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Executive Summary

This Flood Risk Assessment (FRA) has been prepared by Stantec UK Ltd to accompany a planning
application for the proposed development of 10 Gun Street, Reading, Berkshire as an entertainment
venue.

In accordance with the fundamental objectives of the National Planning Policy Framework (NPPF), the
FRA demonstrates that:

0] The development is safe;
(ii) The development does not increase flood risk; and,
(iii) The development does not detrimentally affect third parties.

The Environment Agency (EA) data confirms that the site is located primarily within Flood Zone 1,
defined in Planning Practice Guidance (PPG), Flood Risk and Coastal Change, Table 1 as follows:

Flood Zone 1 ‘Low Probability’ less than a 1 in 1000 (0.1%) Annual Probability of
flooding from rivers

The proposals for this development constitute a ‘More Vulnerable’ land use, which is considered
appropriate within Flood Zone 1 and therefore it passes the Sequential Test (reference NPPF Annex 3
and national PPG, Flood Risk and Coastal Change, Table 2). The Exception Test is not required.

The Holy Brook, a tributary of the River Kennet passes through the site in a culvert and is the main
potential source of flooding in the area as the site lies outside the modelled and historic floodplain of the
main River Kennet. However, the risk of flooding from the Holy Brook is negligible based on
examinations of the modelled present day and climate change impact flood levels and the topographic
and culvert surveys.

The site is predominantly at a ‘Very Low’ risk of surface water flooding. There are some areas along the
northern (Gun Street) and southern (rear access road) boundaries of the site which are shown to be at
a greater risk of surface water flooding.

The proposed development will not have a detrimental impact on floodplain storage capacity or flood
flow routes, and continuous safe access is available via the front and rear of the site.

The surface water drainage strategy proposed is for rain water from the roofs being collected and
discharged into the Holy Brook via existing surface water drainage system and culvert. This applies to
both the existing site and the proposed development as they are both 100% impermeable.

No flood mitigation strategy is therefore required as the site is unaffected by the Holy Brook, the surface
water flood risk is low and there is appropriate safe escape.

In summary, the FRA demonstrates that the proposed development is safe, has no impact on others
and in accordance with the requirements of national and local planning policy.
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Summary of Key FRA Data

Applicable Section
Aspect of flood risk | Guidance/ Source | Summary
of FRA
of Data
Site Location n/a 10 Gun Street, Reading, Berkshire, RG1 2JR. OS 31
grid ref 471,470m E, 173,280m N )
Ground levels on Gun Street measure from 40.6-
Toooaraphic  Surve 40.7m AOD. The existing finished floor level of the
Existing Ground Levels b Fl)\llgtrifSurve S Y/ site is 40.4-40.5m AOD at the front and 39.96m | 3.2
Y Y AOD at the rear of the building. The existing
basement level is 37.59m AOD.
P_rlmary source of flood |EA I_:Iood Map for Holy Brook 4.1
risk Planning
Presence of flood EA Flood Map for|There are no existing flood defences within the 33
defences Planning vicinity of the site. )
Proposed two storey rear extension to no 10 Gun
Proposals by  Alan Street at basement and ground floor levels to
Proposed Development P ed create venue and café with additional two storey | 6.1
Brown Design - .
building to the rear of the brook for ancillary,
storage, and escape route purposes.
Planning Aspects
Flood Risk Vulnerability ‘More Vulnerable’ 6.2
Planning Practice "
Flood Zone Guidance (PPG) Flood Zone 1 ‘Low Probability’ 4.1
Sequential Test Flood ~ Risk  and | gequential Test passed 6.3
Coastal Change’
Exception Test Exception Test not required 6.3
Applicable Climate EA climate change|Kennet and Tributaries River Management 5
Change Allowances allowances guidance |Catchment - +21% (Central)
Reference Flood Levels
Node Point Holy2_0579.1 (Downstream of site)
Present Da 1 in 20 annual probability = 37.57m AOD 4.4
y Lower Kennet | 1 in 100 annual probability = 37.58m AOD '
Hydraulic  Modelling | 1 jn 1000 annual probability = 37.78m AOD
Study 2018 - -
Climate Change Node Point Holy2_0579.1 (Downstream of site) 4.4
9 1in 100 annual probability +25%= 37.67m AOD '
Proposed Mitigation Measures
BS8533:2017 S — . .
Ground Floor Levels RBC SERA section Thg site lies a significant distance outside the 71
fluvial floodplain.
12.3
Floodplain Storage ?ZBE SFRA section No impact on floodplain storage capacity 7.2
Flood Flow Routes ?ng SFRA section No impact on flow routes 7.2
Safe Access ?285 SFRA section Continuous safe access available 7.3
Surface water runoff from the roofs and other
Surface Water Drainage SuDS Manual impermeable surfaces will be concentrated and 74
9€ | RBC SFRA section 13 | delivered into the Holy Brook via existing surface | -
water drainage and culvert.
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Abbreviations

ABI -

AP -

BGS -

CDM -

DEFRA -

EA -

FRA -

GIS -

LLFA -
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Planning Practice Guidance

Reading Borough Council

Risk of Surface Water Flooding

Strategic Flood Risk Assessment



Flood Risk Assessment @ Stantec
10 Gun Street, Reading, RG1 2JR

1

1.1

111

112

113

114

115

1.1.6

1.2

121

1.2.2

1.2.3

1.3

131

J:\332511318\FRA_2022\332511318_10GunStreet_FRA_Oct2022 Planning Issue 01-12-22.docx

Introduction

Scope of Report

This Flood Risk Assessment (FRA) has been prepared by Stantec UK Ltd (‘Stantec’) on behalf
of our client, PDR Limited, to support a planning application for the proposed development of
10 Gun Street, Reading, Berkshire, RG1 2JR.

This FRA is a revised scheme from previous planning submissions in 2015 and 2019.

In 2015, a planning application was submitted for the redevelopment of the site, which included
the refurbishment and extension of the existing property for a new café restaurant, a proposed
basement to the rear of the existing building extending to near the Holy Brook, a terraced garden
area to the rear of the property, de-culverting over half of the Holy Brook within the site boundary
and constructing a 2-storey structure to form a Micro-Brewery.

