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	Havant Borough Council
Development Control
Civic Offices Civic Centre Road
Havant
Hampshire
PO9 2AX

	Our ref:
HA/2012/112826/01-L01
Your ref:
APP/12/00183
Date:

01 May 2012



Dear Sir/Madam
DISCHARGE OF CONDITIONS NO'S 4, 5, 6, 7, 11, 12, 15, 16, 18, 19, 20, 21 AND 22 OF PLANNING PERMISSION 10/74014/000 AND 4 AND 4 OF PLANNING PERMISSION APP/11/01089.  OUTLINE APPLICATION FOR DEMOLITION OF EXISTING DWELLING AND ERECTION OF 280NO. RESIDENTIAL DWELLINGS, DOCTORS SURGERY AND PHARMACY WITH ASSOCIATED PARKING AND LANDSCAPING, IMPROVEMENTS TO ROUNDABOUT, AND REALIGNMENT OF SOUTHERN SECTION OF REDLANDS LANE TO PROVIDE ACCESS AND PROVISION OF PUBLIC OPEN SPACE WITH PARKING, LANDSCAPING AND CONSTRUCTION OF BALANCING POND WITH SOME MATTERS RESERVED.   
HAMPSHIRE FARM, WESTBOURNE ROAD, EMSWORTH, PO10 7RN      

Thank you for consulting the Environment Agency on the above application which was received on 4 April 2012.
The Environment Agency did not request conditions 4, 5, 6, 7, 16, 18, 19, 20, 21 and 22 of Planning Permission 10/74014/000 or 4 and 4 of Planning Permission APP/11/01089; therefore, we cannot provide comments on these conditions.  
Environment Agency Position

With regards to conditions 11, 12 and 15 the Environment Agency are unable to formally recommend the discharge of these conditions at this stage.

Advice to Local Planning Authority / Applicant
At this time we are unable to discharge conditions 11,12 and 15 as the design plans submitted of the proposed attenuation pond and the plans concerned with the drainage scheme do not meet the requirements of the conditions as stated within the decision notice. 

Condition 11 requires the submission of a Landscape Management Plan. We would expect the plans of the pond to be incorporated into this document.  The plans in their isolation do not fulfill the requirements set within the condition on the decision notice.

In accordance with condition 11 we would like to see further design details of ecological enhancements to both the pond and new ditch system. 

Condition 12 requires the submission of a scheme for the provision and management of a buffer zone, this was not included in the plans submitted. 

We also cannot recommend the discharge of condition 15 at the present time as the details submitted with the outline planning permission (the original Flood Risk Assessment) and the reserved matters planning permission (the first version of the Addendum to Flood Risk Assessment) showed that the drainage scheme would work in principle, reducing runoff rates from the site compared to the existing situation.  However condition 15 makes clear that full details of the drainage scheme need to be provided prior to the commencement of development.

The details submitted in support of the discharge of condition 15 comprise an updated version of the Addendum to Flood Risk Assessment (by RPS, reference BES0227, dated 14 October 2011) to that originally submitted in support of the reserved matters planning application, and a set of draft drainage plans (by RPS, job number JBR1710, dated mainly from November 2011). 

There is no drainage strategy explaining the reasoning behind the drainage scheme shown, and the submitted details are unclear as to the functioning, design and management of the surface water drainage system.  They therefore do not, in our opinion, form a satisfactory drainage scheme that meets the requirements of condition 15.  


In addition the drainage scheme has not fully addressed the points raised in our letter responding to the reserved matters application APP/11/01089 (our letter reference HA/2011/111930/01, dated 26 September 2011).  Until the drainage scheme is revised to address the above concerns then the Environment Agency cannot recommend that condition 15 be discharged.

Comments on the details submitted
The proposed drainage system collects, stores and controls runoff from the development and the upstream catchment via storage within the development, swales, ditches and a pond in the south-east corner of the public open space.  This pond is the final storage and control structure in the system and discharges into the River Ems to the east.

As above, the principle of the drainage system has been agreed, and we welcome that the proposed scheme will reduce runoff rates compared to the existing situation.  However, further details need to be submitted to demonstrate that the scheme has been suitably designed and will be properly maintained.

We have noted below some of the major issues with the drainage scheme at it stands, which need to be addressed before we can recommend the discharge of condition 15.

