From: drainage <drainage@midsussex.gov.uk>

Sent: 18 February 2026 14:13:58 UTC+00:00

To: "Andy Watt" <Andy.Watt@midsussex.gov.uk>

Cc: "drainage" <drainage@midsussex.gov.uk>

Subject: 2026.02.18 Re: DM/25/1078 - Pots And Pithoi Ltd The Barns East Street Turners
Hill Crawley West Sussex RH10 4QA

Attachments: MSDCO002 - Detailed Drainage Design Checklist - v2.0 issued 071125.pdf,

MSDCO002 - Flood Risk and Drainage Information Checklist - Application Stage - v2.0 issued 071125.pdf

Dear Andy,
Thank you for reconsulting the Flood Risk and Drainage Team.

We previously advised (26 September 2025) that, given the nature and scale of the development, a
Flood Risk Assessment (FRA) and Surface Water Drainage Strategy were required at planning stage

We have reviewed the submitted Flood Risk Assessment & Drainage Strategy dated January 2026 by
Paul Basham Associates and Drainage Strategy Plan drawing number: 279.5002.0501 Revision PO1 by
Paul Basham Associates.

Flood Risk
Based on the Environment Agency Flood Map for Planning and the Mid Sussex SFRA (2024), the site is
located within Flood Zone 1 (low probability of fluvial flooding).

The updated Risk of Flooding from Surface Water (RoFSW) mapping indicates that the site is at very low
to low surface water flood risk (comparable to Flood Zones 1-2) for the present day (2025). Within the
2040-2060 climate change scenario, parts of the site are shown to be at very low to medium surface
water flood risk (comparable to Flood Zones 1-3).

The area of medium risk appears to be associated with a localised low point in the northern corner of
the site.

Surface Water Drainage
As the application includes the creation of new built form and additional hardstanding (car parking),
which will increase impermeable area and therefore surface water runoff rates and volumes.

A surface water drainage strategy is required at application stage to demonstrate that drainage is
achievable in principle.

At a minimum, the submission should include:

e Existing and proposed impermeable areas.

e Drainage strategy plan showing SuDs layout and discharge points (including above -and
below ground features)

e Proposed method of surface water disposal (infiltration, watercourse, surface water
sewer, combined sewer).

e QOutline calculations demonstrating that the 1 in 100-year event plus appropriate climate
change allowance can be managed without on-site flooding.



e An outline management and maintenance plan.

If infiltration is proposed as the primary method of discharge, BRE365-compliant testing will be required
(either at this stage if sole method, or at condition discharge stage if alternative discharge is available).

At present, the submission is insufficient to demonstrate that surface water can be managed in a safe
and sustainable manner, without increasing flood risk on or off site.

The applicant is advised that the MSDC Flood Risk and Drainage Information Check List — Application
Stage - https://www.midsussex.gov.uk/planning-building/flood-risk-and-drainage-for-planning/ was
updated in Dec 2025 and should be used to inform the submission.

Receipt of the requested additional information does not mean further information will not be
requested, nor does it guarantee that the Flood Risk and Drainage Team will not object to the
development. Neither does it prevent the team from recommending a flood risk or drainage condition.

Best Wishes

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



https://eur02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.midsussex.gov.uk%2Fplanning-building%2Fflood-risk-and-drainage-for-planning%2F&data=05%7C02%7CAndy.Watt%40midsussex.gov.uk%7C248b98b178b5494e599808de6ef7f5a7%7C248de4f9d13548cca4c8babd7e9e8703%7C0%7C0%7C639070208841776505%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=4KHEDGY80F65X9k0ypIIQ%2BPB4ZhukGxZ9eTFqDIRJec%3D&reserved=0
mailto:drainage@midsussex.gov.uk


