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1.0  INTRODUCTION  

 

1.1 This Flood Risk Assessment has been prepared by Cole Easdon Limited (CE) on behalf of 

Salisbury Cathedral in respect of a proposed commercial development at the Works Yard, 

Salisbury Cathedral, Salisbury, Wiltshire, SP1 2ES.  Refer to Drawing No. 1207 (JWS) E-01 

[Site Location Plan] (by DHV Architects)  in Appendix 2.   

 

1.2 Development Proposals  

The proposals comprise three timber work sheds for the use of Cathedral staff and craftspeople 

engaged in the repair and maintenance of the existing Cathedral building.  

 

1.3 An existing stone rack will be replaced 

 

1.4 The existing portakabin, container and sheds at the site currently used by Cathedral staff and 

craftspeople will be removed.  

 

1.5 This study is based on Drawings 1207 (JWS) P-02 [Sheds as Proposed Plan] and Drawing No. 

1207 (JWS) P-03 [Sheds as Proposed Elevations] (by DHV Ltd). Refer to Appendix 2. 

 

Need for Study  

1.6 The purpose of this assessment is to demonstrate that the development proposal outlined 

above can be satisfactorily accommodated without worsening flood risk for the area and without 

placing the development itself at risk of flooding, as per National guidance provided within the 

National Planning Policy Framework document (NPPF).  

 

1.7 Accordingly, this study has been prepared to: 

i. assess flood risk to the development from fluvial sources; 

ii. assess flood risk to the development from other potential sources, including ditches, 

sewers, groundwater and overland flows; and 

iii. ensure that the proposed development will fully comply with the requirements of the 

Environment Agency's (EA’s) policy on the safeguarding of floodplains. 

 

Local Policy  

1.8 This assessment demonstrates that the proposals meet the requirements set out by the 

Wiltshire Council Core Policy 67: Flood Risk. 
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 Scope of Study 

1.9 In Section 2.0, we describe the characteristics of the proposed development site and 

surrounding area. In Section 3.0, we assess flood risk issues.  Conclusions are presented in 

Section 4.0. 

 

1.10 The following resources have been used for this study: 

▪ Flood Map for Planning – Environment Agency (EA, accessed June 2026); 

▪ Flood Map for Surface Water – Environment Agency (EA, accessed June 2026); 

▪ Geological Map - British Geological Survey (BGS, Accessed June 2026); 

▪ Revised Climate Change Allowances (EA, May 2022); 

(https://environment.data.gov.uk/hydrology/climate-change-allowances);  

▪ Wessex Water Sewer Records (June 2022);  

▪ Wiltshire Council Strategic Flood Risk Data Explorer 

https://wiltscouncil.maps.arcgis.com/apps/webappviewer/index.html?id=28c00215d87b46

8a9a0cd79c63d3d270; and 

 

1.11 The following publicly available documents have also been reviewed as part of this assessment: 

▪ Building Regulations 2015 – Approved Document H (Drainage and Waste Disposal); 

▪ C753 The SuDS Manual (CIRIA, November 2015); 

▪ National Planning Policy Framework (NPPF) (February 2025); 

▪ Non-Statutory Technical Standards for Sustainable Drainage Systems (Defra, March 

2015); 

▪ Planning Practice Guidance (PPG) (September 2025); 

▪ Rainfall Runoff Management for Developments (R&D Technical Report W5-074/A/TR/1 

Revision E, Defra, June 2012); 

▪ Wiltshire Council Strategic Flood Risk Assessment Level 1 (JBA Consulting May 2019); 

▪ Wiltshire Local Flood Risk Management Strategy (Wiltshire Council April 2015);  

▪ Wiltshire Council Core Policy 2015 (Wiltshire Council); and  

▪ Improving the Flood performance of New Buildings – Flood Resilient Construction (Defra, 

EA, May 2007). 

▪ National Standards for SuDS (June 2025). 

