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Site Sections.pdf, 20250430 The Lake House, New Build House-A.400 3D Visual 1.pdf, 20250430 The 
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The Lake House, New Build House-A.404 Views to proposal.pdf, R01-1pcrow-FRA-20.05.2025.pdf, 
MW.2405.TLH.AIA.pdf

Dear Anna, 
  
Re:         The Lake House, Rowfant, RH10 4TB 
                DM24/2263 
  
I hope you are well? 
 
Further to a number of emails, and your latest response dated 25th April, I now have pleasure in 
providing a set of amended plans for the proposed replacement dwelling at the Lake House. 
  
You will appreciate that we have worked with you over a number of months now and have 
significantly reduced the size and scale of the proposed dwelling following your concerns.  The 
amended plans have further reduced the height of the link section following your latest 
email.  The dormers have been removed from the link section and replaced by roof lights. The 
recessed gables have been further reduced,  and the balconies have also been reduced, with 
the rear balcony reduced to the width of the window.  The  rear balustrades and patios have 
been removed.  The balustrades to the first floor bedroom window have been reduced and 
moved into the window recesses.
  
We are firmly of the opinion that the proposal now put forward to you should be favourably 
considered and we would ask that this is now determined on the basis of the amended 
plans.  We would reiterate that this is an application for a replacement dwelling on a self 
contained site, set some considerable distance from any neighbours, set well back from the 
road, down a private driveway in an area which does not have any landscape designation.



  
You will note that we had preciously sent you a technical addendum to the previously submitted FRA 
addressing consultee comments, however, following the amendments we now attach an updated 
FRA.  The updated FRA  report reflects the changes in levels of the latest plans.  It also reflects the 
new NaFRA2 Flood Map and the new Surface Water Flood Map, and makes reference to the 
latest NPPF, specifically Para. 175
The rebuttal comments previously submitted as a technical addendum have also been 
incorporated into the FRA to address any comments that may similarly arise. 
  
We also attach an Arboricultual Report, (Mark Welby) which includes a tree survey, impact assessment 
and method statement. 
  
In terms of your request for details of the proposal when viewed from public vantage points we are of 
the opinion that this replacement dwelling, which would be constructed in darker materials than the 
current building which has a very large white painted element, would not be visible given the extensive 
tree cover and intervening land.  The site is set substantially back from the roadside along a long private 
drive.  We have however provided an annotated photograph showing the dense vegetation which exists 
and how the proposed building would sit in the landscape, and which demonstrates that it would be 
obscured by the trees.
  
We hope that you will now consider the amended plans and we look forward to receiving a positive 
outcome shortly.  We will of course be agreeable to a reasonable Extension of Time in which to consider 
these amended plans.
  
 
 
  
  
Best regards 
 
  
Jo Dawes
Senior Planner 
Planit Consulting 
Phone:    01483 415753
Email:      jo@planitconsulting.co.uk

Website: www.planitconsulting.co.uk 
Address: 3 Innovation Place, Douglas Drive, Godalming, Surrey GU7 1JX

My working hours: Monday to Wednesday 08.30 – 15.00 
  

mailto:jo@planitconsulting.co.uk
https://eur02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.planitconsulting.co.uk%2F&data=05%7C02%7Canna.tidey%40midsussex.gov.uk%7Ce8ca84be7eaf4f3ffb8108dd9787f790%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C638833333649801113%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=vyn1yBt%2F1jUIabbuiOMqIe8P2orlPC9RJTKRxyKoYFo%3D&reserved=0
https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.linkedin.com%2Fcompany%2Fplanitconsulting&data=05%7C02%7Canna.tidey%40midsussex.gov.uk%7Ce8ca84be7eaf4f3ffb8108dd9787f790%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C638833333649830988%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=qt%2Bq2tEbS%2F90KRe%2BnaEfb23kEP0Cn3CatTdYa98uitg%3D&reserved=0


  
Save money, energy and the environment – do you need to print this email? 
  
This is an email from Planit Consulting. The content of this email is confidential to the ordinary user of the email address to which it is addressed. No-one else may place any reliance upon it or copy or forward all or any of it in any form. If you receive this email in 
error, please accept our apologies. We should be obliged if you would inform us by telephone on +44 (0)1483 415753 or email us at info@planitconsulting.co.uk to advise us that you have received this email in error and delete all copies from your system.

Our website www.planitconsulting.co.uk gives information about our Privacy Policy and how we process your personal data, including the use of cookies, as well as other information about Planit Consulting.

Cybercrime and fraud is on the increase. If you receive an email or other electronic communication purporting to be from this firm changing details of any account of ours to which monies are to be sent, it is unlikely to be genuine. Please do not act on the 
communication but contact us immediately at the telephone number or email address on our website.

  

mailto:info@planitconsulting.co.uk
https://eur02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.planitconsulting.co.uk%2F&data=05%7C02%7Canna.tidey%40midsussex.gov.uk%7Ce8ca84be7eaf4f3ffb8108dd9787f790%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C638833333649846747%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=98KBYJrxTMUnEUba3Ap9pPAIvTw87Xz92Q8LTddHSP4%3D&reserved=0
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Old Hollow, Rowfant, Crawley, RH10 4TB


1.0 Introduction


1.1 This Flood Risk Assessment (FRA) has been produced by Motion to support the planning application for
a replacement dwelling on the site of The Lake House, Old Hollow, Rowfant, Crawley.


1.2 A site location of the proposed development can be seen in Appendix A and details of the proposed
development can be seen in Appendix B. As can be seen, the existing dwelling is to be demolished and
a new dwelling is to be erected in the same location.


1.3 The existing dwelling of The Lake House lies on the western side of The Mill Pond, a large man-made lake
that was formerly used to power Rowfant Mill, which is located on The Mill Pond’s northern edge. This
lake is aligned approximately south-north and feeds Kits Brook, which drains northwards and is a
tributary of the Burstow Stream. The Mill Pond’s level is controlled by a weir and sluice gate by Rowfant
Mill, which lies on the north side of a private road that runs west-east from Old Hollow and sits atop the
impounding structure to Mill Pond.


1.4 The Mill Pond is shown in the Environment Agency’s (EA’s) Flood Map for Planning to be within Flood
Zone 2 – an area at between a 1 in 100-year and 1 in 1,000-year risk of flooding. While this area of flood
risk is not shown to ingress into the site and the location of The Lake House, its proximity to the proposed
development necessitates a detailed review of flooding to ensure that the proposed replacement dwelling
will not be at risk of flooding and that it would not increase flood risk to others.


1.5 The aim of this FRA document is to satisfy the requirements of the LPA, Lead Local Flood Authority (LLFA)
and the Environment Agency (EA) in relation to development and flood risk. Specific objectives of this
FRA are to:


Ñ Assess the proposed development against the requirements of the National Planning Policy
Framework (NPPF).


Ñ Assess whether the proposed development has taken appropriate consideration of the risk of flooding
from all potential flood sources.


Ñ Detail how the proposed development will be safe with respect to flooding during its lifetime.


1.6 The FRA will also consider whether any measures need to be implemented to mitigate flood risk on the
site, should this be deemed necessary by the conclusions of the FRA.
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2.0 Site Description


Table 2.1 – Site Summary


Site Location and Description


2.1 The Mill Pond and The Lake House are in a rural setting to the east of Crawley and approximately 1.4km
east of the M23 motorway. They are surrounded by fields and wooded areas.


2.2 The Mill Pond is approximately 2.7 hectares in area and is aligned south-north. The Mill Pond lies on the
course of Kits Brook, which is a tributary of the Burstow Stream. The Mill Pond was created to serve a
forge in the 16th and  17th Centuries and was latterly used to power Rowfant Mill for corn and flour
production, which ceased in the 1930’s. Since then, The Mill Pond has been used for fishing in this
picturesque location.


2.3 The Mill Pond drains to the north and is impounded by a dam, atop which is a private roadway leading
from Old Hollow to the west. As mentioned in the introduction, the level of The Mill Pond is controlled by
a weir and sluice gate.


2.4 The Lake House lies on the western side of The Mill Pond, roughly midway up its length. The original
property of The Lake House is western-most on the site, to which a studio flat was added in the 1960’s,
which extends from the original property towards The Mill Pond.


2.5 As will be discussed in ‘Topography’ below, ground rises steeply upwards from The Mill Pond to the west
and the property and studio flat are positioned at a higher level well above the water level in The Mill
Pond.


2.6 The existing site layout can be seen plans and elevations in Appendix C and site photos that show the
layout of the existing property (and the site’s topography) can be seen in Appendix D.


Topography


Topographic Survey


2.7 A topographic survey of the site and the existing dwelling has been carried out. This has been referenced
to a local datum of 50.00m (the ground floor level the original property), thus does not reflect Ordnance
Datum.


Site Name The Lake House


Location Old Hollow, Rowfant, Crawley, RH10 4TB


Grid Reference TQ316375


Application Type Replacement residential dwelling in the location of the existing
building


Flood Zone 1 (Very Low Risk)


Surface Water Flood Risk Low – Very Low


Local Water Authority Southern Water


Local Planning Authority Crawley Borough Council (CBC)


Lead Local Flood Authority West Sussex County Council (WSCC)
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2.8 The outputs of the local datum topographic survey can be seen in the survey plan in Appendix C of this
report and local datum levels have also been provided relative to the proposed development layout in
Appendix A.