In 2019, a planning application was submitted for a change of use development at the site from
office use to a café/restaurant along with the erection of a building to the rear for a microbrewery
and the creation of an external open area for customer use.

The report is based on the available flood risk information for the site as detailed in Section 1.3
and prepared in accordance with the planning policy requirements set out in Section 2.

Stantec has many years of experience in, amongst other areas, the assessment of flood
risk, hydrology, flood defence and river engineering. The authors and reviewers of the document
are all experienced engineers, and the reviewers are members of chartered institutions such as
the Chartered Institution of Water and Environmental Management (CIWEM) or the Institution
of Civil Engineers (ICE).

Existing Site and Proposed Development

The existing site currently consists of commercial uses and is located on Gun Street, Reading.
The site is next door to an entertainment business (The Purple Turtle), which is owned and
operated by the applicant.

The site lies within the administrative boundary of Reading Borough Council.

The proposal is for a ‘two storey rear extension to no 10 Gun Street at basement and ground
floor levels to create venue and first floor café with roof terrace with additional two storey building
to the rear of the brook for ancillary, storage, and escape route purposes’ — see further details
in Section 6.1.

Sources of Information

The FRA has been prepared based on the following sources of information:

e Environment Agency (EA) published ‘Open Data’ datasets available online, reproduced
with OS mapping under licence to Stantec (contains Ordnance Survey data © Crown
copyright and database right [2022], contains Environment Agency information ©

Environment Agency and database right) (see Appendix A);

e Topographic survey of the site (Drawing references 10059T/100 and B4014/113)
undertaken by Metrix Surveys in March 2008 and September 2010 (see Appendix B);

e Holy Brook section drawings (Drawing reference B4014/114) undertaken by Metrix Surveys
in March 2008 (see Appendix B);
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e Development proposals by Alan Brown Design (see Appendix C);

e Hydraulic Outputs from the Lower Kennet Hydraulic Modelling Study 2018 (see
Appendix D);

e Reading Borough Council (RBC) Preliminary Flood Risk Assessment (PFRA), dated
June 2011; and

e RBC Level 1 Strategic Flood Risk Assessment (SFRA), dated June 2017.

Caveats and Exclusions

This FRA has been prepared in accordance with the NPPF, the associated PPG and Local
Planning Policy. The proposed flood management (including ground floor level
recommendations) and surface water management strategies are based on the relevant British
Standards (BS8533), the standing advice provided by the EA or based on common practice.

Activities during the construction phase may have an impact on the existing and future flood
risk. Thus, an assessment of the risks and appropriate mitigation measures should be identified
and managed by the contractor.

The Construction (Design and Management) Regulations (CDM Regulations) will apply to any
future development of this site which involves “construction” work, as defined by the CDM
Regulations. As such it is the responsibility of the proposed developer (ultimate client) to fulfil
its duties under the CDM Regulations.

The approach for the FRA and proposals for the surface water management strategy are based
on the requirements of the EA and RBC in its role as Lead Local Flood Authority (LLFA). The
conclusions are based on data available at the time of the study and on the subsequent
assessment that has been undertaken in relation to the development proposals as outlined in
Section 1.2. As such, we recommend the end user reviews the validity of the flood data on an
annual basis with the EA.

It should be noted that the insurance market applies its own tests to properties in terms of
determining premiums and the insurability of properties for flood risk. Those undertaking
development in areas which may be at risk of flooding are advised to contact their insurers or
the Association of British Insurers (ABI) to seek further guidance prior to commencing
development. Stantec does not warrant that the advice in this report will guarantee the
availability of flood insurance either now or in the future.
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Planning Policy Context

This FRA has been prepared in accordance with the relevant national, regional and local
planning policy and statutory authority guidance as detailed below.

National Policy and Guidance

National policy in relation to flood risk is contained within the National Planning Policy
Framework (NPPF), updated July 2021, issued by the Department for Levelling Up, Housing
and Communities, with reference to Section 14 ‘Meeting the challenge of climate change,
flooding and coastal change'.

The associated Planning Practice Guidance (PPG) was released in March 2014 (with
reference to the ‘Flood Risk and Coastal Change’ section) and last updated August 2022.

The NPPF and PPG demonstrate a flood risk management approach for the lifespan of the
proposed development considering the effects of climate change. The document sets the
framework to minimise vulnerability, provide resilience to the impacts of climate change, and to
fully consider the potential impacts of climate change for the lifetime of the development within
the mitigation measures.

The guidance on the application of climate change allowances in FRAs is linked via the PPG
and was most recently updated in May 2022:

https://www.gov.uk/quidance/flood-risk-assessments-climate-change-allowances.

The guidance provides contingency allowances for the potential increases in peak river flow,
peak rainfall intensity and sea level rise which are considered accordingly subject to the site
conditions — discussed further in Section 5.

The NPPF sets out the requirement for the Sequential Test and Exception Test in paragraphs
162 and 163 respectively — see below.

“162. The aim of the sequential test is to steer new development to areas with the lowest
risk of flooding from any source. Development should not be allocated or permitted if there
are reasonably available sites appropriate for the proposed development in areas with a
lower risk of flooding. The strategic flood risk assessment will provide the basis for applying
this test. The sequential approach should be used in areas known to be at risk now or in the
future from any form of flooding).

163. If it is not possible for development to be located in areas with a lower risk of flooding
(taking into account wider sustainable development objectives), the exception test may have
to be applied. The need for the exception test will depend on the potential vulnerability of the
site and of the development proposed, in line with the Flood Risk Vulnerability Classification
set out in Annex 3”

These tests are to be applied where appropriate, depending on the proposed development flood
risk ‘vulnerability’, the Flood Zone in which it is located and the risk of flooding from other
sources. This is detailed further in Section 6.3.


https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
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2.2 Local Policy and Guidance

Reading Borough Council Local Plan

2.2.1 Local planning policy is contained within the RBC Local Plan (adopted November 2019), with
particular reference to Policy EN11 - ‘Waterspaces’, and Policy EN18 ‘Flooding and
Sustainable Drainage Systems’, which state:

