
From:                                 NIk Antoniou <njaltd@gmail.com>
Sent:                                  17 November 2025 12:33:31 UTC+00:00
To:                                      "Rachel Richardson" <Rachel.Richardson@midsussex.gov.uk>
Cc:                                      "Scott Weller" <scottweller@hotmail.com>
Subject:                             Re: DM/25/1244 - Land adj to 2 Reservoir Place, Lewes Road, Ashurst Wood, 
East Grinstead.
Attachments:                   2620_Letter Report - rev1.pdf

Hi Rachael

Following on from our previous communication please find attached further drainage 
information from AVZ GeoEng Ltd in response to the Council's concerns.  I would also flag for 
your attention, the two points below.

• The distance from the deep bore soakaway to the dwelling, based on the plans 
submitted by the architect is approximately 5.22m, but would be more than 5m to 
ensure compliance with building regs.

• Full infiltration testing, as requested, is being scheduled to confirm the actual flow rate 
for design purposes.

I do hope that the attached addresses the outstanding concerns and that we can look 
forward to a positive outcome. 

Kind regards

Nikolas Antoniou
BSc HONS DIPTP MRTPI
Chartered Town Planner
For and on behalf of NJA Town Planning Limited
01403 252231 

www.njatownplanningltd.co.uk

This e-mail is for the intended addressee(s) only. The information it contains may be privileged 
and/or confidential. The un-authorised use, disclosure or copying of this e-mail, or any 
information it contains is prohibited and could, in certain circumstances be a criminal offence. If 
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you are not the intended recipient please notify the sender immediately and delete the message 
from your system. NJA Town Planning Limited does not accept responsibility for any errors or 
problems that may arise through the use of internet communication and all risks connected with 
sending sensitive personal information are borne by you.

On Thu, 9 Oct 2025 at 15:28, NIk Antoniou <njaltd@gmail.com> wrote:
Hi Rachel

Thank you for providing this feedback so quickly. I am copying the Applicant so he is aware 
of the additional queries and will no doubt pursue matters with the Drainage experts as quickly 
as possible.

Kind regards

Nikolas Antoniou
BSc HONS DIPTP MRTPI
Chartered Town Planner
For and on behalf of NJA Town Planning Limited
01403 252231 

www.njatownplanningltd.co.uk

This e-mail is for the intended addressee(s) only. The information it contains may be 
privileged and/or confidential. The un-authorised use, disclosure or copying of this e-mail, or 
any information it contains is prohibited and could, in certain circumstances be a criminal 
offence. If you are not the intended recipient please notify the sender immediately and delete 
the message from your system. NJA Town Planning Limited does not accept responsibility for 
any errors or problems that may arise through the use of internet communication and all risks 
connected with sending sensitive personal information are borne by you.

On Thu, 9 Oct 2025 at 14:30, Rachel Richardson <Rachel.Richardson@midsussex.gov.uk> 
wrote:

mailto:njaltd@gmail.com
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Hi Nik, 

 

Please see below and reply accordingly. 

 

Kind regards, 

 

Rachel.

 

 

Rachel Richardson Bsc (Hons) DIP TP MRTPI

Senior Planning Officer

Development Management

www.midsussex.gov.uk

01444 477 224

 

Please note I work part-time (usually over Monday to Thursday) and from home Monday to 
Wednesday.

 

 

 

From: drainage <drainage@midsussex.gov.uk> 
Sent: 09 October 2025 14:28
To: Rachel Richardson <Rachel.Richardson@midsussex.gov.uk>
Cc: drainage <drainage@midsussex.gov.uk>
Subject: 2025.10.09 Re: DM/25/1244 - Land adj to 2 Reservoir Place, Lewes Road, Ashurst 
Wood, East Grinstead.

 

Dear Rachel, 
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Thank you for providing the additional information (AVZGeoEng Ltd Letter Report, ref: 
SKZ_2620/25, September 2025) in response to our previous comments.

