
Appendix 12.3: Consultations regarding 
flooding 







 

 
Lancashire County Council 
PO Box 100, County Hall, Preston, PR1 0LD 
 

 

 

 
 
Billy Hesler-Cregg, 
Story Homes Limited (North West), 
Parkway House, 
Chorley Business & Technology Park, 
Euxton Lane,  
Chorley 
PR7 6TE 

Phone: 0300 123 6780 
Email: SuDS@lancashire.gov.uk 
Our ref: FRM1840 
Date: 02 December 2024 
  
  

 

Dear Billy, 

Thank you for requesting Lead Local Flood Authority planning advice for surface water 
and sustainable drainage. 

 

Reference: FRM1840 

Location:  Former Camelot Themepark, Park Hall Road, Chorley, PR7 5LP 

Coordinates: 353806, 415651 

Description: Development of residential properties with a community hub. 

 

These comments have been provided in accordance with the Terms and Conditions 
of this service and include written advice from the Lead Local Flood Authority.  The 
comments have been composed based on the current extent of the knowledge of the 
Lead Local Flood Authority and with regard to background information submitted to 
and received by the Lead Local Flood Authority on 23/10/2024 and 25/11/2024. This 
includes: 

• 'Boundary Plans – Story Homes – 13/09/2024' 

• 'Topographical Land Survey Sheet 1 of 4 – SH.TS.05-A – Survey Eng Ltd – 
02/08/24' 

• 'Topographical Land Survey Sheet 2 of 4 – SH.TS.05-A – Survey Eng Ltd – 
02/08/24' 

• 'Topographical Land Survey Sheet 3 of 4 – SH.TS.05-A – Survey Eng Ltd – 
02/08/24' 

• 'Topographical Land Survey Sheet 4 of 4 – SH.TS.05-A – Survey Eng Ltd – 
02/08/24' 

• 'Site Survey Existing Surface and Foul Drainage Network – LDE1000-P1 – RSK 
Group PLC – February 2008' 
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• 'Site Wide Concept Masterplan – 024-023-P005 – e*SCAPE Urbanists – 
October 2014' 

The Local Planning Authority is ultimately responsible for approving, or otherwise, any 
surface water sustainable drainage strategy associated with the development 
proposal. It should not be assumed that an agreement with the Lead Local Flood 
Authority automatically means that planning permission will be granted. 

 

Technical Meeting 

A technical meeting was held via MS Teams between George Edmondson, Harry 
McGaghey, Tom Foster, Billy Hesler-Cregg and Charles Townsend on 26/11/2024. 
The following topics were discussed at the meeting: 

• Existing Flood Risk on the site 

• Ordinary Watercourse through the site 

• Discharge Rates 

• SuDS Approach 

 

Site-Specific Advice: 

Flood Risk Assessment: 

As required by footnote 59 of paragraph 173 of the National Planning Policy 
Framework, a site-specific flood risk assessment will be required as part of any 
subsequent planning application, as the development is greater than 1 hectare in size. 

The site-specific flood risk assessment should assess the current and future risks of 
flooding from all sources for the lifetime of the development, with an appropriate 
consideration of future climate change.  

When assessing surface water flood risk, the site-specific flood risk assessment 
should consider the surface water flooding likely to occur with a 1% (1 in 100 year) 
annual exceedance probability, plus an allowance for climate change, in line with the 
Planning Practice Guidance and Environment Agency guidance. It must be 
demonstrated that any residual risk can be safely managed in line with paragraph 173 
of the National Planning Policy Framework. 

Identifying the areas at risk of flooding allows the site layout to be designed to locate 
the most vulnerable development in areas at the lowest flood risk, in line with the 
National Planning Policy Framework. It is understood that the most vulnerable areas 
of development are proposed to be located within areas of lowest flood risk, as per 
paragraph 173 of the National Planning Policy Framework, however a detailed site 
layout is yet to be provided, therefore you are encouraged to ensure that this remains 
the case. 

 

 

 

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances#peak-rainfall-intensity-allowance
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Surface Water Sustainable Drainage Strategy: 

As part of any subsequent planning application, you are expected to provide a detailed 
surface water sustainable drainage strategy to show how surface water will be safely 
managed over the lifetime of the proposed development.  

It is important to consider within the detailed surface water sustainable drainage 
strategy, how surface water runoff will be managed within any non-drained permeable 
areas of the site such as grassed areas, roadside verges and areas of open space.  

The layout of the development site and the sustainable drainage system must be 
designed so that any surface water that enters the site from off-site, beyond the red 
edge boundary, is conveyed safely around or through the site, without compromising 
the level of service of the proposed sustainable drainage system and without 
introducing unacceptable additional risks on-site or downstream, in line with the 
National Planning Policy Framework and Planning Practice Guidance. Developments 
should be designed so that natural flow routes are not disrupted, and flows can pass 
safely through the development site, mimicking the pre-development scenario 
wherever possible. Therefore, given the size of the proposed development site, you 
are encouraged to protect the catchments that are present on the development site. 
The FEH Web Service Map or a topographic survey of the site can be used as a quick 
check to ensure existing catchments are being protected.  

A Sustainable Drainage Strategy should include, as a minimum: 

• Site plan showing all permeable and impermeable areas that contribute to the 
drainage network either directly or indirectly, including surface water flows from 
outside the curtilage as necessary; 
 

• Sustainable drainage system layout showing all pipe and structure references, 
dimensions and design levels; to include all existing and proposed surface 
water drainage systems up to and including the final outfall; 
 

• Details of all sustainable drainage components, including landscape drawings 
showing topography and slope gradient as appropriate; 
 

• Drainage plan showing flood water exceedance routes in accordance with 
Defra Technical Standards for Sustainable Drainage Systems;  
 

• Finished Floor Levels (FFL) in AOD with adjacent ground levels for all sides of 
each building and connecting cover levels to confirm minimum 150 mm+ 
difference for FFL; 
 

• Details of proposals to collect and mitigate surface water runoff from the 
development boundary; 
 

• Measures taken to manage the quality of the surface water runoff to prevent 
pollution, protect groundwater and surface waters, and deliver suitably clean 
water to sustainable drainage components. 