Policy EN11 Waterspaces

“Reading’s waterspaces will be protected and enhanced, so that they can continue to
contribute to local and regional biodiversity and ecology, flood mitigation, local character,
heritage and visual amenity, the provision of accessible leisure and recreational
opportunities and, where appropriate, navigation. There will be no adverse impact on the
functions and setting of any watercourse and its associated corridor. Where development
in the vicinity of watercourses is acceptable, it will:-

e Provide appropriate, attractive uses and buildings that enhance the relationship of
buildings, spaces and routes to the watercourse, including through creating or
enhancing views of the watercourse, and create a high quality public realm;

e Make positive contributions to the distinct character, appearance, historic
significance, landscape and amenity of the watercourses;

e Provide a strengthened role for watercourses as important landscape features,
wildlife corridors, historic features and recreation opportunities;

e Wherever practical and consistent with its biodiversity role, provide good, level
access to and along the waterside for all those who want to use it;

e Be set at least ten metres back from the watercourse wherever practicable and
appropriate to protect its biodiversity significance;

e Improve the quality of watercourse environment through protecting and enhancing
habitats and ensuring that habitat creation is balanced with access and urban uses;
and

e Pursue opportunities for deculverting of watercourses.”

Policy EN18 Flooding and Sustainable Drainage Systems

“Development will be directed to areas at lowest risk of flooding in the first instance,
following the Sequential and Exceptions Test set out in the NPPF, and taking into account
the effects of climate change. It will consider flooding from all sources, including fluvial,
surface water, groundwater and sewer flooding. Where development in areas at risk of
flooding is necessary, it will not reduce the capacity of the flood plain to store floodwater,
impede the flow of floodwater or in any way increase the risks to life and property arising
from flooding. Wherever possible, development should be designed to reduce flood risk,
both on- and off-site.

All major developments63 must incorporate sustainable drainage systems (SuDS) as
appropriate and in line with the Government’s Technical Standards. Smaller schemes are
encouraged to incorporate SuDS, where possible. Runoff rates should aim to reflect
greenfield conditions and, in any case, must be no greater than the existing conditions of
the site. Schemes should ensure that the movement of water through vertical infiltration as
well as horizontal run-off does not worsen contamination effects. Wherever possible, SuDS
provision should maximise ecological benefits, link into the existing Green Network,
incorporate tree planting and landscaping and avoid damage to existing significant trees,
including through changes to the site hydrology. All new developments in areas of flood risk
should give priority to SuDS.”

J:\332511318\FRA_2022\332511318_10GunStreet_FRA_Oct2022 Planning Issue 01-12-22.docx 8
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Reading Borough Council Strategic Flood Risk Assessment

2.2.2 The RBC Strategic Flood Risk Assessment (SFRA) was released in 2017 and forms part of
the Local Plan evidence base, to inform future spatial planning and to assist in developing
planning policies to address flood risk. Moreover, the document provides an overall
understanding of the flood risk within the study area taking into account all potential sources.

Reading Borough Council Preliminary Flood Risk Assessment

2.2.3 The RBC is defined as the Lead Local Flood Authority (LLFA) under the Flood and Water
Management Act 2010. The first element of the Flood Risk Regulations (2009) is for LLFAs to
produce a Preliminary Flood Risk Assessment (PFRA) providing a high-level overview of
flood risk from all sources within a local area, including consideration of surface water,
groundwater and ordinary (minor) watercourses.

2.2.4 The RBC PFRA was released in 2011 and has been reviewed to ascertain any details of historic
flooding at the site as part of this study — see Section 4.2.

J:\332511318\FRA_2022\332511318_10GunStreet_FRA_Oct2022 Planning Issue 01-12-22.docx 9
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3.1.3

3.14

3.2

3.2.1

3.2.2

3.2.3

3.3

3.3.1

Site Setting

Site Description

The site is located on Gun Street in Reading, Berkshire (postcode RG1 2JR). The site centre
OS grid reference is 471,470m E, 173,280m N - see Figure 3-1.

The site currently consists of a commercial use.

The site is bordered by Gun Street to the north, a bar/ nightclub (The Purple Turtle) owned by
the applicant to the west, a rear access road and the Oracle shopping centre to the south and
an Estate Agents to the east.

Main access to the site is via Gun Street.

Figure 3-1: Site Location Plan (not to scale)

Topography

The topographic survey in Appendix B by Metrix Surveys Ltd shows that the external ground
levels on Gun Street is approximately 40.6-40.7m AOD. The existing finished floor level is at
40.4-40.5m AOD at the front of the building and 39.96m AOD at the rear of the building.

At the rear of the site, the existing ground level over the culvert, which the Holy Brook flows
through, is at 38.65m AOD.

EA LIDAR survey data, as shown within Figure 003 in Appendix A, shows that the site lies

within an area of Reading at levels of approximately 39.0-40.0m AOD, with elevations gradually
decreasing southwards towards the River Kennet.

Hydrological Setting

The River Thames is the primary river in the Reading area. It is located approximately 980m to
the north of the site and flows in an easterly direction.

J:\332511318\FRA_2022\332511318_10GunStreet_FRA_Oct2022 Planning Issue 01-12-22.docx 10
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34.1

3.5

351

3.5.2

3.5.3

The River Kennet is located approximately 180m south of the site. It flows in a north easterly
direction and has its confluence with the River Thames approximately 2km downstream of the
site.

The Holy Brook (a tributary of the River Kennet) flows through central Reading in a mixture of
open channel and culvert.

From Bridge Street to the west and Yield Hall Lane to the east of the site the Holy Brook is
mainly in culvert with a very short open section upstream to the rear of 2-4 Gun Street, upstream
of the adjacent property and a longer open section downstream from the site’s eastern boundary
before entering a long culvert under the Oracle Shopping Centre.

The Holy Brook passes through the site towards the rear (south) and is fully culverted. A plan
of the site, including the location of the Holy Brook within the site and the culvert cross sections
at key locations, is appended in Appendix B.

There are no existing formal flood defences in the vicinity of the site. However, the culvert and
river walls effectively act as flood defences. This is discussed in more detail below.

Existing Drainage Arrangements

The existing site is a commercial building and open area to the rear. The existing drainage
arrangements are not known in detail. The site is 100% impermeable and is likely to drain to the
local public sewer network at the front of the site on Gun Street and to the Holy Brook to the
rear where it passes through the site.

