
From:                                 drainage <drainage@midsussex.gov.uk>
Sent:                                  31 October 2025 16:23:42 UTC+00:00
To:                                      "Katherine Williams" <Katherine.Williams@midsussex.gov.uk>
Cc:                                      "drainage" <drainage@midsussex.gov.uk>
Subject:                             31/10/25 Re: DM/25/0961 - 201 Junction Road Burgess Hill West Sussex RH15 
0NX
Attachments:                   260825 Proposed Drainage Site Plan.pdf, 070425 Indicative Surface and Foul 
Water Drainage Proposal 0428.PL.302 rev A.pdf, 220425 Network Rail.pdf
Importance:                     High

Dear Katherine,  
 
Thank you for reconsulting the Flood Risk and Drainage Team on the above application. We 
have reviewed the additional information submitted:  
 

• Proposed Foul and Storm Water Drainage - DWG No & Rev: 100 P4 
• Drainage Details - DWG No 7 Rev 201 P3 
• Soakaway Calculations - dated Aug 2025 by Simon Dent Associates  
• Infiltration Testing Summary - dated 10th October 2025 by Simon Dent 

Associates  
 

Surface Water Drainage  
   

An Infiltration Testing Summary prepared by Simon Dent Associates (dated 10 October 2025, 
ref. 1593) has been submitted. Testing was undertaken in 2019 to BRE 365 standards, in 2 
locations with six total results producing an average infiltration rate of 1.27 × 10⁻⁵ m/s, which 
has been factored by 1.5 for design purposes. 

 
The Proposed Drainage Site Plan (Drawing 1593 P4) illustrates an infiltration blanket located 
beneath the shared access road, designed to accommodate the 1 in 100-year + 40% climate 
change rainfall event, in accordance with CIRIA C753. Roof drainage is conveyed via individual 
rainwater butts and catchpit/silt traps to the shared infiltration blanket, with permeable paving to 
driveways and local soakage around plots. 

 
This is acceptable in principle subject to detailed design.  

 
The applicant is advised that at the detailed design stage, updated infiltration testing (BRE 365) 
in the location of the infiltration blanket will be required. The minimum viable infiltration rate 
should be utilised along with an appropriate safety factor inline with the Cirica SuDS guidance. 
A maintenance and management schedule for all SuDS features will be required. 

 
Information into our general requirements for detailed surface water drainage design is included 
within our ‘General Drainage Information Guide’.  This level of information will be required to 
address the recommended drainage condition. 

 
To ensure the final drainage design meets with the latest design requirements we would advise 
the applicant to confirm the design parameters required in relation to climate change etc prior to 
undertaking detailed design. 



 
Foul Water Drainage 

 
The Proposed Drainage Site Plan indicates foul flows will connect to an existing 125 mm 
diameter public foul sewer in Junction Road. This approach appears acceptable subject to 
confirmation of capacity and connection approval from Southern Water. 

 
Information into our general requirements for detailed foul water drainage design is included 
within our ‘General Drainage Information Guide’.  This level of information will be required to 
address the recommended drainage condition. 

 
To ensure the final drainage design meets with the latest design requirements we would advise 
the applicant to confirm the design parameters required prior to undertaking detailed design. 

 
The team recommend the following condition is utilised for this development: 
 
C18F - Multiple dwellings/units 
The development hereby permitted shall not commence unless and until details of the proposed 
foul and surface water drainage and means of disposal have been submitted to and approved in 
writing by the local planning authority. No building shall be occupied until all the approved 
drainage works have been carried out in accordance with the approved details. The details shall 
include a timetable for its implementation and a management and maintenance plan for the 
lifetime of the development which shall include arrangements for adoption by any public 
authority or statutory undertaker and any other arrangements to secure the operation of the 
scheme throughout its lifetime. Maintenance and management during the lifetime of the 
development should be in accordance with the approved details.  

 
Reason: To ensure that the proposal is satisfactorily drained and to accord with Policy DP41 of 
the Mid Sussex District Plan 2014 - 2031 and Policy …’z’… of the Neighbourhood Plan. 
 
