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Introduction
Background

IMA Transport Planning Ltd has been appointed to review the Drainage Statement dated
07/12/2023 which considered the Surface Water drainage implications associated with the
change of use of an existing agricultural barn to a residential dwelling at Church Farm, Lower
Seagry, Wiltshire.

This review has been undertaken following the grant of Class Q approval under Application
Ref.No. PL/2023/10825. The planning application seeks conversion of the Class Q into Full
Planning Permission for one new self-build dwelling. It includes the creation of four-bedrooms
with open-plan living space and a garage/workshop.

This Drainage Statement addresses surface water and flood risk associated with the new
residential dwelling and the proposed conversion of the existing outbuilding into a residential
annex comprising a garage, gym, home office, shower room and garden room, accessed via
the existing private driveway. A copy of the proposed site layout and elevations is provided in
Appendix B.

It should be noted that there is an existing approved application (Ref. No. PL/2024/10810,
dated 07/02/2025) for the detailed design relating to the conversion of existing barns into four
dwellings to the south of the application site. This permission is referenced within this report
as the proposed drainage strategy utilises the approved surface water drainage system serving
those dwellings together with the previously approved Class Q development. Details of sewer
connections, together with the location of the proposed foul treatment plant, are shown
within the proposed drainage strategy presented in Appendix J. The Drainage Strategy and
General Arrangement drawing IMA-24-109 _004C associated with the above application is also
provided in Appendix J.

Scope of Drainage Statement

This assessment is undertaken in accordance with guidance as set out in the National Planning
Policy Framework (NPPF).

Reference has also been made to Environment Agency (EA) Wiltshire Council’s Flood Risk
Assessment in relation ground and surface water flood risk and Wessex Water asset mapping.

The site is identified in relation to its topographical and geographical setting, including the
location of any drainage outfalls and watercourses in the vicinity of the existing barn and
outbuilding.

The existing surface water drainage arrangements serving the new dwelling and outbuilding
will be assessed. Any modification required to the existing surface water drainage system to
facilitate the proposed development will be identified and evaluated in the context of site
constraints. Sustainable Drainage Systems (SuDS) will also be reviewed, with appropriate
measures recommended and incorporated, where practicable, to reduce or eliminate flood
risk.
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2 Planning Policy, Guidance and Development Context
2.1 National Planning Policy Framework

2.1.1 The National Planning Policy Framework (NPPF August 2026, Section 18 F1 - 9) sets out
Planning Policies minimise risks to development arising from all sources of flooding and coastal
change, taking into account the impacts of climate change, by steering development away
from areas of risk, ensuring that development will be safe for its lifetime without increasing
flood risk elsewhere, and incorporating sustainable drainage systems where appropriate

2.1.2  F1: Assessing flood risk for plan-making

1. In order to manage development in ways which minimise the risk of flooding to people and
property, development plans should:

a. Be informed by an up-to-date strategic flood risk assessment which considers current and
future flood risk from all sources, including cumulative impacts in, or affecting, areas
susceptible to flooding; and

b. Take account of advice from the Environment Agency and other relevant flood risk
management authorities, such as Lead Local Flood Authorities and internal drainage boards,
about levels of risk, options for mitigation, and the implications for development in the plan
area.

2.1.3 F2:Planning for effective flood risk management

1. Development plans should take a risk-based approach when identifying suitable locations
for development, taking into account all sources of flood risk and the current and future
impacts of climate change. They should do this, and manage any residual risk, by:

a. Applying the sequential test in policy F5 and, where relevant, policy F6;
b. Safeguarding land that is, or is likely to be, required for current or future flood management;

c. Using opportunities provided by new development and improvements in green and other
infrastructure to reduce the causes and impacts of flooding (making as much use as possible
of natural flood management techniques as part of an integrated approach to flood risk
management); and

d. Where climate change is expected to increase flood risk so that some existing development
may not be sustainable in the long-term, seeking opportunities to relocate development,
including housing, to more sustainable locations.

2.1.4 F3: Managing coastal change — Not covered in this report
2.1.5 F4: Assessing flood risk for decision-making

1. To inform the assessment of flood risk and, where relevant, appropriate mitigation, a site-
specific flood risk assessment should accompany all development proposals in Flood Zones
2, 3a, and 3b as defined in Annex F, table 1.

2. In Flood Zone 1, a site-specific flood risk assessment should inform and accompany all
development proposals involving:

a. Sites of one hectare or more;

b. Land which has been identified by the Environment Agency as having critical drainage
problems; and

c. Land identified in a strategic flood risk assessment or the Flood Map for Planning as being
at risk of flooding from any source, whether now or in the future.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
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3. Site-specific flood risk assessments should be appropriate to the scale, nature, and location
of development and should, where relevant, support an assessment of whether a
development proposal satisfies the sequential and exception tests set out in policies F5 and
F6.