Local Datum and Ordnance Datum


2.9 To attempt to relate the local datum site levels back to Ordnance Datum, LiDAR data was reviewed, and
contours extracted from this data were laid over Ordnance Survey mapping. This output can be seen in
Appendix E.


2.10 A review of the plans in Appendix A and Appendix C shows that the water level of The Mill  Pond is
measured at a local datum of 46.00m, which is four metres below the existing property’s floor level and
local datum level of 50.00m. The LiDAR data in Appendix E places the top water level of The Mill Pond
at approximately 79 metres Above Ordnance Datum (mAOD), thus the local datum of 46.00m is equal
to 79.00 mAOD.


2.11 The survey plan in Appendix C shows that the original (western) portion of The Lake House is at or
around the FFL of the main dwelling at 50.00m (circa 83.00 mAOD). This level continues into the first
floor of the studio flat towards the lake, but the studio flat has a ground floor below, which the topographic
survey indicates is at approximately 47.70m (circa 80.70 mAOD).


2.12 Therefore, the lowest level of the existing property is approximately 1.70m vertically above the top water
level of The Mill Pond.


2.13 Visual evidence of this can be seen in the site photos in Appendix D, which all show how the levels fall
steeply across the site towards The Mill Pond and that the levels of the existing property of The Lake
House are well above the water level of The Mill Pond.


2.14 The  LiDAR  contours  in Appendix E also  show  that  the  crest  level  of  the  impounding  dam  is  at
approximately 79.00 mAOD (46.00m local datum), with levels falling away on the north side of the dam
by several metres or more. This means that the water level of The Mill Pond could never exceed 79.00
mAOD because if water levels were to rise in The Mill Pond, they would weir over the crest of the dam,
which is at 79.00 mAOD, and water levels in The Mill Pond would remain at 79.00 mAOD.


The Proposed Development


2.15 The proposed development is as per the plans in Appendix B of this report, which show the ground floor
and first floor layouts of the replacement dwelling.


2.16 The proposed development will provide accommodation across two ‘wings’; one on the northern,
‘lakeward’ side, and one on the southern ‘landward’ side.


2.17 The ground floor of the northern wing will be set at local datum of 48.5m, which is equal to 81.5 maOD,
and will be used as a garage and garden room and store with a terrace.


2.18 Steps lead up from the northern wing’s ground floor to the southern wing’s ground floor, which will be
set at local datum of 49.5m (82.5 mAOD) and will accommodate non-sleeping residential spaces such as
the kitchen, family room, living room, dining room and office space.


2.19 The first floor of the northern wing will provide self-contained accommodation in the form of a studio
apartment, with two bedrooms and a kitchen with living space. Floor levels will be set at local datum of
51.2m (84.2 mAOD).


2.20 The first floor of the southern, main dwelling provides 5no. bedrooms, plus bathrooms and dressing
rooms. The floor level of the southern wing’s first floor will be at local datum 52.2m (85.2 mAOD).
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2.21 The layout and levels of the proposed development are important in the discussion of flood risk, the
development’s vulnerability, and its appropriateness in this location, which is discussed in Section 3,
below.
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3.0 Flood Risk Legislative and Policy Framework


3.1 As of April 2015, the LLFA became a statutory consultee on all major planning applications. The LLFA is
required to assess planning applications in respect of surface water drainage and sustainable drainage
systems. WSCC is the LLFA for the Crawley area and will preside over major applications. However, as a
minor application the proposed development may remain with the local planning authority for their
review. It is understood that Mid-Sussex District Council act as an agent for CBC and are a consultee on
local drainage and flood risk matters.


3.2 LLFA’s have a responsibility under the FWMA to develop, maintain, apply and monitor the application of
a  strategy for  local  flood risk  in  their  area.  Local  flood risk  is  defined as  flood risk  arising from local
sources, such as surface water run-off, groundwater and ordinary watercourses (i.e. non main rivers).
The EA plays a role in managing the watercourses designated as ‘main rivers’.


The Environment Agency Flood Map for Planning


3.3 The updated Environment Agency Flood Map for Planning was released on 25 th March 2025. This updated
and new National Flood Risk Assessment (NaFRA) uses both existing detailed local information and
improved national data, includes the potential impact of climate change on flood risk based on UK Climate
Projections (UKCP18) and shows potential flood depths. This allows the Flood Map for Planning to  provide
much higher resolution maps that make it easier to see where there is risk


3.4 The New NaFRA Flood Map for Planning remains split into ‘Flood Zones’, which demarcate the extent of
flooding from rivers or the sea for different return periods.


3.5 Table 3.1, below, lists the flood zone categories and explains the flood risk probabilities they represent.


Table 3.1 – Flood Zone Categories


Flood Zone Definition


Zone 1 Low
Probability


Land having a less than 1 in 1,000 annual probability of river or sea flooding.
(Shown as ‘clear’ on the Flood Map – all land outside Zones 2 and 3)


Zone 2 Medium
Probability


Land having between a 1 in 100 and 1 in 1,000 annual probability of river
flooding; or land having between a 1 in 200 and 1 in 1,000 annual probability of
tidal  flooding. (Land shown in light blue on the Flood Map)


Zone 3a High
Probability


Land having a 1 in 100 or greater annual probability of river flooding; or Land
having a 1 in 200 or greater annual probability of tidal flooding. (Land shown in
dark blue on the Flood Map)


Zone 3b The
Functional
Floodplain


This zone comprises land where water must flow or be stored in times of flood,
which  is  typically  the  1  in  30-year  flood  event  or  greater.  Local  planning
authorities should identify in their SFRAs areas of functional floodplain and its
boundaries accordingly, in agreement with the Environment Agency. (Not
separately distinguished from Zone 3a on the Flood Map, but may be
distinguished in Product 4 information, for example)


The National Planning Policy Framework


3.6 The NPPF sets out the Government’s national policies on different aspects of land use planning in England
in relation to flood risk. The Planning Practice Guidance (PPG) to the NPPF provides further information
on the policies set out in the NPPF. It encourages development to take place in areas of lower flood risk
wherever possible and stresses the importance of preventing increases in flood risk off-site to the wider
catchment area. This includes ensuring that flood risk is considered at all stages of the planning process,
avoiding inappropriate development in areas at risk of flooding and directing development away from
those areas where risks are highest.
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3.7 The process of directing development away from those areas where risks are highest is the Sequential
Test. It covers all forms of flooding, and this is covered in Paragraphs 23 and 24 of the NPPF. Following
the December 2024 update to the NPPF, Paragraph 175 was added that states that development can be
appropriate on sites with flood risk “in situations where a site-specific flood risk assessment demonstrates
that no built development within the site boundary, including access or escape routes, land raising or
other potentially vulnerable elements, would be located on an area that would not be at risk of flooding
from any source, now and in the future”. This essentially means that if a sequential approach is applied
within the site boundary, and areas of flood risk now and in the future are avoided, that flood risk should
not prevent the development coming forward and that the Sequential Test is not required.


3.8 A  site-specific  FRA  is  required  for  proposals  of  1ha  or  greater  in  Flood  Zone  1,  all  proposals  for
development in Flood Zones 2 and 3, or in an area within Flood Zone 1 that has critical drainage problems
(as notified to the local planning authority by the EA). There are areas of surface water flood risk on the
boundaries of the site and the site is over 1ha in area, thus flood risk from all sources will be reviewed
for the completeness of the application.


3.9 An FRA should identify and assess the risks of all  forms of flooding and demonstrate how these flood
risks will be managed so that a development remains safe throughout its lifetime, taking climate change
into account.


3.10 Within each Flood Zone, a key factor in determining planning applications for development is the flood
risk vulnerability of a development. Table 2 of the PPG to the NPPF categorises different development
types according to their vulnerability to flooding. These categories are:


Ñ Essential infrastructure;


Ñ Highly vulnerable development;


Ñ More vulnerable development;


Ñ Less vulnerable development, and;


Ñ Water-compatible development.


3.11 Within the different Flood Zones each of the above development categories are considered appropriate
or not permissible. The Technical Guidance to the NPPF lists these as:


Flood Zone 1:


Ñ All the development categories listed above are appropriate.


Flood Zone 2:


Ñ Water-compatible, less vulnerable development, more vulnerable development and essential
infrastructure is appropriate in this zone.


Flood Zone 3a:


Ñ Water-compatible and less vulnerable development is appropriate in this zone. Highly vulnerable
development should not be permitted in this zone.


Flood Zone 3b:


Ñ Only water-compatible development and essential infrastructure that must be there should be
permitted in this zone.


3.12 The above information sets out the basis by which developments must be assessed in terms of flood risk.


3.13 The  proposed  development  will  be  reviewed  against  the  Flood  Zone  in  which  it  is  located  and  an
assessment will be made of the appropriateness of the proposed development, as per the advice within
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the PPG to the NPPF, and taking account of the proposed site layouts for the development shown in
Appendix B.
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4.0 Current Flood Risk


4.1 Flooding can arise from a variety or combination of sources. These may be natural or artificial and may
be affected by climate change. These are discussed, below, in the following two sections. Residiual flood
risk is summarised in Table 6.1.


