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Introduction 

This note has been prepared to support the allocation of Land North of Tuttles Lane East, Wymondham. 

This review takes account of the National Planning Policy Framework (NPPF) and its associated 
planning practice guidance and the definitions of sources of flooding within the Flood and Water 
Management Act (FWMA) 2010.   

Information to inform this note has been obtained from the following sources: 
• Various sources of mapping;
• Anglian Water (AW) sewer plans and liaison with AW;
• The Norfolk County Council Preliminary Flood Risk Assessment (PFRA); and
• A site visit.

The site is approximately centred on OS grid reference 611696, 303159 and extends to approximately 
55.0 ha.  The majority of the site is currently undeveloped agricultural land. 

An unnamed tributary of the River Tiffey flows through the eastern area of the site.  The watercourse 
flows in a predominantly north-westerly direction from the south-east corner of the site.   

Ordnance Survey contours show ground levels falling from the east and west toward the 
aforementioned watercourse.    

Sources of Flooding 

GOV.UK flood mapping shows the entire site as Flood Zone 1 (the low probability flood area).  The site 
is not therefore considered to be exposed to flooding as the result of overtopping of a Main River or 
other significantly sized watercourse.  
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Surface water flood mapping indicates areas where surface water runoff may pool and flow during 
and following various rainfall events.  There are four bands of surface water flooding:  
 
 High (indicates an area with greater than a 1 in 30 chance of flooding);  
 Medium (indicates between a 1 in 30 and 1 in 100 chance of flooding);  
 Low (indicates between a 1 in 100 and 1 in 1,000 chance of flooding); and  
 Very Low (covers all other land i.e. less than a 1 in 1,000 chance of flooding).   

 
The mapping (refer to extract provided below) shows that the majority of the site is located in the 
Very Low flood risk area.  There are localised areas of surface water flooding associated with the 
watercourse in the east of the site and also a number of isolated areas of flooding within the site.       
 

 
Extract of the surface water flooding map, source GOV.UK website (Feb 2018) 

© Crown copyright and database rights 2018 Ordnance Survey 100047325 

 
The impact of surface water flooding on the proposed residential units should be readily manageable 
through appropriate masterplanning that makes space in the layout for water (allowing for low impact 
flood routes along landscaped corridors for example). 
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British Geological Survey (BGS) borehole records and mapping shows that the site is underlain by 
Boulder Clay with Chalk at depth.  Groundwater flooding (flooding resulting from the emergence of a 
groundwater body at the surface of the site) is therefore not considered a realistic threat.  
 
AW sewer plans (appended) show a network of surface water sewers which serve the development 
to the south of the site, and outfall to the watercourse which runs through the site.  The land to the 
south of the site slopes down towards the site.  Floodwater arising from any overloading of the 
network could potentially be directed towards Tuttles Lane.  Any such flows would tend to be directed 
east and west along/within Tuttles Lane rather than directly onto the site.  Any flows which were able 
to enter onto the site (via the creation of new access roads) would tend to be managed within the on-
site road network (rather than affecting the proposed housing etc).  Sewer flooding is not therefore 
considered a significant or unmanageable threat for the proposed development.  
 
The site does not lie in a reservoir inundation zone and there are no lakes or canals in the vicinity of 
the site.  
 
In light of the findings there are not considered to be any flood risk related reasons why the site could 
not be developed in line with current guidance on flood risk and development. 
 
Surface Water Management 
 
BGS mapping shows that the site is underlain by superficial deposits of the Lowestoft Formation 
(Diamicton) and bedrock geology of the Lewes Nodular Chalk Formation.  The BGS report shows that 
the ground conditions across the site have a low to moderate permeability potential.  Later stage 
intrusive ground investigations and site-specific infiltration testing may identify areas of the site where 
infiltration drainage techniques can be used.   
 
However, for the purposes of securing sufficient space for surface water in the emerging layout an 
attenuated discharge from the site to the local watercourse has been assumed.  Surface water runoff 
from the proposed development would be managed via on-site attenuation (sized for the 1 in 100 
annual probability storm plus an appropriate climate change allowance).  Currently it is proposed that 
flows would be discharged at the mean annual greenfield runoff rate (QBAR) of 3.2 l/s/ha.      
 
