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Executive Summary 

1. Outline planning permission was granted on 01 September 2017 for “residential 
development for up to 55 dwellings with landscape buffer and new vehicular 
accesses from Bartlow Road” under planning reference S/1963/15/OL. 
 

2. Approval of matters reserved for appearance, landscaping, layout, and scale 
(comprising 55 dwellings) was later granted on 15 November 2019 under 
planning reference S/2501/19/RM. 
 

3. Condition 10 of the outline consent requires, prior to the commencement of any 
development, a detailed scheme for the provision and implementation of flood 
risk and surface water drainage mitigation to be submitted to and approved in 
writing by the Local Planning Authority, in consultation with the Environment 

 



Agency, Lead Local Flood Authority and Linton Parish Council. The condition 
was imposed to ensure a satisfactory method of surface water drainage and to 
prevent the increased risk of flooding. 

 
4. This application seeks to agree those details. 

 
5. The concerns from Linton Parish Council in relation to the submitted scheme 

are noted. 
 

6. However, the Council’s specialist advisors and statutory consultees, namely the 
Environment Agency and the Lead Local Flood Authority, consider the surface 
water drainage scheme to be acceptable and to provide a satisfactory method 
of surface water drainage and to prevent the increased risk of flooding. 
 

7. Officers therefore consider that the details submitted, as amended, comply with 
the requirements of condition 10 of the outline consent, relevant national and 
local planning policy and the condition should be discharged. 

Relevant planning history 

8. S/1963/15/CONDF – Submission of details required by condition 5 (Hard and 
Soft Landscaping) of planning permission S/1963/15/OL – Approved (13 August 
2021). 
 

9. S/1963/15/COND5 – Condition 5 - Landscaping – Appealed for Non-
Determination (decision pending). 

 
10. S/1963/15/COND10 – Condition 10 - Drainage – Appealed for Non-

Determination (decision pending). 
 
11. S/1963/15/CONDD – Submission of details required by condition 17 (EDS) of 

planning permission S/1963/15/OL – Approved (21 May 2021). 
 
12. S/1963/15/CONDC – Submission of details required by condition 18 (CEMP) of 

planning permission S/1963/15/OL – Approved (21 May 2021). 
 

13. S/2501/19/RM – Approval of matters reserved for appearance landscaping 
layout and scale following outline planning permission S/1963/15/OL for 
residential development for up to 55 dwellings with landscape buffer and new 
vehicular access from Bartlow Road – Approved (15 November 2019). 
 

14. S/1963/15/OL – Residential development for up to 55 dwellings with landscape 
buffer and new vehicular accesses from Bartlow Road – Approved (01 
September 2017). 

 
15. S/1577/15/E1 – EIA Screening Opinion for residential development – No 

objections (15 July 2015). 



Planning policies 

National Guidance 

16. National Planning Policy Framework 2021 
National Planning Practice Guidance  
National Design Guide 2019 

South Cambridgeshire Local Plan 2018 

17. CC/7 – Water Quality 
CC/8 – Sustainable Drainage Systems 
CC/9 – Managing Flood Risk 
HQ/1 – Design Principles 

South Cambridgeshire Supplementary Planning Documents (SPD): 

18. Sustainable Design and Construction SPD – Adopted January 2020 
Cambridgeshire Flood and Water SPD – Adopted November 2016 

Consultation 

19. Linton Parish Council – Objection. 
 
Comments received 25 May 2021 
 
The document showing overland surface water routes is very concerning. 
 
The land north of the development site slopes significantly between Horseheath 
Rd and Bartlow road (and continues sloping towards the river). The blue arrows 
show the water reaching the northern edge of the northern site and then turning 
eastwards along a contour to avoid entering the site. No drainage features have 
been proposed that would enable this to happen. The reality is that water will 
continue to flow downhill according to the laws of gravity into the gardens (and 
potentially homes) of the occupants as has occurred in adjacent sites. 
 
Similarly, no consideration has been given to the surface water flow witnessed 
from the roads to the north of Bartlow Road into the site itself (Ridgeway and 
Kenwood Gardens) and how this is likely to flow into the spine road on the 
southern site. Surface water flow along Bartlow road certainly does not simply 
flow to the east of the site entirely as is shown in this plan. 
 
The SUDS scheme would appear to be in the wrong position to deal with the 
surface water flow as shown by the blue arrows. 
 
The agreed planting barrier on the southern boundary, to keep pets and 
residents from the river, has again disappeared. 



 
As the developer has made “no material amendments” to the plans since the 
last submission, previous LPC comments still stand. 
 
The southern site layout still shows the foul water drain going to the Bartlow 
Road manhole, contrary to explicit conditioning. 
 
The main concern of LPC in relation to the drainage of this site is that the 
representations of the EA flood maps are categorically incorrect when 
compared with the real life experienced by the village. The EA flood maps from 
both river water and surface water are being challenged by LPC following 
discussions with the EA and LLFA. 
 
Comments to support objections to this and previous submissions: 
 
The area shown as Flood zone 3 with a flood risk of 1 in 100 (or greater) each 
year has been shown with photographic evidence to have flooded 3 times in 3 
months since December 2020. The river heights recorded at the monitoring 
station by the site showed water heights between 0.827m and 0.872m during 
the periods of the photos submitted to SCDC, the EA and the LLFA. 
 
The EA states that flooding in the local area is possible in the event that the 
water height at this monitoring station is over 0.74m. Since 2012 water heights 
have been recorded by the EA as follows: 

- Water height between 0.74m to 0.84m - number of occasions 17 
- Water height between 0.84m to 0.94m - number of occasions 9 
- Water height between 0.94m to 1.04m - number of occasions 1 
- Water height between 1.04m to 1.14m - number of occasions 4 

 
On 17 occasions in the last 9 years (April 2012 to May 2021) the river has 
reached the heights where the water levels shown in the photographs supplied 
have been exceeded. This means that the area shaded in dark blue as flood 
zone 3 actually has a risk of flooding at least 1.9 times every calendar year 
based on this recent evidence.  
 
