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1.8. Industry best practice requires assessment of all flooding sources to be carried out. Despite this 

document having now been superseded by the NPPF, Figure 3.2 of the “PPS25: Development and 
Flood Risk” (PPS25) Practice Guide lists five key sources of flooding: 

i. Fluvial (refer to Section 5); 

ii. Tidal (refer to Section 6); 

iii. Pluvial (refer to Section 7); 

iv. Groundwater (refer to Section 8); and 

v. Infrastructure Failure (refer to Section 9). 

               

2. POLICY CONTEXT 

2.1. The purpose of the planning system is to contribute to the achievement of sustainable 

development – NPPF, Paragraph 7. 

2.2. At the heart of the National Planning Policy Framework is a presumption in favour of sustainable 

development which does not change the statutory status of the development plan as the starting 

point for decision making – NPPF, Paragraph 12. 

2.3. Inappropriate development in areas at risk of flooding should be avoided by directing 

development away from areas at highest risk (whether existing or future).  Where development 

is necessary in such areas, the development should be made safe for its lifetime without 

increasing flood risk elsewhere– NPPF, Paragraph 170. 

2.4. The aim of the Sequential Test is to steer new development to areas with the lowest probability 

of flooding – NPPF, Paragraph 174. 

2.5. Following the Sequential Test, both elements of the Exception Test will have to be passed for 

development to be allocated or permitted – NPPF, Paragraph 179. 

2.6. Breckland Council Local Plan, November 2019 Policy ENV09: Flood Risk and Surface Water 

Flooding. 

2.7. Breckland District Council Adopted Core Strategy and Development Control Policies 

Development Plan Document Policy DC13. 

2.8. Breckland District Council Level 1 Strategic Flood Risk Assessment Update, September 2024. 

2.9. The Environment Agency provide standing advice guidance.  

2.10. Norfolk County Council, as lead local flood authority, document Norfolk Local Flood Risk 

Management Strategy advises on the standards to be used at a local level. 

2.11. Lead Local Flood Authority Statutory Consultee for Planning Guidance Document, Version 7.3 

April 2025. 
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3.9. There is a BGS Borehole located 30m south of the site (Ref:TF80SE17) which indicates Topsoil 

over Clay to 41m bgl, over Chalk, with a perched groundwater level of 33.5m bgl (42m AOD) and 

a resting groundwater level of 26.8m bgl (48.8m AOD).  Refer to Appendix C for the borehole 

log. 

3.10. The Environment Agency has mapped Source Protection Zones, and this shows that the site is 

not located over a Source Protection Zone.          

3.11. Environment Agency Aquifer (Bedrock Geology) mapping shows that the site is located over a 

Principal Aquifer; Principal aquifers provide significant quantities of drinking water, and water 

for business needs and may also support rivers, lakes and wetlands. 

3.12. Environment Agency Superficial Drift Geology Aquifer Designations mapping information shows 

that the site is over a Secondary (undifferentiated) Aquifer; these are aquifers where it is not 

possible to apply either a Secondary A or B definition because of the variable characteristics of 

the rock type. These have only a minor value. 

3.13. The Environment Agency has mapped groundwater vulnerability and Figure 3.2 shows the site is 

located over an area of Medium vulnerability with a Soluble Rock Risk.  

              Figure 3.2 – Environment Agency Groundwater Vulnerability Zones 

 

4. PROPOSED DEVELOPMENT 

4.1. The proposed development comprises 8 residential dwellings and associated garages, driveways 

and vehicular access off Hale Road, Ashill.  The development proposal is attached in Appendix D. 

4.2. The residential development is classified as ‘more vulnerable’; Buildings used for dwelling 

houses, student halls of residence, drinking establishments, nightclubs and hotels. 