 

We have reviewed the submitted report and have the following comments in reply:

 

Surface Water Drainage

 

The report confirms a 200mm diameter rotary borehole was drilled to approximately 24m below 
ground level, with the Grinstead Clay Member overlying the Lower Tunbridge Wells Formation. A 
single infiltration test was undertaken indicating infiltration rates estimated to be greater than 5 
l/s, with the borehole infilling from twin 1000L tanks unable to maintain a constant head.

 

While the results suggest potential infiltration capacity, we note the following:

 

•         The test was limited by the available water supply, and the infiltration rate has 
been estimated rather than derived from a full constant head test. Further testing 
with an adequate water supply and flow control apparatus would be required to 
confirm the design infiltration rate. 

•         The borehole encountered partial and total loss of drilling flush below 7.5m 
bgl, suggesting fissured sandstone layers. Any proposed deep bore soakaway 
should demonstrate how perching or high groundwater conditions will be avoided 
and how long-term performance will be safeguarded (e.g. against silting of 
fissures).

•         The Letter Report does not include confirmation of groundwater level at the 
time of testing. Groundwater monitoring for at least a 24-hour period post-test is 
normally required to demonstrate adequate separation between the soakaway 
base and groundwater.

•         Details should also be provided to confirm that sufficient stand-off distances 
from site boundaries, buildings, sewers and the highway can be achieved in 
accordance with Building Regulations and CIRIA guidance.

 



At this stage, while the testing provides some positive indication of potential infiltration, it does not 
provide the full assurance necessary to confirm feasibility of a deep bore soakaway system for 
surface water disposal.

 

We therefore continue to request the following information at this stage of planning:

1. Confirmation of infiltration feasibility through a constant head test or BRE 365 test 
with an adequate water supply to replicate expected operational conditions. 3 repeats 
are required.

2. Groundwater monitoring results demonstrating appropriate separation from the 
soakaway base.

3. A plan showing the proposed soakaway location(s) and stand-off distances from all 
relevant constraints.

4. Written confirmation from Southern Water that, should infiltration not be feasible, 
they would accept a surface water discharge to the foul network in line with their 
Surface Water Management Policy (July 2024), which restricts such connections to 
exceptional circumstances.

 

Foul Water Drainage
We note the proposal to connect foul flows to the public sewer in Lewes Road.

 

Summary
On this basis, further information remains required before we can confirm that the proposed 
surface water drainage strategy is acceptable in principle.

 

Upon receipt of the above information, we will be able to provide a final response.

 

Receipt of the requested additional information does not mean further information will not be 
requested, nor does it guarantee that the Flood Risk and Drainage Team will not object to the 
development. Neither does it prevent the team from recommending a flood risk or drainage 
condition.

 

Best Wishes

 

Flood Risk and Drainage Team



Estate Services and Building Control 

Mid Sussex District Council

drainage@midsussex.gov.uk

 

 

 

From: Rachel Richardson <rachel.richardson@midsussex.gov.uk> 
Sent: 06 October 2025 10:13
To: drainage <drainage@midsussex.gov.uk>
Subject: FW: DM/25/1244 - Land adj to 2 Reservoir Place, Lewes Road, Ashurst Wood, East 
Grinstead.

 

Hi Emma, 

 

Please see below and as attached and reply accordingly. 

 

Many thanks, 

 

Rachel.

 

 

Rachel Richardson Bsc (Hons) DIP TP MRTPI

Senior Planning Officer

Development Management

www.midsussex.gov.uk

01444 477 224

 

mailto:drainage@midsussex.gov.uk
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Please note I work part-time (usually over Monday to Thursday) and from home Monday to 
Wednesday.

 

 

 

From: NIk Antoniou <njaltd@gmail.com> 
Sent: 03 October 2025 14:58
To: Rachel Richardson <rachel.richardson@midsussex.gov.uk>
Subject: DM/25/1244 - Land adj to 2 Reservoir Place, Lewes Road, Ashurst Wood, East Grinstead.