Also provided to the SCDC, the EA and LLFA is a photograph of the site taken 
following the flooding event in 2001 along with the closest comparison possible 
in 2021 given the change in the season, trees and camera technology. This is 
the most recent of our, on average, 30 year flooding events. The photograph is 
sadly not angled up the site to demonstrate the actual water level as no one in 
the local area ever thought that “Noah’s Flood Field” (it’s local name) would 
ever be put forward for development. The EA flood maps for 2001 and 1968 
provided by the applicant in the OL application represent the real zone 2 flood 
risk on this site (although we would argue that the risk of flooding is 
considerably greater than the 1 in 100 to 1 in 1000 year event that this is 
supposed to represent – with the highest levels being reached at least once in 
every 100 years if not once in every 30). The archaeological evidence showing 
“river silt” at the 43.5m contour line concurs with this. This evidence was clearly 
taken into account when the neighbouring properties in Finchams Close were 
developed in the 1970s. The properties have all been built above this level, with 



those closest to the river/its flood plain having at least a 1m drop in their 
gardens. Their gardens then adjoin a drainage ditch to mitigate flooding 
potential. In 2001 the gardens of these properties were flooded, but the houses 
remained dry.  
 
The metadata of the photos submitted should give their dates, times and 
locations – they are supplied unedited except with a reduction in resolution to 
allow more pictures to be submitted in one email. These images can be 
resupplied with a map detailing their exact locations and at full resolution if 
required. 
 
One final point about LPC understanding of “breaching the aquifer” in response 
to the comments from the developer. Aquifers are layers of porous rock (in our 
case chalk) that sit on top of impermeable rock. The rock in a principal aquifer 
has high intergranular and/or fracture permeability enabling them to provide a 
high level of water storage (it contains more air pockets). Had the trial hole that 
could not hold a head of water been dug into a consistent layer of chalk, 
porosity readings consistent with chalk would have been achieved. The fact that 
huge volumes of water “disappeared” so rapidly is indicative that the base of the 
pit was into or at least at the top of the rock with higher permeability or a 
fracture/fault consistent with the principal aquifer – hence our terminology that 
the aquifer had been breached. 
 
LPC Decision: Object and do refer this to the District Council Full Planning 
Committee 
 
Comments received 26 March 2021 
 
Additional Comments from Linton Parish Councils (LPC) Planning Consultant 
under instruction from LPC 
 
We note there are 76 documents submitted for this condition. They do not take 
into account the substantially reduced area of porosity indicated by the revised 
landscape plans submitted under condition 5. 
 
Section 6 of the surface water letter acknowledges that the southern site had 
poor insitu soakage tests and high ground water levels, and is therefore 
unsuitable for infiltration. These same ground conditions and previous recorded 
flooding events make development of the buildings and pumping station in the 
same area risky. However, even the Northern site porosity tests failed and the 
proposal therefore does not comply with the requirements. 
 
The solution proposed is that all the water would instead be discharged to the 
River Granta. There is no acknowledgement within the document (only the 
ecology letter) that this is a Protected Chalk Stream, and that there should be a 
suitably enhanced level of protection for the river and its ecology. It therefore 
poses a risk to ecology and the environment. 
 
The new drainage proposal to discharge the surface water drainage to the chalk 
stream has not yet been assessed as part of the conditions for the ADS and 



CEMP. It has less detail than previously, and previous objections about the 
design and impact of the proposed swale, outfalls and hydro brake are likely to 
still apply. 
 
The SDP Surface Water Drainage letter proposes that in the event of a sewer or 
overland flow flood event, the flood water will not enter the buildings, but will 
instead flood/pond external hardstanding/landscaping areas. These external 
areas are now designed to discharge into the chalk river, and therefore the new 
proposal is likely to cause risk of contamination. 
 
The SuDs Maintenance Plan 2.5 page 2 proposes that the road drainage is 
adopted by Anglian Water. This is unlikely to occur, as it has already been 
refused and the falls do not comply with Building Regulations, and Highways 
has also refused to adopt the roadways for reasons that include that the slopes 
are not compliant and the smart sponges are expensive to maintain. Very little 
information is provided about the maintenance company Abbey employ and it 
appears from Companies House to be dormant, so is of little assurance. 
 
Scaling off the drawings, the Northern Site concrete ring soakaways are located 
too close to the road and possibly also too close to the nearest house. 
 
Rainwater runs onto the permeable paving from the roadways, and is therefore 
contaminated. This has not been taken into account in the maintenance and the 
Smart Sponges are only provided for the roadway. Highways do not adopt 
permeable paving so this critical drainage infiltration scheme relies on individual 
householders and their maintenance. 
 
The infiltration into individual rear gardens is not a SuDS scheme as there is no 
sequence of infiltration, and should it fail in times of flood, it is likely to result in 
flooding elsewhere. 
 
The Attenuation Pond/swale, hydro brake and headways are not part of the 
approved OL and RM plans. The precast concrete sandbags are poor quality 
structures and would not last for the life of the development, especially as the 
pond is located within a public open space. The appearance of the sandbags, 
hydro brake and headways is not natural and rural and is not appropriate for the 
views and appearance of the river valley. 
 
The road tracking drawings submitted for this condition are relevant to another 
condition so should not be approved under this.  
 
The Test Locations of November 2019 do not appear to correspond with the 
evidence on site, as location TP4 is in the position of a topsoil mound and TP5 
within the cleared archaeological site. In those locations the conditions would 
not be as drawn. The infiltration calculations have the same issues as before, 
as (for instance) they do not appear to accord with the CIRIA soil types for the 
relevant types of soil reported in the 2015 Rossi Report. 
 
