
 
 

Head of Highways    John Davies  
County Hall  Fishergate  Preston  Lancashire PR1 0LD 

 

 

 

 

 Contact: Please contact the Local 
Planning Authority  

Date: 24 August 2022 

 

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: 3/2022/0096 

Proposal:   
Demolition of former calf building, offices and retail units and 
construction of new building split into two units 

Location:   Gisburn Auction Market, Gisburn, Lancashire 

 
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, including conditions, 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 application subject to 
the inclusion of the following conditions, in consultation with the Lead Local Flood 
Authority: 
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Conditions 

Condition 2  Final Surface Water Sustainable Drainage Strategy to be 
submitted 

No development shall commence in any phase until a detailed, final surface water 
sustainable drainage strategy for the site has been submitted to, and approved in 
writing by, the Local Planning Authority. 

The detailed surface water sustainable drainage strategy shall be based upon 
indicative surface water sustainable drainage strategy submitted and sustainable 
drainage principles and requirements set out in the National Planning Policy 
Framework, Planning Practice Guidance and Defra Technical Standards for 
Sustainable Drainage Systems.  No surface water shall be allowed to discharge to the 
public foul sewer(s), directly or indirectly.  

The details of the drainage strategy to be submitted for approval shall include, as a 
minimum; 

a) Sustainable drainage calculations for peak flow control and volume control for the: 

i. 100% (1 in 1-year) annual exceedance probability event; 
ii. 3.3% (1 in 30-year) annual exceedance probability event + 40% climate 

change allowance, with an allowance for urban creep; 
iii. 1% (1 in 100-year) annual exceedance probability event + 50% climate 

change allowance, with an allowance for urban creep 

Calculations must be provided for the whole site, including all existing and 
proposed surface water drainage systems.  

b) Final sustainable drainage plans appropriately labelled to include, as a minimum: 

i. 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; 

ii. 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; 

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

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

v. 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; 

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

vii. Measures taken to manage the quality of the surface water runoff to prevent 
pollution, protect groundwater and surface waters, and delivers suitably 
clean water to sustainable drainage components; 
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c) Evidence of an agreement in principle with the third party Water and Sewerage 
Company to connect to the off site surface water sewer. 

The sustainable drainage strategy shall be implemented in accordance with the 
approved details. 

Reason 

To ensure satisfactory sustainable drainage facilities are provided to serve the site in 
accordance with the Paragraphs 167 and 169 of the National Planning Policy 
Framework, Planning Practice Guidance and Defra Technical Standards for 
Sustainable Drainage Systems. 

Condition 3  Construction Surface Water Management Plan   

No development shall commence until 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, has been submitted 
to and approved in writing by the Local Planning Authority.  

The details of the plan to be submitted for approval shall include for each phase, as a 
minimum: 

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 into any 
receiving groundwater and/or surface waters, including watercourses, with 
reference to published guidance. 

The plan shall be implemented and thereafter managed and maintained in accordance 
with the approved plan for the duration of construction. 

Reasons 

To ensure the development is served by satisfactory arrangements for the disposal of 
surface water during each construction phase(s) so it does not pose an undue surface 
water flood risk on-site or elsewhere during any construction phase in accordance with 
Paragraph 167 of the National Planning Policy Framework. 

Condition 4  Sustainable Drainage System Operation and Maintenance Manual 

The commencement of use of the development shall not be permitted until a site-
specific Operation and Maintenance Manual for the lifetime of the development, 
pertaining to the surface water drainage system and prepared by a suitably competent 
person, has been submitted to and approved in writing by the Local Planning Authority.  

The details of the manual to be submitted for approval shall include, as a minimum: 

a) A timetable for its implementation; 
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b) Details of SuDS components and connecting drainage structures, including 
watercourses and their ownership, and maintenance, operational and access 
requirement for each component; 

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. 

Thereafter the drainage system shall be retained, managed, and maintained in 
accordance with the approved details. 

Reason 

To ensure that surface water flood risks from development to the future users of the 
land and neighbouring land are minimised, together with those risks to controlled 
waters, property, and ecological systems, and to ensure that the sustainable drainage 
system is subsequently maintained pursuant to the requirements of Paragraph 169 of 
the National Planning Policy Framework. 