Drawing number W121 – 300 (appended) shows an outline attenuation strategy assuming 1 m deep 
grassed basins with 1 in 4 side slopes.  The attenuation has been sized assuming that approximately 
50 % of the site area becomes impermeable (i.e. provision roads, roofs, hard landscaping etc).   
 
Appended Information 
 
Anglian Water Sewer plans 
BGS Infiltration SuDS GeoReport 
CCE drawing number W121 - 300 



This plan is provided by Anglian Water pursuant its obligations under the Water Industry Act 1991 sections 198 or 199. It must be used in conjunction with any 
search results attached. The information on this plan is based on data currently recorded but position must be regarded as approximate. Service pipes, private 
sewers and drains are generally not shown. Users of this map are strongly advised to commission their own survey of the area shown on the plan before 
carrying out any works. The actual position of all apparatus MUST be established by trial holes. No liability whatsoever, including liability for negligence, is 
accepted by Anglian Water for any error or inaccuracy or omission, including the failure to accurately record, or record at all, the location of any water main, 
discharge pipe, sewer or disposal main or any item of apparatus. This information is valid for the date printed. This plan is produced by Anglian Water Services 
Limited (c) Crown copyright and database rights 2018 Ordnance Survey 100022432.This map is to be used for the purposes of viewing the location of Anglian 
Water plant only. Any other uses of the map data or further copies is not permitted. This notice is not intended to exclude or restrict liability for death or 
personal injury resulting from negligence.
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Manhole Reference Easting Northing Liquid Type Cover Level Invert Level Depth to Invert