The RSK Report of 20 March 2020 Section 3 reports on the 2017 porosity trial 
pits. These were the tests that failed and included pits TP7 and TP10 which are 



likely to have breached the aquifer, as substantial amounts of water were 
poured into the pit and quickly disappeared. Under the regulations, this should 
have been a failure, but in Section 4 of the Report, the speed of water loss is 
then used to average out the results so that the poor porosity results elsewhere 
were improved. The 2017 results are also confused with the later tests after the 
archaeological dig of 2018 as Section 4 reports that TP6 was abandoned 
because it was in the position where topsoil had been removed for archaeology. 
 
The maps show no tests described in this report were located where the 
scheme proposes the two major infiltration positions. 
 
The exceedance flow route in the event of the design not being capable to 
dealing with the demand, proposes all water for the Northern site flows down 
onto Bartlow Road. Highways have not responded on this but are likely not to 
agree. As LPC’s videos show, a substantial amount of water already flows down 
via the North site onto Bartlow Road, and this proposed design would make the 
flooding worse.  
 
In response to the letter of 24 October 2020, we note that the EA map provided 
by LPC is that of actual recorded flood events of 1968 and 2001. There is no 
reason why any future event would be less extensive than this, especially in 
light of Climate Change. As the photographic and cellar evidence shows, 
numerous flood events, prior to the construction of the EA monitoring station, 
were worse than these two EA recorded events. The NPPF policies and 
footnote 50 are based on flood risk, and this includes evidence of prior flood 
events where there is a vulnerable use (housing). 
 
There is a new ditch within the public open space next to the proposed swale. It 
involves conflict with the EDS and CEMP and the principles of conditions 17 
and 18 so should not be discharged under this condition. It is not approved 
under RM and will breach the buffer zone and ensure that voles etc no longer 
have the separation for their protection described in the EDS. 
 
The data used for porosity is not robust, and the design relies on high 
maintenance details such as smart sponges. As a result, there is a greater risk 
of flooding on site and elsewhere. The proposal introduces a swale on 
infiltration crates, with poor quality materials based predominately on concrete, 
despite being within a key valley landscape location. 
 
The issues with the proposed swale are as previously commented, and this 
structure is not part of the RM approved plans. 
 
LPC Decision: Object and (unless minded to refuse under delegated powers), 
refer this to the District Council Full Planning Committee. 
 
Comments received 22 March 2021 
 
The comments received on 22 March provide a copy of the objection and 
comments made to application S/1963/15/COND10 and comprises 14 pages. 
As the comments relate to a separate submission, albeit on a related topic, 



those comments are not reproduced within the report but are appended to it for 
reference and transparency. 
 
A full copy of the comments received from Linton Parish Council on 25 May, 26 
March and 22 March is available in Appendix 1. 
 

20. Ecology Officer – No objection. 
 

The proposals for the drainage layout have not been altered in a way which 
would cause additional ecological impacts since my colleague’s comments of 
6th January 2021. The letter from ACD Environmental (undated) confirming a 
legally-compliant approach for water vole and pollution prevention measures 
has also been resubmitted. Therefore, there is no objection to the proposed 
drainage layout. 
 

21. Environment Agency – No objection. 
 
Comments dated 02 March 2021: 
 
We are satisfied that the proposed soakaways in the northern part of the site 
will maintain adequate clearance above peak seasonal groundwater levels. We 
therefore have no objection to the discharge of Condition 10. 
 
Comments dated 12 May 2021: 
 
I confirm that we have no objection, in principle, to the discharge of condition 10 
subject to the approval of the LLFA. 
 

22. Lead Local Flood Authority – No objection, as amended. 
 
Comments dated 26 May 2021 
 
Surface water from private areas in the northern site will be managed by 
infiltration through individual plot soakaways and permeable paving. The 
northern site access road will drain into a ring soakaway. The southern site will 
be managed by permeable paving and a balancing pond with crated storage 
and a flow control, which will restrict surface water to 2.8 l/s during all events up 
to and including a 1 in 100 year storm event plus a 40% allowance for climate 
change. Surface water from the balancing pond will then pass through a filter 
trench with gravel riffles to provide a final element of surface water treatment 
before out-falling into the River Granta. 
 
Water quality has been adequately addressed when assessed against the 
Simple Index Approach outlined in the CIRIA SuDS Manual. The SuDS 
management train consisting of permeable paving, swales, a balancing pond 
and a filter strip with gravel riffles will provide sufficient surface water treatment 
prior to discharging into the River Granta chalk stream. The permeable paving, 
balancing pond, ditch outfall and public soakaways will be managed by a private 
management company in line with the Ciria SuDS Manual. The ring soakaways 
serving the public access roads will be managed by the Local Highways 



Authority. 
 
It has been identified that the southern site experienced flooding from the River 
Granta on the 21st October 2001. The river level at this time was recorded at 
41.576 metres AOD, the highest level ever recorded. Finished floor levels will 
be set to a minimum of 42.200 metres AOD. According to the most up-to-date 
Environment Agency flood plain modelling, the balancing pond will be located 
entirely within Flood Zone 1. The southern part of the southern site experienced 
further flooding from the River Granta in December 2020/ January 2021. The 
applicant has however provided photographic evidence to confirm that this 
flooding was confined to the EA modelled flood zones and did not extend to the 
part of the site proposed for development. 
 
An overland flow plan has been provided to demonstrate that surface water 
flows from Bartlow Road would be routed along the eastern undeveloped area 
of the site towards the River Granta. Overland flows coming from Bartlow Road 
to the north-west would flow onto the site following local topography, and be 
intercepted by the sites drainage system. The proposed drainage system will 
accept surface water flows during all events up to and including a 1 in 100 year 
storm event plus a 40% allowance for climate change, with no system flooding 
anticipated in such an event.  
 