Geology and Hydrogeology

The British Geological Survey (BGS) Geology of Britain Viewer indicates an underlying geology
as follows:

e The site is underlain by a bedrock of the Seaford Chalk Formation and Newhaven Chalk
Formation (Chalk);

e Superficial Deposits of the Taplow Gravel Member (Sand and gravel) are recorded
across the site;

Itis anticipated that the natural strata are overlain by Made Ground associated with the previous
and present land use of the site.

The site does not lie within an EA Groundwater Source Protection Zone. However, the site lies
on a Principal designated bedrock aquifer and a Secondary A designated superficial drift
aquifer. The site also lies predominantly within an area of Groundwater Vulnerability designated
‘Medium-High’ with a small area designated ‘High’ at the rear of the site.
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4 Assessment of Flood Risk

The assessment of flood risk has been undertaken based on the sources of information listed
in Section 1.3.

4.1 EA Open Data Flood Maps

4.1.1 The following maps have been taken from the Stantec GIS flood maps report in Appendix A
based on the EA Open Data datasets available online and reproduced with OS mapping under
licence to Stantec.

Flood Zone Map

4.1.2 The first phase in identifying whether a site is potentially at risk of flooding is to consult the
.GOV.UK ‘Flood Map for Planning’ website. This provides an initial indication of the extent of
the Flood Zones, which is refined through the use of more detailed site-specific level survey and
modelled flood levels. The Flood Zones are defined in Table 1 of the Planning Practice
Guidance (PPG) ‘Flood Risk and Coastal Change’ section as follows:

e Flood Zone 1 ‘Low Probability’ — Land at less than 1 in 1000 (0.1%) annual probability of
river or sea flooding;

e Flood Zone 2 ‘Medium Probability’ — Land between 1 in 100 (1%) and 1 in 1000 (0.1%)
annual probability of river flooding, or between 1 in 200 (0.5%) and 1 in 1000 (0.1%) annual
probability of sea flooding;

e Flood Zone 3 ‘High Probability’ — Land at 1 in 100 (1%) or greater annual probability of
river flooding, or 1 in 200 (0.5%) or greater annual probability of sea flooding;

Figure 4-1: EA Flood Zone Map

[] site Boundary
== \ain River

v Areas Benefiting from
J

Flood Defences

Flood Zone 3
[ |Flood Zone 2
[ ]Flood Zone 1

4.1.3 The EA Flood Zone map indicates the site lies within Flood Zone 1 ‘Low Probability’ — see
Figure 4-1. It also shows small areas of Flood Zone 2 ‘Medium Probability’ and Flood Zone
3 ‘High Probability’ flood extents immediately downstream of the site associated with the Holy
Brook. However, these extents are likely to be due to the grid size used in the hydraulic model
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as the watercourse is contained within high river walls at this point and not a realistic indication
of a floodplain that exists beyond the channel.

Flood Risk from Surface Water
The EA ‘Risk of Flooding from Surface Water’ map shows where areas could be potentially
susceptible to surface water flooding in an extreme rainfall event. The latest mapping assesses
flooding resulting from severe rainfall events based on the following three scenarios:

e ‘High' Risk: 1 in 30 (3.3%) or greater AP rainfall event;

e ‘Medium’ Risk: Between a 1 in 100 (1%) and 1 in 30 (3.3%) AP rainfall event;

e ‘Low’ Risk: Between 1 in 1000 (0.1%) and 1 in 100 (1%) AP rainfall event;

e ‘Very Low’ Risk: Lower than 1 in 1000 (0.1%) AP rainfall event.
The EA mapping shows that the site is predicted to be at a ‘Very Low’ risk of surface water
flooding - see Figure 4-2 . There are some areas along the northern and southern boundaries
of the site which are shown to be at a greater risk.
In the low-risk scenario, surface water flood depths are 300-900mm on the footway at the front
of the site, whereas depths on the carriageway are below 300mm. This reflects the local

situation outside the Site where the footway is lower than the adjacent carriageway.

In the medium and high-risk scenarios, surface water flood depths are below 300mm on the
footway and the carriageway.

Therefore, as the front of the existing building is level with the Gun Street footway and the rear
of the building is lower, surface water could enter the building via the front entrance in extreme
events.

Figure 4-2: EA Risk of Flooding from Surface Water Map

It should be noted that the surface water maps are generated using a generic methodology on
a national scale, whereby rainfall is routed over a relatively coarse ground surface model. The
analysis does not take account of any specific local information on below-ground drainage
infrastructure and infiltration, although an adjustment is included in urban areas to account for
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4.2.2

4.2.3

the impact of sewerage and a standard infiltration allowance based on soil type. Consequently,
the mapping only provides a guide to potentially vulnerable areas based on the general
topography of an area and not a detailed assessment of the risk on a specific site.

Flood Risk from Reservoirs Map

The EA provides maps showing the risk of flooding in the event of a reservoir failure. The
reservoir breach extents are captured in the baseline flood maps taken from the Stantec GIS
flood maps report in Appendix A.

The EA reservoir maps show two flooding scenarios, a ‘dry-day’ and a ‘wet-day’. The ‘dry-day’
scenario predicts the flooding that would occur if the dam or reservoir failed when rivers are at
normal levels. The ‘wet day’ scenario predicts how much worse the flooding might be if a river
is already experiencing an extreme natural flood.

The mapping confirms the site is not at risk of a reservoir breach during a ‘dry-day’ and a ‘wet-
day’ scenario.

Historic Flood Map

The EA ‘Historic Flood Map’ is a dataset showing the maximum extent of all individual recorded
flood outlines from rivers, the sea and groundwater and shows areas of land that have
previously been subject to flooding. This map indicates that recorded floods on the Kennet have

not affected the site — see Figure 4-3.

Figure 4-3: EA Historic Flood Map

Preliminary Flood Risk Assessment

The RBC Preliminary Flood Risk Assessment (PFRA) was prepared in 2011 and provides a
high-level assessment of flood risk issues within the Borough. This document has been
reviewed and key information of relevance to the site has been extracted.

PFRA Figure 4.1 (Local information on past floods) shows local information on recorded
flood events in Reading using data from Royal Berkshire Fire and Rescue Service, SFRA
records and RBC records. It indicates that there have been no recorded incidents of flooding
from any reported sources at the site.