 

1.12 The following abbreviations are used in this Report: 

▪ AOD – Above Ordnance Datum; 

▪ BGL – Below Ground Level 

▪ BGS – British Geological Survey; 

▪ CE – Cole Easdon Consultants Limited; 

https://environment.data.gov.uk/hydrology/climate-change-allowances
https://wiltscouncil.maps.arcgis.com/apps/webappviewer/index.html?id=28c00215d87b468a9a0cd79c63d3d270
https://wiltscouncil.maps.arcgis.com/apps/webappviewer/index.html?id=28c00215d87b468a9a0cd79c63d3d270
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▪ EA – Environment Agency; 

▪ FMP – Flood Map for Planning; 

▪ NPPF – National Planning Policy Framework;  

▪ SuDS – Sustainable Drainage Systems;  

▪ SWFM – Surface Water Flood Map; and 

▪ WC – Wiltshire Council. 
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2.0 THE EXISTING SITE  

 Refer to Drawing No. 1207 (JWS) E-01 [Site Location Plan] (by DHV Architects)  in Appendix 

2.   

 

2.1 The site is a works yard located within the Salisbury Cathedral campus, immediately  to the 

south of Salisbury Cathedral itself. It is located to the west of the existing Cathedral Works 

department building.  It covers an area of 75m2. 

 
2.2 The site  currently comprises a portakabin, a container and  three smaller sheds set on a 

concrete hardstanding. Refer to Drawing No. 1207 (JWS) E-02 [Existing Storage Sheds Plan] 

and Drawing No. 1207 (JWS) E-03 [Existing Storage Sheds Elevations] (by DHV Architects)  in 

Appendix 2.   

 

2.3 The site is bounded to the north by the works yard access and Salisbury Cathedral; to east by 

the Cathedral Works Department building; to the south by the works yard and other storage 

buildings/containers; and to the west by a private road which provides access to the Cathedral 

from the North Walk to the north, and De Vaux Place to the south.   

 

 Existing Topography  

2.4 A topographical survey is not available. Ordnance Survey mapping indicates that the land 

around the Cathedral, including the site, is relatively flat. Ordnance Survey mapping shows a 

level of 45.10mAOD on the access road to the north west of the site, and on Exeter Street to 

the east. A ground level of 45.40mAOD is shown adjacent to the Cathedral building, and at the 

southern end of the access road adjacent to Devraux Place.  It is inferred  that existing ground 

levels within the site are therefore between 45.10mAOD and 45.40mAOD. 

 

Nearby Watercourses / Drainage Features 

2.5 The River Avon flows in a southerly direction approximately 150m west of the site. 

 
2.6 A pond is located approximately 100m south east of the site 

 

 Existing Public Sewers 

2.7 Wessex Water records indicate that a 300mm diameter public surface sewer flows in an 

easterly across the existing access road to the west of the site, and is then routed between the 

Cathedral building and the Cathedral Works department building. A 150mm diameter public 

surface water sewer flows parallel with the larger sewer, to the north of the works department 

building.    Refer to Appendix 3 for public sewer records. 
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2.8 A 225mm combined sewer is located within the West Walk, approximately 50m west of the site. 
 

Existing On Site Drainage  

2.9 It is assumed that the existing hardstanding areas within the site are drained into the existing 

300mm and/or 150mm diameter public surface water sewers routed west to east to the north 

of the site. Public sewer records indicate that lateral pipes originating in the vicinity of the site 

connect manhole 2403, on the 150mm diameter sewer. Refer to Appendix 3 for public sewer 

records. 

 

Existing Ground Conditions 

2.10 British Geological Survey (BGS) Records indicate that the site is underlain by Newhaven Chalk 

bedrock. Refer to Figure 2.1.  

 
2.11 The site lies at the boundary between superficial deposits of Alluvium (clay, sand and gravel) 

and River Terrace Deposits (sand and gravel). Refer to Figures 2.2 and 2.3.  

 

2.12 Observations made by Cathedral staff confirm that the groundwater level within a borehole 

inside the Cathedral building can rise to ground level.  

