




 

 

2 

 
Utilities Appraisal | Land North-East of Fakenham Road, Beetley 

 

Contents 

Contents 2 

1 Introduction 3 

2 Utilities 4 

Electricity 4 

Water Supply 4 

Telecommunications 4 

Pipelines 5 

3 Wastewater Drainage 6 

Network 6 

Treatment 6 

4 Conclusion 7 

Appendices 8 

Appendix: A – Location Plan 9 

Appendix: B – Proposed Development Plans 10 

Appendix: C – Existing Utilities 11 

Appendix: D – Correspondance With UKPN 12 

Appendix: E – Correspondance with Anglian Water 13 

 

  



 

 

3 

 
Utilities Appraisal | Land North-East of Fakenham Road, Beetley 

 

1 Introduction 

1.1 This report has been prepared to provide an overview of the servicing constraint and supply 

implications associated with a proposed residential development located at land north-east of 

Fakenham Road, Beetley, Norwich NR20 4BT. A location plan has been included at Appendix 

A. 

1.2 The existing site consists of open greenfield land but its location benefits from the presence of 

utility networks serving the adjacent residential development. The proposals consist of 16 

residential dwellings with a proposed access from Fakenham Road. The proposed 

development plans are included at Appendix B. 

1.3 A utility asset mapping search has been obtained to confirm the level of utilities within the 

vicinity of the site and inform this report. The results of this search have been combined onto 

a single plan of the site area included at Appendix C. The results of this search along with 

potential connection points and correspondence with the relevant utilities companies are 

discussed further in the following section.   
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2 Utilities  

Electricity 

2.1 The Distribution Network Operator (DNO) for the area is UK Power Networks (UKPN). The 

utility mapping confirmed UKPN has a high voltage overhead line along the southern boundary 

of the site within the southern verge of Fakenham Road. There are no underground cables 

within the immediate vicinity of the site however, there are below ground low voltage cables 

located within Tavern Close just south of the site and also north west of the site.  

2.2 Correspondence with UKPN advises that a point of connection can be made to the high voltage 

network along Fakenham Road. In order to make this connection the high voltage network 

would need to be extended by approximately 160m along Fakenham Road to the development 

site. This would then connect to an On-site 315kVA substation with a ring main unit. A second 

11kV cable will be laid out of site to complete the ring. Low voltage cables will be laid from the 

substation around the site to provide connections to the proposed dwellings. 

2.3 The off site cable laying to complete the ring will be funded by UK Power Networks. 19 spans 

of 11kV overhead line will also need to be upgraded. This will also be funded by UK Power 

Networks but will need to be completed at the same time as the connection work. 

2.4 UKPN has provided a budget estimate of £210,000 excluding VAT to be paid by the developer 

in order to make the connection from the site as described above. 

2.5 Correspondence with UKPN has been included at Appendix D. 

Water Supply 

2.6 Anglian Water asset mapping shows a 7” HPPE/PE100 potable water mains to the south of the 

site within Fakenham Road.  

2.7 Correspondence with Anglian Water confirms that there is sufficient capacity in the current 

network to supply the proposed development and off-site reinforcements will not be required. 

The proposed point of connection can be to the existing 7” HPPE/PE100 main located to the 

south of site. Anglian Water has provided a budget estimate of £22,000 in order to make the 

connection and provide a water supply for the development. 

2.8 The development proposals will trigger a water infrastructure charge of £502 for each new 

dwelling that connects to the Anglian Water Network. 

2.9 Correspondence with Anglian Water is included in Appendix E. 

Telecommunications  

2.10 BT operates a service in the area and has both underground and overground cables to the 

south of the site. 

2.11 BT has a statutory obligation to provide telecommunication services but it will be the 

developer’s responsibility to arrange the required service at the appropriate time when the 

development proposals are advanced. 
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2.12 Virgin Media’s fibre broadband network does not extend to this area. 

Pipelines  

2.13 Linesearch has shown there are no major pipelines or transmission infrastructure in the vicinity 

of the site that would act as a constraint to the proposed development. 
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3 Wastewater Drainage 

Network 

3.1 Anglian Water (AW) own and maintain the wastewater network serving Beetley. There is a foul 

water sewer to the south of the site within Fakenham Road.  

3.2 Correspondence with AW has confirmed that there is sufficient capacity within the current 

network to accept the proposed development flows. The proposed connection point will be to 

the existing foul water sewer located within Fakenham Road to the south of the site via new 

connection at any point of the foul water sewer as it passes the site. 