2.1.6  F5: The sequential test

1. The aim of the sequential test is to steer new development to areas with the lowest risk of
flooding from any source. Where the test applies, development proposals should not be
located in areas at risk of flooding where alternative sites, appropriate for the development,
are reasonably available in areas with a lower risk of flooding. The area to which the test is
applied should not be greater than the anticipated catchment of the development in terms
of its likely occupiers or users.

2. The sequential test should be used in areas known to be at risk now or in the future from
any form of flooding, other than for:

a. Sites allocated in the development plan which were subject to the sequential test during
plan preparation;

b. Sites where a site-specific flood risk assessment demonstrates clearly that:

i. 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 be
at risk of flooding from any source, now and in the future (having regard to potential
changes in flood risk); or

ii. Where the site would be at risk of surface water flooding only, the proposed layout, design,
and mitigation measures would ensure that occupiers and users would remain safe from
current and future surface water flood risk for the lifetime of the development without
increasing flood risk elsewhere in accordance with policy F7.

c. For the following types of development:
i. Householder development;
ii. Small non-residential extensions (with a footprint of less than 250m2 ); and

iii. Changes of use, other than changes of use to a caravan, camping or chalet site, or to a
mobile home or park home site.

3. The strategic flood risk assessment covering the area of the proposed development and the
Flood Map for Planning should provide the evidential basis for applying the sequential test.

2.1.7 F6: Development in areas at risk of flooding from rivers or the sea
1. In areas falling within flood zones 2, 3a, or 3b (as defined in Annex F, table 1):

a. Development proposals should be refused if the use is incompatible with the risk from river
or sea flooding, as set out in Annex F, table 3; and

b. In certain other circumstances set out in Annex F, table 3, in addition to satisfying the
sequential test in policy F5 where applicable, development will only be appropriate where
an ‘exception test’ is satisfied. The exception test involves demonstrating that the
development would meet all the following criteria:

i. Provide wider sustainability benefits to the community that outweigh the flood risk;
ii. Be safe for its anticipated lifetime in accordance with policy F7; and

iii. Not increase flood risk elsewhere and, where possible, reduce flood risk overall.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
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The application of the exception test should be informed by a site-specific flood risk
assessment. The exception test does not need to be applied:

To those forms of development, or in those circumstances, where the sequential test is not
required, as set out in policy F5;

or b. Where development is proposed on a site allocated in the development plan to which

the exception test was applied at the plan-making stage, unless there has been a significant
increase in the risk of flooding to the site subsequently, or the nature of the development
itself has changed significantly from that which was allocated so as to introduce a more
vulnerable use (having regard to Annex F, table 2).

F7: Ensuring development is safe from flooding

1.

Development proposals should not present a risk from flooding to potential occupiers, users,
or visitors, and should not increase flood risk elsewhere.

. Where development is proposed in a location known to be at risk from any form of flooding,

now or in the future, it should be refused unless:

. Within the site, the most vulnerable development is located in areas of lowest flood risk,

unless there are overriding reasons which justify a different arrangement;

. The development will be safe throughout its lifetime taking account of the vulnerability of

its users;

. Any residual risk can be safely managed, and safe access and escape routes are included

where appropriate, as part of an agreed emergency plan;

. The development is appropriately flood resistant and resilient such that, in the event of a

flood, it could be quickly brought back into use without significant refurbishment; and e. It
can be demonstrated that flood risk will not be increased elsewhere.

F8: Sustainable drainage systems and watercourses

1.

Development proposals which could affect drainage on or around the development site
should incorporate sustainable drainage systems to control flow rates and reduce volumes
of runoff, in ways which are proportionate to the nature and scale of the proposal. The
systems employed should provide multifunctional benefits where possible, facilitating
improvements in water quality, biodiversity and amenity.

. Sustainable Drainage Systems should:
. Be designed in accordance with the National Standards for Sustainable Drainage Systems

. Have maintenance arrangements in place to ensure an acceptable standard of operation for

the anticipated lifetime of the development; and

. In the case of proposals for major development, take account of advice from the Lead Local

Flood Authority.

. Development proposals should not enclose existing watercourses where this is not already

the case, unless there are compelling reasons to do so; and should where possible remove
existing culverts and renaturalise existing river channels, unless to do so would increase
flood risk, result in other environmental harm or cause harm to heritage assets.

2.1.10 F9: Development in Coastal Change Management Areas — Not covered in this report.
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The Planning Practice Guidance (PPG) provides additional guidance to LPAs to ensure effective
implementation of the planning policies set out within the NPPF regarding development in
areas at risk of flooding.