 
2.13 A BGS log relating to a borehole near the Cathedral contains groundwater level recordings at 

between two and four feet (0.6m – 1.2m) below ground level (bgl). Refer to Appendix 4. 
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Figure 2.1: Existing Bedrock Geology (from British Geological Survey Geology of Britain Viewer) Source: 

https://mapapps.bgs.ac.uk/geologyofbritain/home.html 

 

 
Figure 2.2: Existing Superficial Geology (from British Geological Survey Geology of Britain Viewer) 

Source: https://mapapps.bgs.ac.uk/geologyofbritain/home.html 

https://mapapps.bgs.ac.uk/geologyofbritain/home.html
https://mapapps.bgs.ac.uk/geologyofbritain/home.html


FLOOD RISK ASSESSMENT  
Proposed Work Sheds 
Works Yard 
Salisbury Cathedral  
Salisbury, Wiltshire 

_________________________________________________________________________________ 
 

______________________________________________________________________________________ 
July 2026 QMF 09.20 – Issue 6 

7 

 
Figure 2.3: Existing Superficial Geology (from British Geological Survey Geology of Britain Viewer) 

Source: https://mapapps.bgs.ac.uk/geologyofbritain/home.html 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://mapapps.bgs.ac.uk/geologyofbritain/home.html
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3.0 FLOOD RISK ISSUES  

 

3.1 This Section presents an assessment of flood risk to the development and includes 

recommended flood risk mitigation measures appropriate to the level of perceived risk.  Flood 

risk issues and proposed mitigation measures are summarised in Table 3.1 below. 

 

Historic Flooding 

3.2 Wiltshire Council Strategic Flood Risk Data Explorer mapping shows that there is no record of 

historical flooding at the site. The mapping indicates that the land to the south and west of the 

site has been subject to historical flooding, which appears to be associated with the River Avon. 

The mapping also indicates that flooding has affected a building to the east of the site.  Refer 

to Figure 3.1. 

 

 
Figure 3.1: Recorded Flood History 

Source : Strategic Flood Risk Assessment Data Explorer (arcgis.com) 

 

 

 

 

Site Location 

https://wiltscouncil.maps.arcgis.com/apps/webappviewer/index.html?id=28c00215d87b468a9a0cd79c63d3d270
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Assessment of Flood Risk from Fluvial Sources 

3.3 The EA Flood Map for Planning (FMP) indicates that the development site is located within 

fluvial Flood Zone 3 (High Risk) relating to the River Avon. Refer to Figure 3.2 below.  

 

3.4 NPPF Planning Practice Guidance classifies the proposed site usage ‘buildings used for 

general industry’ as ‘Less vulnerable’ development. In accordance with NPPF Practice 

Guidance Less Vulnerable Development is appropriate within Flood Zone 3.  

 
 

 
Figure 3.2: Extract from Central Government’s ‘Flood Map for Planning’ Mapping Portal – 

Fluvial/Tidal Flooding Source: https://flood-map-for-planning.service.gov.uk/ 

  

 Modelled Flood Levels 

3.5 Through ongoing involvement with a planning application for a separate development within 

the Cathedral site, it is understood that flood level data for the locality is being updated by the 

EA for release later in 2026.  

  

3.6 Based on the FMP flood risk to the site is high. However, as the site will remain in use as a 

works yard, there will be no increase its flood risk vulnerability classification or intensification of 

its use post development, and hence no increase in flood risk.  

Site Location 

https://flood-map-for-planning.service.gov.uk/
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3.7 As such, fluvial flood risk is considered to be low.  

 

Fluvial Flood Risk Mitigation Measures 

Floodplain Storage 

3.8 The combined area of the existing portakabin, container and sheds to be removed (62m2) is 

greater than the combined area of the proposed sheds (53m2). The proposals will therefore 

provide betterment in terms of floodplain storage volume.  Refer to CE Drawing 

11085/500/Figure 1 – [Existing and Proposed Site Plan] in Appendix 1. 

 

3.9 The existing and replacement stone racks have not been included in these calculations 

because they are open structures which would not displace a significant volume of floodwater 

and the quantity of stone stored in the racks would vary day to day. 