Flooding from Rivers and the Sea


4.2 The EA’s Flood Map for Planning (Appendix F) shows that The Mill Pond is within Flood Zone 2 and 3.
The areas of flood risk do not ingress into the location of The Lake House, except for where Flood Zones
marginally extend into the red line boundary.


4.3 Referring back to the topographic information presented in Section 2 of this report (paragraphs 2.7 to
2.14) and the levels of the proposed dwelling (paragraphs 2.15– 2.21), it is clear that the footprint and
internal spaces of the proposed dwelling will be at least 2.5m – 3.5m vertically higher than the top water
level of The Mill Pond, which is set at a local datum of 46.00m, which is equal to 79.00 mAOD. The ground
floor of the northern wing, which is closest to The Mill Pond, will contain the garage and garden
room/store and these non-residential uses will be at 48.5m (81.5 mAOD). The ground floor of the
southern wing will be set at 49.5m (82.5 mAOD).


4.4 The lowest level of residential accommodation will be within the ground floor of the southern wing, which
will be set at 82.5 mAOD and 3.5m vertically above the top water level in The Mill Pond. Finally, sleeping
accommodation will be at a minimum of 51.2m (local datum) in the northern wing’s self-contained studio
apartment, which is equivalent 84.2 mAOD. This is 5.2m vertically above the maximum possible water
level in The Mill Pond.


4.5 Therefore, the proposed Lake House replacement dwelling is not within an area at fluvial flood risk. The
levels information clearly shows how the proposed dwelling will be many metres above and, therefore,
outside any Flood Zones associated with The Mill Pond.


4.6 Finally, it has been discussed in this report that The Mill Pond’s water level is controlled by a weir and
sluice gate and that the pond’s water is impounded by a dam structure at its northern extent. The LiDAR
level/contour data presented in Appendix E shows that the crest level of the dam is at 79.00 mAOD,
thus if the weir and sluice gates were to fail and water levels were to rise in The Mill Pond, they would
start to overtop the dam at 79.00 mAOD. As such, levels in The Mill Pond would not be able to rise further
and certainly would never threaten the floor levels described for the proposed development.


4.7 Consequently, the proposed development can be firmly concluded as being within Flood Zone 1 (very
low risk).


Fluvial Flood Risk and the Appropriateness of the Development in this Location


4.8 Residential development is considered to be ‘more vulnerable’ according to the classifications in the NPPF.


4.9 The proposed development at The Lake House has been demonstrated to be within Flood Zone 1.


4.10 Table 3 of the PPG to the NPPF (see next page) states that ‘more vulnerable’ development is appropriate
in Flood Zone 1, thus the proposed development is appropriate in this location and with the current and
future level of flood risk.
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Table 3 of the NPPF - Flood Risk Vulnerability and Flood Zone Compatibility


4.11 Moreover, the proposed development is in accordance with Paragraph 175 of the NPPF because, while
fluvial flood risk exists within the site and red line boundary, the development has sequentially tested
the  available  land  and  is  located  with  the  areas  of  lowest  risk.  This  means  that  the  development  is
appropriate and that the Sequential Test does not need to be carried out.


LLFA Consultation


4.12 An application was made in 2024 for a similar development to the current application under planning
reference DM/24/2263. Mid-Sussex District Council (MSDC) commented planning reference DM/24/2263
and Motion responded to those comments. In order to ensure that similar comments do not arise on this
application, and to assist MSDC in their review of this FRA, MSDC’s previous comments are listed below
and responded to in full.


4.13 The key points of MSDC’s response to DM/24/2263 were:


1. The site is within Flood Zone 2 (although the Flood Map has been updated since this comment, but
to no consequence in terms of the development, and the NPPF has also been updated to reflect that
flood risk is acceptable within a site boundary without the Sequential Test being required).


2. Mid Sussex District Council’s records do not contain records of the site flooding. Their records also do
not have any records of flooding within the area immediately surrounding the site.


3. The MSDC SFRA states that any area located within 20m of Flood Zone 2 should be treated as being
Flood Zone 2. The proposed development is located within 20m of Flood Zone 2 and therefore, for
the purposes of planning, the development is within Flood Zone 2.


4. The proposed development is a vulnerable development within Flood Zone 2 and therefore we would
advise the applicant that the development should follow the Environment Agency’s ‘Standing Advice
for vulnerable developments’. The ‘Standing Advice for vulnerable developments’ states that the
applicant should make sure the Finished floor levels should be a minimum of whichever is higher of
600mm above the:


Ñ average ground level of the site


Ñ adjacent road level to the building
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Ñ estimated river or sea flood level


4.14 Each of MSDC’s four above points will be discussed, in turn, below, which reiterates some of the
information discussed with to fluvial flood risk, above.


Point 1 – Site is within Flood Zone 2


4.15 This FRA has discussed the site’s location, topography and the distribution of the Flood Zones. It stated
the following:


“The EA’s Flood Map for Planning shows that The Mill Pond is within Flood Zone 2 and 3. The areas of
flood risk do not ingress into the location of The Lake House, except for where Flood Zones marginally
extend into the red line boundary”.


4.16 Referring back to the topographic information presented in Section 2 of this report (paragraphs 2.7 to
2.14) and the levels of the proposed dwelling (paragraphs 2.15 to 2.21), it is clear that the footprint and
internal spaces of the proposed dwelling will be at least 2.5m – 3.5m vertically higher than the maximum
possible water level of The Mill Pond. The ground floor of the northern wing, which is closest to The Mill
Pond, will contain the garage and garden room/store and these non-residential uses will be at 48.5m
(local datum) which is equivalent to 81.5 mAOD and 2.5 vertical metres higher than the top water level
of The Mill Pond.


4.17 The lowest level of residential accommodation will within the southern wing, which will be set at
82.5mAOD, which is 3.5m vertically above the top water level in The Mill Pond. Finally, sleeping
accommodation will be at a minimum of 84.2 mAOD in the northern wing’s self-contained apartment,
which will be 5.2m vertically above the maximum possible water level in The Mill Pond.


4.18 Therefore, the proposed Lake House replacement dwelling is not within an area at fluvial flood risk. The
levels information clearly shows how the proposed dwelling will be well above and outside any flood risk
associated with The Mill Pond.


4.19 As a final note on this, it has been told that The Mill Pond’s water level is controlled by a weir and sluice
gate and that the pond’s water is impounded by a dam structure at its northern extent. The LiDAR
level/contour data presented in Appendix E shows that the crest level of the dam is approximately 79
mAOD, thus if the weir and sluice gates were to fail and water levels were to rise in The Mill Pond, they
would start to overtop the dam at 79 mAOD. As such, water levels in The Mill Pond would not be able to
rise further and certainly would never threaten the floor levels described for the proposed development.


4.20 Consequently, the proposed development can be firmly concluded as being within Flood Zone 1 (very
low risk) and can never be at flood risk due to the fact that levels are controlled by The Mill Pond’s weir
level of 79.00 mAOD.


Point 2 - Mid Sussex District Council’s records do not contain records of the site flooding. Their
records also do not have any records of flooding within the area immediately surrounding the
site.


4.21 This is noted and supports the position that the site and area are at very low risk of flooding due to how
water levels are managed on The Mill Pond.


Point 3 - The MSDC SFRA states that any area located within 20m of Flood Zone 2 should be
treated as being Flood Zone 2. The proposed development is located within 20m of Flood Zone
2 and therefore, for the purposes of planning, the development is within Flood Zone 2.


4.22 While we note that this is in the MSDC SFRA and that they look to incorporate its advice within their
planning responses, we would assert that it is imprudent to add an arbitrary 20m buffer to Flood Zone 2
without regard to topography or other factors.
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4.23 SFRA’s must make recommendations for the management of Flood Risk to underpin the decisions of the
Local Plan, and they must make broad assumptions and provide advice that may not be location specific
or applicable to all sites. Because of this, the recommendations of SFRAs are imperfect for all situations
and why LLFA’s must still apply individual consideration to all planning consultations.


4.24 The site that is the subject of this planning application is a perfect example of why the LLFA should use
the advice of the SFRA as a guide but should have site-specific consideration.


4.25 The information already provided in this FRA shows that the lake level could never increase above 79.00
mAOD because that is the crest level of the impounding structure on this man-made lake. Additionally,
the land rises steeply from the water’s edge, so an arbitrary 20m horizontal buffer equals a rise in land
levels of more than three vertical metres.


4.26 Consequently, we would request that the LLFA do not apply an arbitrary 20m buffer to Flood Zone 2 and
assume that all areas within that buffer are within Flood Zone 2, because, in this location, it would
incorrectly applied and leads to inaccurate conclusions.


Point 4 - The proposed development is a vulnerable development within Flood Zone 2 and
therefore we would advise the applicant that the development should follow the Environment
Agency’s ‘Standing Advice for vulnerable developments’. The ‘Standing Advice for vulnerable
developments’ states that the applicant should make sure the Finished floor levels should be
a minimum of whichever is higher of 600mm above the:


· average ground level of the site


· adjacent road level to the building


· estimated river or sea flood level


4.27 Firstly, it has been firmly established in the FRA and this technical note that The Mill House is not within
a flood risk area in the present day or future scenario.