DETAILED DRAINAGE DESIGN CHECKLIST -
CONDITION DISCHARGE STAGE

Checklist for Applicants and Agents (Aligned with Defra June 2025 National standards for sustainable drainage systems
(SuDS) and CIRIA SuDS Manual C753)

v2.0issued 071125

PURPOSE OF THIS CHECKLIST

This checklist supports applicants, agents, and drainage engineers in preparing condition discharge submissions to Mid Sussex
District Council (MSDC) for surface water and foul drainage schemes. It is intended to ensure all submissions are:

e Technically complete and policy compliant

e Aligned with the National standards for sustainable drainage systems (SuDS) (Defra, June 2025)
e Aligned with the CIRIA SuDS Manual (C753)

e Consistent with West Sussex LLFA Policy and EA Climate Change Guidance

All drainage strategies and condition discharge submissions must follow the MSDC Detailed Drainage Design Technical
Summary. This technical summary sets out the specific local implementation of national policy and SuDS standards, and
defines MSDC’s minimum expectations for buildability, hydraulic performance, water quality treatment, biodiversity, and long-
term maintenance.

This checklist should accompany all formal submissions to discharge drainage conditions. Itis designed to reflect the minimum
technical content expected by MSDC. Where requirements are not met or are only partially addressed, this must be clearly
justified within the submission.

Applicants are strongly advised to read this Checklist and accompanying Detailed Drainage Design Technical Summary
guidance in full before preparing condition discharge submissions. Early compliance with these requirements will reduce risk
of re-submission or refusal.

GENERAL GUIDANCE FOR APPLICANTS

This checklist is intended to support the discharge of post-permission drainage conditions. It does not replace validation
guidance at application stage but should be used where conditions state:

e "No development shall commence until a detailed surface water drainage scheme..."
e '"The development hereby permitted shall not be commenced until details of the disposal of foul and surface water..."

e Orsimilar wording requiring drainage design to be agreed prior to construction.

All submissions must demonstrate compliance with relevant drainage standards and be tailored to the specifics of the site,
its constraints, and the proposed development.
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Surface Water

Surface water drainage strategies must show how runoff will be managed in a safe, sustainable, and policy-compliant
manner. In line with the MSDC Detailed Drainage Design Technical Summary, designs should:
e Demonstrate compliance with the drainage hierarchy, with priority given to infiltration-based solutions

e Include hydraulic calculations based on the critical storm duration for the 1in 30 and 1 in 100-year events, with
appropriate climate change uplift applied to rainfall intensity in accordance with the latest Environment Agency
guidance

e Apply flow and volume control measures using FEH rainfall data, avoiding use of outdated methods such as FSR
e Usethe Simple Index Approach to assess and provide appropriate water quality treatment

e Maximise amenity and biodiversity through the use of above-ground, vegetated SuDS features where feasible

e Provide a detailed layout showing catchments, flow paths, SuDS components, levels, and exceedance routing

e Include a clear maintenance and management plan, including named responsible party and legal mechanism

e Avoid siting SuDS components (e.g. basins, permeable paving) within flood zones or mapped surface water risk areas
unless resilience under flood conditions can be clearly demonstrated

Submissions must be realistic and buildable. MSDC will not accept assumptions or data that do not reflect current best
practice.

Foul Water

Applicants must provide a fully detailed foul drainage strategy that ensures effective and lawful discharge of wastewater from
the site. The strategy must:

e Prioritise connection to the public sewer wherever viable

e Include evidence from the sewerage undertaker confirming availability or constraints to connection

e Where non-mains systems are proposed, provide justification for infeasibility of a mains connection and demonstrate
full compliance with the General Binding Rules or applicable EA permit requirements

e Where an existing non-mains foul system (e.g. septic tank) is to be retained, include documented evidence that the
system complies with the current General Binding Rules and any required discharge consents

e Ifthe existing system is non-compliant, submit design proposals for an upgrade or replacement as part of the
condition discharge submission

Foul water designs must also be supported by detailed layout plans, flow calculations, and where applicable, pumping
station specifications.

