




































































Essex County Council 
Development and Flood Risk 
Environment and Climate Action,  
C426 County Hall 
Chelmsford 
Essex CM1 1QH 

Louisa Wade Date: 18 March 2021 
Our Ref SUDS-005137

Dear Ms Louisa Wade, 

Pre-application Response  SUDSPA308532251 - Warish Hall Farm 

Thank you for contacting us for pre-application advice which provides Essex County 
Council (ECC) with the opportunity to assess and advise on the proposed surface 
water drainage strategy for the aforementioned planning application.

As the Lead Local Flood Authority (LLFA) ECC provides advice on SuDS schemes 
for major developments. ECC have been statutory consultee on surface water since
the 15th April 2015. 

In providing advice this Council looks to ensure sustainable drainage proposals 
comply with the required standards as set out in the following documents: 

 Non-statutory technical standards for sustainable drainage systems 

Design Guide 
 The CIRIA SuDS Manual (C753) 
 BS8582 Code of practice for surface water management for development 

sites. 

Lead Local Flood Authority position 

After reviewing the submitted documents please see a summary of our comments 
below: 

ECC is statutory consultee to ensure the adoption of sustainable ways of surface 
water management where above ground storage is our preferred option when
considering drainage strategies for new developments. Above ground storage
options maximize the amenity and biodiversity benefits of SUDS. It is preferable that 
these are implemented throughout the development and integrated into the proposed 
landscaping as extensively as practicable. 



The written SuDS planning advice is provided for the site Warish Hall Farm 
Uttlesford, Essex. The site is greenfield and is proposed for mixed used development 
which constitutes of 176 number of residential units, and area for employment use.  

In terms of infiltration it was explained through drainage letter that the ground 
conditions on site are unlikely to be suitable for infiltration, however this would be 
evidenced through infiltration testing and if viable would be utilised as extensively as 
possible.  

The proposed site is divided into three catchments namely Bull Field, Jacks Site, and 
7 Acres. It is proposed that each catchment has a single outfall to an existing 
watercourse/ditch and discharge would be limited to the 1 in 1yr Greenfield rate. It is
explained that due to closer vicinity of Stansted Airport the open Suds features is not
found feasible due to the risk of bird strike. The proposed drainage strategy has 
included lined permeable paving and underground crates as a primary location for 
storage.    

It was felt that a majority of the water quality requirements could be achieved through 
use of open SuDS features, however use of Proprietary features such as a Vortex 
Separator may be necessary, although these should be kept to a minimum and 
consideration should be given to the implications associated with adoption of such 
features. The development should address the pollution hazard rating and if traffic 
movements exceed 300 per day, then a medium hazard rating should be applied, 
along with a minimum of two stages of treatment in the SuDS Management Train. 

Sewer Network Design should demonstrate that there is No Surcharging for the 1 in 
1yr RP, No Flooding for the 1 in 30yr RP and if not contained within the system, 
details of overland flood flow routes should be provided for the 1 in 100yr +CC RP, 
which should demonstrate no internal flooding to properties. 

Flood Risk Assessment 

A flood risk assessment should consider all form of flood risk.  

These include: 

- Flooding from the sea or tidal flooding; 
- Flooding from land; 
- Flooding from groundwater; 
- Flooding from sewers; and 
- Flooding from reservoirs, canals, and other artificial sources. 

It should be considered how any flood risk will interact with the development and 
drainage scheme. 