4.28 With regards to  the standing advice and the requirement  to  make sure that  FFL’s  are  a  minimum of
600mm above the estimated flood level, it has been demonstrated that internal living spaces will be a
minimum of 3.5 vertical metres above the maximum possible water levels in The Mill Pond and sleeping
accommodation will be 5.2 vertical metres above it.


4.29 Bearing in mind that the lake level cannot increase above 79.00 mAOD, the proposed levels of the FFL’s
are suitable and appropriate and, moreover, there cannot be any sustainable reason to require FFL’s to
be 600mm above ground levels.


Summary


4.30 This section of the FRA has suitably considered and responded to the MSDC’s former requests for further
information. It has been demonstrated why further information regarding flood risk should not be
required and that the Environment Agency’s ‘Standing Advice for vulnerable developments’ is not
applicable to this site.


4.31 As a final note, the LLFA have asked for a drainage strategy to be provided, which is outside of the remit
of this FRA and will be supplied separately. As such, our client will accept a condition on this matter.


Surface Water Flooding


4.32 The EA’s Risk of Flooding from Surface Water (RoFSW) map was updated and refined in January 2025.
The map uses improvements in data, technology and modelling and includes information and input
from  LLFAs,  where  this  is  available.  This  New  National  Model  (NNM)  for  surface  water  represents  a
significant improvement over previous national-scale models with more targeted risk areas that tie in
better with local land features and overall topography.
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4.33 The new NAFRA Flood Map for Planning includes the RoFSW map and surface water flood outlines for the
1 in 30-year (High), 1 in 100-year (Medium) and 1 in 1,000-year (Low) risk flood events.


4.34 The  Mill  Pond  and  The  Lake  House  are  not  within  an  area  at  risk  of  surface  water  flooding  and  to
demonstrate this, Figure 4.1, below, shows the extent of the 1 in 1,000-year (low risk) surface water
flood outlines. It can be seen that there are no areas of flood risk anywhere within the vicinity of The
Lake House.


Figure 4.1 – 1 in 1,000-year Surface Water Flood Risk Extents


4.35 Consequently, The Lake House and the proposed development are not at risk of surface water flooding.


Groundwater Susceptibility


4.36 There are no flood risk maps for groundwater, as stated by the Environment Agency in their 2011
guidance note ‘flooding from groundwater’. Mapping products currently available only show areas where
the geological and hydrogeological conditions may combine to cause groundwater flooding, but they
should not be considered as groundwater flood risk maps. They only show susceptibility to groundwater
flooding.


4.37 There are several mapping products that depict areas that may be susceptible to groundwater flooding,
but they are not comparable in detail to the risk maps developed for fluvial, tidal and surface water, such
as those used by practitioners and risk management authorities to support planning decisions. The
mapping does not show the likelihood of groundwater flooding occurring and can only be considered as
a hazard, but not a risk-based dataset.


4.38 As such, the mapping products can be viewed as indicative at best and should only be used as a prompt
to review site-based information to determine whether groundwater is a risk factor that should be
considered. Indeed, the Environment Agency state that:
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“The susceptibility data should not be used on its own to make planning decisions at any scale and, in
particular, should not be used to inform planning decisions at the site scale. The susceptibility data cannot
be used on its own to indicate risk of groundwater flooding.”


4.39 To investigate groundwater flooding susceptibility this FRA will review groundwater flooding susceptibility
mapping made available in an Envirocheck Flood Screening Report, which can be seen in Appendix G.
There are three different forms of groundwater susceptibility mapping, which are discussed in turn,
below.


BGS Geological Indicators of Flooding


4.40 The BGS Geological Indicators of Flooding map shows that the site is not within an area considered to
have any geological indicators of groundwater flooding.


BGS Groundwater Flooding Susceptibility


4.41 The BGS Groundwater Flooding Susceptibility map shows that the site is in an area with limited potential
for groundwater flooding to occur.


Geosmart Information Groundwater Flood Map


4.42 The Geosmart Information Groundwater Flood Map places the site in an area of ‘negligible’ risk.


Groundwater Flooding Susceptibility Summary


4.43 The available groundwater flooding susceptibility mapping clearly places The Lake House in an area where
there is very low risk of groundwater flooding. Therefore, the proposed development is not susceptible
to groundwater flooding.


Flooding from Infrastructure Failure


4.44 Sewer flooding can occur when the capacity of the infrastructure is exceeded by excessive flows, or
because of a reduction in capacity due to collapse, siltation, blockage, or if the downstream system
becomes surcharged. This can lead to the sewers flooding onto the surrounding ground via manholes
and gullies, which can generate overland flows.


4.45 Typically, sewer systems are constructed to accommodate rainstorms with a 30-year return period or
less, depending on their age. Consequently, rainstorm events greater than 1 in 30-years would be
expected to result in surcharging of some parts of the sewer system. In fact, due to most gullies being
poorly maintained and often partially blocked with silt, leaves and other debris, their capacity is often
estimated to be closer to the 1 in 10-year storm.


4.46 The Lake House is  in  a  rural  area where there is  no drainage infrastructure that  could  fail  and cause
flooding to the proposed development. The property will have new drainage infrastructure installed as
part of the development and this will be designed to accord with current regulations and, therefore, will
not be a source of potential future flooding for the development.


Flooding from Artificial sources


4.47 The EA provides a map showing the maximum potential flood extent should all reservoirs with a capacity
of greater than 25,000 cubic metres fail and release the water they hold.


4.48 The Mill Pond is an impounded body of water, but its failure would not cause flooding to the site due to
the site’s position above the water level and upstream of the impounding structure.


4.49 This is reflected in the EA’s mapping, an excerpt of which is below in Figure 4.2, and shows that the site
is not in an area that is considered to be at risk of reservoir flooding.
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Figure 4.2 - Reservoir Flood Risk


4.50 There are no canals in the local area to create flood risk.


Historic Flooding


4.51 The Envirocheck Flood Screening Report includes the EA’s Historic Flood Map, and this is presented in
Appendix H. It shows that there are no records of historic flooding, from any source, on site or within
the local area.
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5.0 Future Flood Risk & Climate Change


5.1 The NPPF and the supporting Planning Practice Guidance document sets out how flood risk should be
considered  over  the  lifetime  of  a  development.  This  requires  an  increase  in  flood  risk  due  to  climate
change to be taken into account. Both peak river flows and rainfall intensity should be assessed.


Peak River Flows


5.2 The NPPF provides guidance on how peak river flows may increase in the future due to climate change,
which is dependant on:


Ñ The river catchment the site is in;


Ñ The lifespan of the development (in ‘epochs’, which are 2020’s, 2050’s and 2080’s); and


Ñ What level of risk it is currently exposed to.


5.3 Rowfant lies within the ‘Mole Management Catchment’ and Table 5.1, below, shows the peak river flow
allowances that should be considered:


Table 5.1 – Peak River Flow Allowances from NPPF


5.4 More vulnerable development in Flood Zone 1 should used the ‘Central’ climate change allowance to
assess future peak river flows. For the 2080’s epoch (which covers the lifetime of the development) and
the central climate change allowance, there is predicted to be a 12% increase in peak river flows.


5.5 With reference to the discussion of fluvial flood risk earlier in this report, The Lake House is within Flood
Zone  1  and  vertically  elevated  above  The  Mill  Pond  by  at  least  2.5  metres,  the  levels  of  which  are
managed by a weir and sluice gate, and ultimately, the crest level of the impounding structure.


5.6 Therefore, an increase in peak river flows is irrelevant to future flood risk on the site because water levels
can never rise to a level that would threaten the proposed development, regardless of fluvial inputs,
because  the  output  structures  and  dam on  The  Mill  Pond  would  maintain  a  maximum water  level  of
approximately 79.00 mAOD – well below the minimum development level of 81.5 mAOD.


5.7 This position is supported by the new NaFRA Flood Map for Planning, which includes flood outlines with
increases due to climate change.


5.8 To support the position that the proposed development is not at risk of fluvial flooding once climate
change is taken into account, Figure 5.1 on the next page shows the extent of the 1 in 1,000-year fluvial
flood event in the undefended scenario with an inclusion for climate change. As can be seen, the fluvial
flood extents do not noticeably increase over the present-day flood extents. This exemplifies the point
that the steeply rising land levels on the western side of The Mill Pond and the firm control of water levels
within The Mill Pond to 79.00 mAOD means that fluvial flood risk cannot extend any further into the site
than they already (barely) do.







Flood Risk Assessment – 20th May 2025
Planit Consulting
1pcrow/2404040


16


Old Hollow, Rowfant, Crawley, RH10 4TB


Figure 5.1 – Undefended 1 in 1,000-year Flood Extent with Climate Change


Peak Rainfall Intensity


5.9 With climate change it is becoming more common to see rainfall events of higher intensity, particularly
in the southeast of England. Increased rainfall intensity affects river levels and drainage systems, with
the result being an increase in surface water flooding and sewerage surcharge.