Planning Practice Guidance

The PPG states that developers and LPAs should seek opportunities to reduce the overall level
of flood risk in the area and beyond through the layout and form of the development, and the
appropriate application of SuDS. Referencing information provided by the Environment
Agency (EA), the PPG provides advice on taking account of climate change, setting out
recommended contingency allowances for net sea level rise and peak rainfall intensities, which
should be increased by between 5% and 105% from now until the year 2115. It also advises on
flood resilience and resistance measures when dealing with the residual risks remaining after
applying the sequential approach and mitigating actions.

The PPG also includes advice on flood risk vulnerability and flood zone compatibility. The
following flood zones refer to the probability of river and sea flooding, without the presence
of defences:

e Zone 1l - low probability: less than 1 in 1000 year annual probability of river or sea flooding
(<0.1%) in any year;

e Zone 2 - medium probability: between a 1 in 100 and 1 in 1,000 annual probability of river
flooding (1% to 0.1%) or between a 1in 200 and 1 in 1,000 annual probability of sea flooding
(0.5% to 0.1%) in any year;

e Zone 3a - high probability: 1 in 100 or greater annual probability of river flooding (>1%) or
a 1in 200 or greater annual probability flooding from the sea (>0.5%) in any year; and

e Zone 3b - the functional floodplain: where water has to flow or be stored in times of flood;
identification should take account of local circumstances and would typically flood with an
annual probability of 1in 30 (3.3%) or greater in any year or land that is specifically designed
to flood in events up to the 1 in 1000 (0.1%) annual probability event.

Flood risk vulnerability is split into five classifications in Annex F of the NPPF, as follows:
e Essential Infrastructure

e Highly Vulnerable

e More Vulnerable

e Less Vulnerable

e Water Compatible Development

Table 2 of the Planning Practice Guidance indicates the compatibility of development
vulnerability classes and Flood Zones. It indicates where development is acceptable without
the need for the exception test, where the exception test would be required or where develop
is not permitted regardless of the exception test.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
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More vulnerable

e Hospitals

* Residentialinstitutions such as residential care homes, children’s homes,
social services homes, prisons and hostels.

e Buildings used for dwelling houses, student halls of residence, drinking
establishments, nightclubs and hotels.

» Non-residential uses for health services, nurseries and educational
establishments.

e Landfill* and sites used for waste management facilities for hazardous
waste.

e Sites used for holiday or short-let caravans and camping. subjectto a
specific warning and evacuation plan.

2.2.6 (Table 3 of the NPPF similarly indicates this information).

Flood FloodRisk
Zones Vulnerability
Classification

Essential Highly More Less Water
infrastructure  vulnerable vulnerable vulnerable compatible

Zonel « v v v v
Zone Exception v v
2 Test

required
Zone ExceptionTest X Exception v
3at required Test

required

Zone  ExceptionTest X X X v

3b* required *

2.3 Wiltshire Council Level 1 Strategic Flood Risk Assessment

Review the local SFRA — these can offer value insights. Look for details on groundwater flood
risk, historical flood events/mapping, sequential test application for all sources of flood risk,
critical drainage areas etc.

2.3.1 The Wiltshire Council Level 1 Strategic Flood Risk Assessment was produced in 2019. This
document provides further flood risk information on the Wiltshire Council jurisdiction.

2.3.2 The SFRA also provides GIS data across the region with various flood risk related datasets that
supplement the Environment Agency’s flood risk mapping.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
July 2026 6 IMA-26-082



@ @ A TRANSPORT PLANNING

2.4 Local Authority Drainage Standards/Guidance
Look to see if the local authority has specific drainage design guidance. Most do. These can
contain very important variations on good practice/national guidance, often relating to
betterment on green/brownfield runoff rates, urban creep, infiltration rates, information
required during

2.5 National standards for sustainable drainage systems (SuDS)

2.5.1 The National standards for sustainable drainage systems (SuDS) were published in July 2025
and is the current national documentation for the design, maintenance and operation of SuDS.

2.5.2 The standards are broken into Standards 1-7, which are listed below:

Standard 1: runoff destinations

Standard 2: management of everyday rainfall (interception)

Standard 3: management of extreme rainfall and flooding

Standard 4: water quality

Standard 5: amenity

Standard 6: biodiversity

Standard 7: design of drainage for construction, operation, maintenance, decommissioning
and structural integrity

2.6 Environment Agency Flood Risk Assessment Guidance for New Development

2.6.1 The EA’s Guidance for Assessing and Managing Flood Risk for New Development states that
the requirements for safe access and exit from new developments in flood risk areas are as
follows, in decreasing order of preference:

e Safe dry route for people and vehicles;

e Safe dry route for people;

e Ifadryroute for people is not possible, a route for people where the flood hazard (in terms
of depth and velocity of flooding) is low and should not cause a risk to people;

e If a dry route for vehicles is not possible, a route for vehicles where the flood hazard (in
terms of depth and velocity of flooding) is low to permit access for emergency vehicles.
However, the public should not drive vehicles in floodwater.