Run off Destinations 

Surface water run- off should be disposed of in line with the discharge hierarchy and 
should be investigated in the below order: 



- Rainwater reuse 
- Discharge via infiltration 
- A hybrid Approach  
- Discharge to a watercourse/surface water body 
- Discharge to a surface water sewer  
- Discharge to a combined sewer 

Rainwater re-use 

In line with the updated 2020 Essex County Council suds design guide, rainwater re-
use should be considered as part of any development. If this is not proposed as part 
of an application a clear explanation should be provided to demonstrate why this is 
not a viable option of source control on site. Essex is likely to experience increasing 
water scarcity in the near future so rainwater re-use needs to be strongly considered 
as part of any application for larger sites, however it should also be considered for 
smaller sites. If rainwater re-use is excluded without explanation then the ECC SuDS 
team will ask for further information. For more detailed advice please read the
following section in our new design guide: 

Infiltration 

If infiltration is proposed, groundwater testing and infiltration testing in line with BRE 
365 will need to be submitted to show that infiltration is feasible. Any infiltration 
storage devices should have 1m between the base of the storage device and 
seasonal high groundwater level.  

If infiltration is unlikely to be possible at the site due to ground conditions, then we 
will still require high level ground investigations in order to prove that this is not a 
viable option.  

Watercourse or Sewer 

If discharge to a watercourse or sewer is proposed, it must be ensured that the site 
discharges at a suitable rate and any appropriate permissions are in place. Details in
regards to the level of the outfall in relation surface water in the outfall feature should 
also be submitted.  

Where the discharge is to a watercourse, the outfall should be above the 1 in 100 
plus climate change level or alternatively the effect of surcharging of the outfall 
should be modelled and appropriate measures should be put in place. 

It is noted that the discharge from all catchments would be into existing ditch. It is 
recommended that the relevant permission/agreement to discharge from the site into 
any outfall should be demonstrated.  

Under Section 23 of the Land Drainage act (1991) any proposed structure that 
impacts on the cross-sectional area of a watercourse first requires Ordinary



Watercourse consent to be sought from Essex County Council. Such applications 
are separate from and are required in addition to the planning process. Further 
information on how to apply for section 23 consent can be found at below link. 

Peak Flow 

If following the discharge hierarchy infiltration is not found to be feasible on site,
discharge from the site should be limited to the Greenfield 1 in 1 year rate.  

Alternatively surface water can be discharged at equivalent Greenfield rates with the 
inclusion of long term storage. Information would need to be provided about the 
values used to calculate this rate and these would be reviewed on submission.  

Please also note that we do not accept a flat rate of 5l/s discharging from the site if 
the Greenfield 1 in1 year rate is below 5l/s. Historically 5l/s was applied to an outlet 
where Qbar was lower than 5l/s, as most devices would require an outlet orifice size 
smaller than 50mm, which would increase the susceptibility of blockage and failure.  

There are now vortex flow control devices which can be designed to a discharge at 
1l/s, with 600mm shallow design head and still provide a more than 50mm orifice 
diameter. Furthermore, it is expected that appropriate measure should be put in 
place to remove materials that are likely to cause blockage before they reach the 
flow control device. 

It is proposed that the discharge from the site will be restricted to 1-year greenfield 
rates. The proposed discharge rates are calculated separately for each catchment. It
is recommended to calculate discharge rates for Bull field and 7 Acres site as per the 
impermeable area within red line plan. The LLFA do not accept discharge rates 
calculations taken at catchment scale. It should be ensured the combined discharge
from the catchments should not exceed from the 1-year discharge rate calculated for 
entire impermeable area under redline plan.

The location of Jacks site is separate and have separate redline plan. The discharge 
rates for this site can be calculated separately.   

It is recommended the discharge from the site should be considered by gravity. If this 
seems to be impossible the pump solution can be used. However, the runoff rates 
from the site should be in accordance with 1-year greenfield discharge rates. Surface 
water discharge from the site higher than 1-year greenfield rates is not acceptable if 
the pump solution is proposed.  



Storage requirements 

It should be demonstrated how surface water up to the 1 in 100 year plus climate 
change event is managed within the development. 

The Environment Agency updated their climate change allowance in February 2016 
and  we require the design to be to the upper end allowance (i.e. 40%), unless this 
can be shown to make the development unviable, in which case the central 
allowance should be used with a sensitivity analysis carried out for the effects of the 
upper allowance.  

