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Drainage & Water Supply Note on: 

Land at Frans Green 

East Tuddenham 

Norfolk 

 

1.0 Introduction 

1.1 This Note has been prepared by Rossi Long Consulting Ltd, on behalf of 
Honingham Thorpe Farms, to support promotion of a new settlement on land to 
the west of the B1355 Wood Lane and north of the A47 at Frans Green, East 
Tuddenham. 

1.2 The proposed location of the site is shown below highlighted by the red line: 
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1.3 The site comprises a total of 115ha of agricultural land, with areas of woodland.  It 
is strategically located adjoining the Wood Lane/A47 dual carriageway junction 
(currently under construction) and benefits from excellent connectivity between 
Norwich and Dereham.  It is located within approximately 1km distance from the 
villages of Hockering, Honingham, and East Tuddenham. 

1.4 The site was previously submitted to Breckland District Council’s Call for Sites in 
April 2025.  This latest information is provided in support of a proposed allocation 
for 2,500No. residential dwellings and mixed-use employment uses by Policy 
SDA1 of the Reg 18 draft Local Plan. 

1.5 This Note has been prepared to provide a brief summary of the existing conditions, 
development proposals, and proposed drainage and water supply strategy to 
assist both the Local Planning and Highway Authorities in their consideration of 
this site.  

 

2.0 Development Proposals 

2.1 Initial studies show that the site could accommodate in the region of 2,500No. new 
homes, a primary school, a local centre providing convenience shopping and 
health services, 6ha of employment land including a petrol filling station to serve 
the newly dualled A47, a care home, and approximately 22ha of strategic open 
space provision. 

2.2 Through both site visits, discussions with National Highways, and a suitable high-
level civil engineering review, access into and from the site is proposed via 4No. 
new or improved access junctions.  A Separate Note has been prepared to 
address accessibility to the site. 
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3.0 Surface Water Drainage  

 
3.1 The site sits entirely within Flood Zone 1 and is therefore at low risk of flooding 

from rivers and the sea, as shown on the Environment Agency’s Flood Map for 
Planning below.  Housing and employment development is appropriate within 
Flood Zone 1. 

 
 

 
 

�)�L�J�X�U�H���������)�O�R�R�G���0�D�S���I�R�U���3�O�D�Q�Q�L�Q�J 

 
3.2 There are no formal drainage systems serving the site, currently rainfall will soak 

into the ground until the infiltration potential is reached after which overland flow 
will occur.  In terms of surface water flood risk there are no overland pathways on 
the site and the long-term risk is deemed to be low with reference to EA’s surface 
water flood mapping.  The 1 in 1000 probability surface water flood mapping is 
reproduced overleaf, and indicates small, isolated areas of ponding.  The rainfall 
generating this ponding would be collected in the proposed surface water drainage 
system for the new development and conveyed to the River Tud at the agreed 
greenfield runoff rate. 
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3.3 The natural pathways for surface water run-off from the site are to the south 

towards the River Tud or, for the northern part of the site, towards the east from 
the north-east corner of the site and then to the south and into the River Tud.  The 
site is therefore within the catchment of the River Tud which is located 
approximately 350m to the south. 

 
3.4 Ground conditions across the site are silty sand, which is typical of the Lowestoft 

Formation which outcrops across the area.  Testing undertaken on the nearby 
Food Enterprise Park at Honingham highlighted poor infiltration in this material, 
with six of the eight tests failing to yield a result.  The subgrade at the site is 
therefore unlikely to be suitable for infiltration drainage solutions, therefore a 
positive outfall to the River Tud is proposed at this stage as the solution for the 
proposed development. 

 
Further testing should be undertaken as development proposals are developed in 
order to gain a better understanding of the infiltration potential of the subgrade, as 
it may be possible to incorporate infiltration drainage across at least parts of the 
site. 

 
3.5 The new A47 upgrade works will interrupt the natural flow path from the site to the 

River Tud, and to resolve this potential issue discussions have been held with 
National Highways (NH) in relation to maintaining the flow of runoff from the land 
to the river.  NH have confirmed that as part of the A47 works they are installing a 
series of land drainage ditches along the north side of the new road, to collect 
overland flows from land to the north.  Flows from these ditches are to pass 
beneath the new A47 via culverts and will be directed into the River Tud to the 
south. 
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Proposals have been submitted to NH which confirm that the development will 
continue to discharge at capped greenfield runoff rates into the land drainage 
ditches, to allow the continuation of the natural flow path of surface water runoff 
from the site to the south and towards the river.  It is the intention therefore to 
direct all flow from the site into the land drainage ditches for discharge into the 
River Tud. 

3.6 It is proposed at this preliminary stage that surface water runoff from the site is to 
be restricted to greenfield runoff rates via attenuation basins and flow control 
devices.  The topography of the site does not lend itself to a design which utilises 
large strategic basins at the lowest points of the site, therefore it is suggested that 
as parcels of land are brought forward for development each parcel will attenuate 
runoff to greenfield rates prior to discharge into a sitewide infrastructure network. 

3.7 A sketch plan has been prepared which illustrates the red line site area overlain 
onto topography and existing features.  Also indicated for reference is the new A47 
upgrade, with the location of the proposed development discharge points into the 
wider land drainage network highlighted.  A copy of the sketch plan is included in 
Appendix A. 

3.9 It is anticipated that the majority of the site will drain to the south via a sitewide 
infrastructure network to discharge into a land drainage system at greenfield runoff 
rate.  The north-east area of the site naturally drains to the east towards an 
existing watercourse to the north-east of the site.  As proposals are progressed a 
means of formalising a connection into this watercourse should be explored, in 
order to maintain the natural flow path of greenfield runoff from the site.  Whether 
surface water discharge from the site is towards the south or the north-east flow 
will ultimately discharge to the River Tud to the south at greenfield runoff rates 
agreed with the Lead Local Flood Authority. 

4.0 Foul Water Drainage  

4.1 An Anglian Water (AW) Pre-Planning Report dated 1 May 2025 has been prepared 
for the site and this addresses foul water drainage and potable water supply.  

4.2 AW consider that their network does not have sufficient capacity at this time to 
accommodate foul water flows generated by the site.  However, they also state 
that the catchment could be included in their 2030-2035 business plan for a 
strategic investment scheme, this would be triggered by the site being promoted 
through the local plan. 

4.3 It is the case therefore that although there is insufficient capacity in the network at 
the present time, AW have stated that they could allocate a strategic investment 
scheme to create the capacity in their 2030–2035 business plan should this 
become necessary. 
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7.0 Appendices 
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Appendix A - Drawing 241383_SK-01_P02 Site Topography and Surface 
Water Drainage Outfall 

 

 
 
 

 