2.6.2 Where a dry route is not possible and a route with low hazard is identified, the route should
not have any service covers that could be removed, or other underwater hazards. It is often
difficult to see underwater hazards even in shallow water, particularly at night or if the water
is silty. In addition, the route should be clearly marked, for example using painted posts.

2.7  Water Industry Act

2.7.1 Thames Water is the local Sewerage Undertaker and provides sewerage services under the
guidance of the Water Industry Act 1991.

2.7.2 Under Section 106 of the Water Industry Act, the developer currently maintains the automatic
right to ‘communicate’ with the public foul water sewer system.

2.7.3 Inthis case there are no local Public sewers being a rural area.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment

Conversion of a Class Q into a self-build dwelling Drainage Statement
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Development Proposals
Existing Site Description

The existing barn and outbuilding are located at the end of Church Lane within the former
farmstead of Church Farm within a grouping of buildings to the South of the main village
setting of Lower Seagry. A site location plan can be seen in Appendix A.

The former farmstead, including the existing barn and outbuilding, is surrounded by open
countryside to the north and east. To the south and west lies the main farmhouse, around
which a number of associated farm buildings are grouped. These buildings have been
developed over time as part of the evolution and operational requirements of the working
farm.

The farm buildings are located on a flat plateau with the agricultural land gentle sloping away
from the farm buildings to the North and East with natural shallow field undulations forming
land drainage channels across the open landscape. The land falls more steeply to the South
away from the farm buildings to lower lying land and eventually the River Avon which is
approximately 300m to the South.

The proposed redevelopment of the barn area occupies an area approximately 0.033Ha. The
proposed development is centred about OS grid reference 395877E, 180837N.

With regard to existing site levels from EA mapping and OS mapping reviewed the land is
generally flat around the farm buildings with levels on the approach access lane and barn of
around 58.0m AOD. As indicated the land falls away from the farm to main drainage ditches
to the East which is noted at 55.00m AOD and to the South 54.00m AOD with the River Avon
similarly 54.00 AOD. The River Avon at the Seagry Mill and Wier to the southwest of the
farmstead has a level drop from 54.00m to 51.00m AOD being a 3m drop. It is noted that the
weir sluice gate is closed at periods of extreme wet weather and this creates the flooding in
the lower lying land to the south and below the farm which is used as a flood plain by the EA
but is still some considerable distance and level drop below the farm buildings, barn and
outbuilding.

Site Geology

BGS Mapping (Appendix C) confirms that the bedrock geology for the site is Sandstone
sedimentary bedrock formed during the Jurassic period. The superficial deposits being River
terrace deposits of sand and gravel.

Reference to the Soilscapes mapping (Appendix D) suggests that the land is “slightly acid loamy
and clayey soils with impeded drainage” draining to stream network (Soilscape 8). This is borne
out by the notes on levels in 2.1 above.

It is noted that the existing buildings have rainwater pipes to ground and that the existing
surface water drainage of the yard and barns go to a field drainage system with sump type
tank on northern filed boundary (see photos in Appendix I) as such no site testing has been
undertaken at this stage as the intention is to utilise the existing drainage which will be
retained to ground. Any damaged pipework being replaced accordingly as part of the existing
surface water drainage system.

Main Rivers / Watercourses

As noted above, the River Avon is the nearest main River to the farmstead, located
approximately 300m to the south and 4m lower in elevation. The river flows in a westerly
direction.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
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A network of existing land drainage ditches is located to the east and south of the farmstead.
These ditches convey surface water to the River Avon and discharge in the vicinity of Seagry
Mill, as noted above.

The surrounding agricultural land has low lying drainage fallows that fall to the main drainage
ditches on the field boundaries and discharge to the River Avon.

Flood Risk

With reference to the EA Flood Map for Planning, the Farm and hence barn is located within
Flood Zone 1 with a low probability of flooding (an annual probability of exceedance [AEP]
greater than 0.1%). A copy of the flood map can be found in Appendix E.

Surface Water

With reference to the EA surface Water Mapping for the area around the barn please refer to
Appendix F where the mapping for Low to High-risk surface water mapping is detailed. Please
refer to these maps but also note the photographs in Appendix H and comments in 2.5.5
below.

A copy of an aerial photograph, taken from Google Maps and annotated to outline the existing
drainage ditches to the East and South of the farm and barn, has also been included for clarity,
in Appendix G. The photograph also highlights the location of the Seagry Mill and Weir on the
River Avon to the South.

From the surface water mapping it can be seen that the risk of flooding to the Barn and Farm
is low, in that, during an extreme rainfall event, surface water run-off is expected to flow
through the open agricultural field to the north of the barn, towards the east and the existing
drainage ditch. The water then runs along the field boundary drainage ditch to the main
drainage ditch, which conveys flows to the River Avon via the weir and sluice gate.