5.10 The NPPF states that for developments with a lifetime beyond 2100, the ‘Upper End’ climate change
allowances should be used and both the 1 in 30-year and 1 in 100-year rainfall events considered. For
the  Rowfant  Area,  this  means  that  the  anticipated  peak  rainfall  increases  due  to  climate  change  are
between 35% and 40% in the 1 in 30-year and 1 in 100-year rainfall events, respectively.


5.11 The Lake House is at very low risk of surface water flooding. The site is not at risk of pluvial flooding up
to and including the 1 in 1,000-year rainfall event. As such, future rainfall events of higher intensity are
not anticipated to affect the proposed development.
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6.0 Summary of Flood Risk


6.1 Table 6.1, below, summarises the level of flood risk at The Lake House from all sources.


Table 6.1 - Summary of Flood Risk


Flood Source
Risk Level


Comment
High Medium Low Very


Low


Fluvial X Flood Zone 1 (present day
and in the future)


Tidal X Not within a tidal flood risk
area


Groundwater X Not in an area susceptible to
groundwater emergence


Surface Water X Very Low Risk of surface
water flooding


Canals X There are no canals in the
vicinity


Reservoirs X
The Reservoir Flood Risk
Map places the site outside a
maximum extent of flooding


Infrastructure Failure X


Independent rural location
means that flooding from
infrastructure failure is not
possible.


Increase due to Climate
Change X


Future fluvial flood risk has
been discussed and will not
increase flood risk to the
development.
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7.0 Summary and Conclusion


7.1 This Flood Risk Assessment (FRA) and Drainage Strategy has been produced by Motion on behalf of their
client, Planit Consulting. It supports the planning application for a replacement dwelling on the site of
The Lake House, Old Hollow, Rowfant, Crawley.


7.2 The FRA has reviewed flood risk  from all  sources,  inclusive of  climate change.  While  The Mill  Pond is
shown to be at flood risk, this FRA has clearly demonstrated through topographical information and the
elevations at which the proposed development will sit, that all buildings and residential accommodation
will be at least 2.5 vertical metres above the maximum achievable water level in The Mill Pond of 79.00
mAOD.  This  is  the  maximum  level  achievable  because  it  is  the  crest  level  of  the  impounding  weir
structure, so any increase in water levels above this would spill over the dam and water levels in The Mill
Pond would not rise.


7.3 The lowest floor level will be 81.5 mAOD, thus 2.5m vertically above the maximum achievable water
level in The Mill Pond. Development at this level will include a garage and a garden room/store, thus a
low vulnerability use. The lowest level at which non-sleeping residential accommodation will be located
is 82.5 mAOD, and the lowest level at which sleeping accommodation will be located is 84.2 mAOD,
which are 3.5m and 5.2m, respectively, above the maximum water level achievable in The Mill Pond.


7.4 This demonstrates that the proposed development is currently within fluvial Flood Zone 1 and will
continue to be so for the lifetime of the development. This statement is supported by the new NaFRA
Flood Map climate change outlines, which do not affect the proposed development.


7.5 Previous comments raised by MSDC have been responded to and included in this FRA so that they do not
arise in this planning submission.


7.6 Surface water flood risk and other ‘local’ sources of flood risk are low on site.


7.7 Therefore, the proposed replacement dwelling  is appropriate in this location and flood risk should not be
an impediment to the progress of the proposed development.
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Appendix D


Site Photos







Photo taken when Annexe was new (1960’s) looking east past the studio flat towards The Mill
Pond.







Photos taken when Annexe was new (1960’s) showing the slope down to The Mill Pond







Photo of The Lake House from the north


Photo of The Lake House from the south. Note how the land falls away to the east (towards The
Mill Pond)







Photo of the Lake House looking southwest. Note the fall of the land away from the property
and the difference in levels between the property and the lower parts of the gardens.







Appendix E


LiDAR Contours and Levels















Appendix F


The New NaFRA Flood Map for Planning







Flood map for planning
Your reference Location (easting/northing) Created
Unspecified 531633/137577 20 May 2025 07:52


Your selected location is in flood zone 3, an area with a high
probability of flooding.


This means:


you must complete a flood risk assessment for development in this area
you should follow the Environment Agency's standing advice for carrying
out a flood risk assessment (see https://www.gov.uk/guidance/flood-risk-
assessment-standing-advice)


Notes


The flood map for planning shows river and sea flooding data only. It doesn't
include other sources of flooding. It is for use in development planning and flood
risk assessments.


This information relates to the selected location and is not specific to any property
within it. The map is updated regularly and is correct at the time of printing.


Flood risk data is covered by the Open Government Licence which sets out the
terms and conditions for using government data. https://
www.nationalarchives.gov.uk/doc/open-government-licence/version/3


Use of the address and mapping data is subject to Ordnance Survey public
viewing terms under Crown copyright and database rights 2025 AC0000807064. 
https://flood-map-for-planning.service.gov.uk/os-terms


• 
• 
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© Environment Agency copyright and/or database rights 2025. All rights reserved.   © Crown copyright and database rights 2025 Ordnance Survey licence number AC0000807064.
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Appendix G


Groundwater Flooding Susceptibility Mapping
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BGS Flood Data Map - Slice A


BGS Flood Data (1:50,000)
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BGS Flood Data Map - Slice A


BGS Flood Data (1:50,000)
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GeoSmart Information Groundwater Flood Map -
Slice A


GeoSmart Information Groundwater Flood Map 
(1:50,000)







Appendix H


Historic Flood Mapping
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EA/NRW Historic Flood Map - Slice A


EA/NRW Historic Flood Map (1:10,000)
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Arboricultural Report
Including a tree survey, impact assessment and method statement


for a replacement dwelling at


The Lake House, Rowfant, Nr Copthorne, West 
Sussex,RH10 4TB


 


Reference: MW.2405.TLH.AIA 
Client: Planit Consulting 
Date: 4 April 2025  
Revision: - 


Mark Welby DipArb(RFS), TechCert(ArborA), FArborA 
01730 239 492 | mark@mwelby.com | www.mwelby.com 
M Welby Ltd, trading as Mark Welby Consulting Arborists 


 Hampshire, UK







Executive Summary


Trees are a consideration in this planning application for a replacement dwelling. Therefore, this 
report has been drafted to provide the information required to enable the local planning authority 
to meet the duty placed upon them by section 197 of the Town and Country Planning Act (as 
amended, 2021). 


Included are a BS5837:2012 compliant tree survey, arboricultural impact assessment, and tree 
protection strategy that includes a method statement and tree protection plan.


Two trees are to be removed: one topped oak and one small chestnut. 


The replacement house is located outside the root protection areas of retained trees and thus all 
can be adequately protected throughout the construction process.  


The existing drive surface is to be retained, so protection measures for roots under it are not 
proposed. 


Tree protection commitments include erecting barriers and a pre-start audit/meeting. 


Provided the protection strategy is implemented as outlined, this application has a low 
arboricultural impact and is thus acceptable. 
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1. Instructions and Terms of Reference


1.1. In May 2024, I was instructed by Planit Consulting to undertake a tree survey and subsequently, 
in March 2025, to produce this report to accompany a planning application for a replacement 
dwelling at The Lake House, Rowfant, Nr Copthorne, West Sussex,RH10 4TB. 


1.2. Following the recommendations of the British Standard , this report includes the necessary 1


information to enable the local planning authority to meet the duty placed upon them by section 
197 of the Town and Country Planning Act (as amended, 2021). 


1.3. It demonstrates that the proposal's impact, both direct and indirect, has been assessed, and 
mitigation, compensation, and tree protection have been proposed where appropriate.  


1.4. Correctly implementing the tree protection specified in this report is critical for ensuring the 
retained trees are successfully protected throughout construction. 


1.5. The assessment considers the proposal's impact on the constraints of trees retained within the 
site and those on adjacent land. Such impact can be caused directly through construction 
damage and indirectly from post-development resentment and pressure to detrimentally prune 
or remove the trees. The latter is often due to a poor juxtaposition between the proposal and 
the trees. 


1.6. A tree's root protection area (RPA) represents a minimum area in m² that shall be left 
undisturbed around it. This is initially represented by a circle but is fundamentally an area of 
rooting volume. It is often adjusted to account for constraints to root growth within the site 
(primarily highways and buildings). The British Standard provides recommendations regarding 
the protection of existing trees during the construction process. This is achieved by ensuring a 
tree protection strategy is implemented before any demolition or construction on site. 


Documents Supplied


• Proposed: 20250319 The Lake House, to Arb.dwg 


• Site survey: CM24232_The Lake House 


BS5837:2012 Trees in relation to design, demolition and construction1
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2. Statutory & Other Relevant Constraints 


3. Survey Scope & Methodology


3.1. Tree survey data can be found on the appended plan. 


3.2. The tree survey has been carried out following the recommendations of The British Standard 
and the trees are assessed objectively and without reference to any site layout proposals.  
Categories are based on each tree’s health and condition, together with an assessment of its life 
expectancy if its surroundings were to be unchanged.   