PFRA Figure 4.2 (National information on past floods — EA Historic Flood Map) shows the
extents of EA recorded historic flooding. It also indicates that there have been no recorded
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incidents of flooding from fluvial sources at the site. This is consistent with the data shown in
Figure 4-3.

4.2.4 PFRA Figure 5.4 (Areas Susceptible to Groundwater Flooding (AStGWF)) indicates that
the site is within an area at >=75%’ susceptible to groundwater flooding. Groundwater
vulnerability has been mapped using strategic scale data.

4.3 Strategic Flood Risk Assessment

4.3.1 The current RBC Strategic Flood Risk Assessment (SFRA) Level 1 report was prepared in 2017
and provides advice to RBC on flood risk issues within the Borough. This document has been
reviewed and key information of relevance to the site has been extracted.

e Historic Flooding: Map F1 provides the EA historic floodplain map, consistent with
the data discussed in Section 4.1. Maps F2_C1, F1_C2 and F2_C3 show historic
flooding records affecting the north of Reading for 9 recorded flood events. These show
that the site has largely been unaffected and, critically, did not flood during the March
1947 floods (F2-N2), which is the worst recorded historic flooding incident affecting the
Reading area.

e Flood Zone: Map F4_C shows flood zones in the central area of Reading. This map
indicates the site is predominantly in Flood Zone 1 and partly in Flood Zone 3. However,
the flood zones have subsequently been updated to take account of more recent EA
River Thames and River Kennet modelling and therefore this SFRA map is superseded
by the latest version shown in Figure 4-1;

e Modelled Flood Extents: SFRA map series references F5_C and F5_C_CC provide
modelled present day and climate change flood extents through the Borough’s central
area. Map F5_C and Map 5_C_CC indicate the site lies outside all present day and
climate change flood events. As mentioned above, this mapping has subsequently been
updated to take account of the new EA River Thames and River Kennet modelling and
therefore this map is superseded by the information discussed in Section 3.4;

e Surface Water: SFRA map series reference F6_C provides the surface water flood risk
through the Borough'’s central area. It shows that the majority of the site is at very low
risk of flooding from surface water. However, there is a medium and high risk of surface
water flooding along the southern boundary of the site. These outputs are consistent
with the surface water flood map discussed in Section 3.1;

e Reservoir Breach: SFRA Map F7 shows the flood risk associated with reservoir
breach in the area (the only reservoir affecting the Borough being Whiteknights Lake at
Reading University). The mapping confirms that any flooding as a result of a breach is
limited to land to the south-east of Reading and the site is unaffected,;

e Groundwater: SFRA Map F8 provides a high-level overview of areas susceptible to
groundwater flooding, taken from a national dataset and based on underlying geological
conditions across 1km grid squares. The site is shown in an area at ‘greater than 75%’
susceptibility;

e Sewers: Map F9 provides a summary of Thames Water sewer flooding incidents by

postcode, indicating the postcode area of the site (RG1 2) has 21-50 recorded sewer
flooding incidents from both internal and external sources.
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4.4  Lower Kennet Hydraulic Modelling Study 2018

4.4.1 Data has been extracted from the Lower Kennet Hydraulic Modelling Study 2018. This model
includes flood levels, flows and velocities at node points along the Holy Brook. The 2018 model
has been produced more recently than the model used to generate mapping within the SFRA

and forms the basis of the latest EA Flood Zone mapping. This model is therefore considered
to be the best available information for assessing flood risk to the site.

Present Day Scenarios

4.4.2 Figure 4-4 below shows the location of the node points in the model along the Holy Brook.

Figure 4-4: Kennet Hydraulic Modelling Study 2018 Node Points

Approximate

Site Location \

4.4.1 The Holy Brook is culverted upstream under numbers 8 and 9 and beneath the site, emerging
into open channel downstream at number 12 (Node HOLY2_0579.1). There is a short section
of open channel at number 7 upstream of the site (Node HOLY2_0601.2). Therefore, the
potential source of flood risk is flood water overtopping the walls in an open channel section
either upstream or downstream of the site and flowing overland to reach the site.

4.4.2 The continuous run of buildings along Gun Street prevent flow entering the site via the existing
buildings and therefore the rear area is the only possible flow path. The modelled present day
flood levels for each node point along the Holy Brook are shown in Table 4-1.

Table 4-1: Kennet Hydraulic Modelling Study 2018 Flood Levels — Present Day

Present Day Flood Events (Annual
Node Point Upstream/Downstream Prello i)
of the Site 1in 20 (5%) 1 80/1())0 1(|8 1109(;0
(m AOD) 0 70
(m AOD) (m AOD)
HOLY2_0601.2 Upstream 37.85 37.86 38.07
HOLY2_0579.1 Downstream 37.57 37.58 37.78
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Upstream of the site, the survey (Appendix B) indicates that the ground levels are generally
39.45m AOD and the culvert headwall higher at 39.99m AOD. These levels are significantly
above the upstream node modelled flood level up to and including the 1 in 1000 Annual
Probability (AP) flood event.

Downstream of the site there is a boundary wall that extends to 42.25m AOD, again significantly
above the highest modelled flood level.

Culvert survey drawing B4014/114 in Appendix B shows sections of the culvert running
underneath the properties along Gun Street including the site. Culvert Section 2-2, which runs
underneath the site, has an invert level of 36.97m and a soffit level of 38.30m. The springing
point level of the culvert arch roof is approximately 37.60m AOD.

The 1 in 100 year AP upstream of the site is 37.86m AOD and 37.58m AOD downstream, an
average of 37.72m AOD, i.e approximately 120mm above the springing level and 0.58m below
the soffit. Therefore, the culvert does not surcharge at the site.

It is therefore concluded that there is negligible fluvial flood risk to the site from the Holy Brook
for the present-day event as there are no flow routes into the site.

Culvert blockage is a potential risk to the site but as the culvert extends a considerable distance
upstream ad there is only a very short section of open channel (at No. 7 Gun Street, on private
land) the probability of large debris entering the watercourse and causing a blockage at the
culvert entrance downstream is very low. Even if this did occur, there is no direct flow path to
the site.