Surface water drainage verification report 
No building is to be occupied, or brought into use, until a Verification Report pertaining to the 
surface water drainage system, carried out by a competent Engineer, has been submitted to the 
Local Planning Authority. The Verification Report shall demonstrate the suitable operation of the 
drainage system such that flood risk is appropriately managed, as approved by the Lead Local 
Flood Authority. The Report shall contain information and evidence (including photographs) of 
earthworks; details and locations of inlets, outlets, and control structures; extent of planting; 
details of materials utilised in construction including subsoil, topsoil, aggregate and membrane 
liners; full as built drawings; and topographical survey of ‘as constructed’ features. The 
Verification Report should also include an indication of the adopting or maintaining authority or 
organisation. 

 
Reason: To ensure that the constructed surface water drainage system complies with the 
approved drainage design and is maintainable. 
 
ADVISORY TO THE PLANNER. 
 
Network Rail should be reconsulted at this stage of the application, based on the design 
changes submitted. 
 



While the applicant has demonstrated to the Flood Risk and Drainage Team with the latest 
drainage plan (26/08/25) that the site can be drained it does not comply to Network Rails Asset 
Protection requirements, therefore upon reconsult the applicant will need to redesign their 
strategy. All the key documents attached.  
 
If Network Rail are to be reconsulted, our comments may change. Should you decide not to 
reconsult Network Rail, our final comments are as above. Should you wish for these to be re 
sent without the advisory of course do advise. 
Submission order 
 
07/04/2025 - Indicative Surface and Foul Water Drainage Proposal 0428.PL.302 rev A was 
submitted. A soakaway was proposed >20m’s away from Networks rails boundary (red arrow) 
 

 
 
On 22/04/2025 Network Rail commented stating  



 
26/08/202 revised Proposed Drainage Site Plan was submitted showing a Drainage Blanket 
(soakaway feature) < 20 meters of Network Rail land (red arrow). 
 



 



 
 
Best Wishes 
Flood Risk and Drainage Team 
Estate Services and Building Control  
Mid Sussex District Council 
drainage@midsussex.gov.uk 

mailto:drainage@midsussex.gov.uk
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CLIENT:
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FOR PLANNING


201 Junction Road Burgess Hill


West Sussex RH15 0NU


1593


Mrs K Safronova


P2 Soakaways removed and drainage altered to suit the


10m restriction distance by Network Rail.


25.10.2019 SAD


FOUL & STORM WATER DESIGN -
DRAINAGE STRATEGY


GENERAL - The site was previously occupied by a large


house built in


STORM WATER - The existing site is a brown field site


being previously occupied and measures some 0.11


ha in area. it is located in flood zone 1 area for fluvial


flooding and storm water flooding. No flood risk


assessment was required for this project.


The proposed site offer the following areas:-


Site boundary area - 2200 sq.m


Roofs  - (5 x 78 sq.m) = 390 sq.m


External permeable road - 368 sq.m


The existing ground offers good porosity tests which


were carried out by the client offering an average


design rate of 1.35 x 10-5 m/s with a factor of safety of


1.5 to  offers a required infiltration pavement depth of


240mm solution beneath the private road using a open


graded asphalt and infiltration gravel blanket to


discharge the site storm water. The CBR value will


determine if a further capping layer is required.


This road pavement will also receive the rainwater


flows from the roof rainwater butts and threshold


drainage channels. Flow from the water butts allow


roof water to then enter a a catch/silt pit which


provides settlement.  The outlet pipe then connects to


the piped below ground system to the final infiltration


soakaway beneath the private road. The road surface


will be open graded asphalt and this will need to be


kept clean to ensure waterways are maintained.


The road infiltration storage volume is flat at finished


and formation levels thus ensuring that water retention


is maximised in the volume available with no high


areas of pavement.


Around the houses is provided an infiltration


permeable pavement which drains itself to the ground


- No additional flows from roofs or other areas are


added to this, therefore there is no concentration of


flows - the pavement drains only its own area.