 

Flood Warning & Evacuation Plan 

3.10 The FMP demonstrates that the floodplain in the vicinity of the site is extensive, therefore dry 

access to areas within Flood Zone 1 (Low Risk) would not be feasible during a 1 in 100 year 

flood event.  It is therefore proposed that site users evacuate before the onset of flooding.   

 

3.11 Wiltshire Council Strategic Flood Risk Data Explorer mapping confirms that flood warnings and 

alerts are available for the site and surrounding area.  Refer to Figure 3.3.   

                 
Figure 3.3: Flood Warning & Alert Areas 

Source : Strategic Flood Risk Assessment Data Explorer (arcgis.com) 

Site Location 

https://wiltscouncil.maps.arcgis.com/apps/webappviewer/index.html?id=28c00215d87b468a9a0cd79c63d3d270
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3.12 If flooding is predicted, an EA warning will be issued directly to the adjacent works yard main 

building  via telephone and email. The Cathedral complex as a whole also has an existing flood 

warning and evacuation procedure. If a warning is received elsewhere within the Cathedral site, 

works yard staff should be notified and follow the procedures outlined below.  

 

3.13 Upon receiving a warning, staff and site users will gather for a roll call and evacuate the site 

before the onset of flooding. All site users will make their way off site, to areas within Flood 

Zone 1 (Low Risk). While the site and surrounding land is within Flood Zone 3 (High Risk), the 

land further to the south, including new Bridge Road, the A338, A354 (Coombe Rd) and A3049 

is within Flood Zone 1 (Low Risk). To the north, Salisbury train station and the A36 and A30 

are also within Flood Zone 1.  If the site is evacuated before the onset of flooding, main transport 

routes will therefore be accessible.  

 

3.14 All staff are to receive training in emergency and evacuation procedures as part of normal 

induction training.  The records of training and personnel receiving the training are to be logged 

in Health & Safety Files.   

 

3.15 Evacuation is to be practised at minimum intervals of 6 months.  This can be combined with 

other emergency procedures for the site, such as fire safety drills 

 

3.16 The EA issues flood alerts according to a set of three easily recognisable codes, which indicate 

the level of danger involved. The codes may not always be issued in sequence. Paragraph 3.19 

below comprises a description of each Code, with details of the appropriate action to be taken 

at the site by occupants.  

  

3.17 When a Flood Alert is received, occupants should remain alert for further instructions. Upon 

receipt of a Flood Alert of any level, the recipient should contact the EA Floodline on 0345 988 

1188 for more detailed guidance on the expected onset of any flooding at the site.    

 

3.18 If the building must be evacuated during flooding, the following rules of safety should be 

observed: 

▪ Stay in pairs – when following evacuation procedures work in pairs; 

▪ Don’t walk through flowing water – currents can be deceptive and even shallow water can 

knock you off your feet; 

▪ Don’t swim through fast flowing water – you may be swept away or struck by objects in the 

water; 
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▪ If you have to walk in standing water – use a pole or stick to ensure you do not step into 

deep water or into an open manhole or stairway; 

▪ Don’t drive through a flooded area – abrupt drop-offs may not be visible. Just 0.5 metres of 

water can carry a car away; and 

▪ Avoid direct contact with floodwater whenever possible – it may contain sewage, 

hydrocarbons or other harmful substances. 

 

Flood Warning Codes 

3.19 This Section comprises a description of each Flood Warning Code given by the EA, with details 

of appropriate action to be taken at the site should a warning be issued. 

 

 Flood Alert - Flooding is possible.  Be prepared. 

    

▪ Flood levels should be monitored closely; 

▪ Call the EA’s Floodline on 0345 988 1188 for advice; 

▪ Stay tuned to local media; 

▪ Be prepared for evacuation. 

 

 Flood Warning – Flooding is expected.  Immediate action required.  

    

▪ Call the EA’s Floodline on 0345 988 1188 for advice; 

▪ Stay tuned to local media;  

▪ Valuable items should be placed above floor level; and 

▪ Evacuate the building if necessary 

 

 Severe Flood Warning – Severe flooding.  Danger to life. 