Application Stage Best Practice

Applicants who wish to avoid pre-commencement drainage conditions altogether are strongly encouraged to follow this
checklist and the MSDC Detailed Drainage Design Technical Summary at planning application stage.

Providing full drainage details with the initial submission increases the likelihood that conditions can be avoided, and allows
drainage issues to be resolved earlier in the design process. This proactive approach promotes confidence in the deliverability
of the drainage strategy and minimises delays later in the planning process.
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PART 1 - SURFACE WATER DRAINAGE DESIGN CHECKLIST

Requirement

Summary of Expectation

Summary

Reference (Drawing /
Report Section)

For all strategies
Greenfield runoff rate FEH method or similar approved; based on pre-
(Qbar) development catchment
On-site infiltration BRE365-compliant tests at SuDS location/depth; safety
testing factor applied
Groundwater Demonstrates seasonal high water table is >1m below

monitoring (if relevant)

base

Catchment and
drainage areas

Plans show areas drained and contributing catchments
for each SuDS feature

Climate change
allowances

EA guidance applied to rainfall intensity

Urban creep allowance

10% additional impermeable area unless justified

Design rainfall

Latest FEH data; FSR not accepted without justification

Cvvalue

1.0 applied to allimpermeable surfaces

Hydraulic calculations

1in1,1in 30, 1in 30+ CC, and 1in 100 + CC critical
storm durations; no flooding

Flow control structures

Head-discharge curve, outlet sizing, orifice protection
from blockage

SuDS layout plan

Full drainage layout with invert levels, cover levels, flow
directions, and labels

Longitudinal and cross
sections

For basins, pipes, flow controls, below-ground
structures

Exceedance flow
routing

Plans show how exceedance flows are managed/safely
routed

Finished floor levels

FFLs at least 150mm above surrounding
ground/exceedance routes

Water quality treatment

Simple Index Approach; mitigation index = hazard index

Proprietary systems (if
used)

Certification, design basis, and O&M provided

SuDS details

Type, size, function, inlet/outlet, invert and cover levels,
safety features

Maintenance plan

Asset register and inspection/maintenance schedule;
CIRIA Table 32.1 referenced

Maintenance party and
mechanism

Legal body named; landowner, management company
or adoption route clear

For infiltration based strategies

Soakaway or infiltration
design

Sizing for 6-hour 1 in 100 +CC storm; half-drain time
<24h

For strategies which discharge to watercourse

Discharge to
watercourse

Restricted to Qbar; outfall location and construction
details provided

Attenuation sizing

Demonstrates storage for 1in 100 +CC event without
flooding

For strategies which discharge to sewer

Discharge to sewer

Qbar max unless sewerage undertaker agrees higher
rate

Sewer connection
approval

Undertaker correspondence confirming acceptability of
rate and location; S106 not required
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Attenuation sizing

Demonstrates storage for 1in 100 +CC event without
flooding

PART 2 - FOUL WATER DRAINAGE DESIGN CHECKLIST

Requirement

Summary of Expectation

Summary

Reference (Drawing /
Report Section)

For all strategies

Foul drainage layout

Inverts, pipe sizes, gradients, connection points

System type

Gravity or pumped; pump design and calculations
ifapplicable

Peak flow rate

Based on occupancy and discharge volume

For strategies which discharge to sewer

Public sewer
connection

Location confirmed; manhole ID and route to
sewer

Undertaker
correspondence

Email or letter showing awareness of proposal and
preliminary approval

For strategies which discharge via non-mains foul system

Non-mains foul system

Justification for use; compliance with General
Binding Rules

Drainage field
infiltration

BS6297-compliant infiltration test results provided

EA Permit

Submitted or confirmed not required (e.g. for
discharge to water)
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FLOOD RISK AND DRAINAGE INFORMATION
CHECKLIST — APPLICATION STAGE

v2.0issued 071125

This checklist should be submitted to support all planning applications in Mid Sussex District where flood risk or drainage
issues are relevant. It reflects national policy, Environment Agency Standing Advice, the National standards for sustainable
drainage systems (SuDS) (Defra, June 2025), and the Mid Sussex District Council Level 1 Strategic Flood Risk Assessment
(SFRA) (2024 or as updated).