 

 

https://fehweb.ceh.ac.uk/Map
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Surface Water Sustainable Drainage Strategy – SuDS Approach 

Sustainable drainage systems are defined by paragraph 055 of the Planning Practice 
Guidance as systems that "are designed to control surface water runoff close to where 
it falls, combining a mixture of built and nature-based techniques to mimic natural 
drainage as closely as possible, and accounting for the predicted impacts of climate 
change." 

You are encouraged to explore the option of implementing a variety of multifunctional 
Sustainable Drainage System (SuDS) components in order to deliver on the four pillars 
of SuDS: Amenity, Biodiversity, Water Quality and Water Quantity, as set out in 
Chapter 2 of the CIRIA SuDS Manual (C753). Multifunctional sustainable drainage 
systems are those that deliver a wider range of additional biodiversity and 
environmental net gains beyond the water quality, water quantity, amenity and 
biodiversity benefits. The proposed surface water sustainable drainage system should 
look to utilise a wide array of multifunctional SuDS. Multifunctional SuDS, as defined 
by the Planning Practice Guidance, go beyond the 'traditional' four pillars, delivering a 
wider range of additional biodiversity and environmental net gains, such as to:  

• ameliorate urban heating and air pollution; 
• replenish groundwater resources;  
• contribute to biodiversity net gain targets;  
•  capture and re-use rainwater;  
• store carbon;  
• reduce the need for carbon-intensive construction techniques and pumped 

systems;  
• release capacity in combined sewerage systems and at wastewater treatment 

works;  
• create and connect valuable areas of blue-green infrastructure;  
• reduce lifetime maintenance costs; and  
• enhance the attractiveness and value of new development by integrating water 

management with habitat for wildlife and opportunities for amenity and 
recreation. 

All proposals are expected by the National Planning Policy Framework to provide 
multiple benefits where possible. If multifunctional sustainable drainage systems are 
not being provided, you should provide evidence that such techniques are not possible 
in line with paragraph 059 of the Planning Practice Guidance. 

The Local Planning Authority may consider that this definition must be met for a 
drainage system to be considered SuDS under the National Planning Policy 
Framework. Proposals that do not meet the definition set out in paragraph 055 of the 
Planning Practice Guidance, or that fail to provide clear evidence where this would be 
inappropriate, may be considered contrary to the National Planning Policy Framework 
by the Local Planning Authority.  

The Planning Practice Guidance, the CIRIA SuDS Manual (C753) and the National 
Model Design Code provide guidance on how amenity and biodiversity benefits can 
be delivered.  

 

Surface Water Sustainable Drainage Strategy – Runoff Rate 
As per the SuDS Pro-Forma, a site is defined as previously developed in drainage 
terms when the existing drainage system is to be reused in its entirety. Where the 
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existing drainage is not to be reused in its entirety, the development should meet the 
requirements for greenfield runoff rates and volumes, as established by standards S2 
and S4 of the Defra Technical Standards for Sustainable Drainage Systems and the 
CIRIA SuDS Manual (C753).  
 
However, if the existing system is to be used, as a minimum you should adhere to the 
guidance set out in Section 24.5 of the CIRIA SuDS Manual (C753). It is understood 
that some information of the existing system is available, therefore should the existing 
system be operational, you are encouraged to complete a simulation model of this - 
that includes an accurate representation of the drainage system and site area 
contributions to assist in calculating the peak flow rates at the outfall for the 1in1 year, 
1in30 year and 1in100year return periods. However, should records of the existing 
system not be available or the drainage system is not in reasonable working order 
then one of the following approaches can be utilised:  
 

a) The first approach assumes that the runoff from the site is represented by 
greenfield response from impermeable soils. The methods for greenfield peak 
runoff estimation and volume estimation should therefore be applied using a 
high runoff soil type that represents the high levels of runoff that take place from 
developed surfaces (eg FSR Soil Type 5 or equivalent lowest permeability soil 
type for the runoff estimation method used in the design). This approach should 
only be used if the site is predominantly urbanised, and it would not be 
appropriate for sites with, for example, permeable soils and limited 
development. In these situations, greenfield runoff rates would normally be a 
more appropriate target. 
 

b) Runoff from the site can be estimated using the urbanisation methods within 
the ReFH2 software. Using this method, the impervious area can be set to the 
area of the impervious surfaces in the development site. 

 
For the avoidance of doubt, the parts of the development site that are classified as 
greenfield, the applicant must demonstrate that this area is restricted to greenfield 
rates and volumes as per Standards S2 and S4 of the Defra Technical Standards for 
Sustainable Drainage Systems.  
 
 
Surface Water Sustainable Drainage Strategy – Sustainable Drainage 
Calculations: 
The Lead Local Flood Authority expects a volumetric runoff coefficient of 1 to be 
applied when modelling impermeable areas. An appropriate coefficient for permeable 
areas should be selected and justified by applicants based on factors including the site 
geology and soil type, site gradient, event size and antecedent conditions. For 
impermeable sites, for example, with clay geology, a coefficient of 1 could be applied 
to the permeable areas owing to the potential for these areas to contribute to the SuDS 
during extreme events. If using different parameters from those detailed, all applicants 
will be expected to provide robust evidence to justify their choices. 
 
Furthermore, a 10% urban creep allowance must be applied to the total impermeable 
site area, unless this would produce a percentage impermeability greater than 100%. 
Allowances must be applied when designing SuDS for both the 3.3% (1 in 30-year) 
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and 1% (1 in 100-year) annual exceedance probability events. This is to account for 
the potential for permeable surfacing, including gardens, driveways, roadside verges 
and areas of open space, to be converted to impermeable surfacing over the lifetime 
of the development. If an allowance of less than 10% is factored into the design, the 
Lead Local Flood Authority require a robust justification statement and evidence to 
confirm why. 
 
For the avoidance of doubt, the Lead Local Flood Authority requires the current climate 
change allowance for peak rainfall intensity from the Environment Agency's guidance  
to be applied to developments. These allowances are subject to change – you should 
always check the current allowance is being applied. Allowances must be applied 
when designing SuDS for both the 3.3% (1 in 30-year) and 1% (1 in 100-year) annual 
exceedance probability events and in your site-specific flood risk assessment. 
 