    

▪ The Emergency Services should be contacted if evacuation on foot is not possible; and; 
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▪ If the surrounding area is inundated, occupants should remain within the building and await 

instructions from the emergency services;   

  

 Warning no longer in force – No further flooding is expected.  Water levels will begin to fall; 

▪ Only return to the site if it is safe to do so.  Do not wade or drive through floodwater; 

▪ Be aware of hazardous debris, including effluent and other contaminants, slippery mud, 

and sharp objects left by the floodwaters; and 

▪ Contact the insurer before attempting any clean up or return to the site. 

 

Exception Test & Sequential Test 

3.20 These tests are not applicable as there will be no change in land use, vulnerability classification 

or  intensity of use under the proposals.  

 

 Assessment of Flood Risk from Overland Flow (Pluvial Flooding)  

3.21 The Surface Water Flood Map (SWFM) indicates that the risk of surface water flooding at the 

site is low.  Refer to Figure 3.4.  

 

              
Figure 3.4: Surface Water Flood Map 

Source: https://flood-map-for-planning.service.gov.uk/ 

 
3.22 The risk of surface water flooding is therefore considered to be low  

Site Location 

https://flood-map-for-planning.service.gov.uk/
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Surface Water Flood Risk Mitigation Measures 

3.23 Mitigation is not required. 

 

3.24 There will be no increase in the impermeable area at the site as a result of the proposals, and 

hence no increase in surface water runoff.  

 

3.25 The existing sheds, container and cabin sit on an existing hardstanding. Runoff from the 

existing building roofs drains onto the existing hardstanding, which in turn drains into an existing 

public surface water sewer. This arrangement will be maintained for the proposed sheds post 

development 

                      

Assessment of Flood Risk from Groundwater 

3.26 Cathedral staff relate that the groundwater level within a borehole inside the Cathedral building 

can rise to ground level. 

 

3.27 A BGS log relating to a borehole near the Cathedral contains groundwater level recordings at 

between two and four feet (0.6m – 1.2m) below ground level (bgl). Refer to Appendix 4. 

 

3.28 Wiltshire Council Strategic Flood Risk Data Explorer mapping indicates that the site is within 

an area where ground water levels are at or very near to the surface. Refer to Figure 3.5 

 

3.29 Notwithstanding that the groundwater table at the site is likely to be shallow, as the existing site 

usage is to be retained, there would be no increase in the vulnerability of the site to groundwater 

under the proposals.  

 

 Groundwater Flood Risk Mitigation Measures 

3.30 Mitigation is not required.  
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Figure 3.5: Groundwater Emergence 

Source : Strategic Flood Risk Assessment Data Explorer (arcgis.com) 

 

Assessment of Flood Risk from Existing Sewers 

3.31 Two public surface water sewers are located immediately to the north of the site.  A public 

combined sewer is located in the West Walk, to the west of the site.  

 

3.32 The on line SFRA indicates that there is no record of sewer flooding at the site. Refer to Figure 

3.6.  

 

3.33 As the existing site usage is to be retained, there would be no increase in the vulnerability of 

the site to sewer flooding under the proposals. Flood risk from sewers is therefore considered 

to be low.  

 

Sewer Flood Risk Mitigation Measures 

3.34 No mitigation is required.   

 

3.35 There will be no increase in the impermeable area at the site post development, and therefore 

no addition of surface water runoff into the existing system. 

Site Location 

https://wiltscouncil.maps.arcgis.com/apps/webappviewer/index.html?id=28c00215d87b468a9a0cd79c63d3d270
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Figure 3.6: Sewer Flood Incidents 

Source : Strategic Flood Risk Assessment Data Explorer (arcgis.com) 

 

Assessment of Flood Risk from Reservoirs 

3.36 The EA Risk of Flooding from Reservoirs map shows the site is at risk of flooding from 

reservoirs when there is also flooding from rivers. Refer to Figure 3.7 below. However, due to 

the requirements of the Reservoirs Act 1975, reservoirs are inspected regularly and essential 

safety maintenance is carried out to maintain reservoir integrity. Therefore, flood risk from 

reservoirs is considered to be low. 