23. Sustainable Drainage Engineer – No comment received to amended 
submission (11 May 2021). 
 
Original comments dated 31 March 2021: 
 
The Lead Local Flood Authority are in consultation with the Environment 
Agency with concerns about the existing flood risk modelling/mapping of the 
site. The LLFA has requested that the applicant performs additional localised 
modelling to clarify the feasibility of the proposed scheme. 
 
We support the LLFA response dated 22/03/2021 

Representations from members of the public 

24. One representation has been received from The Limetrees, All Saints Rd, 
Ipswich. A full redacted version of the comments can be found on the Council’s 
website. In summary the following concerns have been raised: 

- Jointly own the land adjacent to the southern residential application. 
- Details do not provide reasonable assurance that the drainage proposal 

would not result in groundwater contamination from cars and streets 
which could percolate into surrounding shallow groundwater and affect 
our land. 

- Main SuDS feature is at southern boundary adjacent to our land; data 
does not provide assurance that during high rain events flood risk would 
not be increased from run off to this single large feature. 

- Risk that the floodplain storage capacity could be in part taken up by 
seepage from the SuDs feature thus negatively affecting our land and the 
Granta River. 



- The long term maintenance plans for SuDs do not provide robust 
assurance that they will be maintained in good order for the lifetime of 
the development, in fact the expected time period for its duration is not 
mentioned. 

The site and its surroundings 

25. The site is located outside of the development framework boundary of Linton 
and in the countryside. It is situated to the east of the village and comprises 
land to the north and south of Bartlow Road covering an area of approximately 
3.5 hectares. The land rises to the north. A public right of way lies to the east of 
the northern parcel of the site while the River Granta, a County Wildlife Site, 
runs within a valley to the south west of the southern parcel. Residential 
development lies to the west of the site.  
 

26. The site lies mainly within Flood Zone 1 (low risk), with the southernmost 
portion of the southern parcel being within Flood Zones 2 and 3 (medium and 
high risk). 

 
27. The site benefits from outline and reserved matters permission for the 

development of 55 residential properties and associated works. 

The proposal 

28. The application seeks to discharge condition 10 of outline consent 
S/2503/15/OL, which requires the submission and approval of a detailed 
scheme for the provision and implementation of flood risk and surface water 
drainage mitigation. 
 

29. The full wording of condition 10 is set out below: 
 

Prior to the commencement of any development, a detailed scheme for the 
provision and implementation of flood risk and surface water drainage 
mitigation shall be submitted to and approved in writing by the Local 
Planning Authority in consultation with the Environment Agency, Lead Local 
Flood Authority and Linton Parish Council. Before these details are 
submitted an assessment shall be carried out of the potential for disposing 
of surface water by means of a sustainable drainage system in accordance 
with the principles set out in the National Planning Policy Framework and 
the National Planning Policy Guidance, and the results of the assessment 
provided to the local planning authority. The system should be designed 
such that there is no surcharging for a 1 in 30 year event and no internal 
property flooding for a 1 in 100 year event + 30% an allowance for climate 
change. The submitted details shall be in accordance with the Flood Risk 
Assessment reference 151077 dated July 2015 by Rossi Long Consulting 
and provide information about the design storm period and intensity, the 
method employed to delay and control the surface water discharged from 
the site and the measures taken to prevent pollution of the receiving 
groundwater and/or surface waters. The scheme shall take into account any 
subsequent changes in any revised flood map produced by the 



Environment Agency between approval and implementation of the scheme. 
The scheme shall be constructed and completed in accordance with the 
approved plans prior to the occupation of any part of the development or in 
accordance with the implementation programme agreed in writing with the 
Local Planning Authority. 
(Reason - To ensure a satisfactory method of surface water drainage and to 
prevent the increased risk of flooding in accordance with Policies DP/1 and 
NE/11 of the adopted Local Development Framework 2007.) 

 
30. Condition 10 of the outline consent refers to Policies DP/1 (Sustainable 

Development) and NE/11 (Flood Risk) of the Local Development Framework 
2007, which have since been replaced by Policies HQ/1, CC/7, CC/8 and CC/9 
of the South Cambridgeshire Local Plan 2018. For the avoidance of doubt, full 
copies of these policies are provided in Appendix 2.  

Policy Background 

31. Chapter 14 of the National Planning Policy Framework (NPPF) deals with 
meeting the challenge of climate change, flooding and coastal change. 
Paragraph 167 of the NPPF sets out that when determining any planning 
applications, local planning authorities should ensure that flood risk is not 
increased elsewhere. Development should only be allowed in areas at risk of 
flooding where (in light of a site-specific flood-risk assessment and the 
sequential and exception tests, as applicable) it can be demonstrated that it 
incorporates sustainable drainage systems.  
 

32. At a local level, Policies CC/7, CC/8 and CC/9 of the South Cambridgeshire 
Local Plan 2018 are relevant to the assessment of the details submitted. Policy 
CC/7 deals with the protection and enhancement of water quality, Policy CC/8 
deals with sustainable drainage systems and sets out that development 
proposals must incorporate appropriate sustainable surface water drainage 
systems (SuDS) appropriate to the nature of the site, and Policy CC/9 deals 
with managing flood risk. As noted above, full copies of these policies are 
provided in Appendix 2. 
 

33. The Cambridgeshire Flood and Water SPD provides guidance on the approach 
taken to the design of new development to manage and mitigate flood risk, 
including sustainable drainage systems. The SPD promotes the surface water 
hierarchy as follows (figure 6.8): 

i) To ground in an adequate soakaway or some other adequate infiltration 
system; or where that is not reasonably practical 

ii) A watercourse; or where that is not reasonably practical 
iii) A surface water sewer; or where that is not reasonably practical 
iv) A combined sewer. 