3.3. The reference numbers of surveyed trees and groups of trees are shown on the tree reference 
plan, which is appended to this report and based on the supplied survey drawing.  Stem 
locations within groups may be estimated, and indicative of canopy only. 


3.4. The tree survey was carried out from ground level only, with the aid of binoculars as necessary, 
following the Visual Tree Assessment  (VTA) method. 2


Local Planning Authority Mid Sussex District Council


Tree Preservation Orders & Conservation Area restrictions

Checked at the time of writing using the following link

https://www.midsussex.gov.uk/planning-building/trees-and-hedgerows/tree-
preservation-order-tpo-map/


Tree Preservation Orders None


Conservation Areas None


Forestry Act (1967) Gardens are exempt


Ancient Semi-Natural Woodland (ASNW)

https://magic.defra.gov.uk/MagicMap.aspx


None


Ancient Tree Inventory

https://ati.woodlandtrust.org.uk/tree-search/?v=


None


Obvious veteran trees None


Sites of special scientific interest (SSSI)

https://magic.defra.gov.uk/MagicMap.aspx


No


Legal covenants and outstanding planning 
conditions


Not known


Bedrock: British Geological Survey: 

https://geologyviewer.bgs.ac.uk/?_ga=


Slightly acid loamy and clayey soils 
with impeded drainage


Soil: Landis SoilScape

https://www.landis.org.uk/soilscapes/


Upper Tunbridge Wells Sand - 
Sandstone and siltstone, 
interbedded


 Mattheck, C. & Breloer, H., 1998. The Body Language of Trees: A Handbook for Failure Analysis. 2


London:H.M.S.O.
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3.5. Where trees are located on neighbouring land, an estimated appraisal of their quality and 
dimensions has been made.  


3.6. Where stems or branches are obscured by ivy or other materials a full assessment of those 
parts will not be possible. 


3.7. Tree heights were measured with a clinometer or estimated in relation to those measured.  


3.8. Trunk diameters are measured at 1.5m above ground level, where this is not possible, then 
Figure C.1 of the British Standard is followed.  


3.9. Tree canopies were markedly asymmetrical, and were measured (or estimated by pacing) in four 
directions using a laser measure.  Symmetrical canopies are measured in one direction only, 
with dimensions in the remaining directions assumed to be similar.  For the canopies of groups 
of trees, the maximum radius for each compass point is measured (more complicated groups 
will have further notes taken and an accurate representation will be shown on the plan).  


3.10.All estimated dimensions are noted in the data. 


4. Arboricultural Impact Assessment


Proposal


4.1. It is proposed to replace the existing dwelling, the layout of which can be seen on the appended 
plan. 


4.2. The existing drive will be retained. 


Tree Removals


4.3. Two trees are propsoed for removal: one topped oak (#04) and one small chestnut (#11). Both 
are of low quality (category C). 


4.4. Any loss that may be felt as a result of their removal can be mitigated through new planting 
within the site. 


Tree Surgery 


4.5. There are no plans for any tree surgery work at this stage. 


Construction Impact


4.6. The replacement house is located outside the root protection areas of retained trees and thus all 
can be adequately protected throughout the construction process.  


4.7. The existing drive surface is to be retained, and thus, protection measures for roots under it are 
not proposed. 
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Supervision & Monitoring


4.8. Some sites require more arboricultural involvement during the construction process than others. 
This is typically commensurate with the pressure on retained trees and the complexity of the 
tree protection strategy. 


4.9. It is my opinion that regular monitoring visits would not be necessary for this project. 


Barrier Type


4.10.As the proposed construction work is comparatively ‘low impact’, the default British Standard 
tree protection specification seems somewhat onerous. Therefore, it is my opinion that an 
adequate level of protection can be provided with a lesser specification. 


4.11.Alternative specifications can be found in Appendix i. TPF 2 or TPF 3 are proposed. 


Service & Utility Provisions 


4.12. It is presumed that the existing service and utility connections will be reused. 


Compliance with planning policies


4.13.The National Planning Policy Framework (NPPF) (revised 2024) sets out government's planning 
policies for England and how these are expected to be applied. 


4.14. It is acknowledged at a national level that trees have significant value within our urban 
environments and that it should be expected that loss of, or impact to, trees of high quality and 
value will be resisted. 


4.15.Mid-Sussex Council’s Local Pan states under policy B7 that: 


Development resulting in the loss of trees which are of significant public amenity value will be 
resisted. 


Surgery on protected trees will only be permitted where their overall appearance and visual 
amenity value would not be adversely affected. Similarly the felling of protected trees will only 
be permitted if there is no appropriate alternative. Where a protected tree or group of trees is 
felled a replacement tree or group of trees will normally be required. 


4.16.By avoiding removing any high-quality trees (category A) and minimising impact upon other 
trees, I conclude compliance with the NPPF and policy B7 of the Local Plan.  


Summary


4.17.Provided the tree protection strategy is implemented as outlined in the following method 
statement, this application has a low arboricultural impact and is thus acceptable. 


4.18.Should the council wish to see more onerous tree protection methods, this can be ensured via 
an appropriately worded planning condition and should not be the basis for a reason for refusal. 
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5. Arboricultural Method Statement


5.1. The tree protection on this site is subject to implementation as detailed in the following sections.  


5.2. The recommendations of the British Standard have been applied where viable. Where deviations 
from the preferred approach are required, the impact on any retained trees is minimised through 
a combination of supervision from an arboriculturist and adherence to the associated method 
statement.  


5.3. Once permission is granted, the strategy must be followed to avoid impacting the trees and 
adhere to any planning conditions.  


5.4. The information within this section must be passed to the site foreman and cascaded to all 
relevant personnel involved in the project.  


5.5. Any questions about the content or its implementation shall be directed to Mark Welby 
Consulting Arborists at 01730 239492 before action is taken.  


5.6. A tree protection plan showing the types of tree protection and their locations is appended. It 
includes the tree survey data, existing site features and the approved construction. The plan 
must be read in conjunction with this method statement. 


Phasing


5.7. It is essential that the following phasing is followed if trees are to be effectively protected 
throughout construction.  


5.9. The above has been drafted at the planning stage. Shall any of the protection measures prove 
incompatible with elements of the build program, contact the project arboriculturist to discuss 
options. 


1 Tree removals


2 Installation of protection barriers (Appendix i: TPF 2 or 3)


3 Confirmation that tree protection barriers are installed to be sent to LPA


4 Demolition & site clearance phase


5 Construction Phase


6 Removal of tree protection barriers upon completion of work


Table 1: Timing of operations in relation to trees
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Pre-start Confirmation


5.10.The most important step in the tree protection process: confirmation that the tree protection 
barriers are in place must be forwarded to the LPA before any external work starts. This may be 
a photographic record sent via email. 


Construction Exclusion Zone (CEZ)


5.11.The CEZ is a root-sensitive area where construction activities are to be excluded. The default 
method of doing so is through the installation of tree protection barriers. If construction access 
is required in the CEZ then ground protection can be used to facilitate this. 


5.12.Everyone engaged in the construction process is responsible for respecting the tree protection 
measures and observing the necessary precautions within and adjacent to them. 


5.13. Inside the exclusion zone, the following shall apply: 


• No mechanical excavation whatsoever; 


• No excavation by any other means without arboricultural site supervision; 


• No hand digging without a written method statement having first been approved by the 
project arboriculturist; 


• No lowering of levels for any purpose (except removal of grass sward using hand tools); 


• No storage of plant or materials; 


• No storage or handling of any chemical including cement washings; 


• No vehicular access (unless ground protection is installed); 


• No fire lighting. 
5.14. In addition to the above, further precautions are necessary adjacent to trees: 


• No substances injurious to tree health, including fuels, oil, bitumen, cement (including 
cement washings), builder’s sand, concrete mixing and other chemicals shall be stored or 
used within or directly adjacent to the protection area of retained trees; 


• No fire shall be lit such that flames come within 5m of tree foliage. 
5.15.Variations from the above may be specified in the following sections of this method statement. 


This is only acceptable where detailed and will typically be subject to supervision by the 
arboriculturist. 


Protection Barriers


5.16.Barriers must be fit to exclude construction activity and appropriate to the degree and proximity 
of work around the retained tree(s). Barriers shall be maintained to ensure that they remain rigid 
and complete. 


5.17.See Appendix i for barrier specifications. 


5.18.On this project, types TPF 2 or TPF 3 are to be used. 
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Ground Protection


5.19. If required to facilitate access within the CEZ (or as shown on the appended tree protection 
plan), ground protection is to be installed. If not already included on the tree protection plan, it 
must be approved in writing by the local planning authority before implementation. The ground 
protection must be capable of supporting the expected loads and avoiding rutting, compaction 
and damage to the soil: as advised in section 6.2.3 of the British Standard. 