 
Surface Water Sustainable Drainage Strategy – Maintenance Arrangements: 

You are encouraged to consider the maintenance arrangements of all proposed SuDS 
components at the earliest stage possible. Upon planning application submission, you 
should provide a site-specific Operation and Maintenance Manual for the lifetime of 
the development, pertaining to the surface water drainage system. 

The details of the manual shall include, as a minimum: 
a) A timetable for its implementation; 

b) Details of the maintenance, operational and access requirement for all SuDS 
components and connecting drainage structures; 

c) Pro-forma to allow the recording of each inspection and maintenance activity, 
as well as allowing any faults to be recorded and actions taken to rectify issues; 

d) The arrangements for adoption by any public body or statutory undertaker, or 
any other arrangements to secure the operation of the sustainable drainage 
scheme in perpetuity; 

e) Details of financial management including arrangements for the replacement of 
major components at the end of the manufacturer's recommended design life; 

f) Details of whom to contact if pollution is seen in the system or if it is not working 
correctly; and 

g) Means of access for maintenance and easements. 

 

Construction Surface Water Management Plan: 

You are encouraged to consider the how surface water will be managed during the 
construction phase at the earliest stage possible. Upon planning application 
submission, you should provide a Construction Surface Water Management Plan, 
detailing how surface water and stormwater will be managed on the site during 
construction, including demolition and site clearance operations.  

The details of the plan shall include method statements, scaled and dimensioned plans 
and drawings detailing surface water management proposals to include for each 
phase, as a minimum: 
 

https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
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a) Measures taken to ensure surface water flows are retained on-site during the 
construction phase(s), including temporary drainage systems, and, if surface 
water flows are to be discharged, they are done so at a restricted rate that must 
not exceed the equivalent greenfield runoff rate from the site.   

b) Measures taken to prevent siltation and pollutants from the site entering any 
receiving groundwater and/or surface waters, including watercourses, with 
reference to published guidance. 

 

Phasing Plan: 

Given the size of the proposed development site, it was indicated that the development 
would be constructed in phases, therefore you are encouraged to provide a detailed 
Phasing Plan which contains information on when each phase is proposed to be 
constructed and how the surface water sustainable drainage system in each phase is 
likely to interact. 

 

Ordinary Watercourse Advice  

Under the Land Drainage Act 1991 (as amended by the Flood & Water Management 
Act 2010), you need consent from the Lead Local Flood Authority if you want to carry 
out works within the banks of any ordinary watercourse which may alter or impede the 
flow of water, regardless of whether the watercourse is culverted or not. 

• Consent must be obtained before starting any works on site. It cannot be 
issued retrospectively. 

• Sites may be inspected prior to the issuing of consent. 

• Unconsented works within the Highway or Sustainable Drainage System may 
prevent adoption. 

• Applications to culvert an existing open ordinary watercourse will generally 
be refused. 

• Enforcement action may be taken against unconsented work. 

For the avoidance of doubt, once planning permission has been obtained it does not 
mean that Ordinary Watercourse Consent will be given. It is strongly advised that you 
obtain any required consent before or concurrently as you apply for planning 
permission to avoid delays. 

You should contact the Lead Local Flood Authority to obtain Ordinary Watercourse 
Consent. Information on the application process and relevant forms can be found here:  

https://www.lancashire.gov.uk/flooding/ordinary-watercourse-regulation/ 

It is understood that it is proposed to reopen/daylight sections of the existing culverted 
ordinary watercourse that runs through the development site; this is an approach that 
is encouraged by the Lead Local Flood Authority as culverted watercourses can: 

• Act as a constriction on a watercourse and may lead to a loss of floodwater 
storage and have the propensity for increasing upstream water levels (and also 
flood risk) in conditions of high flow; 

https://www.lancashire.gov.uk/flooding/ordinary-watercourse-regulation/
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• Carry greater risk of blockage than open channels, with consequent increased 
flood risk; 

• Create barriers to fish passage through increased flow velocities, shallow 
depths and eroded culvert outlets leading to a 'step' in the watercourse; 

• Lead to increased river-bank and bed erosion downstream of culverted 
sections; 

• Have a negative impact on the aquatic environment, biodiversity, the 
geomorphological regime including substrate, and amenity; 

• Be more difficult to maintain and repair than open channels and can increase 
liability on owners; 

• Reduce groundwater recharge, and; 

• Present increased health and safety hazards in comparison to open channels. 

These are as set out in Chapter 3.1 of the CIRIA Culvert, Screen and Outfall Manual 
(C786F). However, this alteration and the proposal to culvert the Ordinary 
Watercourse, so that access can be provided to the northern part of the site, are likely 
to require Ordinary Watercourse Consent; therefore you are encouraged to submit an 
application for this as soon as possible. Despite the proposed alterations to the 
ordinary watercourse likely being positive ones, the applicant must ensure that 
sufficient evidence is submitted to ensure compliance with the Ordinary Watercourse 
Regulation and the  Land Drainage Act 1991, as amended by the Flood and Water 
Management Act 2010. 

 

General Advice 

The Lead Local Flood Authority's general advice is provided through the Lancashire 
SuDS Pro-forma and accompanying guidance. All applications for major development 
are expected to follow this guidance and submit a completed SuDS pro-forma as part 
of any associated planning application.  

 

What this response DOES NOT cover 

For the avoidance of doubt, the Lead Local Flood Authority does not comment on 
matters pertaining to fluvial flood risk, highway drainage and/or sewers. This is for the 
Environment Agency, Local Highway Authority and Water and Sewerage Company to 
comment on respectively. 