 
34. The Greater Cambridge Sustainable Design and Construction SPD was 

adopted in January 2020. Several references are made to the Cambridgeshire 
Flood and Water SPD (2016) and specifically incorporates updates following the 
publication of the adopted Local Plan in 2018. Whilst it is acknowledged that the 



adoption of the Sustainable Design and Construction SPD was post the 
approval of the development under applications S/1963/15/OL and 
S/2501/19/RM and therefore the imposition of the condition currently under 
consideration, it is a material consideration in the assessment of this 
application. 

Planning Assessment 

Key Issues 

35. The key issues to consider in the determination of this application relate to 
whether the scheme ensures a satisfactory method of surface water drainage 
and prevents an increased risk of flooding. 

Surface Water Drainage & Flood Risk 

Overview 
 

36. The site is located within Flood Zones 1, 2 and 3 (low, medium and high risk) 
and comprises arable land and a water meadow that discharges into the river at 
the natural greenfield run-off rate. The River Granta is the most significant 
watercourse in the area and is located immediately to the south of the site. 
 

37. Outline consent S/1963/15/OL secured a parameter plan for the development of 
the site as part of the approved plans condition (condition 4), which set out the 
areas of proposed residential development and proposed strategic green buffer 
and undeveloped areas. The built-up areas, including private gardens, are 
wholly located within Flood Zone 1 (low risk). The buffer zone to the south 
would be partially located within Flood Zones 1, 2 and 3 (low, medium and high 
risk).  

 
38. The formal layout of the site has been established through reserved matters 

permission S/2501/19/RM, in line with the parameter plan secured at outline 
stage.  

 
39. As set out above, condition 10 of the outline consent requires, prior to the 

commencement of development, a detailed scheme for the provision and 
implementation of flood risk and surface water drainage mitigation.  

 
40. The condition also requires the details submitted to be in accordance with the 

Flood Risk Assessment submitted at outline stage (Rossi long Consulting, July 
2015) and to take into account any subsequent changes in any revised flood 
map produced by the Environment Agency between approval and 
implementation of the scheme. 

 
41. The application, as amended, is supported by an array of plans, documents and 

drainage calculations to demonstrate a satisfactory method of surface water 
drainage and to prevent the increased risk of flooding. 



 
Flood Risk Assessment (2015) Summary 

 
42. Outline consent S/1936/15/OL was supported by a site specific Flood Risk 

Assessment (Rossi Long Consulting, July 2015). The Assessment sought to 
provide information on the flood risks associated with the application site and to 
present appropriate mitigation measures for the proposed development where 
flood risk has been identified. A site specific flood map was provided in 
Appendix D of the Assessment. 
 

43. Paragraph 1.8 of the Assessment set out that the proposed surface water 
drainage strategy would include either the use of infiltration drainage techniques 
and/or a restricted discharge into the adjacent watercourse and the provision of 
on-site attenuation up to the critical 100 year plus climate change storm event, 
in accordance with the National Planning Policy Framework and the Flood Risk 
and Coastal Change Planning Practice Guidance. 

 
44. Section 4 of the Assessment undertook a review of flood hazard. Paragraph 

4.21 of the Assessment set out that the site was at a low risk of flooding from all 
sources except: (a) fluvial flooding, which was considered to present a medium 
risk due to the sites partial location within the flood plain of the River Granta; 
and (b) surface water flooding which was considered to present a medium risk 
due to the increased impermeable area created by the development of the site. 
Paragraph 4.22 of the Assessment went on to detail that the focus of the 
Assessment would be to mitigate the flood risks posed from these sources by: 
(a) sequentially locating all residential development outside of the extent of the 
fluvial flood plain; (b) incorporating the finished floor level and site level design 
parameters (as detailed within Section 5 of the Assessment); and (c) 
implementing an appropriate surface water drainage strategy using sustainable 
drainage techniques (as detailed within Section 6 of the Assessment). 

 
45. Section 5 (flood risk mitigation measures) of the Assessment recommended 

that the finished floor level of the residential dwellings be set a minimum of 
150mm – 300mm above the surrounding ground levels and adjacent 
highway/private drives. It also recommended that, where possible, all external 
hardstanding areas should be designed to fall away from the proposed 
dwellings so that in the event of a sewer surcharging or overland flow flood 
event, the flood water will not enter the buildings, but will instead flood/pond 
external hardstanding/landscaping areas.  

 
46. Turning to the reserved matters stage, matters of layout and scale were 

established though reserved matters permission S/2501/19/RM, with the 
supporting Design and Access Statement stating in paragraph 12.3 that floor 
levels have been set above the external adjacent ground level, noting the 
provisions of Section 5 of the Flood Risk Assessment. Condition 1 of the 
reserved matters permission secures a list of approved plans, including layout 
of the site and elevations and floor plans of the dwellings.  

 
47. Section 6 (surface water drainage strategy) of the Assessment looked at 

existing surface water runoff rates on the site against those that would arise 



because of the proposed development, noting that the development would 
introduce an impermeable area of approximately 1.39 hectares onto the site 
(prior to any mitigation measures being implemented into the drainage 
strategy). To ensure the development does not exceed the existing discharge 
rates (table 6.1 of the Assessment) the Assessment set out that adequate 
mitigation measures would be required as part of the proposed surface water 
drainage strategy. Paragraph 6.7 of the Assessment notes that climate change 
guidance would result in an increase to the peak rainfall intensity of 30%, which 
was incorporated into the surface water drainage strategy set out in the 
Assessment. 

  
48. Paragraph 6.8 of the Assessment set out that the development would 

incorporate a Sustainable Drainage System (SuDS) that suits the site conditions 
and location. The Assessment then considered the options of infiltration and 
restricted discharge. Both options indicatively illustrated the provision of an 
Infiltration Basin or Attenuation Lagoon as part of the layout in the southern 
portion of the site beyond the built form of development (as shown in Appendix 
G and Appendix I of the Assessment). 