The lower lying land to the southern extent of the agricultural is below the level of the
farmland and run-off is directly to the River Avon. The extent of surface water runoff routes
and flooding is clearly shown and defined by the mapping and reference to the OS mapping.

Photographs included in Appendix H, taken on 20 October 2023 during Storm Babet confirm
the above assessment and indicate that the EA surface water flood mapping is generally
correct, with the mapped surface water flood route passing through the field to the north of
the barn. However, it should be noted that surface water flows into low-lying fallow land,
which acts as a natural drainage channel along the field boundary, away from the barn and
farm buildings. As expected, the surface water is seen to flow in an easterly direction away
from the barn and farm buildings before turning southwards via low-lying natural depressions
and drainage channels towards the existing drainage ditches and the River Avon.

Given the above, the Risk of Surface Water Flooding to the existing barn and farm buildings is
considered to be low.

Existing Sewers

We have reviewed the online Wessex Water asset mapping, which confirms that there are no
public foul or surface water sewers in the vicinity of the site.

The absence of sewers would suggest not unreasonable in this rural area that the existing
housing in Lower Seagry are therefore served by individual private soakaways and septic tanks.
Church Farm being similar in this regard.

There is an existing drainage system serving the farmyard and barns as shown on the
topographical survey in Appendix A. The locations of the existing cover slabs to the north-east

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
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of the existing barn are identified on the aerial photograph in Appendix G. The existing
drainage inspection chambers, outfall and gullies are shown in the photographs contained in
Appendix | and are incorporated within the conceptual drainage strategy presented in
Appendix J.

Site Layout

This planning application seeks conversion of a Class Q into Full Planning Permission for one
new self-build dwelling. It includes the creation of four-bedrooms with open-plan living space
and a garage/workshop. The proposal will include private parking and a paved courtyard
incorporating permeable paving.

Within the proposals, the dwelling attracts the highest vulnerability classification, as defined
in the National Planning Policy Framework Technical Guidance document.

By its nature, the site complies with the requirements of the sequential approach to
development, by placing the land uses most sensitive to flood risk in areas that are at least risk
of flooding, with the site being wholly located in Flood Zone 1 and some 3 - 4 m above the
flood plain to the River Avon.

The impermeable surface areas associated with the existing roofs, concrete farmyard and
parking hardstanding within the proposed development site have been measured. These are
shown on the Catchment Areas Plan (drawing IMA-26-082_001) in Appendix J of this report.
The site comprises 586m? of impermeable area and 105m? of permeable area.

The proposed impermeable surface areas associated with the new dwelling and outbuilding
conversion have been measured based on the new and retained roof areas, together with the
proposed permeable surface areas resulting from the removal of the existing concrete
farmyard and parking areas. These areas will be replaced with permeable paving and
landscaped surfaces. The proposed surface areas are also shown on the Catchment Areas Plan
(Drawing No. IMA-26-082_001) in Appendix J of this report. The proposed development
comprises 332m? of impermeable area and 345m? of permeable area.

The total effective impermeable area associated with the proposed development has been
measured from the proposed site plan. This indicates that the impermeable surface area has
been reduced from 586m? to 332m2. The remaining impermeable area is 57% of the existing.
This reduction is expected to improve the on-site rainwater run-off.

The surface water system is to be constructed to the relevant guidance including the Water
UK publication Design & Construction Guidance, Building Regulations Specification (Part H)
and any relevant Local Authority specification, where appropriate.

Given the above notes and the nature of the existing building and proposed development, the
impermeable area of the site will not be increased and, as such, there will be no increased risk
of surface water flooding caused by the proposals to the site or downstream catchment area.

The existing impermeable area associated with the barn and outbuilding comprises
predominantly the roof area. The proposed development increases the roof area by only 4m?,
from 328m2 to 332m?2 (0.033ha). In accordance with Building Regulations, Part H3, Diagram 1
(Rainfall intensities for gutter and rainfall pipes) assuming a 30° pitched roof (worst-case
scenario), the existing peak roof runoff is calculated as:

328m? x 1.29 x 0.02 = 8.46l/s max.
The proposed runoff is calculated as:

332m?x 1.29 x 0.02 = 8.571/s max.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
July 2026 10 IMA-26-082
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This represents an increase of only 0.111/s which is considered negligible when compared with
the previously approved scheme.

In addition, the existing concrete yard will be replaced with permeable paving. Should
attenuation be required, runoff from this area will be restricted to a maximum discharge rate
of 1l/s. Consequently, the overall discharge from the site will be substantially lower than the
existing unrestricted runoff to the existing farm yard sewer system, providing a significant
betterment over the current situation.

Photographs of the fields and landscape are included in Appendix I, which also includes photos
of the existing surface water rainwater downpipes and fam yard gullies and grates draining the
existing barn to the existing underground surface water field system.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
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Surface Water Strategy
Planning Policy

The future development of this site should in no way cause a greater flood risk to the site, or
the downstream catchment area than already exists and should where practicably reduce
flood risk, both now and in the future.