This response does not cover matters pertaining to highway adoption (s38 Highways 
Act 1980) and/or off-site highway works (s278 Highways Act 1980). Should you intend 
to install any sustainable drainage systems under or within close proximity to a public 
road network (existing or proposed), then you will need to separately discuss the use 
and suitability of those systems with the relevant highway authority.  

https://www.lancashire.gov.uk/media/950248/ordinary-watercourse-regulation-policies-adopted-1-march-2024.pdf
https://www.lancashire.gov.uk/media/950248/ordinary-watercourse-regulation-policies-adopted-1-march-2024.pdf
https://www.lancashire.gov.uk/business/business-services/pre-planning-application-advice-service/lead-local-flood-authority-planning-advice-service-for-surface-water-and-sustainable-drainage/
https://www.lancashire.gov.uk/business/business-services/pre-planning-application-advice-service/lead-local-flood-authority-planning-advice-service-for-surface-water-and-sustainable-drainage/
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You will also need to discuss the suitability of any overland flow routes and/or flood 
water exceedance with the Local Highway Authority should they have the potential to 
impact the public highway network and/or public highway drainage infrastructure 
(either existing or proposed). 

For the avoidance of doubt, as the Lead Local Flood Authority, we do not comment 
on the application of the sequential and/or exception tests. 

Should you wish for any clarifications regarding the contents of this letter, please 
contact us at the email address above within 28 days of the date of this letter. This 
Planning Advice service request will be considered closed after 28 days and any 
further clarifications beyond this date will require a new application to be submitted 
and will be subject to additional charges. 

I trust you will find this response helpful. 

Yours faithfully,  

George Edmondson 

Lead Local Flood Authority 

 

 



 

Lancashire County Council 

PO Box 100, County Hall, Preston, PR1 0LD 
 

 

 

 

 

 Contact: Please contact the Local 
Planning Authority  

Date: 03 July 2025 

 

Dear Local Planning Authority, 

Thank you for inviting the Lead Local Flood Authority to comment on the below application.  

PLANNING APPLICATION CONSULTATION RESPONSE 

Application Number: 25/00577/OUTMAJ 

Proposal:   

Outline planning application (with all matters reserved save 
for the principal means of access) for a residential 
development of up to 350 homes (Use Class C3) and a 186.9 
sqm (2,012 sqft) community hub (Use Classes C3, E and F), 
with associated habitat creation, landscaping, open space, 
parking, footpaths/cycleways, drainage and other 
infrastructure. 

Location:   
Camelot Theme Park Park Hall Road Charnock Richard 
Chorley PR7 5LP 

 

The Lead Local Flood Authority is a statutory consultee for major developments with 
surface water drainage, under the Town and Country Planning (Development 
Management Procedure) (England) Order 2015. It is in this capacity this response is 
compiled.  

Comments provided in this representation are advisory and it is the decision of the Local 
Planning Authority whether any such recommendations are acted upon. The comments 
given have been composed based on the extent of the knowledge of the Lead Local Flood 
Authority and information provided with the application at the time of this response.  

Lead Local Flood Authority Position 

The Lead Local Flood Authority has no objection to the above outline (access only) 
application.  

However, the Lead Local Flood Authority wishes to be consulted on the reserved matters 
application, whereby the layout will be determined, and reserves the right to recommend 
conditions at this stage. This is as there is not enough detailed information provided at this 
early stage of the development process for the Lead Local Flood Authority to comment 
further.  
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Informative(s)  

Informative 01 – Ordinary Watercourse Consent 

Under Section 23 of the Land Drainage Act 1991, as amended by the Flood and Water 
Management Act 2010, there is a legal requirement to obtain consent from Lancashire 
County Council, as Lead Local Flood Authority, prior to undertaking certain works on 
ordinary watercourses. This includes permanent and/or temporary works and may also 
include repairs to certain existing structures and maintenance works.  Consent is required 
irrespective of whether the watercourse is open or culverted (piped or otherwise enclosed) 
and notwithstanding of any planning permission. 

• In line with Lancashire County Council's Ordinary Watercourse Regulation 
Policies, applicants should avoid crossing, diverting and/or culverting an 
ordinary watercourse. 

• Written consent must be obtained before starting works on site. There is no 
legal means for Lancashire County Council to issue retrospective consent.  

• It is an offence to carry out works under Section 23 of the Land Drainage Act 
1991 (as amended) without the appropriate consent. Unconsented works may 
be subject to enforcement action under Section 24 of the Land Drainage Act 
1991 (as amended). 

• Consent applications take up to 2 months to process from the date on which 
the application is valid and payment of the correct fee has been received in 
full.  

• Consent applications may be refused if there is insufficient evidence to 
demonstrate compliance with Lancashire County Council's Ordinary 
Watercourse Regulation Policies. 

• If the works include adoption of a new asset, such as a road or sewer, then 
applications for adoption may be refused by the adopting body without the 
appropriate consent for works to the ordinary watercourse. 

• Sites may be inspected before, during and after the issuing of consent. 

Once planning permission has been obtained it does not mean that Ordinary 
Watercourse Consent will be given. It is strongly advised that you obtain any required 
consent before or concurrently as you apply for planning permission to avoid delays.  

Lancashire County Council's ordinary watercourse regulation policies, guidance, 
application validation checklist and pro-forma can be found at: 

https://www.lancashire.gov.uk/flooding/ordinary-watercourse-regulation/ 

 

Lead Local Flood Authority - Site-Specific Advice 

The following advice is provided to inform the applicant and the Local Planning Authority 
of our expectations at the reserved matters stage: 

• It is noted that the current proposals set out in the 'Flood Risk Assessment - FD144 
Rev. 4 - 10/06/2025' indicate that the brownfield runoff rate is to be used for the 
discharge of surface water from the development site, instead of using greenfield 

https://www.lancashire.gov.uk/flooding/ordinary-watercourse-regulation/
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runoff rates. For clarity, the Lead Local Flood Authority recommends that the 
development site discharges at greenfield runoff rates post re-development unless 
there is clear evidence to demonstrate otherwise. As per the SuDS Pro-Forma, a site 
is defined as previously developed in drainage terms when the existing drainage 
system is to be reused in its entirety. Where the existing drainage is not to be reused 
in its entirety, the development should meet the requirements for greenfield runoff rates 
and volumes, as established by standards S2 and S4 of the Defra Technical Standards 
for Sustainable Drainage Systems and the CIRIA SuDS Manual (C753).  