This checklist is designed to support applicants within the planning process provide the information required by the flood risk
and drainage team for them to provide a consultation response. This is not the complete planning validation list, however much
of the information is also included with the validation list.

The level of detail provided to address each information point should reflect the scale and complexity of the development.

Receipt of this information does not guarantee the flood risk and drainage team will support an application or does it preventa
request for further information. It does, however, ensure the team has sufficient information to undertake a full review and
provide detailed consultation response.

Applicants should complete this checklist to confirm whether the required information has been provided to support validation.
If applicants are unsure what information or level of detail is required, we strongly encourage early engagement with the flood
risk and drainage team through a pre-application enquiry.

This checklist should be completed by the applicant or their consultant and submitted in support of the planning application.
In the right-hand column, you should cross-reference where in your submission each item is addressed (e.g. report name, page
number, or drawing reference). Failure to address mandatory items may result in your application being or delayed.

All Flood Risk Assessments and Drainage Strategies should be prepared and signed off by a suitably qualified and experienced
professional, such as a qualified flood risk consultant, drainage engineer, or practitioner with demonstrable experience, with
appropriate knowledge of current national policy and local SFRA requirements.

SECTION A: SITE AND APPLICATION DETAILS

Requirement Stated Value (if Reference (Drawing
applicable) / Report Section)

Application reference number

Site address

Easting/Northing coordinates

Site area (hectares) / number of units

Description of existing development

Description of proposed development

Existing and proposed site plans / elevation plans
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Block plan (to scale)

Evidence demonstrating that the Sequential Test, and where applicable the
Exception Test, have been applied, and successfully met, in the selection of
the site (See section E below).

Information on the expected lifetime of the proposed development and how
that figure was estimated.

Existing and proposed vulnerability classification (as per Annex 3: Flood risk
vulnerability classification)

SECTION B: FLOOD RISK SCREENING

All sites must be screened against flood risk datasets to determine whether a site-specific Flood Risk Assessment (FRA) and
Sequential and/or Exception Test are required.

Applicants must use the Mid Sussex District Council Level 1 Strategic Flood Risk Assessment (SFRA) (2024 or as updated), the
latest Environment Agency Flood Map for Planning, and the Risk of Flooding from Surface Water (RoFSW) dataset to determine
the site’s flood zone, surface water risk, and any mapped functional floodplain or climate change overlays. This includes
identifying whether any part of the site, access and escape route lies in:

e Flood Zone 2, 3a, or 3b (as defined by SFRA and EA data);

e High surface water flood risk areas (>3.3% AEP);

e Locations affected by future flood zones under climate change scenarios.
The SFRA mapping and guidance must be used as the primary evidence base when screening the site.
Useful data sources include:

e Environment Agency Flood Map for Planning: https://flood-map-for-planning.service.gov.uk

e Risk of Flooding from Surface Water map: https://check-long-term-flood-risk.service.gov.uk

e MSDC Strategic Flood Risk Assessment (2024 or as updated): https://www.midsussex.gov.uk/planning-
building/flood-risk-and-drainage-for-planning/ and SFRA Interactive Web Maps

e Annex 3: Flood risk vulnerability classification: https://www.gov.uk/guidance/national-planning-policy-
framework/annex-3-flood-risk-vulnerability-classification

Requirement Stated Value (if Reference (Drawing /
applicable) Report Section)

Fluvial Flood Zone (EA flood map for planning)

Surface water flood risk (EA risk mapping & SFRA Interactive Web Maps)

Site located in SFRA Interactive Web Maps-defined Flood Zone 3b or future
Flood Zone?