3.3 Due to the topography of the site it is likely that the development will be able to connect to the 

Anglian Water foul water sewer via gravity.  

3.4 The development proposals will trigger a wastewater infrastructure charge of £403 for each 

new property that connects to Anglian Water’s network. 

Treatment 

3.5 The proposed development is served by Dereham-Rushmeadow Rd Sewage Treatment Works, 

the outfall for which discharges within a Natural England Nutrient Neutrality boundary. Nutrient 

Neutrality requires that new developments within defined catchments should not increase 

‘nutrient pollution’ to the water catchment. It applies only to new housing developments in areas 

with protected habitats sites that are already in ‘unfavourable condition’ due to nutrient 

pollution. 

3.6 Where proposed development sites are impacted by Nutrient Neutrality, Natural England has 

set out the methodology for assessment to demonstrate sites are able to meet nutrient 

neutrality targets and requirements. Developers are then required to undertake this 

assessment to demonstrate to the local planning authority, as part of the planning application, 

that their development satisfies these requirements. 

3.7 Anglian Water has no direct influence over these requirements and will accept flows from the 

new development once the local planning authority and Natural England are satisfied that the 

relevant tests have been achieved and planning permission is granted. 
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4 Conclusion 

4.1 This report has been prepared in order to provide an initial assessment of existing utilities 

within vicinity of the proposed development located at land north-east of Fakenham Road, 

Beetley, Norwich NR20 4BT. The proposals consist of 16 residential dwellings with a proposed 

access from Fakenham Road. 

4.2 The location of existing utilities within the vicinity of the site have been confirmed, with no 

utilities found to be located within the site itself. As such, no diversions of utilities are required 

in order to facilitate development of the site. 

4.3 UKPN have been contacted and they have a confirmed a connection point to supply the site is 

available within the vicinity of the site however, on onsite sub-station is required. UKPN have 

also provided and initial budget to make this connection. 

4.4 Anglian Water also confirmed a connection point to supply water to the site and a cost to do 

so along with confirmation the local foul water network currently has sufficient capacity in order 

to accommodate foul water discharge from the development. 

4.5 BT has been confirmed to have apparatus within the vicinity of the site and BT has a statutory 

obligation to provide telecommunication services. 

4.6 A gas supply has not been included as part of this assessment as the proposed dwellings are 

to utilise a fully electric power supply. 
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Appendix: A – Location Plan 
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Appendix: B – Proposed Development Plans 
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Appendix: C – Existing Utilities 
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Appendix: D – Correspondance With UKPN 



Registered Office Company: 
Newington House UK Power Networks 
237 Southwark Bridge Road        (Operations) Limited 
London SE1 6NP 

Registered in England and Wales No: 3870728 

Page 1 
BELV2.0 

www.ukpowernetworks.co.uk 

Mr. Michael Caraglia 
EAS Transport Planning Ltd 
1st, Floor Millers House,  
Roydon Road 
Stanstead Abbotts 
SG12 8HN 

Date: 14 May 2025 

Our Ref:  8500334947 / QID 3000054492 

Dear Mr. Caraglia 

Site Address: Fakenham Road Beetley NR20 4BT 
Budget estimate 
I am writing to you on behalf of Eastern Power Networks plc the licensed distributor of electricity for the above 
address trading as and referred to in this Estimate as “UK Power Networks”. Thank you for your recent enquiry 
regarding the above premises. 

I am pleased to be able to provide you with a budget estimate for the Works. 

It is important to note that this budget estimate is intended as a guide only. It may have been prepared without 
carrying out a site visit or system studies. No enquiry has been made as to the availability of consents or the 
existence of any ground conditions that may affect the ground works and only a cursory assessment of any 
Reinforcement costs that may be applicable has been undertaken. A detailed evaluation of any potential 
Reinforcement costs, including the applicability of the High-Cost Project Threshold and associated Cost 
Apportionment Factor will be undertaken upon receipt of a formal application for a Connection Offer. This Budget 
Estimate is not an offer to provide the connection and nor does it reserve any capacity on UK Power Networks’ 
electricity distribution system. 

Description of work included: 
This estimate is for 20x houses with a total site load of 100kVA. 