0502  611065  302581 F - - -

0503  611077  302574 F - - -

0504  612072  302587 F 44.69 42.87 1.82

0505  612035  302581 F 45.37 43.98 1.39

0506  612003  302578 F 45.8 44.31 1.49

0601  611020  302607 F 45.81 43.85 1.96

0601  612027  302697 F 43.98 41.97 2.01

0602  610998  302689 F 46.26 42.87 3.39

0602  612079  302693 F 43.83 41.87 1.96

0603  611025  302684 F 45.58 43.14 2.44

0603  612099  302690 F 43.48 41.57 1.91

0604  611048  302673 F 45.27 43.38 1.89

0604  612021  302654 F - - -

0605  611072  302684 F 45.41 43.55 1.86

0701  611006  302738 F 45.15 42.42 2.73

0701  612015  302700 F 44.41 42.45 1.96

0702  611024  302778 F 44.47 42.09 2.38

0702  612064  302787 F 44.25 42.04 2.21

0703  611022  302788 F 44.84 42.33 2.51

0703  612031  302779 F - - -

0704  611064  302793 F 44.67 42.44 2.23

0705  611081  302707 F 45.59 43.79 1.8

0706  611076  302725 F 45.8 44.14 1.66

0707  611018  302796 F - - -

0800  611075  302805 F - - -

1502  612185  302571 F 43.93 41.66 2.27

1503  612195  302590 F 43.88 41.55 2.33

1504  612112  302594 F 44.53 43.35 1.18

1504  611129  302590 F - - -

1601  611188  302638 F 46.72 45.2 1.52

1601  612156  302684 F 43.59 41.38 2.21

1602  611135  302658 F 46.49 44.85 1.64

1602  612188  302680 F 43.68 41.27 2.41

1603  612201  302699 F 43.59 41.85 1.74

1701  612134  302780 F 43.57 41.51 2.06

1701  611145  302719 F 46.58 44.45 2.13

1702  611133  302748 F 46.57 44.76 1.81

1703  611169  302747 F 46.43 44.23 2.2

1704  611157  302795 F 45.84 42.83 3.01

1800  611191  302801 F - - -

2504  611283  302591 F 48.36 46.25 2.11

2505  611206  302583 F - - -

2601  612232  302635 F 43.88 41.43 2.45

2601  611206  302616 F 46.94 45.74 1.2

2602  611227  302693 F 47.33 44.28 3.05

2602  612248  302651 F 43.46 41.1 2.36

2603  611298  302677 F 47.95 44.9 3.05

2603  612271  302680 F 43.33 40.97 2.36

2604  611292  302629 F 48.13 45.69 2.44

2604  612281  302691 F 42.93 - -

2605  612285  302699 F 42.93 40.72 2.21

2606  612206  302678 F 43.6 41.19 2.41

2607  612224  302670 F 43.5 - 2.41

2608  612288  302645 F 43.37 41.74 1.63

2701  612232  302756 F 42.92 - -

2701  611220  302746 F 46.46 43.85 2.61

2702  612216  302763 F 43.1 40.94 2.16

2702  611258  302754 F 46.5 43.53 2.97

2703  611255  302797 F 47.25 43.22 4.03

2703  612289  302735 F - - -

2800  611244  302805 F - - -

3601  611389  302643 F 48.1 45.64 2.46

3601  612304  302604 F 43.64 42.38 1.26

3602  611376  302691 F 47.29 45.71 1.58

3701  611322  302730 F 47.12 45.65 1.47

3701  612381  302724 F 43.13 40.64 2.49

3702  611354  302727 F 47.09 45.23 1.86

3702  612336  302738 F 42.81 40.3 2.51

3703  611368  302725 F 47.21 45.06 2.15

3704  611366  302703 F 47.36 45.36 2

3706  611361  302786 F - - -

3707  611386  302727 F 47.2 44.9 2.3

3708  611390  302756 F 47.24 44.7 2.54

3801  611327  302806 F 47.07 43.46 3.61

4503  611439  302585 F 48.71 46.9 1.81

4504  611495  302582 F 48.46 47.06 1.4

4505  611487  302598 F 48.3 46.76 1.54