 

Dear Rachel

 

Further to our recent correspondence, please now find attached report from AVZ GeoEng on the 
deep bore soakaway for your kind attention

 

Should you have any further questions or queries in this regard, please  do not hesitate to contact 
me.

 

Kind regards

Nikolas Antoniou

BSc HONS DIPTP MRTPI

Chartered Town Planner

For and on behalf of NJA Town Planning Limited

01403 252231 

 

www.njatownplanningltd.co.uk
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This e-mail is for the intended addressee(s) only. The information it contains may be privileged 
and/or confidential. The un-authorised use, disclosure or copying of this e-mail, or any information 
it contains is prohibited and could, in certain circumstances be a criminal offence. If you are not the 
intended recipient please notify the sender immediately and delete the message from your system. 
NJA Town Planning Limited does not accept responsibility for any errors or problems that may arise 
through the use of internet communication and all risks connected with sending sensitive personal 
information are borne by you.

 

 

 

On Tue, 16 Sept 2025 at 11:40, NIk Antoniou <njaltd@gmail.com> wrote:

Dear Rachel

 

Further to our previous correspondence, I am advised that the  deep bore soakaway work will be 
undertaken later this week.  I therefore anticipate a report being available within the next 2-3 
weeks.

 

Please be assured that I will be in contact again as soon as the report is to hand.

 

Should you have any questions or queries in the meantime, please do not hesitate to contact 
me.

 

Kind regards

Nikolas Antoniou

mailto:njaltd@gmail.com


BSc HONS DIPTP MRTPI

Chartered Town Planner

For and on behalf of NJA Town Planning Limited

01403 252231 

 

www.njatownplanningltd.co.uk

 

This e-mail is for the intended addressee(s) only. The information it contains may be privileged 
and/or confidential. The un-authorised use, disclosure or copying of this e-mail, or any 
information it contains is prohibited and could, in certain circumstances be a criminal offence. If 
you are not the intended recipient please notify the sender immediately and delete the message 
from your system. NJA Town Planning Limited does not accept responsibility for any errors or 
problems that may arise through the use of internet communication and all risks connected with 
sending sensitive personal information are borne by you.

 

 

---------- Forwarded message ---------
From: NIk Antoniou <njaltd@gmail.com>
Date: Tue, 2 Sept 2025 at 14:53
Subject: Re: DM/25/1244 - Land adj to 2 Reservoir Place, Lewes Road, Ashurst Wood, East 
Grinstead.
To: Rachel Richardson <Rachel.Richardson@midsussex.gov.uk>

 

Hi Rachel

 

I am mindful that a couple of weeks has elapsed since I last contacted you.
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I just wanted to make you aware that the Applicant has agreed a course of action with the 
drainage company and it is anticipated this will be undertaken this month with a report 
following thereafter.

 

I therefore again, thank you for your continued patience in this regard and will come back to you 
in due course.

 

Kind regards

Nikolas Antoniou

BSc HONS DIPTP MRTPI

Chartered Town Planner

For and on behalf of NJA Town Planning Limited

01403 252231 

 

www.njatownplanningltd.co.uk

 

This e-mail is for the intended addressee(s) only. The information it contains may be privileged 
and/or confidential. The un-authorised use, disclosure or copying of this e-mail, or any 
information it contains is prohibited and could, in certain circumstances be a criminal offence. If 
you are not the intended recipient please notify the sender immediately and delete the message 
from your system. NJA Town Planning Limited does not accept responsibility for any errors or 
problems that may arise through the use of internet communication and all risks connected with 
sending sensitive personal information are borne by you.
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On Tue, 19 Aug 2025 at 17:01, NIk Antoniou <njaltd@gmail.com> wrote:

Dear Rachel

 

Thank you for your email which I am acknowledging on behalf of my colleague Nik who is 
currently on annual leave.

 

Please be assured that I am taking advice with the Drainage Engineers and will come back to 
you as soon as possible in this regard once I have heard back from them.

 

Should you have any further queries in the meantime, please do not hesitate to contact me.