High Voltage Point Of Connection
£210,000.00 (exclusive of VAT) if the Point Of Connection (POC) is to our High Voltage network along Fakenham 
Road. This estimate includes extending the high voltage network approximately 160m along Fakenham Road to 
site. This cable will be laid through the site to an on-site 315kVA substation with a ring main unit. A second 11kV 
cable will be laid out of site to complete the ring. Low voltage cables will be laid from the substation around the 
site to provide 20x house connections to external meter cabinets.  

The off site cable laying to complete the ring will be funded by UK Power Networks. 19 spans of 11kV overhead 
line will also need to be upgraded. This will also be funded by UK Power Networks but will need to be completed 
at the same time as the connection work. This estimate does not include any legals, traffic management or further 
reinforcement work if required. 

Assumptions 
This budget estimate is based on the following assumptions: 

• The most appropriate Point of Connection (POC) is as described above.
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Appendix: E – Correspondance with Anglian Water 

 



Anglian Water Foul Water Drainage Feasibility Study and Potable Water Supply Assessment Reference: PPE-0226702  

 
 

 

 

Tier 1 Pre-Planning Assessment Report 

Domestic Foul Water Drainage Feasibility Study and Potable Water Supply Assessment 
 

 
Anglian Water Reference Number: PPE-0226702 

Report Engineer: Maks Zdunek 

Publication Date: 13/06/2025 

Expiration Date: 12/06/2026 

 
Site Name: Land North of Fakenham Road 

Development Details: 20 Dwellings 

Site National Grid Reference: TF G70G3 17615 

Development Type: GREENFIELD 

Planning Application Status: NA 
 

 
This report has been produced for EAS Transport Planning and is to be submitted as part of a developed 

drainage strategy should planning permission be sought. 

Anglian Water will use this report as the basis for any forthcoming planning application response relevant to 

this application. 

Anglian Water cannot reserve capacity and therefore you are recommended to formally apply for a connection 

at your earliest convenience. Please note that available capacity in both the receiving network and water 

recycling centre (WRC) can be reduced at any time due to increased requirements from existing businesses 

and houses as well as from new housing and new commercial developments. 
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Summary 
 

Easements 

We have assessed above and below ground operational assets in relation to your proposed 

development site 

Water Recycling Centre (WRC) 

We have assessed the receiving water recycling centre to determine whether it can process the 

increased flows and effluent quality arising from your development and continue to meet its 

permitted discharge consents. 

Foul Drainage Network - Sustainable Point of Connection (SPOC) 

We have assessed the receiving foul water drainage system to identify a sustainable point of 

connection for your site to connect to the public sewerage network without causing a detriment to 

the operation of the system. 

Indicative costs – 

The water recycling infrastructure charge per dwelling is set for the 2025-26 charging period at 

£403.00. For a development of 20 dwellings the total infrastructure charge will total £8,060.00 

excluding VAT. 
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For your information, please be aware: 

• Anglian Water does not permit existing assets to be located within the curtilage of the proposed 

development buildings and we do not permit permeable paving or suds features over our assets. These 

assets should be located in areas of public open space and/or adoptable highways to ensure on-going 

maintenance and access is possible. We strongly recommend that the applicant reviews the site layout plan 

and take the above in consideration to reflect the easement required for the asset. 

• Development is not permissible either over or within the established easement strip of any public 

asset without Anglian Water’s granted prior consent. 

• A new developments site layout must adhere to the required easements. You may also discuss 

potential diversions with us. 

• Please be aware that existing water mains/public sewers should be located in highway or open space 

and not in private gardens or curtilages. 

• Rising mains may not be located under play equipment or SUDS features. This is to ensure available 

access for any future maintenance and repair and this should be taken into consideration when 

planning your site layout. 

• No significant planting can be located in the designated easement strip, to ensure that root intrusion 

does not pose a risk to our assets. Where necessary and to maintain the aesthetics of the proposed 

landscaping, ornamental/low lying hedges or similar are considered acceptable, but should be 

limited. 

• In any case where site levels are to be altered within an easement strip, Anglian Water will request a 

CCTV survey is undertaken to understand the existing condition of the affected sewer and potential 

impact of this proposal. The footage and accompanying report should be provided to Anglian Water 

alongside any observations or recommendations (should these be identified) by your designer. In 

addition, the manholes in this area would also need to be raised to finished level. Anglian Water would 

expect photographs confirming the existing construction of these chambers and a design drawing 

which illustrates how this outcome will be achieved whilst maintaining compliance with Design and 

Construction Guidance ( DCG) standards. 