All infiltration volumes have been designed to achieve


sufficient storage for a 100 year +40% climate change


storm.


The attenuated storage will infiltrate to the ground and


it is important to note that the construction requires a


geotextile beneath to separate formation and stone


layers - Refer to SDA detail no.


DESIGN EXCEEDANCE FLOWS - Where design storms


and attenuation soakaway volumes are exceeded,


such flows will run down the road to the entrance and


over flow to the highway this causing no issue to the


new or existing housing.


MAINTENANCE LIABILITIES - Where attenuated volumes


are provided in permeable construction make ups


which are inaccessible without conventional


excavation, it is important to provide features on the


drainage system which minimise silt migration. All


water butts will collect silt and these should be


emptied periodically. Overflow from the water butts


allow roof water to then enter a back inlet gully which


provides further settlement with the outlet pipe then


connected to the piped below ground system to the


final infiltration soakaway beneath the private road.


The road surface will be open graded asphalt and this


will need to be kept clean to ensure waterways are


maintained.


WATER QUALITY - Discharging waters to the ground are


treated with stone which has been


FOUL WATER - The five new plots are 3 bed propoerties


which could house a family of 4-5 persons. SFA flow


load offers a design flow of 4000 lit/day DWF x 6.0 = 1.4


lit / sec.


This new flow will connect to the existing foul drainage


system established on site with its sewer connection to


the main foul sewer in Junction Road.


P3 PLANNING ISSUE 11.12.2019 SAD


P4 Drainage altered to suit 5 nr house application. 22.08.2025 SAD


ABBREVIATIONS / LEGEND


AIR ADMITTANCE VALVE
ACCESS CHAMBER
ACCESS
ASBESTOS CEMENT
ABOVE FINISHED FLOOR LEVEL
BACKDROP
BLANKED END
BACK INLET GULLY
BELOW GROUND LEVEL
BRANCH
BELOW SLAB SOFFIT LEVEL
CLEANING EYE
CAST IRON
COVER LEVEL
CONCRETE
CATCHPIT
DRAINAGE CHANNEL
DRAINAGE CHANNEL OUTLET
DRAIN LINER
DRAINAGE THRESHOLD CHANNEL
DRAIN POINT
FROM ABOVE
FROM BELOW


FLEXIBLE CONNECTION
FRESH AIR INLET
FOUL WATER DRAIN
FOUL WATER GULLY
FOUL WATER SEWER
GROUND LEVEL
GREASE TRAP
HIGH LEVEL
INSPECTION CHAMBER
INVERT LEVEL
INTERCEPTING TRAP
LOW LEVEL
LIGHTWELL GULLY
MANHOLE
MID LEVEL
OVERDRAIN
OPEN TOP GULLY
OPEN TOP BACK INLET GULLY
PATCH LINER
POLYETHYLENE
PITCH FIBRE
PUMP MAIN
POLYPROPYLENE
POLYPROPYLENE AC
POLYPROPYLENE IC
PRECAST CONCRETE
PIPE RESHAPE
POLYVINYL CHLORIDE
RODDING EYE
ROAD GULLY
ROOT CUT
RAINWATER HARVESTING
RAINWATER PIPE
SOIL PIPE
SHOWER GULLY
SEALED TOP BACK INLET GULLY
SEWAGE TREATMENT PLANT
SUSTAINABLE DRAINAGE SYSTEMS
SOIL VENT PIPE
STUB STACK
STORM WATER DRAIN
STORM WATER SEWER
STORM WATER TREATMENT DEVICE
TO ABOVE
TO BELOW
TO BE CONFIRMED
TO DRAIN
URINAL BOWL
UNDERDRAIN
UNABLE TO LIFT
UNABLE TO TRACE
UNABLE TO SURVEY
VITRIFIED CLAYWARE
VENT TO ATMOSPHERE
WATER CLOSET
WASH HAND BASIN
WASTE GULLY
WASTE PIPE
WASTE VENT PIPE
YARD GULLY
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Asset Protection Informatives for works in close proximity to Network Rail’s 
infrastructure 