4601  611463  302623 F 48.19 46.17 2.02

4602  611498  302647 F 47.95 45.46 2.49

4603  611409  302670 F 47.35 45.36 1.99

4604  611440  302677 F 47.61 45.14 2.47

4605  611479  302694 F 47.57 45.11 2.46

4701  611462  302705 F 47.39 44.83 2.56

4702  611444  302726 F 47.35 44.75 2.6

4703  611442  302729 F 47.3 44.78 2.52

4704  611422  302754 F 47.41 44.6 2.81

4705  611403  302772 F 47.12 44.4 2.72

4706  611416  302786 F 47.23 44.16 3.07

4707  611461  302743 F 47.63 45.18 2.45

4708  611476  302752 F 47.67 45.32 2.35

4709  611479  302774 F 47.72 45.61 2.11

4801  611411  302832 F 47.38 43.87 3.51

4802  611416  302854 F - - -

5601  611567  302597 F 48.63 47.22 1.41

5602  611526  302655 F 48.08 47.02 1.06

5603  611540  302661 F 48.14 46.58 1.56

5604  611548  302686 F 48.06 46.8 1.26

5701  611544  302700 F 48 46.64 1.36

5702  611532  302794 F 47.23 45.67 1.56

5801  611508  302838 F 47.59 44.13 3.46

5802  611599  302829 F 47.69 44.48 3.21

5803  611538  302853 F - - -

6501  611644  302578 F 48.52 46.08 2.44

6601  611638  302605 F 48.67 - -

6602  611629  302684 F 48.3 45.59 2.71

6603  611678  302693 F 48.08 45.32 2.76

6701  611613  302701 F 48.22 46.51 1.71

6702  611608  302787 F 47.53 45.27 2.26

6703  611649  302785 F 47.36 44.95 2.41

6704  611678  302720 F 47.84 45.18 2.66

6801  611652  302816 F 47.17 44.71 2.46

6802  611686  302809 F 47.09 44.83 2.26

7502  611717  302592 F 48.3 46.79 1.51

7601  611724  302683 F 47.91 45.65 2.26

7602  611793  302678 F 47.31 45.2 2.11

7800  611704  302819 F - 45.7 -

7801  611776  302834 F - - -

8601  611860  302662 F 46.53 44.42 2.11

8801  611807  302815 F 46.41 44.75 1.66

8802  611894  302808 F 45.69 43.98 1.71

9601  610981  302604 F 47.18 45.84 1.34

9601  611948  302607 F 45.92 44.34 1.58

9602  610988  302610 F 46.74 43.46 3.28

9602  611953  302620 F 45.93 44.24 1.69

9603  610996  302674 F 45.43 42.99 2.44

9603  611953  302632 F 45.89 - -

9604  610977  302645 F 46.86 44.52 2.34

9604  611903  302652 F 46.13 44.62 1.51

9605  610952  302652 F 45.63 43.85 1.78

9605  611971  302669 F 45.42 44.06 1.36

9606  610938  302693 F 44.6 42.67 1.93

9701  611984  302708 F 43.83 42.88 0.95

9703  610969  302780 F 43.71 40.95 2.76

9801  611957  302800 F 44.86 42.75 2.11

0557  612071  302592 S 44.65 43.44 1.21

0651  611022  302609 S 45.83 44.52 1.31

0651  612018  302653 S 44.51 43.35 1.16

0652  610998  302674 S 45.38 43.7 1.68

0652  612025  302696 S 44.36 42.75 1.61

0653  610999  302688 S 46.26 43.62 2.64

0653  612051  302694 S 44.08 42.37 1.71

0654  611023  302683 S 45.58 43.76 1.82

0654  612083  302690 S 43.98 42.32 1.66

0655  611047  302672 S 45.38 44.06 1.32

0656  611073  302682 S 45.4 44.24 1.16

0751  611008  302739 S 45.1 43.25 1.85

0751  612062  302741 S 43.84 42.83 1.01

0752  611027  302775 S 44.45 42.77 1.68

0752  612004  302797 S 44.74 42.88 1.86

0753  611031  302787 S - - -
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0754  611087  302790 S - - -

