Technical Note

Subject: LLFA Objection Response

Client: Fence Gate Limited

Project No: 08336 Version: A

Document Ref: 08336-TN-02 Author: Andrea Nelmes

Date: 10/07/2026 Approved: Alison Caldwell

1.1.1 PJA on behalf of Fence Gate Limited, previously prepared a Surface Water and Foul Water

Drainage Technical Note (Version B, dated February 2025) in support of a full planning
application (Ribble Valley Borough Council ref. 3/2025/0100) for a two-storey, 38 bedroom hotel
located on the car park of the existing pub ‘The Eagle at Barrow’, Clitheroe. Herein referred to

as ‘the Site’.

1.1.2 This Technical Note has been prepared in response to the comments raised by Lancashire
County Council, in its capacity as the Lead Local Flood Authority (LLFA), within its consultation
response dated 20 October 2025, reproduced in Appendix A. The purpose of this document is
to provide additional technical justification and clarification in respect of the proposed drainage

strategy and address each of the matters raised by the LLFA.

2.1.1 The following sections respond to each of the matters raised by the LLFA. As demonstrated
below, the proposed drainage strategy has been developed following a detailed appraisal of the
site constraints and available discharge options. The use of a pumped surface water drainage
system has been adopted only after alternative gravity drainage solutions were considered and
discounted as not representing the most sustainable or reasonably practicable drainage
solution, consistent with the requirements of Standard S12 of the Defra Technical Standards for

Sustainable Drainage Systems.
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2.3.2
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Objection | - Inadequate Surface Water Sustainable Drainage Strategy

The LLFA has objected to the proposed surface water drainage strategy on the basis that
insufficient evidence has been provided to demonstrate why pumping is required to drain the
Site, in accordance with Standard S12 of the Defra Non Statutory Technical Standards for
Sustainable Drainage Systems. Specifically, the LLFA considers that the submitted information

does not adequately demonstrate why drainage by gravity is not reasonably practicable.
Response

The proposed surface water drainage strategy has been developed having regard to the drainage
hierarchy contained within both the CIRIA SuDS Manual (C753) and the National Standards for
Sustainable Drainage Systems (June 2025). In particular, Standard 1 (Runoff Destinations)

establishes the hierarchy of acceptable discharge destinations, reproduced below.
Standard 1: Runoff Destinations

(1.1) A ‘SuDS approach’ shall be adopted to address the management of surface water by the
development and where it should be discharged. Runoff shall be treated as a resource and
managed in a way that avoids negative impacts of the development on flood risk, the

morphology and water quality of receiving waters and the associated ecology.

(21.2) Runoff from the development shall be discharged to the following final destinations, to the

maximum extent practicable, in accordance with the below hierarchy:

Priority 1: collected for non-potable use
Priority 2: infiltrated to ground

Priority 3: discharged to an above ground surface water body

A W N R

Priority 4: discharged to a surface water sewer, or another piped surface water drainage

system
5 Priority 5: discharged to a combined sewer
Note 1: priority 1 is the highest priority and priority 5 is the lowest.
Note 2: for the purposes of this standard, a combined sewer is a sewer intended to receive both foul sewage and

surface runoff and does not include a sewer intended to receive only foul sewage, even if it has the capacity to

accommodate additional flows or has an element of surface water in it already.

(1.3) To utilise a lesser priority final destination, appropriate evidence shall be provided that
demonstrates all higher priority final destinations have been utilised to the maximum extent

practicable. Higher cost alone shall not be a reason to utilise lower priority final destinations.

/,
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(1.4) Where more than one final destination is utilised, each final destination’s ability to accept

runoff shall be maximised in order of priority.
Proposed Surface Water Drainage Strategy

In accordance with Standard 1, the proposed drainage strategy discharges attenuated surface
water runoff to the adjacent ordinary watercourse (Priority 3) via a pumped rising main, rather
than by gravity to the existing 150 mm diameter United Utilities combined sewer (Priority 5), as
illustrated on Figure 1 and Appendix B. Accordingly, the proposed strategy achieves a

significantly higher priority runoff destination than the only available gravity alternative.