Kind regards

 

Sue Bowley

Office Manager

for

Nikolas Antoniou

BSc HONS DIPTP MRTPI

Chartered Town Planner

For and on behalf of NJA Town Planning Limited

01403 252231 

 

www.njatownplanningltd.co.uk
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This e-mail is for the intended addressee(s) only. The information it contains may be 
privileged and/or confidential. The un-authorised use, disclosure or copying of this e-mail, or 
any information it contains is prohibited and could, in certain circumstances be a criminal 
offence. If you are not the intended recipient please notify the sender immediately and delete 
the message from your system. NJA Town Planning Limited does not accept responsibility for 
any errors or problems that may arise through the use of internet communication and all risks 
connected with sending sensitive personal information are borne by you.

 

 

 

On Tue, 19 Aug 2025 at 16:42, Rachel Richardson <Rachel.Richardson@midsussex.gov.uk> 
wrote:

Dear Nik, 

 

I have just received the following email from Emma Jackson, the Drainage and Flood Risk 
Co-Ordinator at MSDC.

 

 

“Your applicant would need to take guidance and support from their own FR&D consultants 
you mention they have as part of their application team. 

 

To support you and from reviewing their questioning, they are asking us to confirm the right 
location of the borehole – that would be design criteria that we are not at liberty to 
comment on. We cannot give guidance as, you understand and are aware, this is not a 
service available from Mid Sussex District Council. 

mailto:Rachel.Richardson@midsussex.gov.uk


 

Should you have information to submit from your applicant based on our attached 
comments above, do send forward and we can respond.

 

Summary of Further Information Required as per attached documents: 

• Evidence that a deep borehole soakaway is feasible through infiltration testing or 
communication from southern water stating they would accept surface water 
discharge from the site.

• Evidence that sufficient offsets for a deep borehole soakaway can be provided.”

 

 

Hope this helps to update the drainage position. Please can you advise how this application 
is likely to progress going forwards.

 

Kind regards, 

 

Rachel.

 

 

Rachel Richardson Bsc (Hons) DIP TP MRTPI

Senior Planning Officer

Development Management

www.midsussex.gov.uk

01444 477 224

 

Please note I work part-time (usually over Monday to Thursday) and from home Monday to 
Wednesday.
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The information contained in this email may be subject to public disclosure under the 
Freedom of Information Act 2000. Unless the information contained in this email is legally 
exempt from disclosure, we cannot guarantee that we will not provide the whole or part of 
this email to a third party making a request for information about the subject matter of this 
email. This email and any attachments may contain confidential information and is 
intended only to be seen and used by the named addressees. If you are not the named 
addressee, any use, disclosure, copying, alteration or forwarding of this email and its 
attachments is unauthorised. If you have received this email in error please notify the 
sender immediately by email or by calling +44 (0) 1444 458 166 and remove this email and 
its attachments from your system. The views expressed within this email and any 
attachments are not necessarily the views or policies of Mid Sussex District Council. We 
have taken precautions to minimise the risk of transmitting software viruses, but we advise 
you to carry out your own virus checks before accessing this email and any attachments. 
Except where required by law, we shall not be responsible for any damage, loss or liability 
of any kind suffered in connection with this email and any attachments, or which may 
result from reliance on the contents of this email and any attachments. 

The information contained in this email may be subject to public disclosure under the Freedom of 
Information Act 2000. Unless the information contained in this email is legally exempt from 
disclosure, we cannot guarantee that we will not provide the whole or part of this email to a third 
party making a request for information about the subject matter of this email. This email and any 
attachments may contain confidential information and is intended only to be seen and used by the 
named addressees. If you are not the named addressee, any use, disclosure, copying, alteration or 
forwarding of this email and its attachments is unauthorised. If you have received this email in 
error please notify the sender immediately by email or by calling +44 (0) 1444 458 166 and remove 
this email and its attachments from your system. The views expressed within this email and any 
attachments are not necessarily the views or policies of Mid Sussex District Council. We have taken 
precautions to minimise the risk of transmitting software viruses, but we advise you to carry out 
your own virus checks before accessing this email and any attachments. Except where required by 
law, we shall not be responsible for any damage, loss or liability of any kind suffered in connection 
with this email and any attachments, or which may result from reliance on the contents of this 
email and any attachments. 