 

However, if the existing system is to be used, as a minimum you should adhere to the 
guidance set out in Section 24.5 of the CIRIA SuDS Manual (C753). It is understood 
that some information of the existing system is available, therefore should the existing 
system be operational, the applicant is encouraged to complete a comprehensive 
simulation model of this - that includes an accurate representation of the drainage 
system and site area contributions to assist in calculating the peak flow rates at the 
outfall for the 1in1 year, 1in30 year and 1in100year return periods. However, should 
records of the existing system not be available or the drainage system is not in 
reasonable working order then one of the following approaches can be utilised:  
 

a) The first approach assumes that the runoff from the site is represented by 
greenfield response from impermeable soils. The methods for greenfield peak 
runoff estimation and volume estimation should therefore be applied using a 
high runoff soil type that represents the high levels of runoff that take place from 
developed surfaces (eg FSR Soil Type 5 or equivalent lowest permeability soil 
type for the runoff estimation method used in the design). This approach should 
only be used if the site is predominantly urbanised, and it would not be 
appropriate for sites with, for example, permeable soils and limited 
development. In these situations, greenfield runoff rates would normally be a 
more appropriate target. 
 

b) Runoff from the site can be estimated using the urbanisation methods within the 
ReFH2 software. Using this method, the impervious area can be set to the area 
of the impervious surfaces in the development site. 

 

For the avoidance of doubt, the parts of the development site that are classified as 
greenfield, the applicant must demonstrate that this area is restricted to greenfield 
rates and volumes as per Standards S2 and S4 of the Defra Technical Standards for 
Sustainable Drainage Systems.  

Lead Local Flood Authority – General Advice  

The Lead Local Flood Authority's general advice is provided through the Lancashire SuDS 
Pro-forma and accompanying guidance. All applications for major development are 
expected to follow this guidance and submit a completed SuDS pro-forma.  

What this response DOES NOT cover 

This response does not cover highway drainage, matters pertaining to highway adoption 
(s38 Highways Act 1980) and/or off-site highway works (s278 Highways Act 1980). Should 
the applicant intend to install any sustainable drainage systems under or within close 
proximity to a public road network (existing or proposed), then they would need to 

https://www.lancashire.gov.uk/business/business-services/pre-planning-application-advice-service/lead-local-flood-authority-planning-advice-service-for-surface-water-and-sustainable-drainage/
https://www.lancashire.gov.uk/business/business-services/pre-planning-application-advice-service/lead-local-flood-authority-planning-advice-service-for-surface-water-and-sustainable-drainage/
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separately discuss the use and suitability of those systems with the relevant highway 
authority.  

The applicant is encouraged to discuss the suitability of any overland flow routes and/or 
flood water exceedance with the relevant highway authority should they have the potential 
to impact the public highway network and/or public highway drainage infrastructure (either 
existing or proposed). 

Material Changes or Additional Information to this Planning Application 

If there are any material changes to the submitted information or additional information 
provided after this Lead Local Flood Authority response to the Local Planning Authority 
which impact surface water, the Local Planning Authority is advised to re-consult the Lead 
Local Flood Authority. Please be aware this will be classed as a re-consultation with a full 
21-day response time. Re-consultations should be sent to our identified mailbox.  

Please note that should the Local Planning Authority make a decision on this application 
contrary to our advice, then we will be unable to support this application in an appeal or 
at any future discharge of conditions stage relating to conditions that the Lead Local Flood 
Authority have not recommended.  

Please send a copy of the decision notice to our identified mailbox.   

Yours faithfully,  

George Edmondson 

Lead Local Flood Authority 



  

 

 

 

 

 

 

 

 

 

United Utilities Water Limited 
Haweswater House 
Lingley Mere Business Park 
Lingley Green Avenue 
Great Sankey 
Warrington WA5 3LP 
 
unitedutilities.com 
 
Planning.Liaison@uuplc.co.uk 

United Utilities Water Limited    
Registered in England & Wales No. 2366678 Registered Office: Haweswater House, Lingley Mere Business Park, Lingley Green Avenue, Great Sankey, Warrington, WA5 3LP  

 

 

Dear Planning Team 

Location: Camelot Theme Park Park Hall Road Charnock Richard Chorley PR7 5LP 
Proposal: Outline planning application for a residential development of up to 350 homes (Use 
Class C3) and  a 186.9 sqm community hub (Use Classes C3, E and F), with associated habitat 
creation, landscaping, open space, parking, footpaths/cycleways, drainage and other 
infrastructure. 
 
United Utilities provides the following comments to support the Local Planning Authority in their 
determination of the planning application detailed above, and to direct the applicant to further 
sources of support and guidance on matters that might impact their proposal. 
 
The letter and Appendix should be read in their entirety to support the determination, the 
design, and should the scheme be approved, the subsequent delivery of the proposal.    
 
DRAINAGE 
 
Directed by the principles set out in the National Planning Practice Guidance ‘hierarchy of 
drainage options’ (Paragraph: 056 Reference ID: 7-056-20220825), we require developers and 
Local Planning Authorities, to do all that they can to avoid surface water entering the public 
sewer, unless absolutely necessary. This applies to all proposed development. See Appendix 1.1 
‘Surface Water Hierarchy’.  
 
All options for the sustainable management of surface water must be thoroughly investigated 
before we will accept any surface water connections from new development to the public 
sewer. Where a new surface water connection to the public sewer is proposed, we will require 
robust evidence to demonstrate the drainage hierarchy has been fully investigated and there 
are no more sustainable options available for the management of surface water.  
 
Following our review of the submitted Flood Risk Assessment, version 4, dated 10/6/2025, we 
can confirm that whilst the proposals are acceptable in principle, there is insufficient information 
on the detail of the drainage design.  
 