0755  611029  302780 S - - -

0756  611084  302707 S 45.45 44.44 1.01

0757  611078  302727 S 45.85 44.59 1.26

0851  611053  302812 S - - -

1552  612185  302573 S 43.95 41.84 2.11

1553  612193  302590 S 43.9 41.84 2.06

1651  611188  302641 S - - -

1651  612101  302687 S 43.83 42.12 1.71

1652  611140  302662 S - - -

1652  612129  302686 S 43.71 42 1.71

1751  611148  302710 S - - -

1751  612135  302730 S 43.35 42.49 0.86

1752  611155  302744 S - - -

1752  612162  302778 S 43.39 42.13 1.26

1753  611119  302745 S - - -

1754  611116  302789 S - - -

1755  611154  302789 S - - -

1756  611188  302745 S - - -

2651  611295  302679 S - - -

2651  612227  302634 S 43.47 41.41 2.06

2652  611250  302681 S - - -

2652  612244  302652 S 43.3 41.29 2.01

2653  612234  302660 S 43.54 41.38 2.16

2653  611203  302625 S - - -

2654  612221  302670 S 43.6 41.51 2.09

2655  612204  302676 S 43.69 41.68 2.01

2656  612293  302646 S 43.42 42.05 1.37

2657  612266  302674 S 43.21 41.21 2

2658  612279  302691 S 43.01 41.15 1.86

2659  612204  302693 S 43.57 42.36 1.21

2660  612266  302670 S 43.225 41.265 1.96

2661  612290  302646 S 43.405 41.325 2.08

2751  612283  302702 S 42.95 41.09 1.86

2752  611265  302799 S - - -

2753  611272  302789 S - - -

2753  612239  302763 S - - -

2754  611231  302707 S - - -

2754  612211  302710 S 43.43 41.67 1.76

2755  611211  302740 S - - -

2755  612285  302719 S 42.81 - 1.66

2851  611286  302806 S - - -

3051  612391  303022 S - - -

3551  612305  302603 S 43.685 41.445 2.24

3552  612311  302586 S 43.795 41.575 2.22

3651  611386  302624 S 48 47.11 0.89

3651  612309  302673 S - - -

3652  611372  302619 S 48.03 47.24 0.79

3751  612349  302723 S - - -

3752  611328  302794 S 47.26 45.4 1.86

3752  612323  302733 S - - -

3753  611366  302790 S 46.9 45.65 1.25

3753  612304  302740 S - - -

3754  611375  302793 S 47.01 45.72 1.29

3755  611319  302727 S 47.14 46.18 0.96

3756  611358  302724 S 47.1 45.78 1.32

3757  611376  302723 S 47.31 45.92 1.39

3758  611391  302699 S 47.28 46.04 1.24

3851  611342  302804 S 47.33 45.52 1.81

4552  611438  302587 S 48.64 47.36 1.28

4553  611483  302597 S 48.3 47.29 1.01

4651  611459  302622 S 48.18 46.92 1.26

4652  611494  302648 S 47.91 46.73 1.18

4653  611477  302691 S 47.5 46.49 1.01

4654  611402  302691 S 47.2 46.1 1.1

4655  611404  302670 S 47.31 46.35 0.96

4657  611409  302662 S 47.62 46.41 1.21

4658  611437  302674 S - - -

4751  611442  302734 S 47.5 46.09 1.41

4752  611461  302745 S 47.6 46.39 1.21

4753  611473  302753 S 47.68 46.67 1.01

4754  611477  302773 S 47.8 46.63 1.17

4755  611403  302777 S 47.5 45.87 1.63

4851  611408  302807 S 47.24 46.07 1.17

5557  611569  302596 S 48.62 47.51 1.11

5651  611524  302655 S 48.06 47.15 0.91

5652  611540  302662 S 48.16 46.95 1.21

5653  611550  302688 S 48.06 - -

5751  611545  302702 S 47.98 46.87 1.11

5752  611534  302791 S 47.26 46.05 1.21

5753  611581  302712 S 48.2 46.89 1.31

5754  611579  302749 S 48.05 46.34 1.71

5755  611587  302787 S 47.66 45.85 1.81

5851  611570  302835 S - - -

6552  611680  302588 S 47.78 46.32 1.46

6553  611678  302599 S 47.71 46.1 1.61

6554  611686  302585 S 48.84 47.48 1.36

6555  611687  302599 S 48.75 47.19 1.56

6651  611614  302699 S 48.2 46.74 1.46

6652  611631  302686 S 48.3 46.29 2.01

6653  611661  302691 S 48.13 46.02 2.11

6654  611680  302695 S 48.03 45.82 2.21

6655  611695  302691 S 48.04 - -

6751  611645  302704 S 48.52 46.91 1.61

6752  611645  302749 S 48.01 46.35 1.66

6753  611650  302780 S 47.36 45.7 1.66

6754  611611  302784 S 47.52 45.76 1.76

6755  611680  302725 S 47.79 45.73 2.06

6851  611613  302841 S - - -

6852  611655  302820 S - - -

6853  611685  302815 S - - -

7551  611717  302579 S 48.37 47.26 1.11

7552  611718  302593 S 48.28 47.07 1.21

7553  611751  302577 S 48.15 47.14 1.01

7651  611752  302603 S 48.03 46.87 1.16

7652  611755  302678 S 47.8 46.24 1.56

7653  611726  302685 S 47.91 46 1.91

7654  611794  302679 S 47.3 45.39 1.91

7751  611799  302738 S 46.89 45.78 1.11

7752  611766  302742 S 47.14 46.23 0.91

7753  611743  302752 S 46.97 45.96 1.01

7754  611742  302778 S 46.71 45.9 0.81

7755  611748  302778 S 46.65 45.69 0.96

7851  611799  302800 S - - -

7852  611755  302808 S - - -

8651  611802  302677 S 47.21 45.35 1.86

8652  611858  302664 S 46.6 45.04 1.56

8751  611804  302705 S 47.08 45.77 1.31

8752  611871  302725 S 45.96 44.59 1.37

8753  611876  302779 S 45.81 44.2 1.61

8754  611810  302783 S 46.54 45.33 1.21

8851  611890  302800 S - - -

8852  611804  302819 S - - -

8853  611800  302828 S - - -

9651  610976  302646 S 46.77 44.76 2.01

9651  611944  302606 S 46.04 43.97 2.07

9652  610950  302653 S 45.63 44.03 1.6

9652  611948  302620 S 45.92 43.91 2.01

9653  611953  302635 S 45.61 43.75 1.86

9654  610990  302611 S 46.61 44.38 2.23

9654  611905  302652 S 46.08 44.77 1.31

9655  611970  302672 S 45.26 43.5 1.76

9656  611920  302692 S 45.8 44.49 1.31

9751  611989  302731 S - - -

9752  611933  302732 S 45.44 44.23 1.21

9753  611906  302712 S 45.75 44.92 0.83

9754  611942  302773 S 45.08 43.72 1.36

9755  611970  302791 S 44.66 43.55 1.11
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