Please see the following link for more information on revised climate change 
allowances:  https://www.gov.uk/guidance/flood-risk-assessments-climate-change-
allowances 

Furthermore a 10% allowance in storage calculations should be provided for urban
creep. Details in regards to the half-drain time of any storage device should also be 
submitted for review. If the half drain time exceed 24-hours time then an alternative 
approach of follow up 10 year storm on top of 1 in 30 year plus 40% climate change 
can be used. It should be evidenced that storage is available for the storm event 100 
year plus 40% climate change. 

As part of the planning application, detailed calculations considering a range of 
summer and winter storms should be submitted for storage requirements. 

Please note if storage is placed in a path of a surface water flow that comes from off 
site, it should be demonstrated that any storage features will be sized appropriately 
for surface water created by the site and off site flows that may enter the storage 
features. 

In terms of onsite storage, the drainage strategy has proposed the underground 
crates due to the risk of bird strike. We have considered this and are flexible with the 
approach to discount the use of open feature such as pond with standing water, 

e that the risk of bird 
s have highest 

population. It is therefore recommended to use the detention basin as a potential 
SuDS feature, that can have multiple function in terms of water quality, landscape, 
and visual impact. In terms of water storage and drain down time, the LLFA would 
ask the half drain time within 24 hours for storage features, which will not leave the 
suds feature wet or with standing water for longer periods. Alternatively, to mitigate 
any risk of standing water the storage crates can be installed below detention basin. 
This way the excess water will be drain down in storage crates and SuDS feature 
could used as a multifunctional space.     



Water Quality 

There should be treatment in line with Chapter 26 of the CIRIA SuDS Manual C753 
for all areas of the site. 

Whether the site is considered a medium or low pollutant risk depends on the traffic 
movements expected on the development. If the development is expected to have 
over 300 traffic movements then the medium pollution indices should be applied 
whereas the low pollution indices should be applied if less than 300 daily traffic 
movements are expected.  

Considering impact of water pollution, in line with Paragraph 170 of the NPPF, 
priority should be given to SuDS and all SuDS options should be explored. If
proprietary features are used however, it should be shown how these features will 
provide enough treatment in terms of total suspended solids, hydrocarbons and 
metals in line with chapter 26. 

It should be noted that trapped gullies and catch pits are generally not considered 
appropriate forms of pollution mitigation because of the high risk of remobilisation of 
pollutants using this method of treatment. 

Residual Flood Risk 

As part of any planning application it should be ensured that surface water is 
managed so that there is no flooding in a 1 in30 storm event and no internal flooding 
in a 1 in 100 inclusive of climate change storm event. Detail should also be given in 
regards to exceedance routes above the critical 1 in 100 inclusive of climate change 
storm event  these should be directed away from properties.

Maintenance and Adoption 

The on-going maintenance of any features will be necessary to ensure that flooding
does not occur due to failure of components.  A maintenance plan should be 
provided as part of the planning application process detailing the maintenance 
activities and frequencies as well as who will be maintaining the system.   

Additional comments: 

For a summary of what we require and when, please see the following link: 
 

Our ECC suds design guide 2020 can be found at the following link: 

Our ECC new suds proforma can be found at the following link: 



At some point during the planning stage, you would need to show how surface water 
during construction will be managed. 

Impacts on drainage before and after development and how new development 
improves existing land drainage or surface water management.  

Please note: 

without prejudice to any formal decision that may be given in the event of an 
application being submitted. 

In particular, any advice given will not constitute a formal response or 
recommendation of the County Council. Any views of opinions expressed are in 
good faith and to the best of ability, without prejudice to the formal consideration of 
any application, which will ultimately be decided by the Local Planning Authority. The 
County Council cannot guarantee that new issues will not be raised following 
submission of a planning application and consultation upon it. 

Officers cannot give guarantees about the final formal decision that will be made on
planning or related applications. However the advice contained within the written 
response will be considered by officers when considering any future planning 
application. This is subject to the proviso that circumstances and information may 
change or come to light that could alter the position. It should be noted that the 
weight given to pre-application advice will change if new material considerations 
arise. 

