.731 l/s
120 minute storm = 3.61 x 0.9 x 8.01 x 0.1 = 2.602 l/s
6 hour storm = 3.61 x 0.9 x 3.63 x 0.1 = 1.178 l/s

30 Year Event
15 minute storm = 3.61 x 0.9 x 78.40 x 0.1 = 25.472 l/s
30 minute storm = 3.61 x 0.9 x 50.66 x 0.1 = 16.459 l/s
120 minute storm = 3.61 x 0.9 x 18.75 x 0.1 = 6.091 l/s
6 hour storm = 3.61 x 0.9 x 8.00 x 0.1 = 2.598 l/s

100 Year Event
15 minute storm = 3.61 x 0.9 x 101.86 x 0.1 = 33.093 l/s
30 minute storm = 3.61 x 0.9 x 66.35 x 0.1 = 21.557 l/s
120 minute storm = 3.61 x 0.9 x 24.63 x 0.1 = 8.002 l/s
6 hour storm = 3.61 x 0.9 x 10.37 x 0.1 = 3.370 l/s

Volume of Run-off from Hard Standing 6 Hour Storm

1 Year Storm = 1.178 x 60 x 60 x 6 = 25440 litres or25.440 m3

30 Year Storm = 2.598 x 60 x 60 x 6 = 56115 litres or56.115 m3

100 Year Storm = 3.370 x 60 x 60 x 6 = 72782 litres or72.782 m3

Sheet No.
of

0.9
Rainfall Intensity
Area
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Level 1 Screening Study Flood Risk Assessment – Produced by JPC Environmental Services 
For:  Mr Richard Marshall and Ms Sarah Everett 
Date: 20 November 2023     Our Reference:  IE23/079/L1FRA 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix H – Flood and Water Management Response to Previous 

Application 

 



Sustainable Communities

Babergh and Mid Suffolk District Councils
Endeavour House 8 Russell Road Ipswich IP1 2BX
Telephone: (0300) 1234000
www.babergh.gov.uk www.midsuffolk.gov.uk

Please ask for  : Validation Team
Telephone : 01449 724551
Your reference : ROSE COTTAGE LARTERS 

LANE REP...
Our reference : DC/23/04958
E-mail : planningvalidation@baberghmidsuffolk.gov.uk

PJT DESIGN LTD
Waterside
Splash Lane
Wyton
Huntingdon
PE28 2AF

25th October 2023

Dear Mr Peter Tonks

APPLICATION FOR PLANNING PERMISSION - DC/23/04958

Proposal: Full Planning Application - Construction of replacement dwelling and outbuilding
Location: Rose Cottage, Larters Lane, Earl Stonham, Stowmarket Suffolk IP14 5HB

Further to your recent submission of this application, we have now reviewed the documentation 
submitted.  Unfortunately your application fails to include the following particulars/documentation 
which is required to make the application valid:

 1. A site-specific flood risk assessment (FRA) is required to be provided for all major 
planning applications and some minor planning applications that are at risk of any form of 
flood risk within the red line boundary of the proposed developments. This is a 
requirement under national planning policy.

There are several flood risks that need to be assessed, including.

o River/Sea
o Surface Water 
o Reservoir
o Groundwater
o Foul

The FRA should include any historical flood instances that have been recorded. For flood 
incident records, please contact the lead local flood authority by emailing them 
floods@suffolk.gov.uk .

If you need assistance with understanding what is required, this is the current guidance in 
regard to flood risk assessments if you're applying for planning permission - 
https://www.gov.uk/guidance/flood-risk-assessment-for-planning-applications



Babergh and Mid Suffolk District Councils
Endeavour House 8 Russell Road Ipswich IP1 2BX
Telephone: (0300) 1234000
www.babergh.gov.uk www.midsuffolk.gov.uk

 2. The proposal description has been amended to the proposal at the top of this Letter. 
Please confirm the suggested amended proposal description is acceptable or alternatively 
suggest an appropriate form of wording for consideration.

We would be happy to offer further advice on how to make your application valid.  If you would 
like to discuss our requirements specified above further please contact us on the number at the 
top of this letter.  

Your application will only be registered upon satisfactory receipt of the information requested 
above.  We would be grateful if you could confirm in writing (email is acceptable) within 14 days 
of this letter whether you intend to supply this information.  If we have not heard from you within 
four weeks from the date of this letter, we shall assume you do not wish to proceed with the 
application and the documentation will be returned to you.  Please include the above application 
number in all correspondence or details sent to us.

Yours sincerely

Philip Isbell
Chief Planning Officer – Sustainable Communities