The potential impacts of climate change over the lifetime of the proposed development have
been considered so that mitigation measures can be considered accordingly and are discussed
in Section 2.2.
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Climate Change Allowances Guidance

The NPPF and PPG place emphasis on the need to fully consider — and design for — the impacts
of climate change as set out in the ‘Flood risk assessments: climate change allowances’
planning guidance. This guidance provides contingency allowances for potential increases due
to climate change in:

o Peak river flow;
o0 Rainfall intensity;
0 Sealevelrise.

The first two elements are discussed in turn below. Sea level rise is not applicable at the site.
Peak River Flow

The peak river flow allowances provide a range of allowances based on percentile (i.e., the
degree of certainty of an event occurring, based on the range of climate change scenarios
assessed through scientific investigations). The applicable values for a site are dependent on
the ‘River Management Catchment’ in which the site is located, which can be confirmed via the
online mapping tool embedded within the guidance.

The peak river flow allowances provide a range of scenarios based on percentile (i.e., the
degree of certainty of an event occurring, based on the range of climate change scenarios
assessed through scientific investigations). The provided allowances are subject to the sub-
catchments of river basin district (known as management catchments) and the vulnerability
classification of the proposed use of the site.

The Central allowance is identified as the design standard for most forms of proposed
development in all appropriate Flood Zones. The peak river flow allowances to be considered
as part of the FRA are as detailed in Table 5-1. The Kennet and Tributaries Management
Catchment is shown in Figure 5-1.

Table 5-1: Climate Change — Peak River Flow - Central Allowances

B Central Climate Change Allowance - Epoch

Management
Catchment

2020s 2050s 2080s

Kennet and
Tributaries
Management
Catchment)

+10% +8% +21%
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Figure 5-1: Kennet and Tributaries Management Catchment

Site Location

5.1.6 Asthe developmentis commercial it is considered to have a design life of 75 years and therefore
a climate change allowance of +21% is appropriate

Peak Rainfall

5.1.1 The potential increase in peak rainfall intensity needs to be considered in the surface water
drainage strategy for new developments.

5.1.2 The EA climate change allowances guidance was updated in May 2022 to include a GIS based
‘peak rainfall allowances’ map showing the anticipated changes in rainfall intensity based on
river management catchment. The anticipated changes in peak rainfall intensity in small
catchments (less than 5km?), or urbanised drainage catchments are summarised in Table 5-2.
For large rural drainage catchments, the peak river flow allowances are applied.

Table 5-2: Climate Change — Peak Rainfall Intensity Allowances

Total potential change anticipated

Kennet and tributaries (2070s epoch —i.e., 2061 to 2125)
Management Catchment

Central Upper End
3.3% (1 in 30-year) rainfall +25% +35%
1% (1 in 100-year) rainfall +25% +40%

5.1.3 Asthe development proposals are considered as having a design life of 75 years, a 40% climate
change allowance is appropriate for detailed design of the surface water drainage system.

Lower Kennet Hydraulic Modelling Study 2018 - Climate Change Scenarios
5.1.4 The applicable 1 in 100 AP +21% allowance for climate change was obtained from the Peak

River Flow map on the PPG Climate Change Allowances website. However, this allowance has
not been modelled as part of this study. The 1 in 100 AP +25% allowance for climate change
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has been modelled in the Lower Kennet Hydraulic Modelling Study 2018 Therefore, a 1 in 100
AP +25% allowance for climate change has been used as a conservative assessment.

5.1.5 The modelled climate change flood levels for the 1 in 100 AP +25% allowance for climate
change flood event modelled at each node point along the Holy Brook are shown in Table 5-3.

Table 5-3: Kennet Hydraulic Modelling Study 2018 Flood Levels - Climate Change

Node Point Upstream/Downstream | 1in 100 Annual Probability
+25% Allowance for Climate
Change Flood Levels
(m AOD)
HOLY?2_0601.2 Upstream 37.95
HOLY2_0579.1 Downstream 37.67

5.1.6 These modelled flood levels are approximately 100m higher than the present-day flood levels

discussed in Section 4.4.

5.1.7 As set out in Section 4.4, comparison with the ground levels noted in the topographic survey
and the culvert survey indicates the site is not affected by the climate change flood levels in the
1in 100 AP +25% allowance for climate change flood event.
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6.3.2

Proposed Development and Sequential Test

Proposed Development

This FRA accompanies a detailed planning application for:
“Two storey rear extension to no 10 Gun Street at basement and ground floor
levels to create venue and first floor café with additional two storey building to
the rear of the brook for ancillary, storage, and escape route purposes”

The existing culverted Holy Brook will remain culverted through the site.

Details of the proposals by Alan Brown Design Architects are included in Appendix C,

The proposed basement level is approximately 37.59m AOD.

The proposed main venue level ties into the existing building ground floor at the front at 40.60m
AOD

Both the ground floor and basement levels in the main building rise to bridge over the culverted
Holy Brook with the rear building lower ground and ground floor levels set level with the crossing
of the culvert

The flood risk and any proposed mitigation is based on a design life for the development of 75
years..

Flood Risk Vulnerability

The NPPF Annex 3 confirms the ‘Flood risk vulnerability classification’ of a site, depending upon
the proposed usage.

The proposed development is classed as ‘More Vulnerable’ development — night clubs and
drinking establishments.

This classification is subsequently applied to PPG ‘Flood Risk and Coastal Change’ Table 2
‘Flood risk vulnerability and flood zone incompatibility’ to determine whether:

= The proposed development is permitted or not for the Flood Zone in which it is located, and;
= Whether an Exception Test is required for the proposed development.

The location of the proposed ‘More Vulnerable’ development is in Flood Zone 1. Table 2
confirms that the proposed development is permitted in Flood Zone 1.

The flood risk Sequential Test is required where it is not possible to locate development in low-
risk areas (i.e., Flood Zone 1, land at low risk of flooding from other sources).

NPPF Sequential and Exception Tests

The NPPF follows a sequential risk-based approach in determining the suitability of land for
development in flood risk areas, with the intention of steering all new development to the lowest
flood risk areas.

The site is within Flood Zone 1 - i.e., the Flood Zone at lowest risk of flooding, and it is
predominantly at a low or very low risk from all other sources of flooding, including surface water
— and therefore the Test is passed.
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6.3.3 The Exception Test is not required as confirmed in PPG ‘Flood Risk and Coastal Change’ Table
2.
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Flood Mitigation Strategy

Building Design
Floor Levels

Standard requirements for ground floor levels of new development are set out in BS8533:2017
‘Assessing and Managing Flood Risk in New Development — Code of Practice’. This
recommends floor levels are set a minimum of 300mm above the modelled 1 in 100 annual
probability plus allowance for climate change flood level. This is also consistent with the
guidance from the EA and the recommendations in the RBC SFRA.