Current policy suggests that all proposed development should be allocated a minimum 100-
year design life, therefore any storm water attenuation features should be designed to meet
this guidance / requirement. Obviously, if the attenuation design is based around a 1:100-year
storm event, then the 1:30 year storm event would also be catered for.

There are indications that the climate in the UK is already changing. Current expert opinion
suggests that higher intensity, short duration storms will occur more frequently as a result of
climate change. Periods of prolonged rainfall are also likely to occur more frequently. The
potential impacts of climate change on the site are likely to be caused by an increased rainfall
intensity and duration.

The National Planning Policy Framework details requirements for allowances in climate change
on flooding from land and River sources. Current guidance proposes that peak rainfall
allowances for the 3.3% (1:30) annual exceedance rainfall event will increase by 40%, with the
1% (1:100) annual exceedance rainfall event increasing by 45% for the 2070’s epoch, for
development with a lifetime between 2061 and 2125.

The proposed development should be approached with a view to managing the surface water
run-off, taking in to account water quantity (flooding), water quality (pollution) and amenity
issues, all being collectively referred to as Sustainable Drainage Systems (SuDS).

SuDS are generally regarded as a management train, consisting of control structures and
strategies that are designed to drain surface water run-off efficiently and sustainably, while
minimising pollution and managing the impact on water quality of local water bodies and
groundwater aquifers below.

Therefore, in the first instance and in keeping with SuDS planning hierarchy, the proposed
drainage scheme for the new dwelling and outbuilding conversion should be designed with a
view to utilising SuDS drainage techniques, returning as much of the surface water run-off to
ground as close to the source as possible i.e. utilising infiltration.

Where this is not feasible, a discharge to a surface water body, such as a main River, ordinary
watercourse or local land drainage feature is the preferred approach to surface water
treatment. Where a surface water body is not available, a connection to a surface water
sewer, highway drain or suitable receiving drainage system may be considered. Ultimately,
although prior approval will be required, a connection to a combined sewer may be
considered.

The design of all SuDS infrastructure shall be approved by the LLFA or relevant approving body
at the time of design, prior to commencing construction.

The design / sizing of the SuDS features and drainage network shall be confirmed at detailed
design, following intrusive ground investigation works at the site of the feature / structure and
modelling of the proposed development drainage system and shall be designed to mimic, and
where possible, better the current greenfield performance of the site as identified above.

Noting that the existing barn surface water drainage system is directly to ground and existing
field drainage network it is proposed to continue to utilise this form of drainage which isin line
with the above SuDs requirements as noted in 4.1.8 above.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
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Further to sections 3.3 and 3.5 above, taking consideration of the existing surface water
drainage field systems which are to be retained and modified for reuse and given the
anticipated ground conditions with impeded infiltration, in keeping with SuDS hierarchy the
proposed strategy for the development site is for all impermeable areas to be collected and
discharged to ground via the existing private surface water drainage system combined with
the field systems to the North, East and South of the farmstead and barn down to the River
Avon which is some 4m lower than church Farm to the South.

Conceptual Surface Water Drainage Strategy

As part of the works the exact location and depth of the existing field drainage system will be
traced to confirm connections are achievable or recording any required minor amendments to
the scheme which will also be recorded for future maintenance. (Noting currently recorded
due to works on site for the Barn conversions to the south under PA Ref. No. PL/2024/10810,
dated 07/02/2025)

To assist with the provision of sufficient attenuation storage within the site, the private
courtyard / driveway and rear terrace / patio areas shall be provided in a permeable pavement
construction, affording infiltration to ground at source if proven to be achievable or attenuated
and discharges as the existing concrete farmyard to the existing drainage system.

It is also intended that at least one of the rainwater down pipes will be connected to a
rainwater butt to collect rainwater for re-use in gardening and that this will have a high-level
overflow to the existing drainage system. This complies with SuDS requirements.

Given the above and presence of existing surface water system to the barn and farmyard
percolation testing has not been undertaken. However, infiltration testing will be undertaken
during the site works to confirm that this is or is not an option due to the recorded geology.

With a view to the proposed ground levels, it is envisaged that the proposed finished levels
will mimic / maintain any existing exceedance overland flow paths through the farm and to
the local agricultural fields and catchment area towards the existing filed drainage ditches and
features to the River Avon.

To ensure that the development surface water sewers are constructed to an appropriate
standard, these should all be designed and constructed in accordance with the Water UK
publication Design & Construction Guidance, Building Regulations Specification and any
relevant Local Authority specification, where appropriate.

As noted in 3.7.7 above the surface water system is to be constructed to the relevant guidance
including the Water UK publication Design & Construction Guidance, Building Regulations
Specification (Part H) and any relevant Local Authority specification, where appropriate.