5.20.Stages of ground protection installation: 


1. If required, dismantle barriers and re-erect them to protect any newly exposed CEZ not to be 
covered by ground protection; 


2. Any shrubs, saplings or trees to be removed, are to be cut or ground out to just below 
ground level rather than grubbed or winched out, which can damage the roots of retained 
trees; 


3. Lay woven geotextile over the existing ground surface by hand; 


4. Cover the area with a compressible layer (200mm of woodchip, for example), using hand 
tools only; 


5. Cover compressible layer with side butting scaffold boards, plywood boards of proprietary 
trackway/trackmats; 


6. Confirm surface is acceptable for use with the project arboriculturist; 


7. Area ready for construction access; 


8. Any scaffolding required within the area will be erected with the uprights placed on spreader 
boards; 


9. The boarding will be left in place until the construction works are finished. 
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5.21.A single thickness of boarding laid on the soil surface will provide sufficient protection for 
pedestrian loads. However, for wheeled or tracked construction traffic movements within the 
RPA, ground protection will involve the use of temporary geocell/cellular confinement systems, 
reinforced concrete slabs or track-board systems details of which are to be specified by the 
project engineer and approved for use by the project arboriculturist and local authority before 
construction commences. 


5.22.Track-boards can be sourced from Trakmats, 0800 622 6838, www.trakmats.co.uk, or 
GroundGuards, 0113 209 3685, www.ground-guards.co.uk. 


5.23.There is to be no excavation within the ground protection area whatsoever. This includes the 
installation of services and associated utilities, without prior approval.  


Site Induction


5.24.All site staff are to be briefed on the tree protection strategy for the site as part of the general 
site induction procedure.  This can be carried out by the site manager once he has been briefed 
by the project arboriculturist.  


5.25. In general, this will include the following: 


1. Explanation of the purpose of the tree protection barriers and any ground protection 


2. Explanation of the demolition procedures near trees 


3. Explanation of the sensitive/supervised excavation areas 


4. What to do if access is needed within a protected area for any reason 


5. What to do if damage occurs to any tree protection barriers and how to contact the 
project arboriculturist if necessary. 


Tree Surgery


5.26.Should any pruning work be required, the following must be adhered to once any requisite 
permissions are obtained. 


5.27.All work will be carried out under BS3998  industry best practice and in line with any works 3


already agreed upon with the council. 


5.28.The statutory protection   will be adhered to. If further advice is required, particularly if bats are 4 5


discovered during tree work, it will be obtained from Natural England or other competent 
persons and recommendations adhered to. 


 BS3998:2010- Recommendations for Tree Work. London: British Standards Institute3


 Wildlife and Countryside Act. (1981) London: HMSO.4


  Conservation of Habitats and Species Regulations (2017) London: HMSO.5
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5.29.The stumps of any trees removed from within the Construction Exclusion Zone or the RPAs of 
retained trees will be either cut flush to ground level and left in situ or ground out using a stump 
grinder. They will not be winched out. 


5.30.All operations shall be carefully carried out to avoid damage to the trees being treated or 
neighbouring trees. No trees to be retained shall be used for anchorage or winching purposes. 


Installation of Underground Services


5.31.Mechanical trenching for the installation of underground apparatus and drainage severs any 
roots present and can change the local soil hydrology in a way that adversely affects the health 
of the tree. For this reason, particular care must be taken in the routeing and methods of 
installation of all underground apparatus. Wherever possible, apparatus must be routed outside 
RPAs. Where this is not possible, it is preferable to keep the apparatus together in common 
ducts. Inspection chambers shall be sited outside the RPA. 


5.32.Where underground apparatus is to pass within the RPA, detailed plans showing the proposed 
routeing must be drawn up in conjunction with the project arboriculturist. In such cases, 
trenchless insertion methods shall be used: Microtunnelling, Surface-launched directional 
drilling, Pipe ramming or Impact moling (see BS5837:2012 Table 3), with entry and retrieval pits 
being sited outside the RPA. Provided that roots can be retained and protected, excavation 
using hand-held tools might be acceptable for shallow service runs. If this is the case, the 
following methodology must be followed: 


5.33.Stages for installing services: 


1. Contact project arboriculturist to hold pre-start site meeting and ‘toolbox’ talk before starting 
work. 


2. Remove just enough tree protection fencing to allow access to the area and facilitate 
trenching. 


3. Remove any surface vegetation or existing hard surfaces using hand tools. 


4. Using an air-pick excavate the trench, keeping to the minimum dimensions required. 


5. Roots occurring in clumps of 25 mm diameter and over are encountered they will be retained 
and kept damp by covering with hessian (re-wetted as required). If required, these shall be 
severed only following consultation with an arboriculturist; as such roots might be essential 
to the tree’s health and stability. 


6. Feed in services. 


7. Backfill the trench with 200-300mm depth of excavated soil, or a mixture of excavated and 
imported topsoil to BS3882: 2015, firming down with heels. 


8. Repeat step 7 until the trench is filled. 
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9. Re-erect tree protection fencing as per the approved plan. 


5.34.The method of excavation above, for trenching within RPAs, is using air excavation. This tool 
utilises compressed air to remove soil from around tree roots causing minimal damage and can 
be run off a typical site compressor. I can provide details of contractors supplying air excavation 
services if required. 


5.35.Alternatively, trenchless technology, such as thrust boring can be used in some instances and is 
particularly effective as it can pass directly under the tree, at a depth which is likely to avoid 
almost all impact on the roots of the subject tree. As no access/thrust pits will be located within 
the RPAs of the subject trees, the need for arboricultural supervision is limited. 


5.36.Reference can be made to NJUG Vol 4  for guidance, but any approach must be approved by 6


the project arboriculturist and brought to the attention of the local authority tree officer. 


Fencepost/Hoarding Installation in RPA


5.37.Stages for installing wooden posts: 


No plant machinery is to be used in the area for whatever reason 


1. Remove TPF to allow access to the area. If working inside the tree’s RPA, ground protection 
boarding must be used to avoid compaction and contamination of the root zone. 


2. Dig postholes using hand tools, avoiding damage to the protective bark covering larger 
roots. Roots smaller than 25mm in diameter may be pruned back using either secateurs or a 
hand saw, leaving a clean cut.  


3. Damage or severance of roots above 25mm diameter must be avoided. If roots of this size 
are discovered, the hole shall be relocated. If there are a large number of such roots it may 
be necessary to relocate the hole by half a fence panels length and adjust the fence panels 
accordingly. 


4. Line holes with non-porous lining, for example, a durable polyethene bag. 


5. Insert post and fill post-hole with concrete to just below ground level. 


6. Trim polyethene to ground level and fill with clean topsoil. 


7. Reinstall TPF as approved. 


 National Joint Utilities Group. (2010). Volume 4: NJUG Guidelines For The Planning, Installation And 6
Maintenance Of Utility Apparatus In Proximity To Trees (Issue 2) – Operatives Handbook. NJUG.
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6. Limitations of Use and Copyright.


Copyright M Welby Ltd trading as Mark Welby Consulting Arborists. All rights reserved.  


No part of this report may be copied or reproduced by any means without prior written 
permission from M Welby Ltd. If you have received this report in error, please destroy all copies 
in your possession or control and notify M Welby Ltd. This report has been prepared for the 
exclusive use of the commissioning party and unless otherwise agreed in writing by M Welby 
Ltd, no other party may use, make use of or rely on the contents of the report. No liability is 
accepted by M Welby Ltd for any use of this report, other than for the purposes for which it 
was originally prepared and provided. Opinions and information provided in the report are 
based on M Welby Ltd using due skill, care and diligence in the preparation of the same and no 
explicit warranty is provided as to their accuracy. It shall be noted, and it is expressly stated that 
no independent verification of any of the documents or information supplied to M Welby Ltd. 
has been made. 
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i. Tree Protection Barriers
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1 Standard scaffold poles 
2 Heavy gauge 2 m tall galvanised tube and welded mesh infill 
panels 
3 panels secured to up rights and cross members with wire-ties 
4 ground level 
5 uprights driven into the ground until secure (minimum depth 0.6 
m) 
6 Standard scaffold clamps 


TPF1: Default specification for protective barrier (Fig 2 from 
BS5837:2012)


TPF 2: Alternative fencing option: scaffold uprights with backstay



http://mwelby.com





mwelby .com Page  of 15 17


TPF 3:Alternative fencing option: on boots 
with backstay


TPF 5: Chain-link for low intensity areas on large projects


TPF 4: Plastic barrier for low intensity areas of 
construction
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ii. Tree Categories Explained


BS5837:2012 Table 1 -Cascade chart for tree quality assessment    


Category and definition Criteria (including subcategories where appropriate)    


Trees unsuitable for retention (see Note)        


Category U  


Those in such a condition 
that they cannot realistically 
be retained as living trees in 
the context of the current 
land use for longer than 10 
years 


*Trees that have a serious, irremediable, structural defect, such that their early loss is expected 
due to collapse, including those that will become unviable after removal of other category U 
trees (e.g. where, for whatever reason, the loss of companion shelter cannot be mitigated by 
pruning)  
*Trees that are dead or are showing signs of significant, immediate, and irreversible overall 
decline  
*Trees infected with pathogens of significance to the health and/or safety of other trees nearby, 
or very low quality trees suppressing adjacent trees of better quality  
NOTE Category U trees can have existing or potential conservation value which it might be 
desirable to preserve; see 4.5.7.