Although the Holy Brook flows through a culvert underneath the site, there is no floodplain
associated with it. Therefore, the site does not lie within a fluvial floodplain.

The proposed building ground floor level is set at approximately 40.4-40.5m AOD, in excess of
0.45m above the design flood level. Therefore, no mitigation is required.

The proposed main basement level is at 37.59m AOD, which is level with the culvert springing
level (37.59m), 0.62m above the culvert’s invert level (36.97m AOD) and 0.71m below the
culvert soffit level (38.3m). The 1in 100 AP and 1 in 100 AP +25% allowance for climate change
flood levels in the culvert are approximately 0.35m above the basement level. As the flooding is
fully contained within the culvert that is not surcharged and flooding cannot reach the site from
overland, no mitigation is proposed.

Floodplain Storage and Flood Flow Routes

Any new development located in the vicinity of a watercourse should be constructed such that
it does not detrimentally impact on flow routes or reduce the available floodplain storage over a
site; either of which could potentially cause an increase in flood levels on-site or elsewhere. This
is considered up to the benchmark of the 1 in 100 annual probability plus allowance for climate
change fluvial flood level.

The site lies fully outside the fluvial floodplain and therefore development will cause no
detrimental impact in this regard.

Safe Access

It is necessary to consider and incorporate safe access arrangements as part of the mitigation,
to ensure the users/occupants of the development are safe in times of flooding.

The design event is taken as the 1 in 100 year event with an allowance for climate change for
flooding from all sources

The site and surrounding access points are outside the design event fluvial floodplain; therefore,
this is not a risk.

In the 100 year (1%) rainfall event, surface water flood depths at the front of the venue are below
150mm, whereas surface water flood depths at the rear of the venue are 600-900mm — see
Figure 005b in Appendix A. Surface water could flow into the building from Gun Street through
the building and possibly fill the basement level via the internal stairs, but this is not possible
from the rear of the site.

The basement is proposed to include stores and toilets for customers, therefore the risk of
flooding to occupants of the basement would only occur if they are in the basement and surface
water enters the building via the open doors at the front entrance at the peak of an extreme
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7.3.6

7.4

7.4.1

7.4.2

7.4.3

7.4.4

rainfall event. It is considered that there would be sufficient warning of this happening for
occupants to safely exit the basement.

There are two possible access routes from the buildings including the basement level to the rear
and front of the building.

Surface Water Drainage Strategy

The proposed development is located on an area of 100% impermeable surfacing. Under
existing site conditions rain water from the roofs and impermeable areas is collected and
discharged either into the Holy Brook via existing surface water drainage and culvert or to the
public sewerage system in Gun Street.

The proposals are for a new building to the rear and other hard landscaping elements, and this
will replicate the existing run-off characteristics.

The proposed drainage regime for the proposed development will maintain this existing
drainage arrangement for the site; discharging to the Holy Brook or Gun Street and as such the
proposed development will result in no detrimental impact on surface water runoff.

Any outfall into the Holy Brook should be fitted with an anti-backflow device to prevent high
water levels in the culvert backing up into the drainage system.
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Conclusions

This FRA has been prepared by Stantec to accompany a planning application for the proposed
development of 10 Gun Street, Reading, Berkshire.

Flood Risk

The site lies in Flood Zone 1 ‘Low Probability’ (Land at less than 1 in 1000 (0.1%) Annual
Probability of river or sea flooding).

The main source of flooding is the Holy Brook, but examination of the modelled present day and
climate change impact flood levels and the topographic and culvert surveys confirms that the
risk of flooding from the Holy Brook is negligible.

The data shown in the Environment Agency’s Risk of Flooding from Surface Water map
indicates that the site is predominately at ‘Very Low’ risk from surface water flooding. However,
there are some areas along the northern and southern boundaries of the site which are shown
to be at a ‘High'’ risk of surface water flooding.

The remaining sources of flood risk are considered to be a low risk.

Vulnerability and Sequential Test

The proposals are for the extension of the site for commercial uses, classified as ‘More
Vulnerable’ as defined in as defined in the National Planning Practice Framework (NPPF) Annex
3.

The site lies in Flood Zone 1 ‘Low Probability’ and is predominantly at a low or very low risk of
flooding from other sources including surface water. Therefore, the Sequential Test is passed.
The Exception Test is not required.

Mitigation Strategy

The proposed main building ground floor level is significantly above the design flood level in the
culverted Holy Brook. The main basement is below the design flood level but there is no possible
flow route from the culvert into the site and therefore into the basement

The proposed development will not have an impact on floodplain storage capacity or flood flow
routes.

Continuous safe access is available via the front and rear of the building.

The existing site is 100% impermeable and surface water runoff is collected and discharged into
the Holy Brook via existing surface water drainage and culvert. This is unchanged by the
proposed development.

Summary

In conclusion, the future occupants and users of the proposed development will be at a low risk
of flooding and the development will not increase flood risk elsewhere. It is demonstrated that
the proposal complies with the National Planning Policy Framework (NPPF), PPG and the local
planning policy with respect to flood risk and is an appropriate development at this location.
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10 Gun Street, Reading, RG1 2JR

Appendix A Open Data Flood Maps

Site Location Plan

Site Location (Aerial Photography)
Area Topography (LIDAR)

EA Flood Zone Map

EA Surface Water Flood Risk
Reservoir Flood Map

EA Historic Flood Map
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Flood Risk Assessment @ Stantec
10 Gun Street, Reading, RG1 2JR

Appendix B Surveys

Metrix Surveys

e Post Demolition Topographic Survey (Drawing Number: 10059T/100)
e Holy Brook Underground River Survey (Drawing Number: B4014/113)
e Holy Brook Sections (Drawing Number: B4014/114)
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Flood Risk Assessment @ Stantec
10 Gun Street, Reading, RG1 2JR