5° outfall to existing P 4 \67.09 6803 NAAA
‘ watercourse within Site y
Y 7~ soundary
A\ . Outfall level: 66.72 670
< _ L& Existing Bed level: 66.42 a

F
0 TARMAC

. Additional Pump Storage

6706 CL:-67.15

Top of Tank: 65.94

1L 65.12

Tank Dimensions: 40x45x0.8
Attenuation Volume Required: 12.75m’
Attenuation Volume Provided: 13.68m’ 7/

) B L Lighlts
0o SW 05 (SW Pump) ";"; etun Proposed Attenuation Tank
- CL:67.01 - van CL:67.05
\®  L-65.12 \ . § Top of Tank: 65.94
v Proposed Discharge ‘—v ; — &2, IL65.14

Tank Dimensions: 8.0x11.0x0.8

Rate:201/s
Attenuation Volume Required: 65.21m’

Desxgn Head: 1.91m k

United Utilities

Combined Sewer 216/155,, Fwo:\asom
MH 4501 ( CL:66.26 ~@ SW04(d500)
|8 g CL 66.25 IL:63.93 [ cuer29
A ey IL63.88 v ! fon IL:65.16
- Diameter: 1500 2 A

/ SW03 (4508 )
v CL66.84

/ 1 .4 s
7 = 6% 94 ' 4 ~a__FWO02(4509)
7 CL 6720
i 2 L Tite IL: 65.04
R 4 [ 7 swo2(as09) &
. v | cL67.20 k
/ Al 6523
. / [a P2y
66 46 5 4 p

Figure 1: Excerpt from Indicative Foul & Surface Water Layout Dwg No. 08336-WR-0500



234

2.3.5

2.3.6

2.3.7

The LLFA's reference to Paragraphs 181 and 182 of the National Planning Policy Framework,
requiring sustainable drainage systems to have appropriate minimum operational standards, is
acknowledged. However, the operational resilience of the proposed pumped drainage system
should be considered alongside the alternative gravity discharge to the existing public combined
sewer. Whilst the use of pumps introduces a mechanical component requiring ongoing
maintenance, the proposed drainage strategy has been designed to ensure that, in the unlikely
event of pump failure, surface water can be safely contained on site. In addition to the required
attenuation storage of 65.21m3, the system incorporates a further 125m3 of emergency storage,
providing a total storage volume of approximately 190m3—almost three times the attenuation
volume required. This additional storage provides sufficient resilience to accommodate a
temporary pump outage, allowing time for inspection, maintenance and emergency response

without resulting in off-site flooding.

By comparison, directing surface water runoff by gravity to the existing 150 mm diameter public
combined sewer (refer to Appendix C for asset mapping) would unnecessarily introduce
additional hydraulic loading to existing combined sewer infrastructure during rainfall events
and, during periods of network exceedance, has the potential to increase the frequency and/or
volume of Combined Sewer Overflow (CSO) operation together with the associated risk of sewer

surcharge.

Although such a solution may be physically achievable, it represents the lowest priority runoff
destination within Standard 1 of the National SuDS Standards and has the potential to increase
the volume and frequency of Combined Sewer Overflows (CSOs) and the risk of sewer surcharge
during periods of intense rainfall. Any resulting flooding from the public sewer network would
also present a significantly greater environmental and public health risk owing to the potential
presence of foul sewage, whereas the consequence of a temporary pump failure would be

limited to the controlled storage of clean surface water within the site's designated low point.

The relative resilience and potential consequences associated with each drainage option are

summarised in Table 1 below.



2.3.8

3.11

3.1.2

Table 1: Comparison - Consequence of Failure

Pumped Discharge to Watercourse Gravity Discharge to Combined Sewer

Low probability of pump failure Hydraulic performance dependent on available
downstream sewer capacity

Additional emergency storage provided No additional resilience provided

Clean surface water flooding contained within Site’s low Potential foul flooding and pollution
point

Temporary storage of clean surface water Risk of foul sewer surcharge

No increase in CSO operation Potential increase in CSO frequency and/or volume

This approach is also supported by United Utilities. As part of the pre-development enquiry
(Reference 06662810-PDE, dated 25 November 2024), United Utilities confirmed that it would
expect surface water runoff to be pumped to the adjacent watercourse. Only where this
preferred option had been exhausted did United Utilities advise that it would have no objection,
in principle, to a restricted discharge of 2.0 |/s to the public combined sewer. The proposed
drainage strategy therefore accords with the expectations of the statutory sewerage undertaker

and reflects the discharge hierarchy established by the National SuDS Standards.

When considered against the National SuDS Standards as a whole, the proposed pumped
discharge represents the most sustainable drainage solution for the Site. Although gravity
drainage to the public combined sewer may be physically possible, it would require discharge to
the lowest priority runoff destination within the drainage hierarchy and would unnecessarily
increase hydraulic loading on the existing combined sewer network, with the potential to
increase the frequency and/or duration of Combined Sewer Overflow (CSO) operation during

periods of intense rainfall.