Should planning permission be granted we request the following condition is attached to any 
subsequent Decision Notice: 

Chorley Council Your ref 25/00577/OUTMAJ 
 By email   Our ref DC/25/1593 
  Date 08-JUL-25 
   



 
CONDITION 
 
Prior to the commencement of development, details of a sustainable surface water drainage 
scheme and a foul water drainage scheme shall be submitted to and approved in writing by 
the Local Planning Authority. The drainage schemes must include:  

(i) An investigation of the hierarchy of drainage options in the National Planning Practice 
Guidance (or any subsequent amendment thereof). This investigation shall include 
evidence of an assessment of ground conditions and the potential for infiltration of 
surface water in accordance with BRE365;  

(ii) A restricted rate of discharge of surface water agreed with the local planning authority 
(if it is agreed that infiltration is discounted by the investigations); 

(iii) Levels of the proposed drainage systems including proposed ground and finished floor 
levels in AOD;  

(iv) Incorporate mitigation measures to manage the risk of sewer surcharge where 
applicable; and  

(v) Foul and surface water shall drain on separate systems.  
 

The approved schemes shall also be in accordance with the Non-Statutory Technical Standards 
for Sustainable Drainage Systems (March 2015) or any subsequent replacement national 
standards.  
 
Prior to occupation of the proposed development, the drainage schemes shall be completed in 
accordance with the approved details and retained thereafter for the lifetime of the 
development.  
 
Reason: To promote sustainable development, secure proper drainage and to manage the risk 
of flooding and pollution. 
 
 
To discuss their drainage proposals the applicant should contact our Developer Services team 
by email at SewerAdoptions@uuplc.co.uk. Alternative ways to contact the team are detailed in 
the Appendix, Section 5.0 ‘Contacts’. 
 
Please note, United Utilities is not responsible for advising on rates of discharge to the local 
watercourse system.  This is a matter for discussion with the Lead Local Flood Authority and / or 
the Environment Agency (if the watercourse is classified as a main river).  
 
Management and maintenance of Sustainable Drainage Systems (SuDS)  
 
Without effective management and maintenance SuDS can fail or become ineffective which may 
have a detrimental impact on the surrounding area, including the performance of the public 
sewer network (where the two systems interact). Therefore, where SuDS is included in a 
proposed development, we recommend the Local Authority include a condition relating to SuDS 
management and maintenance in any subsequent Decision Notice. An example condition is 
included with the Appendix, Section 2.2. 
 

mailto:SewerAdoptions@uuplc.co.uk


 
When considering their drainage proposal, it is the applicant’s responsibility to investigate the 
existence of any infrastructure that might impact their detailed design. This includes water, 
wastewater, operational and/or abandoned pipelines. United Utilities will not routinely carry out 
this assessment when reviewing drainage proposals submitted within a planning application. 
Where infrastructure exists, the drainage design must comply with the relevant United Utilities 
guidelines and/or Building Regulations. Further information is available on our website: Working 
near our pipes - United Utilities. Failure to consider existing infrastructure when designing a 
drainage proposal may result in the applicant having to redesign proposals at a later date.  
 
 
UNITED UTILITIES’ PROPERTY, ASSETS AND INFRASTRUCTURE 
 
Public sewer 
A public sewer is near to the site and we will not permit building over it. We require an access 
strip for maintenance or replacement and this access must not be compromised in any way. The 
minimum distances that might be acceptable to United Utilities are detailed within Part H of the 
Building Regulations however, we recommend the applicant determines the precise location, 
size, depth and condition of the pipeline as this is likely to influence the required stand-off 
distance from any structure. 
 
It is the applicant's responsibility to investigate the existence of any pipelines that might cross 
or impact their proposed site and also to demonstrate the exact relationship between United 
Utilities' assets and the proposed development. The applicant should not rely solely on the 
detail contained within asset maps when considering a proposed layout.  
 
It is important that the supporting information contained in the Appendix, Section 2.0 ‘United 
Utilities’ Property, Assets and Infrastructure’, is read in conjunction with this letter. This provides 
information that might impact a proposed layout and additional guidance that an applicant or 
developer must consider when United Utilities assets are located in, or in the locality of, the 
proposed site.  
 
Where United Utilities’ assets exist, it is essential that the applicant, or any subsequent 
developer, contacts our Developer Services team prior to commencing any works on site, 
including trial holes, groundworks or demolition. See Appendix, Section 5.0 ‘Contacts’. 
  
 
WATER EFFICIENCY IN NEW DEVELOPMENT 

 
All new homes are required to meet the mandatory national standard of 125 litres of water used 
per person per day (l/p/d) as set out in Building Regulations Approved Document G.   If your 
adopted development plan includes a policy that implements the tighter water efficiency 
standard of 110 l/p/d for new-build dwellings in Part 3 of Building Regulations, you should ensure 
that this is a condition of any planning permission you may grant. You should also consider 
whether there is any adopted development plan policy relating to a water efficiency in the 
construction of non-residential development.  As this is a matter for the local planning authority 

https://www.unitedutilities.com/builders-developers/your-development/planning/building-over-or-working-near-our-assets/working-near-our-pipes/
https://www.unitedutilities.com/builders-developers/your-development/planning/building-over-or-working-near-our-assets/working-near-our-pipes/


/ building control body, United Utilities would not be involved in the discharge of conditions 
relating to water efficiency. 
 
We request that a copy of this letter and the Appendix is made available to the applicant. 
 
Yours faithfully  
 
United Utilities’ Planning Team  



APPENDIX:  
Supporting information for the decision maker, applicant, developers and any other 

interested party 
 
Whilst we provide the following information to support the design and delivery of the proposed 
scheme, we strongly recommend that the applicant, or any subsequent developer, contacts our 
Developer Services team or visits our website for more detailed advice on any aspects of United 
Utilities’ assets and services that might impact their proposal. Full contact details can be found 
in Section 5.0 ‘Contacts’ (below). 
 
1.0 DRAINAGE DESIGN  

Surface water (rainwater) flows are very large when compared with foul water flows that come 
from toilets, showers, washing machines, etc. It is usually surface water flows that increase the 
risk of sewer flooding, potentially impacting homes and businesses, and can result in unwanted 
spills from storm overflows into watercourses.  
 
We have embarked on an ambitious investment programme to improve the performance of our 
wastewater network, particularly relating to the management of surface water. Our focus is to 
reduce the risk of sewer flooding and the prevention, frequency and intensity of spills from storm 
overflows, ultimately moving to a position where they are no longer necessary. As we work hard 
to improve the existing wastewater network, it is important that we do not compromise the 
results by accepting any unnecessary new surface water connections and that we take all 
opportunities for the removal of existing flows.  
 