 

Reservoir Flood Risk Mitigation Measures 

3.37 No mitigation is required 

 

 

https://wiltscouncil.maps.arcgis.com/apps/webappviewer/index.html?id=28c00215d87b468a9a0cd79c63d3d270
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Figure 3.7: Reservoir Flooding 

Source: https://flood-map-for-planning.service.gov.uk/ 

 
Surface Water Drainage Strategy 

3.38 The existing sheds, container and cabin sit on an existing hardstanding. Runoff from the 

existing building roofs drains onto the existing hardstanding, which in turn drains into an existing 

public surface water sewer.  

 

3.39 As there will be no increase in the impermeable area at the site, and hence no increase in 

surface water runoff as a result of the development, this arrangement will be maintained for the 

proposed sheds post development, without the introduction of SuDS. 

 

Table 3.1: Summary of Flood Risk and Mitigation Measures 

Source of Potential 
Flooding to the 

Development Site 

Flood 
Risk 

Mitigation/Comments 

Fluvial Low  

▪ The site is situated in fluvial Flood Zone 3 (High Risk) according to the 
FMP. 

▪ Modelled flood data is not available 
▪ There will be no increase in the flood risk vulnerability of the site or the 

intensity of use at the site under the proposals, and hence no increase in 
flood risk. 

Site Location 

https://flood-map-for-planning.service.gov.uk/
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Source of Potential 
Flooding to the 

Development Site 

Flood 
Risk 

Mitigation/Comments 

▪ The proposed sheds cover a smaller area than the existing structures, 
which will be removed, therefore there will be no displacement of 
floodwater. 

▪ The site will adopt a Flood Warning & Evacuation Plan  

Public Sewers  Low 
▪ No record of sewer flooding at the site, or in the vicinity 
▪ No addition of surface water runoff to the existing sewer system proposed 
▪ No mitigation required 

Overland Flow Low 

▪  The surface water flood map indicates that the site is not subject to 
surface water flooding 

▪ No addition of hard areas and hence no increase in surface water runoff 
▪ No mitigation required 

Groundwater High 

▪ the groundwater table in the Cathedral can reach surface level 
▪ The online SFRA indicates that the site is in an area where groundwater 

can reach surface level 
▪ Notwithstanding the above there will be no increase in the flood risk 

vulnerability of the site or the intensity of use at the site under the 
proposals, and hence no increase in flood risk. 

▪ No mitigation required 
 

Reservoirs      Low 

▪ According to the FMP the site is at risk of reservoir flooding when river 
levels are high. 

▪ Due to the requirements of the Reservoirs Act 1975, reservoirs are 
inspected regularly and essential safety maintenance is carried out as to 
maintain reservoir integrity. 

▪ No mitigation is required 
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4.0 DISCUSSION AND CONCLUSIONS 
 

4.1 Flood risk to the site from various sources, including rivers, sewers, groundwater, and overland 

flow has been considered in this study.  

 

4.2 Based on the FMP fluvial flooding is the primary source of flood risk to the site. The risk of 

groundwater flooding is also considered to be seasonally high.  

 

4.3 Although the published data suggests that flood risk from these sources is high, the proposed 

development comprises replacement of existing sheds, a container and a portakabin used by 

Cathedral staff and craftspeople, and replacement of these structures with new timber sheds 

which will be used for the same purpose. This means there will be no increase in the flood risk 

vulnerability classification of the site or intensification of its use, and therefore no in crease in 

flood risk above the baseline condition, from any source. Flood risk from all sources is therefore 

considered to  be low.  

 

4.4 There will be no addition of impermeable areas post development, therefore the existing 

drainage arrangement will be maintained and SuDS are not required. 

 

4.5 This study has been undertaken in accordance with the principles set out in NPPF. We can 

conclude that providing the development adheres to the conditions advised in this Report, the 

said development proposals can be accommodated without increasing flood risk within the 

locality in accordance with objectives set by Central Government and the EA. 

 

 
Cole Easdon Consultants Limited 

July 2026 
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