• Anglian Water will expect confirmation of the established measures that will allow 24 hour 

unencumbered access for assets within the vicinity of the development. It is beneficial to understand 

how awareness of Anglian Water’s need for access to provide this in perpetuity will be established 

going forward. It can be assumed that plot transfers (if appropriate) will contain covenants/rights 

relating to these assets; we would appreciate clarification on this point. 

• It is the developer’s responsibility to ensure the correct sight surveys are completed i.e. trial holes, 

to ascertain the exact location of Anglian Water assets. You should then present your findings to 

Anglian Water – we may need to complete formal risk assessments (at the developers cost) for 

certain asset types. 
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Figure 1: The site boundary for the proposed development as shown on Anglian Water asset records. 
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Section 3 – Used Water Assessment 

In examining the used water system we assess the ability for your site to connect to the public sewerage 

network without causing a detriment to the operation of the system. We also assess the receiving water 

recycling centre and determine the headroom available to manage the increased effluent flows and 

effluent quality from your development. 

 
Water Recycling Centre 

When assessing the receiving water recycling centre’s (WRC) dry weather flow (DWF) headroom we take 

the latest Q90 DWF figures, as verified by the Environment Agency and add to this, sites with planning 

consent. 

 
Based on the above assessment Dereham-Rushmeadow Rd WRC is within the acceptance parameters 

and can accommodate the flows from the proposed growth. 

 
Used Water Network 

Our assessment has been based on your development flows connecting to the nearest foul water 

sewer of the same size or greater pipe diameter that may sustainably drain the site. 

The infrastructure to convey foul water flows to the receiving sewerage network is the responsibility 

of the developer. 

Conveyance to the connection point is considered as Onsite Work and includes all work carried out 

upstream from of the point of connection, including making the connection to our existing network. 

 
This connection point has been determined in reference to the calculated discharge flow and on this 

basis, a DIAMETERSEWER mm internal diameter pipe is required to drain the development site. We 

have assessed the sustainable point of connection, which is to the 150mm foul sewer in Fakenham 

Road, at MH0601 at national grid reference (NGR) TF 97034 17615. The point of connection to the 

public foul network is highlighted in Figure 2. The cover level is unavailable and the invert level is 

41.39. 

 
Anglian Water has assessed the local foul sewerage network up to the water recycling centre and 

determined that the additional foul flow from the proposed development would not create an 

unacceptable risk of flooding to our existing customers and the environment. 

In line with the Sewage Sector Guidance - Appendix C - Design and Construction Guidance (DCG) - 

https://www.water.org.uk/sewerage-sector-guidance-approved-documents, the pumped discharge 

will need to connect via an intermediate manhole and at least 5 metres of an appropriately sized 

gravity sewer. The pump rate and configuration of the connection will be determined with your 

detailed design. You should submit this detail with your Section 106 new connection application. 

 
Anglian Water cannot reserve capacity and therefore you are recommended to formally apply for a 

connection at your earliest convenience. Please note that available capacity in our network can be 

reduced at any time due to increased requirements from existing businesses and dwellings as well as 

from new housing and new commercial developments. 

 
Please note that Anglian Water will request a suitably worded condition at planning application stage 

to ensure this strategy is implemented to mitigate the risk of flooding. 

 
Trade Effluent 

It is noted that there are no specified trade effluent requirements for the proposed development site. 

Should this be required in the future, please submit a Tier 2 PPE assessment. 

 
Used Water Budget Costs 

For a development site that benefits from full planning permission, infrastructure charges are raised on a 

standard basis of one charge per new connection, one each for water supply and drainage connections. 

Infrastructure charges are applied to each new property connecting to the public water and sewerage 

network. The infrastructure charge type is set out in Section 146(2) of the Water Industry Act 1991. 
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The charge should be paid by any party that wishes to build or develop a property and is payable upon 

request of connection. 

 
The sewerage infrastructure charge per dwelling is set for the 2025-26 charging period at £403.00. For a 

development of 20 dwellings the total infrastructure charge will total £8,060.00. 

 
Please note that you should also budget for infrastructure charges on non-household premises where 

applicable and these will be calculated according to the number and type of water fittings in the premises. 

This is called the “relevant multiplier” method of calculating the charge. The relevant multiplier will be 

applied to the figures set out in our 2025-26 Developer Charging Arrangements to arrive at the amount 

payable. Details of the relevant multiplier for each fitting can be found on our website 
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Section 4 – Useful Information 

 
Water Industry Act – Key used water sections 

Section G8: 

This provides you with the right to requisition a new public sewer. The new public sewer can be 

constructed by Anglian Water on your behalf. Alternatively, you can construct the sewer yourself 

under section 30 of the Anglian Water Authority Act 1977. 