1.1 Surface water hierarchy  
 
National Planning Policy Framework (NPPF) and the National Planning Practice Guidance (NPPG) 
advise that surface water from new developments is discharged according to the following 
hierarchy of drainage options: 
 
1. into the ground (infiltration); 
2. to a surface water body; 
3. to a surface water sewer, highway drain, or another drainage system; 
4. to a combined sewer. 
 
The applicant must consider their drainage plans in accordance with the drainage hierarchy 
outlined above.  
 
United Utilities will only accept new surface water connections to the public sewer in 
circumstances where the applicant has provided robust evidence that the drainage hierarchy 
has been fully investigated and more sustainable options for the management of surface water 
have been proven to be unfeasible.  
 
Surface water connections, particularly to the combined sewer, should only be considered as 
the last resort.  
 



1.2 Adoption and construction of drainage systems 
 
If the applicant intends to offer wastewater assets forward for adoption by United Utilities, their 
proposed detailed design will be subject to a technical appraisal by our Developer Services team 
and must meet the requirements outlined in ‘Sewerage Sector Guidance Appendix C – Design 
and Construction Guidance v2-2’ dated 29 June 2022 or any subsequent iteration. This is 
important as drainage design can be a key determining factor of site levels and layout. 
 
If the proposal incorporates a SuDS component(s) which interacts with a sewer network that 
may be offered for adoption by United Utilities, we recommend the applicant seeks further 
advice regarding the SuDS design; detailed information is available on our website. 
 
Our acceptance of any drainage strategy submitted by an applicant to the Local Planning 
Authority for approval does not infer that a detailed drainage design will meet the requirements 
for a successful adoption application. We strongly recommend that no construction commences 
until the detailed drainage design has been submitted directly to United Utilities, assessed and 
accepted in writing. Any work carried out prior to the technical assessment being approved is 
done entirely at the developer’s own risk and could be subject to change. 
 
 
2.0 PLANNING CONDITIONS; OUR APPROACH TO DRAINAGE CONDITIONS 
 
When appropriate, United Utilities will request planning conditions relating to site drainage. This 
is important to ensure the delivery of quality drainage design for both new and existing 
customers. There is also a particular focus on the sustainable management of surface water 
thorough investigation of the drainage hierarchy which is critical in the management of flood 
risk and to reduce the frequency and intensity of spills from storm overflows, which is a shared 
priority for both United Utilities and the customers and communities that we serve.  
 
2.1 Drainage design 
 
In scenarios where all relevant information regarding drainage design is available; the design is 
acceptable and all opportunities for the sustainable management of surface water have been 
fully investigated, we will usually request a compliance condition to enable the delivery of the 
proposed design. If any relevant information is missing, or where there is insufficient evidence 
to demonstrate that the drainage hierarchy has been fully investigated, we will request a pre-
commencement condition to ensure that all aspects of drainage design are fully considered 
before any work begins on site.  
 
2.2 Management and maintenance of Sustainable Drainage Systems (SuDS)  
 
The Local Authority should consider a SuDS management and maintenance condition for any 
scheme where SuDS is included within the proposal. An example condition is below that may be 
suitable in many circumstances.  
 
Prior to occupation of the development a sustainable drainage management and maintenance 
plan for the lifetime of the development shall be submitted to the local planning authority and 



agreed in writing.  The sustainable drainage management and maintenance plan shall include as 
a minimum:  

(i) Arrangements for adoption by an appropriate public body or statutory undertaker, or, 
management and maintenance by a resident’s management company; and 

(ii) Arrangements for inspection and ongoing maintenance of all elements of the sustainable 
drainage system to secure the operation of the surface water drainage scheme 
throughout its lifetime.  

The development shall subsequently be completed, maintained and managed in accordance with 
the approved plan. 
 
Reason: To ensure that management arrangements are in place for the sustainable drainage 
system in order to manage the risk of flooding and pollution during the lifetime of the 
development.           
 
It is important to note that United Utilities cannot provide comment on an asset that is owned 
by a third-party management and maintenance company and therefore, would not be involved 
in any application to discharge a condition relating to SuDS management and maintenance.    
 
 
3.0 UNITED UTILITIES’ PROPERTY, ASSETS AND INFRASTRUCTURE 
 
3.1 Water pipelines  
 
United Utilities will not allow building over or in close proximity to a water main.  
For any works in the vicinity of water pipelines, including drainage, the applicant must comply 
with our ‘Standard Conditions for Works Adjacent to Pipelines’, which can be found on our 
website: Working near our pipes - United Utilities 
 
3.2 Wastewater pipelines 
 
United Utilities will not allow any new buildings or structures to be erected over or in close 
proximity to a public sewer or any other wastewater pipeline. This will only be reviewed in 
exceptional circumstances. 
Nb. Proposals to extend domestic properties either above, or in close proximity to a public sewer 
will be reviewed on a case by case basis by either by a building control professional or following 
a direct application to United Utilities (see our website for further details). 
 
3.3 Water and wastewater pipelines and apparatus 
 
A number of providers offer a paid for mapping service, including United Utilities. Alternatively, 
the plans can be viewed for free. See Section 5.0 ‘Contacts’ for further details.  
 
The position of underground apparatus shown on water and wastewater asset maps is 
approximate only and is given in accordance with the best information currently available. The 
actual positions may be different from those shown on the plans and private pipes, sewers or 
drains may not be recorded. We strongly recommend the applicant, or any future developer, 

https://www.unitedutilities.com/builders-developers/your-development/planning/building-over-or-working-near-our-assets/working-near-our-pipes/


does not rely solely on the asset maps to inform decisions relating to the detail of their site and 
instead investigates the precise location of any underground pipelines and apparatus.  
 
Where additional information is requested to enable an assessment of the proximity of proposed 
development features to United Utilities assets, the proven location of pipelines should be 
confirmed by site survey; an extract of asset maps will not suffice. The applicant should seek 
advice from our Developer Services team on this matter. See Section 5.0. ‘Contacts’ (below). 
United Utilities Water PLC will not accept liability for any loss or damage caused by the actual 
position of our assets and infrastructure being different from those shown on asset maps. 
 