 
 
 
The developer must ensure that their proposal, both during construction and after completion does not: 


 


• encroach onto Network Rail land 


• affect the safety, operation or integrity of the company’s railway and its infrastructure 


• undermine its support zone 


• damage the company’s infrastructure 


• place additional load on cuttings 


• adversely affect any railway land or structure 


• over-sail or encroach upon the air-space of any Network Rail land 


• cause to obstruct or interfere with any works or proposed works or Network Rail development both now and 


in the future 


 


 


Network Rail strongly recommends the developer complies with the following comments and requirements to 


maintain the safe operation of the railway and protect Network Rail’s infrastructure. 


 


 


Future maintenance 
The applicant must ensure that any construction and subsequent maintenance can be carried out to any 


proposed buildings or structures without adversely affecting the safety of/or encroaching upon Network Rail’s 


adjacent land and air-space. Therefore, any buildings are required to be situated at least 2 metres (3m for 


overhead lines and third rail) from Network Rail’s boundary.  


 


This requirement will allow for the construction and future maintenance of a building without the need to access 


the operational railway environment. Any less than 2m (3m for overhead lines and third rail) and there is 


a strong possibility that the applicant (and any future resident) will need to utilise Network Rail land and air-space 


to facilitate works as well as adversely impact upon Network Rail’s maintenance teams’ ability to maintain 


our boundary fencing and boundary treatments. Access to Network Rail’s land may not always be granted and if 


granted may be subject to railway site safety requirements and special provisions with all associated railway costs 


charged to the applicant.  


 


As mentioned above, any works within Network Rail’s land would need approval from the Network Rail Asset 


Protection Engineer. This request should be submitted at least 20 weeks before any works are due to commence 


on site and the applicant is liable for all associated costs (e.g., a l l  possession, site safety, asset protection presence 


costs). However, Network Rail is not required to grant permission for any third-party access to its land. 


 


 


 


 


Plant & Materials 
All operations, including the use of cranes or other mechanical plant working adjacent to Network Rail’s 


property, must at all times be carried out in a “fail safe” manner such that in the event of mishandling, 
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collapse or failure, no plant or materials are capable of falling within 3.0m of the boundary with Network Rail. 


 


 


Drainage 
Storm/surface water must not be discharged onto Network Rail’s property or into Network Rail’s culverts or 


drains except by agreement with Network Rail. Suitable drainage or other works must be provided and maintained 


by the Developer to prevent surface water flows or run-off onto Network Rail’s property. Proper provision must be 


made to accept and continue drainage discharging from Network Rail’s property; full details to be submitted for 


approval to the Network Rail Asset Protection Engineer. Suitable foul drainage must be provided separate from 


Network Rail’s existing drainage. Soakaways, as a means of storm/surface water disposal must not be constructed 


within 20 metres of Network Rail’s boundary or at any point which could adversely affect the stability of Network 


Rail’s property. After the completion and occupation of the development, any new or exacerbated problems 


attributable to the new development shall be investigated and remedied at the applicants’ expense. 


 


 


Scaffolding 
Any scaffold which is to be constructed within 10 metres of the railway boundary fence must be erected in 


such a manner that at no time will any poles over-sail the railway and protective netting around such scaffold 


must be installed. The applicant/applicant’s contractor must consider if they can undertake the works and 


associated scaffold/access for working at height within the footprint of their property boundary. 


 


 


Piling 
Where vibro-compaction/displacement piling plant is to be used in development, details of the use of such 


machinery and a method statement should be submitted for the approval of the Network Rail’s Asset 


Protection Engineer prior to the commencement of works and the works shall only be carried out in 


accordance with the approved method statement. 