Approximate 

Site Area 
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6. FLUVIAL FLOODING 

6.1. Fluvial flooding is the flooding associated with rivers. This can take the form of: 

i. Inundation of floodplains from rivers and watercourses 

ii. Inundation of areas outside the floodplain due to influence of bridges, embankments and 

other features that artificially raise water levels 

iii. Overtopping of defences 

iv. Breaching of defences 

v. Blockages of culverts 

vi. Blockages of flood channels or corridors 

6.2. The nearest Main River is the River Wissey located 2.85km west of the site.  

6.3. Figure 1.1 shows that the site is located within Flood Zone 1, where the flood risk is less than 

0.1% AEP, with a low probability of flooding.   

 

7. TIDAL FLOODING 

7.1. Tidal flooding is a risk of water levels from the sea or an estuary exceeding the normal tidal 

range. This can take the form of: 

i. Overtopping of defences 

ii. Breaching of defences 

iii. Other flows (fluvial surface water) that could pond due to tide locking 

iv. Wave action 

7.2. As outlined in 6.3, the Environment Agency Flood Map for Rivers and Seas shows the site is 

located within Flood Zone 1 where the likelihood of fluvial flooding is <0.1% AEP or <0.5% 

(1in200) for tidal flooding; the site is located too far from the sea to be affected by tidal flooding. 

 

8. PLUVIAL FLOODING 

8.1. Pluvial flooding is a risk of overland flows and ponding associated with extreme rainfall events. 

This can take the form of: 

i. Sheet run-off from adjacent land (urban or rural) 

ii. Surcharged sewers 

8.2. As rain falls everywhere within the United Kingdom, there will always be a residual risk of 

flooding from extreme rainfall events. 

8.3. The Environment Agency have produced maps with risk classifications (Table 8.1) that show the 

risk of flooding from surface water runoff.   

Table 8.1: Surface Water Flooding Classifications 

8.4. A mapping extract for the area is reproduced in Figure 8.1 which shows that the site area is at 

Low to Medium risk of surface water flooding.  It can be seen that the access route is flooding in 

the medium risk.  

Risk Classification Probability 

Low 1%-0.1% (1:100-1:1000) 

Medium 3.3%-1% (1:30-1:100) 

High >3.3% (>1:30) 
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.  

9. GROUNDWATER FLOODING 

9.1. Groundwater flooding is a risk of the water table rising after prolonged rainfall to emerge above 

ground level remote from a watercourse.  It is most likely to occur in low lying areas underlain 

by aquifers of high vulnerability.  

9.2. The Environment Agency has mapped groundwater vulnerability and Figure 3.2 shows the site is 

located over an area of Medium vulnerability. 

9.3. Given the soil type, depth to groundwater and the proximity of the watercourses allowing an 

outlet for groundwater, the risk of water coming up to the surface through the ground at the site 

is considered to be Low.  Figure 7 of the Breckland District Council Level 1 SFRA indicates that 

the site is not susceptible to groundwater emergence.  

 

10. INFRASTRUCTURE FAILURE FLOODING 

10.1. Infrastructure failure flooding is a risk of collapse, failure or surcharging of man-made structures 

and drainage systems. This could take the form of: 

i. Reservoirs 

ii. Canals 

iii. Burst water mains 

iv. Blocked sewers 

v. Failed pumping stations 

10.2. The Environment Agency have mapped the extent of flooding from reservoirs and this indicates 

that the site and surrounding area are not within the maximum extent of flooding from 

reservoirs, therefore the risk to the site is very low.  

10.3. The risk of flooding from blocked sewers is considered to be very low as any flood water would 

flow east and south, following the existing flow paths. 
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12. LIST OF APPENDICES 

Appendix A   -    Site Location Plans 

Appendix B   -    Existing Site Layout 

Appendix C   -    BGS Borehole Log 

Appendix D   -    Development Proposal 















180/2020: The Willows, Hale Road, Ashill, Norfolk, NR25 7BL 

BGS Borehole Log Ref: TF80SE17 (30m south of the site) 

 