Finished Floor Levels

The existing barns floor levels are predominantly above the surrounding agricultural field
levels but due to the introduction of screes and floor coverings will be as a minimum, in
accordance with Building Regulations 150mm above the field ground levels.

The intended flag stone path around the perimeter of the building on the North will be angled
with a level fall away from the building directing any rainwater onto grassed area.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
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4.4 Access & Evacuation

4.4.1 The National Planning Policy Framework requires that, where important to the overall safety
of a proposed development, safe access and escape is available to and from new
developments in flood risk areas.

4.4.2 The site and surrounding area are located within Flood Zone 1; therefore, a dry access and
evacuation route is therefore deemed to be achievable for this site.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
July 2026 14 IMA-26-082
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5 Future Maintenance

5.1.1 The drainage will be retained in private ownership, with the development using the existing
surface water system. It is intended that the following maintenance schedule be provided for
the owners use.

5.1.2 We would propose that the following information is included as a minimum:

i. Clear details of ownership and responsibilities of drainage systems across the site.

ii. Copy of the installed as built drainage drawings.

iii. Copies of standard product specifications used for relevant drainage elements
including (but not limited to):

a. Inspection chambers/ manholes
b. Pipework
c. Access covers
d. Permeable Paving
e. Packaged Treatment Plant
f. Drainage field
iv. Information relating to the SuDS features provided:
a. Environmental Permits / Licences
b. Manufacturers’ details and specifications including design life.
c. Recommendation for inspections and cleaning out intervals/jetting.
d. Details of intended proper operation.
e. Potential safety issues.

V. Notes on warranties offered by the developer as may be appropriate — for call out
service.

Vi. Contact details for Maintenance Company in event of blockage and emergency.

vii. Contact details for local pipe jetting / cleaning companies in event of blockage.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
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The development is located within Flood Zone 1 and is considered to be at a very low risk of
flooding.

Conclusion

In accordance with the SuDS hierarchy, the preferred drainage strategy for the proposed
dwelling and the conversion of the existing outbuilding is to retain and utilise the existing
farmstead surface water drainage system where appropriate. Surface water runoff from the
courtyard, private driveway and parking areas will, where ground conditions permit, be
managed by infiltration using permeable paving and/or a soakaway. Should infiltration prove
to be unsuitable, an attenuated discharge to the existing surface water drainage system will
be provided in accordance with the requirements of the LLFA.

The proposed development results in only a minimal increase in peak surface water runoff of
approximately 0.11l/s compared with the existing situation. Additionally, the incorporation of
permeable paving within the courtyard area has the potential to reduce overall surface water
discharge by allowing runoff to infiltrate directly into the ground, subject to suitable ground
conditions.

There is no increase in flood risk to the surrounding area or downstream catchment area
resulting from the development.

A dry access and evacuation route is wholly achievable within the farm boundary and beyond
to the north into Lower Seagry and public highway network.

In summary, this Drainage Statement confirms that the proposed development is achievable
in a sustainable manner, without increasing flood risk on Church Farm or within the greater
catchment area and would be in accordance with both National Planning Policy Framework
and Local Policies.

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
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Appendix A
Site Location Plan

Topographical Survey

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
IMA-26-082

July 2026



P

Cottage

NOTES:

DIMENSIONS ARE NOT TO BE SCALED FROM THIS DRAWING

ALL DIMENSIONS ARE TO BE CHECKED AGAINST ACTUAL SITE
DIMENSIONS BEFORE ANY WORK IS FABRICATED

COPYRIGHT RESERVED
THIS DRAWING IS THE PROPERTY OF STEPHEN JOHNS DESIGN
Trey House LTD. AND MAY NOT BE COPIED, REPRODUCED LENT OR
Y DISCLOSED WITHOUT THEIR EXPRESS PERMISSION IN WRITING.

REVISIONS

Rev. Date Description

57.6m

Client :
MRS HEATHER
WADDINGTON

CHURCH FARM
LOWER SEAGRY
CHIPPENHAM

Drawing Title:

LOCATION
PLAN

Scale:
Church 1:1250 @A4
Date: Drawn By Checked

AUG 2026 JL

Drawing No: Revision:

1264 100 A

PLANNING

(L)

O FB "‘I_eerrr‘d hello@sj-d.co.uk
- - vitte. www.SJ-D.co.uk

R S . Boston House Business Centre

LL—’L*:}’ T ;]L ﬂ//// /ﬁ/] 250 Grove Business Park Wantage

Om 5

"77©a);v;17Copyright and database rights 2022 OS Licence no. 100059809 Oxfordshire OX12 9FF




180840/00 N

LY
I
[T
I .
I
] \ \\
W \
I \
! jf 4 57.12
I ¥ 57
12 A +
e N 57.20
|
[} \ \\
I \
I \
}; \ \
I A
[ \ \\
] \
[] \
I \ \
I \
Il \
J; \ \
I \
B \
I | \
[} \
I \ \
[ \
I \
[ \\ \\
I \
I \
5‘,' 57.48 rom \
i A (A
I 57.29 \
! \ \
I \ A
| \
: \ \\\
I .
! , A
\
I \ \
I + \
I 57.42 ¢ \

i
I \

I

!