 


 


Fencing 
In view of the nature of the development, it is essential that the developer provide (at their own expense) and 


thereafter maintain a substantial, trespass proof fence along the development side of the existing boundary fence, 


to a minimum height of 1.8 metres. The 1.8m fencing should be adjacent to the railway boundary and the 


developer/applicant should make provision for its future maintenance and renewal without encroachment upon 


Network Rail land. Network Rail’s existing fencing / wall must not be removed or damaged and at no point during 


or post construction should the foundations of the fencing or wall or any embankment therein, be damaged, 


undermined or compromised in any way. Any vegetation within Network Rail’s land boundary must not be disturbed. 


Any fencing installed by the applicant must not prevent Network Rail from maintaining its own fencing/boundary 


treatment. 


 


 


Lighting 
Any lighting associated with the development (including vehicle lights) must not interfere with the sighting of 


signalling apparatus and/or train drivers’ vision on approaching trains. The location and colour of lights must not 


give rise to the potential for confusion with the signalling arrangements on the railway. The developers should 


obtain Network Rail’s Asset Protection Engineer’s approval of their detailed proposals regarding lighting.  


 


 


Noise and Vibration 
The potential for any noise/vibration impacts caused by the proximity between the proposed development 


and any existing railway should be made aware to the future occupiers of the site. It must also be assessed in the 


context of the National Planning Policy Framework which holds relevant national guidance information.  







3 


 


 


OFFICIAL 


 


The current level of usage may be subject to change at any time without notification including increased frequency 


of trains, night-time train running and heavy freight trains. The appropriate building materials should be used to 


reduce any potential noise disturbance from the railway.  


 


 


Vehicle Incursion 
Where a proposal calls for hard standing area/parking of vehicles area near the boundary with the operational 


railway, Network Rail would recommend the installation of a highways approved vehicle incursion barrier or high 


kerbs to prevent vehicles accidentally driving or rolling onto the railway or damaging lineside fencing. 


 


 


Landscaping 
Any trees/shrubs to be planted adjacent to the railway boundary these shrubs should be positioned at a minimum 


distance greater than their predicted mature height from the boundary.  Certain broad leaf deciduous species 


should not be planted adjacent to the railway boundary as the species will contribute to leaf fall which will have a 


detrimental effect on the safety and operation of the railway. Network Rail wish to be involved in the approval of 


any landscaping scheme adjacent to the railway. Any hedge planted adjacent to Network Rail’s boundary fencing 


for screening purposes should be so placed that when fully grown it does not damage the fencing or provide a 


means of scaling it.  No hedge should prevent Network Rail from maintaining its boundary fencing. If required, 


Network Rail’s Asset Protection team are able to provide more details on which trees/shrubs are permitted within 


close proximity to the railway.  


 


If you would like to discuss any of the above, please contact AssetProtectionSouthern@networkrail.co.uk.  


 


 


Property Informatives 
 


Property Rights 
Whilst not a planning matter, we would like to remind the applicant of the need to identify and comply with all 


existing rights on the land. Network Rail request all existing rights, covenants and easements are retained unless 


agreed otherwise with Network Rail. 


 


Notwithstanding the above, if any property rights are required from Network Rail in order to deliver the 


development, Network Rail’s Property team will need to be contacted.  


 


Shared Value  
It should be noted that where any Network Rail land, rights over Network Rail land, interfaces with Network Rail’s 


land or rights, or variations to Network Rail’s land or rights, is required for the facilitation, delivery, or operation of 


a development, Network Rail will act in accordance with its Shared Value Policy. Network Rail’s Shared Value Policy 


is available online, or via request to Network Rail Property. Network Rail’s Southern Property Team would advise 


parties seek to raise Shared Value early in discussion with Network Rail, but reserve the right to implement the 


Shared Value Policy at any time during discussions.  


 


If a Network Rail Southern Property contact is required, please contact southernproperty@networkrail.co.uk 


 


 


 


 



mailto:AssetProtectionSouthern@networkrail.co.uk

https://www.networkrail.co.uk/wp-content/uploads/2022/04/Shared-Value-policy.pdf

mailto:southernproperty@networkrail.co.uk