Whilst we have no further comments at this stage, we strongly recommend you 
engage in pre-application consultation with any other organisations that maybe 
relevant to the proposed drainage strategy to avoid potential delays at the 
application stage. If you have any queries about any advice we have given please do 
not hesitate to contact us. 

Yours sincerely, 

Dr. Zahida Yousaf 
Senior Development & Flood Risk Officer  
Team: Development and Flood Risk 
Service: Waste & Environment  
Essex County Council 

Internet:   
Email: suds@essex.gov.uk  
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NB. Levels quoted in metres Ordnance Newlyn Datum. The value -9999.00 indicates that no survey information is available 
 

Manhole Reference Manhole Cover Level Manhole Invert Level 
141A 
141B 
141C 
141D 
241C 
241A 
241D 
             
 

98.827 
96.519 
99.254 
99.254 
99.45 
99.477 
99.47 
             

n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
n/a 
             
 

The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not 
shown but their presence should be anticipated. No liability of any kind whatsoever is accepted by Thames Water for any error or omission. The actual position 
of mains and services must be verified and established on site before any works are undertaken. 

 





ALS/ALS Standard/2020_4273282
NB: Level quoted in metres Ordnance Newlyn Datum. The value -9999.00 indicates no Survey information is available.

REFERENCE COVER LEVEL INVERT LEVEL REFERENCE COVER LEVEL INVERT LEVEL
351E 98 275 96 9 451F 98 25 97.45
451H 98 25 97 351M
351H 96.725 351O
351S 98 5 97.1 261J 99.182 96.128
371P 96 684 92 983 471V 95 216 91.788
451D 98 255 96 91 451C 98 27 96 65
341N 451G 98 05 97.1
451L 98 3 97 3 371K 97.112 93.462
471P 95 837 91 891 261I 99 318 96 31
371M 96 927 94 681 471N 96.125 94 082
351G 98 275 97.1 451J 98 025 96 85
371I 97.13 94 867 471M 96 071 91 901
351K 98.7 97 585 351R
351V 98.45 97.1 261G 99.17 94 36
471Q 95 671 91 886 451I
451K 351P
351T 98 65 97 95 371J 97 65 95 229
351U 471R 95 894 93 882
471S 95 291 93 335 471T 95 215 93 226
351F 96.425 251I 99 991
451E 97 96 97.1 351I 98 8 97 945
351J 98.7 97.775 351L 98 35 97 275
371N 97 547 94 008 351N
351Q 98 65 97 6 261H 99 243 96 212
251G 98.719 97 055 371O 96.747 94.473
371L 97 534 93 204 361D 98 263 95 573
251H 99 328 94.73 261F 99 256 94.47
471O 95.184 93.145 251E 99 329 96 651
471L 95 661 93 655 471U 95 328 91 803
361E 98 358 94 234 251F 98.715 94 871
371Q

The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not shown but their presence should be anticipated. No liability of
any kind whatsoever is accepted by Thames Water for any error or omission. The actual position of mains and services must be verified before any works are undertaken. Crown copyright Reserved















































































EAS Transport Planning Page 1

Unit 23, The Maltings

Stanstead Abbotts

Hertfordshire, SG12 8HG

Date 28/01/2021 15:46 Designed by EAS

File Checked by

Innovyze Source Control 2019.1

ICP SUDS Mean Annual Flood

©1982-2019 Innovyze

Input

Return Period (years) 1 Soil 0.400
Area (ha) 1.000 Urban 0.000
SAAR (mm) 600 Region Number Region 6

Results l/s

QBAR Rural 2.8
QBAR Urban 2.8

Q1 year 2.4

Q1 year 2.4
Q30 years 6.4
Q100 years 9.1

















































































































































 Our ref:

0800 009 3921 
Monday to Friday, 8am to 5pm

May 2021 

Pre-planning enquiry: Wastewater Capacity check  

Dear Miss Wade 

Thank you for providing details of your development with the Pre-Planning application dated  25th

May  21 for development @ Warish Hall Farm site Takeley    CM22 6PU   

Greenfield site developed to { 191 dwellings + Business site with 13 units } as detailed in your 

above application.  