Conversely, the proposed pumped discharge enables attenuated surface water runoff to be
discharged to the preferred receiving watercourse whilst incorporating substantial emergency
storage to mitigate the unlikely event of pump failure. Accordingly, whilst a gravity connection
is technically achievable, it is not considered to represent the most sustainable or reasonably
practicable drainage solution for the Site. The proposed pumping arrangement is therefore fully
justified and accords with both Standard S12 and the wider objectives of the National SuDS
Standards.
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Lancashire
County ‘@e:‘@.
Council (,,"t;::-ﬂ?

Contact: Please contact the Local
Planning Authority

Date: 20 October 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: | 3/2025/0100

Proposed hotel development comprising two-storey building
Proposal: (use class C1) with associated parking and landscaping, bin
store, air conditioning units and new pedestrian access.

Land at The Eagle at Barrow Clitheroe Road Whalley BB7
9AQ

Location:

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 objects to the above application on the basis of:

Objection 1 — Inadequate Surface Water Sustainable Drainage Strategy

In the absence of an acceptable surface water sustainable drainage strategy to assess
the principle of surface water sustainable drainage associated with the proposed
development, we object to this application and recommend refusal of planning permission
until further information has been submitted to the Local Planning Authority.

Lancashire County Council
PO Box 100, County Hall, Preston, PR1 OLD

lancashire.gov.uk



Reason

Paragraphs 181 and 182 of the National Planning Policy Framework require major
developments to incorporate sustainable drainage systems that:

e take account of advice from the Lead Local Flood Authority;
e have appropriate proposed minimum operational standards;

e have maintenance arrangements in place to ensure an acceptable standard of
operation for the lifetime of the development; and

e where possible, provide multifunctional benefits.

The submission of basic information on how surface water is intended to be managed is
vital if the Local Planning Authority is to make informed planning decisions. In the absence
of acceptable information regarding surface water sustainable drainage, the Lead Local
Flood Authority cannot assess whether the development proposed meets the
requirements of Paragraph 182 of the National Planning Policy Framework or the Planning
Practice Guidance in principle. This is sufficient reason in itself for a refusal of planning
permission.

In particular, the submitted surface water sustainable drainage strategy fails to:

1. Provide evidence to demonstrate why pumping is required to drain the
development site in line with Standard S12 of the Defra Technical Standards for
Sustainable Drainage Systems.

Standard S12 of the Defra Technical Standards for Sustainable Drainage Systems
requires that pumping should only be used to facilitate drainage for those parts of
the site where it is not reasonably practicable to drain water by gravity. The
applicant has not provided robust evidence as to why pumping is required to drain
the development site, nor provided evidence as to why the proposed drainage
system cannot be drained by gravity. This is sufficient reason in itself for a refusal
of planning permission.

Overcoming our Objection

You can overcome our objection by submitting information that covers the deficiencies
highlighted above and demonstrates how surface water will be managed on-site, to satisfy
Paragraphs 181 and 182 of the National Planning Policy Framework, the Planning
Practice Guidance, and the Defra Technical Standards for Sustainable Drainage Systems.
If this cannot be achieved we are likely to maintain our objection to the application.
Production of this information will not in itself result in the removal of an objection.

The Lead Local Flood Authority asks to be re-consulted with the results of the amended
site-specific flood risk assessment and/or amended sustainable drainage strategy and/or
SuDS Pro-forma. We will provide you with further comments within 21 days of receiving
formal re-consultation. Re-consultations should be sent to our identified mailbox.

Our objection will be maintained until the amended documents, as outlined above, have
been received. Production of the amended documents will not in itself result in the removal
of an objection.

lancashire.gov.uk
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If the applicant wishes to discuss our objection with the Lead Local Flood Authority, they
can do so through our planning advice service.

Lead Local Flood Authority - Site-Specific Advice

The following advice is provided to inform the applicant and the Local Planning Authority
of any additional concerns with the application:

New Standards for Sustainable Drainage Systems

We note that the principle of development was agreed prior to the new Standards for
Sustainable Drainage Systems which were published on the 19 June 2025. Whilst the
development proposed by the applicant was considered appropriate at the time, the
applicant is encouraged to apply the new Standards to the design of the development,
wherever possible.

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.

Material Changes to this Planning Application

If there are any material changes to the submitted information which impact on surface
water, the Local Planning Authority is advised to consider re-consulting the Lead Local
Flood Authority via our identified mailbox.

If you decide to approve contrary to our advice

If the Local Planning Authority grants planning permission for this development contrary
to our advice, then we will be unable to support this application in an appeal or to assist
with the discharge of any planning conditions, including surface water or flood risk
conditions that we have not recommended.

The Local Planning Authority should be aware that any development built after 1 January
2012 is not eligible for Grant-in-Aid funding from central government to study or alleviate
flood issues. This is set out in section 9.3 of the Memorandum relating to capital grants
for local authorities and internal drainage boards in England.