 
49. Section 7 (offsite impact) of the Assessment set out that the area of 

development was located in flood zone 1 and therefore would not be located 
within the fluvial flow path of any watercourse and would not occupy any critical 
floodplain storage and therefore have no significant impact on the hydrological 
morphology of the surrounding area. The proposed surface water drainage 
strategy, as set out in Section 6 of the Assessment, would include either the use 
of infiltration techniques and/or a restricted discharge into the adjacent 
watercourse and the use of on-site attenuation and therefore would have no 
significant increase in the risk of surface water flooding to the site, its occupants 
or surrounding development.  

 
50. Section 8 (residual risk) of the Assessment considered remaining flood risks 

with the main residual flood risk considered to be from the possible blockages of 
sewers, both private and public, which surround and cross the site. Should the 
maintenance of these structures not be undertaken then there is an increased 
risk that they could cause on-site flooding. The Assessment noted that should 
the system be in private ownership then a maintenance company would be 
needed to ensure the effective long term use of the drainage system over the 
lifetime of the development, in the absence of an adopted system.  

 
51. The Assessment concluded that the proposed development was considered 

appropriate from a flood risk and drainage perspective, subject to the 
implementation of the recommended mitigation measures put forward as part of 
the Assessment. 

 
52. The Assessment was accepted at outline stage and cited in condition 10 of the 

outline consent and is therefore a material consideration in the assessment of 
this application.  

 
Revised Environment Agency Flood Maps 

 



53. Condition 10 of the outline consent includes a requirement for the developer to 
consider any changes in any revised flood map produced by the Environment 
Agency between approval and implementation of the scheme.  
 

54. Appendix C of the Flood Risk Assessment submitted to support the outline 
application included an Environment Agency Flood Map. 

 
55. The Southern Site Drainage Layouts submitted in support of the application to 

discharge condition 10 include the latest Environment Agency Flood Map, which 
have been illustrated alongside the consented layout and the proposed 
drainage strategy for the site.  

 
56. The flood zones illustrated on the submitted plans have been cross-referenced 

with the Flood Map currently available on the Environment Agency’s website 
and match those that are published by the Environment Agency. 
 
Assessment of the Scheme 

 
57. The application has been subject to formal consultation with the Environment 

Agency and the Lead Local Flood Authority, as required by condition 10 of the 
outline consent, who raise no objection to the proposed submission, as 
amended.  
 

58. The northern parcel of the site will manage surface water from private areas by 
infiltration through individual plot soakaways and permeable paving, while the 
northern site access road will drain into a ring soakaway.  

 
59. The southern parcel of the site will be managed by permeable paving and a 

balancing pond with crated storage and a flow control, which will restrict surface 
water to 2.8 l/s during all events up to and including a 1 in 100-year storm event 
plus a 40% allowance for climate change. Surface water from the balancing 
pond will then pass through a filter trench with gravel riffles to provide a final 
element of surface water treatment before out-falling into the River Granta. 

 
60. The applicant has provided an amended overland flow plan to demonstrate that 

surface water flows from Bartlow Road would be routed along the eastern 
undeveloped area of the site towards the River Granta (the plan was updated 
following initial objection from the Lead Local Flood Authority such that the 
revised plan reflects post development topography).  Overland flows coming 
from Bartlow Road to the north-west would flow onto the site following local 
topography and be intercepted by the sites drainage system.  

 
61. The proposed drainage system will accept surface water flows during all events 

up to and including a 1 in 100-year storm event plus a 40% allowance for 
climate change, with no system flooding anticipated in such an event. 

 
62. In terms of water quality, the Lead Local Flood Authority has confirmed that this 

has been adequately addressed when assessed against the Simple Index 
Approach outlined in the CIRIA SuDS Manual.  

 



63. The SuDS management train consisting of permeable paving, swales, a 
balancing pond and a filter strip with gravel riffles will provide sufficient surface 
water treatment prior to discharging into the River Granta chalk stream. The 
permeable paving, balancing pond, ditch outfall and public soakaways will be 
managed by a private management company in line with the Ciria SuDS 
Manual.  

 
64. No objection has been raised by the Environment Agency in respect of water 

quality and pollution control. 
 

65. A maintenance company will be established by the Applicant and managed with 
shared areas of roads and SuDS features. 

 
66. It has been identified that the southern site experienced flooding from the River 

Granta on 21 October 2001. The river level at this time was recorded at 41.576 
metres above ordnance datum (AOD), the highest level recorded. Finished floor 
levels will be set to a minimum of 42.200 metres AOD. According to the most 
up-to-date Environment Agency flood plain modelling, the balancing pond will 
be located entirely within Flood Zone 1.  

 
67. The southern part of the southern site experienced further flooding from the 

River Granta in December 2020 / January 2021, noting the concerns of Linton 
Parish Council in this regard. However, the applicant provided photographic 
evidence to confirm that this flooding was confined to the EA modelled flood 
zones and did not extend to the part of the site proposed for development. 

 
68. Officers are satisfied that the submission accords with the principles of the 

Flood Risk Assessment (Rossi Long Consulting, July 2015) submitted at outline 
stage and referenced on condition 10 of the outline consent.  
 

69. Officers are satisfied the submission has taken account of currently published 
flood maps produced by the Environment Agency, as required by condition 10 
of the outline consent. 

 
70. Overall, in consultation with the Environment Agency and the Lead Local Flood 

Authority, the proposed surface water drainage scheme is considered 
acceptable and to provide a satisfactory method of surface water drainage and 
to prevent the increased risk of flooding and to accord with the requirements of 
condition 10 of outline consent S/1963/15/OL. 

 
71. The proposal would therefore comply with Policies HQ/1, CC/7, CC/8 and CC/9 

of the Local Plan.   

Other Matters 

Ecology Officer Comments 
 
72. The application has been subject to formal consultation with the Council’s 

Ecology Officer given the relevance of the submission to separate ecological 



conditions also imposed on the outline consent and the need for a consistent 
approach.  
 