The information contained in this email may be subject to public disclosure under the 
Freedom of Information Act 2000. Unless the information contained in this email is legally 
exempt from disclosure, we cannot guarantee that we will not provide the whole or part of 
this email to a third party making a request for information about the subject matter of this 
email. This email and any attachments may contain confidential information and is intended 
only to be seen and used by the named addressees. If you are not the named addressee, any 
use, disclosure, copying, alteration or forwarding of this email and its attachments is 
unauthorised. If you have received this email in error please notify the sender immediately 
by email or by calling +44 (0) 1444 458 166 and remove this email and its attachments from 
your system. The views expressed within this email and any attachments are not necessarily 
the views or policies of Mid Sussex District Council. We have taken precautions to 



minimise the risk of transmitting software viruses, but we advise you to carry out your own 
virus checks before accessing this email and any attachments. Except where required by 
law, we shall not be responsible for any damage, loss or liability of any kind suffered in 
connection with this email and any attachments, or which may result from reliance on the 
contents of this email and any attachments. 





Land Adj 2 Reservoir Place Lewes Road Ashurst Wood 


East Grinstead West Sussex RH19 3TB 


Ref: SKZ_2620/25_October 2025 


Your ref:  


Our ref: SKZ_2620/25 - Rev1 


October 2025 


For attention of Mr Scott Weller 


By email only 


Dear Scott, 


SITE AT THE LAND ADJ 2 RESERVOIR PLACE ASHURST WOOD RH19 3TB 


INTRODUCTION 


AVZGeoEng Limited have been commissioned by Mr Scott Weller, to carry out borehole soakaway at 
the above site in accordance with the AVZ quotation ref: SKZ_2620_2/25 dated 17th July 2025.  


As part of the new proposed development, it was proposed to drill and install soakaway borehole to 
discharge the surface run-off water into the bedrock formation.  


The scope of work is advised by the client’s engineer and AVZGeoEng is acting as contractor following 
the instructions from the client, however, cannot take responsibility about suitability of the soakaways to 
the scheme that it is proposed to serve. Environment Agency or local authorities consent for 
construction of a deep borehole soakaway to discharge the surface run-off into the ground if required, 
is beyond the scope included in the commission.  


THE SITE 


The site, which may be located by approximate National Grid reference 541198E, 137005N is 
situated at the Land Adj. 2 Reservoir Place Lewes Road Ashurst Wood, East Grinstead, West Sussex 
RH19 3TB, as shown on Figure 1.   


The published 1:50,000 scale geological map of the area indicates that the site is underlain by 
Grinstead Clay Member - Mudstone over Lower Tunbridge Wells Formation and Wadhurst Clay 
Formation - Mudstone from the bedrock geology.  


SITE WORK 


The agreed scope of works comprised sinking 200mm rotary borehole using Comacchio MC 305 
rotary drilling rig to a provisional of 25.0mbgl., with installation of 125mm UPVC pipe with appropriate 
filter zone and bentonite seal in accordance with BS 5930:2015.  







Land Adj 2 Reservoir Place Lewes Road Ashurst Wood 


East Grinstead West Sussex RH19 3TB 


Ref: SKZ_2620/25_October 2025 


On completion of the borehole, soakaway infiltration test was carried out in accordance with BS 5930: 
2015 and various parts of BS EN ISO 22282.   


The borehole (SKW) as shown on the location plan Figure 2 was advised by the consultant to provide 
maximum possible distance from the proposed structure and highway. It is worth mentioning that all 
relevant standards refer to minimum distance for traditional pit or trench soakaway where discharge 
occurs close to the surface, borehole soakaways discharge the water deep below the ground, in this 
case below 7.5mbgl., therefore it is unlikely to have adverse effect to the proposed structure or the 
existing highway. The drilling encountered a ground profile comprising clay, overlying sandstone and 
siltstone interbedded with thin layers of clay and sand. The borehole log is attached in Appendix A of 
this report.  