APPROX.

180800.00 N

STANDARD REFERENCES

bb belisha beacon ko kerb outlet
bl bollard Ib light bollard
brw  brick ret. wall Ip lamp post
bs bus stop mh  manhole

bt telecoms cover mk  marker post
bw  brick wall mp  metal post

catv cable TV cover
cbf closeboarded fence

cbrw conc block ret. wall p post

cbw conc block wall pb post box

c cover level ret. retaining wall
clf chainlink fence re rodding eye
conc concrete rq road gully

cp concrete post rs road sign

cw concrete wall rwp rainwater pipe
cws combined sewer sp signpost

dk drop kerb srw  stone ret. wall
ep electricity pole sV stop valve
ESS Elec. Sub—Station svp  soil vent pipe
fb flower bed sw stone wall

th fire hydrant s/w stay wire

fl floor level sws storm water sewer

ABBREVIATIONS

np  nameplate (road)
obf open boarded fence

tcb  telephone callbox

fws  foul water sewer
tl traffic light

g gully

gsv gas valve tp telegraph pole
h/r hand rail utr  unable to raise
ic inspection cover vp vent pipe

il invert level w’lap woodlap fence
irf iron railing fence wm  water meter
jb junction box wp wood post
Notes

1. This survey has been computed and drawn
“true to scale” and relates to the OSTN15

GPS National Grid at a single point.

2. All levels are in metres and relate fo the
mean of the nearest five Ordnance Survey

active GPS stations (OSGM15).
3. This survey was measured for a scale of

1:200, any subsequent enlargements
should be verified on site.

Revisions

Anthony Brookes Surveys Ltd

LAND, GPS, BUILDING & ENGINEERING SURVEYORS

Unit 2 Thornbury Office Park
Midland Way

Thornbury

Bristol

BS35 2BS

TEL: (01454) 419 133

e—mail:info@anthonybrookes.com
web: www.anthonybrookes.com

THE SURVEY
ASSOCIATION

Regulated by RICS

Certificate Number 15302
ISO 9001, ISO 14001

—_ 57147

The copyright in the plans remain vested in Anthony Brookes
Surveys Ltd who will grant an irrevocable licence for use by the
client upon receipt of full payment. No liability for accuracy
shall extend beyond the specified scale of graphical mapping.
All services and critical dimensions should be field verified.

Surveyed N Cockle Date Jan 2025
Drawn N Cockle Checked Jan 2025
brawing  Topographical Survey

T East area, Church Farm

Lower Seagry
SN15 5EP

Client Waddington Homes Ltd
Church Farm
Lower Seagry
SN15 SEP

Rev Scale A1 @

Drawing No.

A699 /13851 /2 (1:200

+
57.30

57.38

57.27,

180/00.00 N

180/20.00 N

4
57.37

+
5717

_ —
57.36

T
57.30

T
57.15

57.07

}<*308896€

57.32

+
57.17

57.12

\+
\ 57.27

e
57.95 57.93

55.45

54.18

56.89

56.99

+
57.02

57.04

T
55.17

54.05

56.96

+
57.07

+
57.05

+
56.57

+
54.95

+
54.34

56.87
+
56.66
+
56.93
+
56.89

55.78

54.83

+
54.36

}<*303696€

+
56.82

56.59
n
56.67
n
56.66
n
56.72
+57.03
L57.43 58713
4+57.00

+
56.35

+
55.86

54.95

T
54.04

+
55.79

T
56.85

+
54.98

56.93

+
54.07

56.67

+
56.32

+
55.67

+
54.98

54.21




@ @ CA ) TRANSPORT PLANNING

Appendix B

Proposed Site Layout

Proposed Ground and First Floor Plan
Proposed Elevations

GIA and Footprint Calculations

Proposed Colour Site Plan
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Appendix C
BSG Geological Mapping

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
July 2026 IMA-26-082
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Appendix D
Soil Scape Mapping

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
July 2026 IMA-26-082
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Appendix E
EA Flood Map for Planning — Seas and Rivers

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
July 2026 IMA-26-082
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Appendix F
EA Surface Water Mapping

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
July 2026 IMA-26-082
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Appendix G

Google Map aerial photograph with drainage ditches and levels indicated

Church Farm Lower Seagry, Chippenham Flood Risk Assessment
Conversion of a Class Q into a self-build dwelling Drainage Statement
July 2026 IMA-26-082
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