 


1 Mainly arboricultural 
qualities 


  2 Mainly landscape qualities   3 Mainly cultural 
va lues, inc luding 
conservation 


Trees to be considered for retention        


Category A Trees that are particularly 
good examples of their 
species, especially if rare 
or unusual; or those that 
are essential components 
of groups or formal or 
semi-formal arboricultural 
f e a t u r e s ( e . g . t h e 
dominant and/or principal 
trees within an avenue) 


Trees, groups or woodlands of 
particular visual importance as 
arboricultural and/or landscape 
features 


Trees, groups or 
woodlands of 
significant 
conservation, 
historical, 
commemorative or 
other value (e.g. 
veteran trees or 
wood-pasture) 


Trees of high quality with an 
estimated remaining life 
expectancy of at least 40 
years


Category B Tre e s t h at m i g ht b e 
included in category A, but 
are downgraded because 
of impaired condition (e.g. 
presence of significant 
t h o u g h r e m e d i a b l e 
d e f e c t s , i n c l u d i n g 
u n s y m p a t h e ti c p a s t 
management and storm 
damage), such that they 
are unlikely to be suitable 
for retention for beyond 
40 years; or trees lacking 
t h e s p e c i a l q u a l i t y 
necessary to merit the 
category A designation 


  Trees present in numbers, usually 
growing as groups or woodlands, 
such that they attract a higher 
collective rating than they might as 
individuals; or trees occurring as 
collectives but situated so as to 
make little visual contribution to the 
wider locality 


  Trees with material 
conservation or other 
cultural value Trees of moderate quality 


with an estimated remaining 
life expectancy of at least 20 
years


Category C Unremarkable trees of 
very limited merit or such 
impaired condition that 
they do not qualify in 
higher categories 


  Tre e s p re s e nt i n g ro u ps o r 
woodlands, but without this 
conferring on them significantly 
greater collective landscape value; 
and/or trees offering low or only 
temporary/transient landscape 
benefits 


  T r e e s w i t h n o 
material conservation 
or other cultural 
value 


Trees of low quality with an 
estimated remaining life 
expectancy of at least 10 
years, or young trees with a 
stem diameter below 150mm
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iii. Protection Plan


 


See the following page
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Survey by Mark Welby DipArb(RFS), TechCert(ArborA), FArborA
Arboricultural Association Registered Consultant
www.mwelby.com


# denotes estimated dimension. Typically due to the tree being inaccessible.
Where dimensions are not listed please refer to the plan graphics for an indicatvie representation (typically
for groups).


Total :14


164m²4.5mC122/5/202410 YearsSmall ornamentalMature1m


130mm;
130mm;
130mm;
130mm;
130mm;
130mm;


130mm; 130mm


3.5mMagnoliaMagnolia sp.18


1124m²6.3mB122/5/202420 YearsLinear group of treesMature1.5m450mm;
220mm; 130mm13#mWild cherryPrunus avium17


155m²4.2mB122/5/202420 YearsLinear group of treesMature1.5m350mm13#mWild cherryPrunus avium16
118m²2.4mB122/5/202420 YearsLinear group of treesMature1.5m150mm; 150mm13#mWild cherryPrunus avium15
1137m²6.6mC122/5/202410 YearsTypical coppice formEarly-Mature1m550#mm8mHazelCorylus avellana14


114m²2.1mU22/5/20240 YearsLate into leaf when compared to
adjacent treeSemi-Mature1m180mm7mChestnut/buckeyeAesculus sp.12


1163m²7.2mB122/5/202420 YearsFair overall physiological and
structural condition.Mature2m


350#mm;
350#mm;
350#mm


11mCommon alderAlnus glutinosa10


1191m²B122/5/202420 YearsFair overall physiological and
structural condition.Mature2m


250mm;
250mm;
250mm;
250mm;
250mm;


250mm; 250mm


14mCommon alderAlnus glutinosa09


15m²1.2mC122/5/202410 YearsFair overall physiological and
structural condition.Early-Mature1m100mm2.5mPearPyrus sp.08


1137m²B122/5/202440 YearsFair overall physiological and
structural condition. Ivy cladMature2m550#mm12mPedunculate oakQuercus robur06


1255m²B122/5/202420 YearsFair overall physiological and
structural condition.Mature2m400mm;


400mm; 500mm16mCommon alderAlnus glutinosa05


1191m²7.8mB122/5/202440 YearsRemove poorly attached
deadwood.


Fair overall physiological and
structural condition. Some deadwood.Mature2m640mm16mPedunculate oakQuercus robur03


1679m²14.7mB122/5/202440 YearsRemove poorly attached
deadwood.


Fair overall physiological and
structural condition. Some deadwood.Mature2m1240mm19mPedunculate oakQuercus robur02


1475m²12.3mA122/5/202440 YearsGood overall physiological and
structural condition.Mature2m1020mm19mPedunculate oakQuercus robur01


No.RPA AreaRPA RadiusBS
CatDate Surveyed


Est.
Remaining


Contribution
Tree SurgeryObservationsAge ClassCrown


ClearanceStem DiameterHeightCommon NameSpeciesRef


Retained Trees / Groups


BS5837 Tree Survey: Trees & Groups to be Retained


Total :2


1C122/5/202410 YearsSuppressed by oak treeSemi-Mature1m220mm7mChestnut/buckeyeAesculus sp.11
1C122/5/202420 YearsStem with some retained growthMature2.5m1000#mm8mPedunculate oakQuercus robur04


No.BS
CatDate Surveyed


Est.
Remaining


Contribution
ObservationsAge ClassCrown


ClearanceStem DiameterHeightCommon NameSpeciesRef


Removed Trees / Groups


Trees & Groups for Removal


CEZ
CEZ extent. To be protected with temporary
protective barriers or ground protection to
allow construction access. See insets and
method statement for details.


Tree to be removed


N


Category A - High quality


BS 5837:2012 Tree Quality Categories


Category B - Moderate quality


Category C - Low quality


Category U - Unsuitable for retention


01 OakC1


TPO ref


RPA


Tree ref/category/species
       & TPO ref


Root protection area


Crown spread


This plan has been drafted in
colour . A monochrome version must


not be relied upon


Guidance on the implementation and use
of this information, along with its
limitations and more can be downloaded
here: https://bit.ly/BS5837FAQ
Or scan this QR code:


Base plan/site survey reference: 20250319 The Lake House, to Arb.dwg


Construction Exclusion Zone


It is the responsibility of everyone engaged in the construction


process to respect the tree protection measures and observe


the necessary precautions within and adjacent to them.


Inside the exclusion zone, the following shall apply:


− No mechanical excavation whatsoever;


− No excavation by any other means without arboricultural


site supervision;


− No hand digging without a written method statement having


first been approved by the project arboriculturist;


− No lowering of levels for any purpose (except removal of


grass sward using hand tools);


− No storage of plant or materials;


− No storage or handling of any chemical including cement


washings;


− No vehicular access;


− No fire lighting.


In addition to the above, further precautions are necessary


adjacent to trees:


− No substances injurious to tree health, including fuels, oil,


bitumen, cement (including cement washings), builder’s sand,


concrete mixing and other chemicals shall be stored or


used within or directly adjacent to the protection area of


retained trees;


− No fire shall be lit such that flames come within 5m of tree


foliage.


All weather signs shall be erected at reasonable intervals on the


barriers. See example inset


TREE PROTECTION AREA
KEEP OUT!


(TOWN & COUNTRY PLANNING ACT 1990)
TREES ENCLOSED BY THIS FENCE ARE PROTECTED


BY PLANNING CONDITIONS AND/OR ARE THE
SUBJECT OF A TREE PRESERVATION ORDER.


CONTRAVENTION OF A TREE PRESERVATION ORDER,
MAY LEAD TO CRIMINAL PROSECUTION


THIS FENCING MUST NOT BE REMOVED WITHOUT
PERMISSION FROM THE LOCAL PLANNING AUTHORITY


NOTES
This Tree Survey has been undertaken within the
recommendations of British Standards 5837:2012 and
current arboricultural best practice.
· The reference numbers of surveyed trees and
groups of trees are shown. Stem locations within
groups may be estimated, and indicative of canopy
only
· The tree survey was carried out from ground level
only, with the aid of binoculars as necessary,
following the Visual Tree Assessment (VTA) method.
· Where trees are located on neighbouring land an
estimated appraisal has been made of their quality
and dimensions.
· Where stems or branches are obscured by ivy or
other materials a full assessment of those parts will
not be possible.
· Height dimensions are estimated and are given in
metres.
· Trunk/stem diameters are measured in mm at 1.5
metres above ground level, unless otherwise stated.
Where this is not possible, then Figure C.1 of the
British Standard is followed..
· Tree canopies are graphically represented on the
plan. They, where markedly asymmetrical, were
measured (or estimated by pacing) in four directions
using a laser measure.  Symmetrical canopies are
measured in one direction only, with dimensions in the
remaining directions assumed to be similar.  For the
canopies of groups of trees, the maximum radius for
each compass point is measured (more complicated
groups will have further notes taken and an accurate
representation will be shown on the plan).


Mark Welby
DipArb(RFS), TechCert(ArborA), FArborA


Arboricultural Association Registered Consultant
01730 239 492 | mark@mwelby.com


www.mwelby.com
M Welby Ltd. | Hampshire | UK
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