Historic flooding at the site (also refer to SFRA Interactive Web Maps)

Climate change allowances for fluvial and surface water flood risk (2023 EA
uplift)

Information on the predicted depth and level for the design flood level for all
relevant sources of flood risk

Design plans showing floor levels relative to predicted flood depths (fluvial
and / or surface water) with appropriate freeboard levels.

Groundwater flood risk
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Sewer flood risk
Reservoir flood risk

Evidence demonstrating that the proposed development and flood mitigation
measures will not increase flood risk outside of the development site

Evidence demonstrating that the proposed methods will reduce flood risk at
the site

Information on the proposed resistance and / or resilience method(s) to
address predicted flood depths (fluvial and / or surface water).

Full information on the flood warning / alert and emergency plan designed for
the proposed site, including egress and access, evacuation plans, and
mitigation measures

Details of how the risks will be managed over the development’s lifetime,
providing information on flood resilient / resistant designs and emergency
planning.

SECTION C: SURFACE WATER DRAINAGE STRATEGY

Applicants should provide a basic drainage strategy demonstrating that surface water drainage is achievable in principle,
including the proposed discharge destination, outline SuDS layout, and confirmation of site constraints. All attenuation
features are required to be located within the application boundary, whilst conveyance of surface water may be permissible
outside of the application boundary.

The surface water drainage strategy must follow the drainage hierarchy set out in national guidance and the West Sussex LLFA
Policy:

1. Infiltration (to ground)

2. Discharge to a watercourse

3. Discharge to a surface water sewer
4. Discharge to a combined sewer

Applicants should provide evidence that each higher-tier option has been properly assessed and, if not feasible, ruled out with
justification.

BRE 365 infiltration testing is not required at this stage unless infiltration is proposed as the sole method of surface water
disposal, with no secondary discharge route (e.g. to watercourse or sewer). In such cases, site-specific infiltration testing must
be undertaken and submitted to justify the proposed drainage strategy.

Applicants who wish to avoid pre-commencement drainage conditions altogether are strongly encouraged to follow this
checklist and the Detailed Drainage Design Technical Summary and Detailed Drainage Design Checklist at planning application
stage.

Providing full drainage details with the initial submission increases the likelihood that conditions can be avoided, and allows
drainage issues to be resolved earlier in the design process. This proactive approach promotes confidence in the deliverability
of the drainage strategy and minimises delays later in the planning process. Applications that do notinclude full detailed design
will be expected to discharge this matter post-permission via condition.

Requirement Stated Value (if | Reference
applicable) (Drawing / Report
Section)

Details on the site’s existing surface water drainage arrangements

Proposed method of surface water drainage
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Evidence all attenuation features are inside the application boundary

Evidence of infiltration feasibility (mapping/tests) — e.g. BGS mapping or BRE365
site-specific tests

Groundwater levels

Contaminated Land

Surface water drainage constraints plan (e.g. RPZs, buffers, utilities, topography,
sufficient offsets)

Drainage strategy plan showing SuDS layout and discharge points (including
above- and below-ground features)

Drainage calculations provided that demonstrate design standard met (1in 100-
year + climate change) — include storm duration and EA uplift applied. ACV
value of 1.0 and an Urban Creep allowance, where applicable.

Outfall agreed in principle by water/sewer authority (if relevant)

Management & Maintenance Plan

SECTION D: FOUL WATER DRAINAGE STRATEGY

At application stage, the applicant should demonstrate that foul water drainage can be achieved in principle, including the
intended disposal method (e.g. mains sewer or non-mains system) and confirmation of relevant constraints.

Where a non-mains system is proposed, applicants must state how the proposal complies with the Environment Agency’s
General Binding Rules.

Full technical evidence — such as pump design, capacity checks, or foul infiltration field testing — will be required at the
condition discharge stage and must meet the criteria set out in the Detailed Drainage Design Technical Summary and Detailed
Drainage Design Checklist.