Please send a copy of the decision notice to our identified mailbox.
Yours faithfully,
Harry McGaghey

Lead Local Flood Authority

lancashire.gov.uk


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/
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://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/768441/Memorandum-relating-to-capital-grants-for-local-authorities-and-internal-drainage-boards-in-England-2018.docx
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/768441/Memorandum-relating-to-capital-grants-for-local-authorities-and-internal-drainage-boards-in-England-2018.docx

Appendix B

Proposed Surface & Foul Drainage Strategy
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Appendix C

United Utilities Asset Mapping



United
Utilities

Water for the North West

How to contact us:
United Utilities Water Limited
Property Searches

PJA Ltd Haweswater House
Lingley Mere Business Park

Park Point Great Sankey

High Street, WSP UK Ltd Warrington

Birmingham, The Mailbox WAS 3LP

B31 2UQ
Telephone: 0370 7510101

FAO: E-mail: propertysearches@uuplc.co.uk
Your Ref: 08336 Eagle at the Barrow
Our Ref: UUPS-ORD-595526
Date: 28/08/2024

Dear Sirs

Location: THE EAGLE AT BARROW CLITHEROE ROAD, BARROW, CLITHEROE, BB7 9AQ

| acknowledge with thanks your request dated 20/08/2024 for information on the location of our services.
Please find enclosed plans showing the approximate position of United Utilities’ apparatus known to be in the vicinity of this site.

The enclosed plans are being provided to you subject to the United Utilities terms and conditions for both the wastewater and water
distribution plans which are shown attached.

If you are planning works anywhere in the North West, please read United Utilities’ access statement before you start work to check
how it will affect our network. http://www.unitedutilities.com/work-near-asset.aspx .

| trust the above meets with your requirements and look forward to hearing from you should you need anything further.

If you have any queries regarding this matter please contact us .

Yours Faithfully,

Karen McCormack
Property SearchesManager

UUWaterlLtd/041/03-15 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
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United
Utilities
Water for the North West

TERMS AND CONDITIONS - WASTEWATER AND WATER DISTRIBUTION PLANS

These provisions apply to the public sewerage, water distribution and telemetry systems (including sewers which are the subject of
an agreement under Section 104 of the Water Industry Act 1991 and mains installed in accordance with the agreement for the self
construction of water mains) (UUWL apparatus) of United Utilities Water Limited "(UUWL)".

TERMS AND CONDITIONS:

- This Map and any information supplied with it is issued subject to the provisions contained below, to the exclusion of all others
and no party relies upon any representation, warranty, collateral contract or other assurance of any person (whether party to this
agreement or not) that is not set out in this agreement or the documents referred to in it.

- This Map and any information supplied with it is provided for general guidance only and no representation, undertaking or
warranty as to its accuracy, completeness or being up to date is given or implied.

- In particular, the position and depth of any UUWL apparatus shown on the Map are approximate only. UUWL strongly
recommends that a comprehensive survey is undertaken in addition to reviewing this Map to determine and ensure the precise
location of any UUWL apparatus. The exact location, positions and depths should be obtained by excavation trial holes.

- The location and position of private drains, private sewers and service pipes to properties are not normally shown on this Map
but their presence must be anticipated and accounted for and you are strongly advised to carry out your own further enquiries
and investigations in order to locate the same.

- The position and depth of UUWL apparatus is subject to change and therefore this Map is issued subject to any removal or
change in location of the same. The onus is entirely upon you to confirm whether any changes to the Map have been made
subsequent to issue and prior to any works being carried out.

- This Map and any information shown on it or provided with it must not be relied upon in the event of any development,
construction or other works (including but not limited to any excavations) in the vicinity of UUWL apparatus or for the purpose of
determining the suitability of a point of connection to the sewerage or other distribution systems.

- No person or legal entity, including any company shall be relieved from any liability howsoever and whensoever arising for any
damage caused to UUWL apparatus by reason of the actual position and/or depths of UUWL apparatus being different from
those shown on the Map and any information supplied with it.

- If any provision contained herein is or becomes legally invalid or unenforceable, it will be taken to be severed from the remaining
provisions which shall be unaffected and continue in full force and affect.

- This agreement shall be governed by English law and all parties submit to the exclusive jurisdiction of the English courts, save
that nothing will prevent UUWL from bringing proceedings in any other competent jurisdiction, whether concurrently or otherwise.

UUWaterlLtd/041/03-15 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
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The position of the underground apparatus shown on this plan is approximate only and is given in accordance with the best information currently available. United Utilities Water will not accept liability for any loss or damage caused by the actual position being different from those shown.

Crown copyright and database rights 2023 Ordnance Survey 100022432. Unauthorised reproduction will infringe these copyrights.
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