Developers should investigate the existence and the precise location of water and wastewater 
pipelines as soon as possible as this could significantly impact the preferred site layout and/or 
diversion of the asset(s) may be required.  Unless there is specific provision within the title of 
the property or an associated easement, any necessary disconnection or diversion of assets to 
accommodate development, will be at the applicant/developer's expense. In some 
circumstances, usually related to the size and nature of the assets impacted by proposals, 
developers may discover the cost of diversion is prohibitive in the context of their development 
scheme.  
 
Any agreement to divert our underground assets will be subject to a diversion application, made 
directly to United Utilities. This is a separate matter to the determination of a planning 
application. We will not guarantee, or infer acceptance of, a proposed diversion through the 
planning process (where diversion is indicated on submitted plans). In the event that an 
application to divert or abandon underground assets is submitted to United Utilities and 
subsequently rejected (either before or after the determination of a planning application), 
applicants should be aware that they may need to amend their proposed layout to 
accommodate United Utilities’ assets.  
 
Where United Utilities’ assets exist, the level of cover to United Utilities pipelines and apparatus 
must not be compromised either during or after construction and there should be no additional 
load bearing capacity on pipelines without prior agreement from United Utilities. This would 
include sustainable drainage features, earth movement and the transport and position of 
construction equipment and vehicles. 
 
Any construction activities in the vicinity of United Utilities’ assets, including any assets or 
infrastructure that may be located outside the applicant’s red line boundary, must comply with 
national building and construction standards and where applicable, our ‘Standard Conditions for 
Works Adjacent to Pipelines’, which can be found on our website: Working near our pipes - 
United Utilities.  
 
The applicant, and/or any subsequent developer should note that our ‘Standard Conditions’ 
guidance applies to any design and construction activities in close proximity to pipelines and 
apparatus that are no longer in service, as well as pipelines and apparatus that are currently in 
operation.  This advice is also relevant to any unchartered pipelines (pipelines that do not appear 
on our asset maps) that might be discovered on site either before or during construction. In this 
instance, the developer should contact our Developer Services team as soon as possible.  See 
Section 5.0 ‘Contacts’.   

https://www.unitedutilities.com/builders-developers/your-development/planning/building-over-or-working-near-our-assets/working-near-our-pipes/
https://www.unitedutilities.com/builders-developers/your-development/planning/building-over-or-working-near-our-assets/working-near-our-pipes/


 
It is the applicant’s responsibility to ensure that United Utilities’ required access is provided 
within any proposed layout and that our infrastructure is appropriately protected. The developer 
would be liable for the cost of any damage to United Utilities’ assets resulting from their activity. 
 
 
4.0 WATER AND WASTEWATER SERVICES, METERING AND CHARGES 
 
If the applicant intends to receive water and/or wastewater services from United Utilities they 
should visit our website or contact the Developer Services team for advice at the earliest 
opportunity. This includes seeking confirmation of the required metering arrangements for the 
proposed development. See Section 5.0 ‘Contacts’ (below). 
 
If the proposed development site benefits from existing water and wastewater connections, the 
applicant should not assume that the connection(s) will be suitable for the new proposal or that 
any existing metering arrangements will suffice. In addition, if reinforcement of the water 
network is required to meet potential demand, this could be a significant project and the design 
and construction period should be accounted for.  
 
In some circumstances a water meter must be installed to premises. Detailed guidance on 
whether the development will require a compulsory meter is available on our website within our 
published Charges Schemes; Our household charges 2025/2026 | United Utilities (Section 8.7). 
 
To avoid any unnecessary costs and delays being incurred by the applicant or any subsequent 
developer, we strongly recommend the applicant seeks advice regarding water and wastewater 
services and metering arrangements, at the earliest opportunity. See Section 5.0 ‘Contacts’. 
 
To promote sustainable development United Utilities offers a reduction in infrastructure charges 
to applicant’s delivering water efficient homes and draining surface water sustainably (criteria 
applies). Further information can be found on our website: Sustainability - United Utilities 
 
Business customers can find additional information on our sustainable drainage incentive 
scheme at Incentive schemes | United Utilities 
 
 
  

https://www.unitedutilities.com/my-account/your-bill/our-household-charges-20252026/
https://www.unitedutilities.com/builders-developers/your-development/planning/building-sustainable-homes/
https://www.unitedutilities.com/Business-services/retailers/incentive-schemes/


5.0 CONTACTS  
 

Contact our DEVELOPER SERVICES team as follows: 
 
Website (including ‘Live Chat’): Building & Developing - United Utilities 
 
Email: 
 
WATER (water mains, supply and metering):  DeveloperServicesWater@uuplc.co.uk  
WASTEWATER (public sewers and drainage):      SewerAdoptions@uuplc.co.uk 
SLUDGE PIPELINES:     DeveloperServicesWater@uuplc.co.uk 
 
Telephone (Monday-Friday, 8am-6pm): 0345 072 6067 
 
 
GROUNDWATER PROTECTION ZONES: 
 
Where the proposed site is located in a Groundwater Source Protection Zone, the applicant 
should contact our Engineering team for advice, by email at Groundwater@uuplc.co.uk 
 
 
PROPERTY SEARCHES (FOR ASSET MAPS): 
 
The public water and sewer records can be viewed via our online viewing facility for free. 
Viewings are by appointment only. Email propertysearches@uuplc.co.uk or call 0370 751 0101 
to book an appointment.  
 
Alternatively, a number of providers offer a paid for mapping service including United Utilities. 
For more information, or to purchase a sewer and water plan from United Utilities, please visit 
Property Searches | United Utilities 
 
 
UNITED UTILITIES LEGAL SERVICES (FOR EASEMENT DOCUMENTS): 
 
Copies of relevant deeds may be purchased from United Utilities Legal Services. This information 
is also available from Land Registry.  
 
To purchase a copy of easement documents from United Utilities, please email: 
LegalServices@uuplc.co.uk  
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