Requirement Stated Value (if Reference (Drawing / Report
applicable) Section)

Details on the site’s existing foul water drainage
arrangements

Proposed foul drainage method

Public sewer records included

Drainage constraints plan

Drainage strategy plan

Management & Maintenance Plan

If using non-mains drainage, EA General Binding Rules
compliance statement

SECTION E: SEQUENTIAL AND EXCEPTION TEST EVIDENCE

The Sequential Test is required in accordance with the National Planning Policy Framework (NPPF, December 2024, paragraph
172), Planning Practice Guidance (PPG, updated August 2022), and the Mid Sussex District Council Level 1 Strategic Flood Risk
Assessment (SFRA) (2024 or as updated). It must be applied to all planning applications for any proposed building, access and
escape route, land-raising or other vulnerable element for:
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e Development in Flood Zones 2 or 3, including residential, commercial, and mixed-use proposals, unless explicitly
exempt;

e Development in Flood Zone 1 where the SFRA or other datasets identify increased flood risk from any source —
including surface water, groundwater, sewer or reservoir flooding;

e Development within Flood Zone 1 and the flood map for planning shows it is at risk of flooding from surface water;

e Any part of a site falling within or adjacent to Flood Zone 3b (functional floodplain) and development is not
incompatible, as defined by the SFRA;

e Development within Flood Zone 1 and the flood map for planning shows it is at increased risk of flooding from rivers or
sea during its lifetime.

Important: In accordance with the Mid Sussex District Council Level 1 Strategic Flood Risk Assessment (SFRA) (2024 or as
updated), all land within Flood Zone 3 should be treated as Zone 3b unless robust fluvial modelling or other site-specific
evidence demonstrates otherwise. However, areas identified as ‘high risk’ in the Risk of Flooding from Surface Water (RoFSW)
mapping — i.e. those with >3.3% annual probability — do not automatically fall within Zone 3b. These are based on different
datasets and assumptions and should be assessed separately in the Flood Risk Assessment.

Applicants must consider both present-day and future flood risk, incorporating climate change allowances across all sources.

The applicant must demonstrate whether the Sequential Test applies and provide a supporting assessment if so.

If required, the Sequential Test must include a defined search area as agreed with the Local Planning Authority, a table of
alternative sites, and justification for the site’s selection based on flood risk and policy compatibility, in line with Mid Sussex
District Council guidance.

If the Exception Test is triggered, both parts must be addressed:
- Wider sustainability benefits aligned with local policy

- Demonstration that the development will be safe for its lifetime and not increase flood risk elsewhere, supported by the Flood
Risk Assessment

See Mid Sussex District Council’s “Applicant Guidance Note: Applying the Sequential and Exception Tests for Windfall Sites”
for full submission expectations.

Exemptions from the Sequential Test apply only to:
e Householder development (no new dwellings);
e Minor non-domestic extensions (<250m?);
e Changes of use (except to highly vulnerable uses like caravan parks);

e Sites allocated through the adopted or submission District Plan, where flood risk has not materially changed.

Requirement Stated Value (if applicable) Reference (Drawing / Report Section)

Sequential Test required
Sequential Test evidence submitted
Exception Test required

Exception Test evidence submitted
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SECTION F: SUPPORTING TECHNICAL EVIDENCE

Requirement Stated Value (if Reference (Drawing /
applicable) Report Section)

Topographic survey with ground and finished floor levels

Flood modelling outputs (if FRA uses bespoke modelling)

Maps of flood hazard, depth, and velocity

SuDS design summary (for major developments — WSCC LLFA SuDS
Proforma should be completed where applicable)

Drainage calculations

Management and maintenance plan

Contaminated Land report

SECTION G: ADDITIONAL INFORMATION

Requirement Stated Value (if Reference (Drawing /
applicable) Report Section)

Evidence of flood risk permit / consent for proposed development, if
applicable (from the EA (Flood Risk Activity Permit) or an Ordinary
Watercourse Consent from the LLFA)

Outfall and discharge rate agreed in principle by water/sewer authority (if
relevant)
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