Discharge rates
Whilst the calculations and outputs from the Addendum appear reasonable, and show the proposed discharge rate from the developed site should be significantly less than the equivalent undeveloped site, it is unclear from the submitted details what the final discharge rate from the site will actually be.

Section 5 of the Addendum of notes that the maximum discharge rate from the site is approximately 86.3 litres a second (reducing to 63.2 litres a second when the outfall to the River Ems is submerged) in a 1 in 100 year storm event ( 30% climate change).  However, this does not match to the plans submitted.  Drawing 213 includes a detail of the proposed hydrobrake, which is recorded as controlling flow to 25.2 litres a second - is this the intended discharge rate? 
The drainage strategy should make clear what the discharge rate from the site will be for a range of storm events up to and including the 1 in 100 year storm event ( 30% climate change).

Maintenance
Part iv) of condition 15 requires details of a management and maintenance plan for the surface water drainage scheme but this has not been produced.  The production of a maintenance plan is also a requirement of the Section 106 agreement for the development.  The proper maintenance of the drainage system is crucial to ensure it continues to function as designed.

Overland flow
In our last letter we highlighted that, while we were pleased to see that the drainage scheme would intercept and attenuate overland flow from offsite, the drainage arrangement should be designed so that the runoff from the development is attenuated separately from the overland flow.  This is to ensure that the additional runoff created by the hardstanding within the development is controlled safely regardless of the influence of overland flow.  This has not been addressed within the drainage scheme as it stands - there is a single large pond that combines storage for development runoff along with overland flow.  The storage for overland flow should be provided separately to the storage for development runoff, either by providing a second storage facility within the public open space, or by splitting the pond in two.

Infiltration
It is not clear from the submitted plans as to whether the pond is lined or not.  The Addendum to Flood Risk Assessment states that the pond is to be lined, but the plans relating the pond (drawing numbers 213, 215 and 216) do not show any construction details.  As in our last letter, and having regard to the Emsworth Flood Action Group engineer's comments regarding groundwater ingress, it would be preferable for the pond to be unlined if possible.

Additional infiltration testing and monitoring should be undertaken to determine the infiltration potential of the ground beneath the pond.  This does not appear to have been carried out.  Allowing infiltration through the base of the pond, if it is possible, will reduce the rates and volumes of runoff entering the River Ems even further.  Ground investigations should be carried out to inform the final drainage scheme.

Pond design
As above, the plans of the pond do not show a large amount of detail, and there is no indication of any water quality treatment elements or any ecological enhancements within the pond.  The pond should be designed to provide treatment facilities in line with CIRIA C697 The SuDS Manual.

Drawing 213 shows two different diameters for the outlet pipe from the pond leading to the hydrobrake chamber (manhole S4) - 300mm and 600mm.  This should be corrected.  In addition, the detail for manhole S4 shown on drawing 213 differs to the manhole schedule shown on drawing 210-2.  Drawing 210-2 shows two connections into manhole chamber S4, which appears incorrect, and shows these to be at a different level to the connection shown on drawing 213.

Swales and ditches
We note that a French drain is proposed that stretches along the entire eastern boundary of the public open space, that is presumably intended to pick up overland flow.  On earlier drainage plans this drain was shown as an open ditch.  We would question the effectiveness of this drain - an open channel would likely be better in intercepting overland flow.

The southern "ditch" is at its largest point over 9 metres wide and more than 2 metres deep.  This seems to be far larger than required to simply transfer runoff from the southern portion of the public open space, and effectively makes the ditch part of the balancing pond.  

The Addendum states that the swale and ditch are to be lined but this is not shown on the relevant plan (219).  As per our comments for the pond above, leaving these unlined would allow some infiltration through their base, reducing final runoff rates.

Permeable paving
Drawing 214 shows details of permeable paving, but it is not clear from the engineering layout plans where (if at all) this is included within the development.  The use of permeable paving will provide additional storage and treatment facilities within the development itself, and this should be incorporated where possible.

If you have any queries regarding the information set out above, please contact me on the details below.
Yours faithfully
Miss Verity Giles
Planning Liaison Officer
Direct dial 01962 764860
Direct e-mail verity.giles@environment-agency.gov.uk
Environment Agency
Colvedene Court (Wessex Business Park) Wessex Way, Colden Common, Winchester, SO21 1WP.
Customer services line: 03708 506 506

www.environment-agency.gov.uk
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