Section 102: 

This provides you with the right to have an existing sewerage asset vested by us. It is your 

responsibility to bring the infrastructure to an adoptable condition ahead of the asset being vested. 

Section 104: 

This provides you with the right to have a design technically vetted and an agreement reached that 

will see us adopt your assets following their satisfactory construction and connection to the public 

sewer. 

Section 106: 

This provides you with the right to have your constructed sewer connected to the public sewer. 

Section 185: 

This provides you with the right to have a public sewerage asset diverted. Details on how to make a 

formal application for a new sewer, new connection or diversion are available on our website or via 

our Development Services team on 0345 60 66 087. 

 
Surface Water Drainage 

All surface water must be managed in line with Building Regs / Sewer Sector Guidance (SSG). Our guidance 

document and Surface Water policy (insert website link) detail our requirements and expectations. You 

must explore all on-site options per the SUDS hierarchy before speaking to us about a possible connection 

to our SW drainage network. We recommend that you contact the Local Authority and Lead Local Flood 

Authority (LLFA) for your site to discuss your application. 

 
Sustainable drainage systems 

Some existing urban drainage systems have additional risks of flooding, pollution or damage to the 

environment and are not resilient to climate change in the long term. Our preferred method of surface 

water disposal is through the use of Sustainable Drainage Systems or SuDS. SuDS are a range of 

techniques that aim to mimic the way surface water drains in natural systems within urban areas. For more 

information on SuDS, please visit our website. 

 
Private sewer transfers 

Sewers and lateral drains connected to the public sewer on the 1 July 2011 transferred into Water Company 

ownership on the 1 October 2011. This follows the implementation of the Floods and Water Management 

Act (FWMA). This included sewers and lateral drains that were subject to an existing Section 104 Adoption 

Agreement and those that were not. There were exemptions and the main non-transferable assets were as 

follows: 

 

Surface water sewers and lateral drains that do not discharge to the public sewer, e.g. those that 

discharged to a watercourse. 

Foul sewers and lateral drains that discharged to a privately owned sewage treatment/collection facility. 

Pumping stations and rising mains will transfer between 1 October 2011 and 1 October 2016. 

The implementation of Section 42 of the FWMA will ensure that future private sewers will not be created. It 

is anticipated that all new sewer applications will need to have an approved section 104 application ahead 

of a section 106 connection. 

It is anticipated that all new sewer applications will need to have an approved Section104 application 

ahead of a Section 106 connection. 
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Encroachment 

Anglian Water operates a risk based approach to development encroachment on our above and below 

ground infrastructure and assets. 

 
Locating our assets 

Maps detailing the location of our water and used water infrastructure including both underground assets 

and above ground assets such as pumping stations and recycling centres are available from digdat. 

All requests from members of the public or non-statutory bodies for maps showing the location of our 

assets will be subject to an appropriate administrative charge. We have more information on our website. 

 
Charging arrangements 

Our charging arrangements and summary for this year’s water and used water connection and 

infrastructure charges can be found on our website. 

 
Environmental Incentives 

Following regulatory guidance and changes to the charging rules the Infrastructure Charge for connections 

to our water network will no longer attract an income offset discount after 31st March 2025. This will be 

replaced with a new Environmental Incentive Scheme (EIS) aimed at promoting water efficiency and 

sustainability. 

 
Anglian Water’s EIS has been developed in accordance with the Environmental Incentive Common 

Framework (EICF), which was released by Ofwat in December 2024. For this charging year, 2025-26, and 

in accordance with Ofwat guidance, only household properties will be eligible for our EIS. We will continue 

to reassess this for future charging years. 

 
There are two elements to our EIS: 

 
Water Environmental Incentive 

The applicant must demonstrate the newly connected property is designed to achieve 

consumption of 90 litres per person per day (pppd) or less. 

Post property connection, we will conduct compliance audits on the first connected property and 

10% of the remaining properties on a random basis. 

 
Sewerage Environmental Incentive 

Post property connection for redeveloped brownfield sites we will complete a site inspection to 

confirm the removal of surface water flows. 

 

Environmental Component 

This charge is used solely to fund the Environmental Incentive and is uniformly applied upon connection 

of each developed property; this includes connections which do not qualify for the Environmental 

Incentive. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 