73. No objection is raised by the Council’s Ecology Officer to the details submitted 
to condition 10, as amended, while ecological details have already been 
discharged for an Ecological Design Strategy (outline condition 17) and a 
Construction Environmental Management Plan (outline condition 18) under 
applications S/1963/15/CONDD and S/1963/15/CONDC.   

 
Flood Events (July 2021)  
 

74. The Council received a letter from the Lead Local Flood Authority on 27 July 
2021 relating to the discharge of conditions applications for surface water 
drainage at the Bartlow Road site (S/1963/15/CONDG) and the Horseheath 
Road site (S/2553/16/CONDO). The letter followed flood events that occurred in 
Linton on 20 July 2021 and receipt by the Lead Local Flood Authority of several 
formal flood reports.  
 

75. The Lead Local Flood Authority requested that any drainage related 
applications for both sites be paused until further investigation was undertaken 
and completed. An extract of the letter which references this application 
(S/1963/15/CONDG) is provided below:  
 

S/1963/15/CONDG - Land To North And South Of Bartlow Road And 
Immediate Linton Cambridgeshire 
 
As surface water flooding occurred in the vicinity of the site (namely along 
Bartlow Road) on the 20th July 2021, we request that any drainage related 
applications for the site are paused while an investigation by the LLFA takes 
place to assess the cause of this flooding and risk of flooding to the 
proposed development. 

 
76. A full copy of the letter is enclosed in Appendix 3.  

 
77. The Lead Local Flood Authority provided a further letter to the Council on 26 

August 2021 following their investigation. The letter confirmed that the Lead 
Local Flood Authority were able to recommend the discharge of condition 10, 
stating that the submitted information confirm the application meets with 
national and local standards/policy and should therefore not result in an 
increase in surface water flood risk.  

 
78. A full copy of the letter is enclosed in Appendix 4.  

 
Linton Parish Council Comments  
 

79. The comments and objections of Linton Parish Council are noted, with officers 
acknowledging that Linton Parish Council are cited as a consultee as part of 
condition 10.  
 



80. The application has been subject for formal consultation with Linton Parish 
Council at all stages and copies of their concerns shared with the Lead Local 
Flood Authority for consideration as part of the assessment of the application. 
Virtual meetings have also taken place between Council Officers, the 
Environment Agency, the Lead Local Flood Authority and the Parish Council to 
discuss local concerns and the scheme put forward by the applicant. 

 
81. The details of the application, as amended, have been subject to a thorough 

and robust assessment by the relevant technical consultees, including 
additional investigation by the Lead Local Flood Authority following their letter of 
27 July 2021.  

 
82. As set out above, the position of the technical consultees is that the surface 

water drainage scheme is acceptable and provides a satisfactory method of 
surface water drainage and prevents the increased risk of flooding. 

 
83. Several points raised by the Parish Council have already been considered in 

the report. However, the following additional considerations are offered.  
 
84. In the Parish Council’s comments of 25 May 2021, reference is made to an 

historic flood event and archaeological evidence showing river sit at the 43.5 
metre contour line.  

 
85. In consultation with the Lead Local Flood Authority, the drainage scheme has 

been designed so that the proposed properties do not flood up to and including 
the 1 in 100 year storm event plus a 40% allowance for climate change. The 
Lead Local Flood Authority noted that it may be that the 43 metres was 
associated with an event of even greater intensity, however, it is difficult to give 
weight to that figure when formal Environment Agency records indicate the 
highest ever recorded level of 41.576 metres AOD in 2001, when severe 
flooding occurred across the country.  
 

86. The Parish Council raise concern that the planting barrier on the southern 
boundary of the site, to keep pets and residents from the river, has 
disappeared.  
 

87. Details of hard and soft landscaping have been discharged under application 
S/1963/15/CONDF, which show areas of soft landscaping adjacent to the river 
comprising trees, proposed woodland flower and grass mix areas, scrub and 
native planting.   

 
88. In the same comments concern is raised by the Parish Council that the 

southern site layout (drawing number E17-084-141 Rev C14. Dated 15 April 
2021) showed the foul water drain going to the Bartlow Road manhole, contrary 
to explicit conditioning (i.e., condition 11 of the outline consent).  
 

89. Although the application is submitted to deal with matters of surface water 
drainage, officers acknowledged this concern and requested a revised southern 
site layout plan to omit the foul water drain detail to the Bartlow Road manhole, 
to avoid any potential confusion or conflict between conditions.  



 
90. A revised southern site layout (drawing number E17-084-141 Rev C15. Dated 

03 June 2021) has been submitted to support the application and removes 
details of foul water drains on Bartlow Road.  

 
91. Officers consider the revised drawing an appropriate response to the Parish 

Council’s concern. 
 

92. In the Parish Council’s comments of 26 March 2021 reference is made to 
highways not adopting permeable paving and therefore the drainage infiltration 
scheme is reliant on individual householders and their maintenance. 

 
93. Condition 4 of the reserved matters permission, reference S/2501/19/RM, 

requires the developer to submit and agree details of the proposed 
arrangements for future management and maintenance of the proposed streets 
within the development. The condition requires the streets to thereafter be 
maintained in accordance with the approved management and maintenance 
details until such time as an Agreement has been entered into under Section 38 
of the Highways Act 1980 or a Private Management and Maintenance Company 
has been established. 
 

94. Officers are satisfied that, alongside the SuDS Maintenance Plan submitted in 
support of this application, condition 4 of the reserved matters permission 
provides sufficient comfort in respect of highway maintenance. 
 
Third Party Comments 

 
95. The comments made in a third-party representation are noted, with many points 

already considered in the report.  
 

96. In consultation with the Environment Agency and the Lead Local Flood 
Authority the scheme is considered to adequately address pollution control, to 
prevent an increased risk of flooding and to provide long-term maintenance 
arrangements, which can be secured as part of any formal decision through the 
list of approved plans and documents. 