Condition 5  Verification Report of Constructed Sustainable Drainage System 

The commencement of use of the development shall not be permitted until a site-
specific verification report, pertaining to the surface water sustainable drainage 
system, and prepared by a suitably competent person, has been submitted to and 
approved in writing by the Local Planning Authority.  

The verification report must, as a minimum, demonstrate that the surface water 
sustainable drainage system has been constructed in accordance with the approved 
drawing(s) (or detail any minor variations) and is fit for purpose. The report shall 
contain information and evidence, including photographs, of details and locations 
(including national grid references) of critical drainage infrastructure (including inlets, 
outlets, and control structures) and full as-built drawings. The scheme shall thereafter 
be maintained in perpetuity. 

Reason 

To ensure that surface water flood risks from development to the future users of the 
land and neighbouring land are minimised, together with those risks to controlled 
waters, property, and ecological systems, and to ensure that the development as 
constructed is compliant with the requirements of Paragraphs 167 and 169 of the 
National Planning Policy Framework. 
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Reason for Pre-Commencement Conditions 

Drainage is not only a material consideration but an early and fundamental activity in 
the ground construction phase of any development and it is likely to be physically 
inaccessible at a later stage by being buried or built over. It is of concern to all flood 
risk management authorities that an agreed approach is approved before 
development commences to avoid putting existing and new communities at risk. 

The National Planning Policy Framework considers sustainable drainage systems to 
be important and states that they should be incorporated unless there is clear evidence 
that this would be inappropriate and, as such the Lead Local Flood Authority needs to 
be confident that flood risk is being adequately considered, designed for and that any 
residual risk is being safely managed. To be able to do this the Lead Local Flood 
Authority requires an amount of certainty either by upfront detail or secured by way of 
appropriate planning condition(s). 

The proposed pre-commencement condition(s) allows for the principle of development 
to be granted and full detailed drainage designs to be conditioned for approval via a 
discharge of condition application which could be more favourable to developers in 
terms of less delay and less financial outlay early in the process. Non-acceptance of 
the pre-commencement condition could lead the Lead Local Flood Authority to object 
to the principle of development until all residual risk issues are safely managed. 

The Lead Local Flood Authority asks to be consulted on the details submitted for 
approval to your authority to discharge these conditions and on any subsequent 
amendments/alterations. 

Informative  

Informative 01  Connection to Public Sewer 

The applicant will require an agreement with the appropriate Water and Sewerage 
Undertaker to connect to the public sewerage system, alongside any Section 104 
agreements for the adoption of the proposed surface water sustainable drainage 
system.  

Informative 02  Appropriate Legal Agreement  

The proposed outfall may require a legal agreement with a third party to access and 
construct the outfall in addition to any permission(s) from flood risk management 
authorities. Evidence of an in-principle agreement(s) should be submitted to the Local 
Planning Authority. 

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 discharge of conditions stage: 

The applicant should further explore options for discharging surface water at the 
calcultated Qbar of 2.77l/s, although United Utilities adoption guidelines specify a 
discharge rate of 5l/s, management and maintenance arrangements should not take 
priority over potential flood risk from not discharging at the pre-development rate.  
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Updated climate change allowances were published by the Environment Agency on 
Gov.uk on 10 May 2022 to reflect the latest projections in UKCP Local (2.2km) and 

-drainage: Ensemble climate change rainfall estimates 
or planning 

applications validated on or after 10 May 2022 incorporate the new climate change 
allowances, unless the local planning authority advise otherwise. 

The climate change allowances recommended in our above condition 2 follow the new 
allowances and assume a development lifetime beyond 2100. If the Local Planning 
Authority deems a shorter development lifetime appropriate, these allowances should 
be changed in line with the guidance on gov.uk. For example, if a 50 year lifetime, is 
proposed by the applicant, allowances of 30% (3.3% AEP / 1 in 30) and 35% (1% AEP 
/ 1 in 100) would be appropriate. However, if a lifetime less than 100 years is adopted, 
the applicant must submit further evidence within the drainage strategy to justify why 
they have adopted a given lifetime for the development, in line with paragraph 026 of 
the Planning Practice Guidance. 

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

Yours faithfully,  

Harry McGaghey 

Lead Local Flood Authority 

 


