[bookmark: _Hlk108016500]When to consult SAB/LLFA on planning applications with a construction area less than 100 m2.

1. If the site falls within Flood Zone 2 or Flood Zone 3 (Rivers and Sea or Surface Water and Small Watercourses) as defined by the Flood Map for Planning Basic Map (https://flood-map-for-planning.naturalresources.wales/ - you may need to switch on the pink surface water and small watercourses layer).
or
2. If the planning officer has any particular concerns regarding surface water drainage or flood risk.

Note 1:  Construction area includes new roof, driveway, road, patio, path and track areas whether they are permeable or impermeable.
Note 2:  If a planning officer has a specific question about a small site, such as “does this need SAB consent?” then please feel free to make an enquiry to SAB@monmouthshire.gov.uk as an alternative to making a formal consultation.  If formally consulted our team will feel obliged to make comments on both flood risk and surface water drainage.






Standing advice on surface water discharge destination for pre-application advice etc.

The majority of developments requiring planning permission for new structures, from garden sheds to airport runways, will need to make arrangements for discharge of surface water.  
For developments greater than a 100 m2 in construction area, SAB consent is required (see https://www.monmouthshire.gov.uk/sab/) and the submission of a drainage statement as part of the planning application is expected (see MCC’s Surface Water Drainage Statement Template).  
For developments with a construction area less than 100 m2 many structures will still need a surface water drainage system and may need to be constructed in accordance with Building Regulations.  We recommend that this requirement is considered at an early design stage.  Most crucially a suitable destination for surface water discharge should be determined.  Building Regulations Approved Document H3 (paragraphs 3.2 to 3.4) broadly outlines a hierarchy for discharge of surface water as follows:
1. Discharge to a soakaway or other infiltration system.
2. Discharge to a watercourse.
3. Discharge to a sewer.
Applicants are advised that they should, at an early design stage: 
1. Undertake appropriate infiltration tests and make other necessary assessments (see BRE Digest 365) where discharge to a soakaway or other infiltration system is proposed.
2. Ensure that any necessary agreements (for example, to make a connection across third party land) can be made where discharge to a watercourse is proposed.
3. Ensure that permission for discharge to the sewer can be obtained from the owner of the sewer system (normally Dwr Cymru/Welsh Water).
If no suitable destination for surface water discharge can be secured it is likely that the site cannot be lawfully developed.  Ascertaining this at an early stage can help avoid substantial abortive costs.