This appears to confirm the stratigraphical succession suggested by the published geological records. 


The ground conditions are summarised in Table 2 below. 


Table 2. General succession of strata encountered 


Brief Description Depth to top of stratum m.bgl Thickness (m) 


Made Ground/Superficial Deposits G.L. 0.2 


Grinstead Clay Member - Mudstone 0.2 3.7 


Lower Tunbridge Wells Formation 3.9 Not proven 


SOAKAWAY TEST 


2No standard IBC tanks with 1000 litres capacity and gravity feed into the borehole soakaway were 
provided as means of water supply to carry out the infiltration test. The constant head infiltration test 
method was attempted into the completed soakaways by continuous flow from both tanks (discharge of 
each tank at average rate of 2.5 litres/second), that could only feel the borehole to approximately 
9.2mbgl. Based on the information collected from the test the infiltration capacity exceeded the supply 
from the tank and the infiltration rates are estimated to be greater of 5 litres/second.  


We consider that the infiltration rates obtained by the test would be sufficient for the SuDS scheme for 
the proposed development. Alternatively additional test using 10,000 litres tank equipped with pump and 
flow meter may confirm the accurate infiltration rates that are currently considered to be greater than 5 
litres/second.      


The value of soakage rate is normally factored to account for the 'silting-up' of the fissures in the 
adjacent soil. This is done to enable the soakaway to function at a design rate for a period of time 
rather than quote a maximum which may deteriorate with time.  


GROUNDWATER MONITORING 


Groundwater monitoring visit was carried out on 18th October, and there was no groundwater 
recorded in the standpipe.  
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 SOAKAWAY DESIGN 


Required storage volume in the soakaway, must equal or be greater than inflow minus outflow, and is 
the required effective volume available between the syphon head and the invert of the drain 
discharging to the soakaway.  


Schematic drawing showing deep borehole soakaway standard details is presented in Appendix B. 


The storage volume could be provided by a cylindrical or square chamber lined with brickwork, pre-
cast concrete or polyethylene rings into which the surface run-off from the catchment area is 
collected. The chamber is usually formed from precast cylindrical rings approximately 1 metre high 
which are stacked upon each other to produce the required height to achieve the required effective 
storage volume. Typical diameters of soakaway rings are 1.2m, 1.5m, 1.8m, 2.1m and 2.4m, but the 
dimensions could vary for different manufacturers. The rings are located upon a concrete base to 
prevent the soil being washed away and eventually undermining the bottom rings. If this should occur 
the soakaway and associated inlet pipework is likely to become unstable. The concrete base also 
assists cleaning out of the debris that collect in the chamber. All joints, soakaway holes and lifting 
eyes in the precast concrete rings located in unsuitable strata should be sealed with mortar or other 
approved sealing materials. This shall prevent perched groundwater ingress into the chamber or 
seepage of water by any other means than through the deep bored liner. 


Capping the liner which protrudes 1 metre above the base of the chamber is a syphon head placed to 
prevent the blockage of the deep bore. This also helps to inhibit the ingress of silt into the liner. The 
chamber needs regular maintenance and cleaning to prevent debris entering the pipe and reducing 
the capacity by siltation. Access into the soakaway chamber to install the syphon head must be 
treated as a confined space and can only be undertaken with the necessary safety precautions (Gas 
detector, safety harness, tripod winch, backup crew etc).  


Yours Sincerely,  
For AVZGeoEng Ltd 


Author:       Approved: 
BSc (Hons) Silvanka Kadieva-Zarkovska  Dipl. Ing. Boban Zarkovski CEng MICE 


Senior Geotechnical Engineer  Director 


Enc: Figure 1: Site Location Plan 
Figure 2: Borehole Location Plan 
 Figure 3: Photographic Logs 


Appendix A: Borehole Logs 
Appendix B: Deep Borehole Soakaway Standard Detail 
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