We have completed the current assessment of the foul water flows & surface water discharges 

based on the information submitted in your application with the purpose of assessing sewerage 

capacity within the existing Thames Water sewer network, in liaison with TW Asset Planners. 

Foul  

confirm that there will be sufficient sewerage capacity in the adjacent TW  foul sewer network to 

serve your foul discharges from your proposed development, as detailed in your application,  

provided its by gravity. 

This confirmation is valid for 12 months or for the life of any planning approval that this information 

is used to support, to a maximum of three years. 

 for example, an increase 

in the number or density of homes. Such changes could mean there is no longer sufficient

capacity and has to be investigated again.      

Surface Water 

In accordance with the Building Act 2000 Clause H3.3, positive connection of surface water to a 

public sewer will only be consented when it can be demonstrated that the hierarchy of disposal 

methods have been examined and proven to be impracticable. Before we can consider your 

followed the sequential approach to the disposal of surface water and considered all practical

means.   

Miss L Wade
EAS 
Unit 23 The Maltings 
Roydon Road  Stanstead Abbotts 
SG12 8HG 
  



Development proposals should aim 

to achieve greenfield run-off rates and ensure that surface water run-off is managed as close to its 

source as possible. There should also be a preference for green over grey features, in line with the 

following drainage hierarchy: 

The disposal hierarchy being:  

1. store rainwater for later use. 

2. use infiltration techniques where possible. 

3. attenuate rainwater in ponds or open water features for gradual release. 

4. attenuate rainwater by storing in tanks or sealed water features for gradual release. 

5. discharge rainwater direct to a watercourse.;; and if above cannot be achieved 
6. discharge rainwater to a surface water sewer/drain. 

7. discharge rainwater to the combined sewer. 

 

 

 

Where connection to the public sewerage network is still required after examining the hierarchy 

{1-5} to manage surface water flows we will accept these flows at a discharge rate in line with 

tes planning approval. 

Please note that , we will need you to provide LLFA/LA approval for surface water discharges 

prior to TW accepting flows in the TW sewer network, if applicable. 

However we note that you are discharging surfacecwater by Infiltration techniques which is 

encouraged.

 

 

Please   At the 

appropriate time, you will have to apply for a S106 connection application to DS Connection team 

 Source Protection Zone  

Please check whether  your development falls within a Source Protection Zone for groundwater 

abstraction.  These zones may be at particular risk from polluting activities on or below the land 

surface.  To prevent pollution, the Environment Agency and Thames Water (or other local water 

undertaker) will use a tiered, risk-based approach to regulate activities that may impact 

groundwater resources. The applicant is enco

to groundwater protection (available at https://www.gov.uk/government/publications/ 

groundwater-protection-position-statements) and may wish to discuss the implications for their 

development with a suitably qualified environmental consultant.  

 

 

This confirmation is valid for 12 months or for the life of any planning approval that this 

information is used to support, to a maximum of three years.

Please note that you must keep us informed of any changes to your design  for example, 

an increase in the number or density of homes. Such changes could mean there is no 

longer sufficient sewerage capacity. 



What happens next?

Please make sure you submit your connection application, when you are ready,  giving us at 

least 21  of the date you wish to make your new connection/s. 

If you  any further questions, please contact me. 

Yours sincerely  

Siva Sivarajan 

Developer Services- Wastewater Adoptions Engineer 

Office    Mobile  
siva.sivarajan@thameswater.co.uk

Thames Water Utilities Ltd, Clearwater Court, Vastern Road, Reading, Berkshire, RG1 8DB 
Find us online at 