Planning balance and conclusion 

97. The concerns of Linton Parish Council and residents in relation to the surface 
water drainage and flood risk are noted. However, the Council’s specialist 
advisors and statutory consultees consider the surface water drainage scheme 
to be acceptable and to provide a satisfactory method of surface water drainage 
and to prevent the increased risk of flooding. 

 
98. For the reasons set out in this report, officers consider the discharge of 

conditions application to be acceptable and to accord with relevant national and 
local planning polices, and having taken all relevant material considerations into 
account, it is considered that condition 10 should be discharged in this instance. 



Recommendation 

99. Officers recommend that the Planning Committee approves the application and 
discharges condition 10 of outline consent S/1963/15/OL, with the following 
plans, calculations and documents listed as part of the formal decision notice. 
 
Exploratory Hole Location Plan (drawing number 775216-DWG-ENV-002. 
Dated 04 July 2017). 
Northern Site Drainage Layout (drawing number E17-084-131 Rev C7. Dated 
15 December 2020). 
Northern Site Exceedance Flow Plan (drawing number E17-084-177.1 Rev P1. 
Dated 27 June 2020). 
Northern Site Surface Water Drainage Maintenance Identification Plan (drawing 
number E17-084-170 Rev P5. Dated 15 December 2020). 
Overland Surface Water Flow Routes in proposed Situation (drawing number 
E17-084-SK501 Rev P1. Dated April 2021). 
Private Domestic Drainage Sheet 1 (drawing number E17-084-162 Rev T5. 
Dated 23 October 2020). 
Southern Site Drainage Layout (Surface Water Drainage Only) (drawing 
number E17-084-141 Rev C15. Dated 03 June 2021). 
Southern Site Surface Water Drainage Maintenance Identification Plan (drawing 
number E17-084-171 Rev P8. Dated 15 December 2020). 
Storage Pond Plan and Sections (drawing number E17-084-141.2 Rev P7. 
Dated 29 April 2021). 
Surface Water Drainage Strategy Northern Site (drawing number E17-084-177 
Rev P5. Dated 16 December 2020). 
Surface Water Drainage Strategy Southern Site (drawing number E17-084-178 
Rev P8. Dated 16 December 2020). 
Typical Surface Water Drainage Construction Details Sheet 1 of 2 (drawing 
number E17-084-160 Rev P1. Dated 27 June 2018. 
Typical Surface Water Drainage Construction Details Sheet 2 of 2 (drawing 
number E17-084-160 Rev P1. Dated 27 June 2018. 
 
 
Calculation Sheet, SDP Consulting Engineers (E17-084. Dated May 2020). 
Drainage Calculations for LLFA, SDP Consulting Engineers (E17-084. Dated 
October 2020). 
Hydraulic Calculations Area 100M2 – 150M2 PLOTS 27, 28, 29, 30, 31, SDP 
Consulting Engineers. Dated 09 March 2020. 
Hydraulic Calculations Area 150M2 – 200M2 Plot 55, SDP Consulting 
Engineers. Dated: 09 March 2020. 
Hydraulic Calculations Roof Area up to 100M2, SDP Consulting Engineers. 
Dated: 09 March 2020. 
Microdrainage Surface Water Drainage Calculations Southern Site, SDP 
Consulting Engineers (E17.084. Dated December 2020). 
Northern Site Hydraulic Calculations, SDP Consulting Engineers. Dated 25 
August 2020. 
Permeable Paved Parking Area Calculations, SDP Consulting Engineers. 
Dated: 05 March 2020. 
S38 SA SA15 Calculations, SDP Consulting Engineers. Dated: 11/03/2020. 



SA16 Rev A (Plot 44) Calculations, SDP Consulting Engineers. Dated: 08 
December 2020. 
SA27 Rev A (Plot 55) Calculations, SDP Consulting Engineers. Dated: 09 
December 2020. 
Southern Site Plots 1, 2, 3, 32, 33, 41, 42 & 43 Calculations, SDP Consulting 
Engineers. Dated 10 March 2020. 
Southern Site PLOTS 34 – 40 Calculations, SDP Consulting Engineers. Dated 
11 March 2020. 
Trial Pit Log, RSK Environment Limited (ref 1921215. Dated 19 March 2020). 
 
 
Flood Plain Letter, SDP Consulting Engineers (ref NG/SJ/E17.084. Dated 24 
October 2020). 
Maintenance inspection checklist, SDP Consulting Engineers, (ref E17-084-
172). 
Monitoring of boreholes in northern parcel, RSK Environment Limited, (ref 
1921215 L03 (01). Dated 18 February 2021). 
Soakaway Tests, RSK Environment Limited (ref 1921215 L02 (00). Dated: 10 
December 2020). 
SuDS Maintenance Plan, SDP Consulting Engineers (E17-084 Issue P9. Dated 
December 2020). 
Surface Water Drainage, SDP Consulting Engineers (Addendum note to F.R.A. 
by Rossi Long Consulting). 

Background Papers 

The following list contains links to the documents on the Council’s website and / or an 
indication as to where hard copies can be inspected. 

 South Cambridgeshire Local Plan 2018 

 South Cambridgeshire Supplementary Planning Documents (SPDs) 

 Planning File References: S/1963/15/CONDG, S/1963/15/COND10, 
S/1963/15/CONDF, S/1963/15/CONDD, S/1963/15/CONDC, S/2501/19/RM, 
S/1963/15/OL and S/1577/15/E1. 

Appendices 

Appendix 1: Linton Parish Council Comments 
Appendix 2: Planning Policies 
Appendix 3: Lead Local Flood Authority Letter (27 July 2021) 
Appendix 4: Lead Local Flood Authority Letter (26 August 2021) 

Report Author:  

Michael Sexton – Principal Planner 
Telephone: 07704 018467 