Appendix C  Development Proposals

Alan Brown Associates
All pre-fixed 1114/

201 Existing Plans — Pre-demolition

201 Existing Plans — With demolition

202 Proposed Plan

203 Existing Elevations — Pre-demolition
203 Existing Elevations — With demolition
204 Proposed Elevations and Sections
205 Existing Site Plan

206 Proposed Site Plan

J:\332511318\FRA_2022\332511318_10GunStreet_FRA_Oct2022 Planning

Issue 01-12-22.docx Page 3



L40.63

38
P 10.4: —
PLINTH 0,344 |BH 3.04 Bt 3.28
40,87 = 40.44 @
= L4040 BRILL 3,16 #
+ B L8 6 SLOPES UP
Ok 2.00 s E
.

D 2.00
Sk 0.63
i 240 | 3997
7
.75 VP

O _:::—I_:::U
1. 1 _[:j\\y/\\//L_wu

36.89
- — —_— SPL AL SPL
T i — 37.91  38.57 37.81 | |- —_— ——7
BASEMENT FLOOR U T Lr L — ey | :
37.58  3§.42+—37.63 | ! ! ,
36.97 36.96 l J'
= Sy —— | ’
37.51 / ’
| | /
\ L
‘////[\\\‘ i 36.94 36.99_ '
! 51 st th
3839 38.3p |1
Pipe 0.04 , I
o Bl 3872 ] :U
- 39.29 3668 _— '
— sL %L
= 38.56 “Pipe 0.154°
Channel mﬂ
J—f 36.81
S — - S —— R0l o] o]
l___l 884 m ‘\ U@‘@‘@ > Iﬁ
—_ > o] | ,
PT basement Male ) s
anbulent @[ s
cubicle i 4
S — )\V'?\ 3
= — — SO — .
a U i ]
— Fenale f\z O Upto Y
1> Balcon
(G "\ | =\/=\/ anbulant v
D -'J — —i' - cubicle
4+ . . _—
- | —_=lolololo |
D ‘ A N e e |
D Access Upto ) Feature !
— o 6round Floor Seating Feature Bar Servery Two Dpening ) ‘ l
af . — Opening H Seating L
Cl o Area Exter:ailArea und:r l
: CO | groun oor averhang D
(@] — L
) T —
(@p] - I
O —
= o . e -

i g 40.‘5 [ s=.—L,_Z__!u_t.st —I

| L40.02 staEs
e [0 @ g, i Ml
[

ﬂ'
40.87 " L @

71 § BHZ L40.38 3 s a ”m‘
= ‘ 11 © | 7/ b ;iigjw
N 1@, el @] \e]
|| _ BeHllETex
gﬂ @\I \I o8 197 DH 1.87 @ .
@ \ \ @ lesu

GROUND FLOOR

£ +

I @

ABL H
<—
SKL su L3004

LEXAT ]

L3861 |
® .
L i 25

39.48
TR
CIGHT WELL (NO ACCESS)
% é"! Approxinate Oetail
! a8 C L3057
P I - s | e
—
187 —
S 1.08 -
DH 1,67 PN, e ] 240 v - D 1.98
30.61 X
.63 CUPBOARD +38.60 * 12 st (::) = . ,
o 38 ~ ~3050 1= 2 =
csu 2 ] 4 ~ [y
@ : = b4 .38 2 L 30!
" o4 2.02 I
= Dt 2.01 E l DK 203
| L3081 2
1 L3951 @ & :
LA
[ _wue A s
Bt 2.55 + 3 @
|| eamcsesw 475 l
| ,t‘ | OH 1.87 285 W 57
. . 30.80 ‘ oK 187 30.81 05
| SKLSU 3,95 & l; o M ON 2.00 # ] a3
[ |-30.61 @ SINK ] 0UCT 2,60 H
| ELECTRIC PLANT| 3043

I‘\
@ v HA 1

38.33

O]

SH 0.6
HH 2.2

+30.95

9.48

75K 38.43 38.42

CUPBOARD

nae @

.
O 1.84
o
[ CLADDINE 1.22
CUPBOARD
o b 2. 1.63 1
[AVEET)

1.00 #

H 57°0 ON100Y1D
2
e
88
192 HR
[ 3via aum
4
191
—
S

| S
H 6¥°0 9NI00YTD
£2
po
&8

\ll“" 228
s+ BT L2
st 1.27
3.2 e
[
L4281
m L4280
oK 2.0
=i @ SH 1.3
H 2,38
J L4281

{I’———-——"au 2.0,
= B
g W
gan Eu
; i
@ = 200 |
- . Dt 1.87
= g L4243
E » g TOILE
S : ONg 1l

FIRST FLOOR

4533

W 162 CUPBOARD
oAt x | @ @7
<@
| <t
SH 0.5¢
i 218
R

06°2 HE

FLAT ROOF

8H 0.80

W 1.50 —_— B 2.40
SKL
Tsmu Up
Sh 1.38
54 0.6 HA 2.38
4258
S 0.72
it 2,38 i
+42.82

ALL DIMENSIONS TO BE CHECKED ON SITE BEFORE ANY WORK COMMENCES
ANY DISCREPANCIES TD BE REPDRTED TD THE SUPERVISING OFFICER

scale bar 1:100 at AQ

)
N H
QL NP UP_4q 30 x84
e .

O# 1.83

CUPBOARD

O# 1.81

L4640

_

SECOND FLOOR

Issue Revision

Date

alan brown design

TEL: 07535 642589 E-MAIL: alanhbrown@hotmail.com

Project:

No 10 Gun street
reading

Title:
Existing Plans
pre demolition

Client: No 10 Gun street

Date Scale Drawn
aug 2022 1:100 at A0

By

Drawing No. Rev

201 - 1114




ALL DIMENSIONS TD BE CHECKED ON SITE BEFDRE ANY WORK COMMENCES

@ + + + ANY DISCREPANCIES TO BE REPORTED TO THE SUPERVISING OFFICER

No10

BASEMENT FLOOR [T T T — i ————

e L L —_—
[ spL l
37.59  35.421137.53 1
36.97 36.96 l
Iz F e ——— |
37.51

l
|
——— T . | |
P [ I : wwg G od
|
|

BL 38.72 jﬁ [:J

39.29 36.88 _—
L’ §L r—-——-%l

- i
38.55 “pipe 0.154°9°

Channel my

No9 purple turtle

U | — ' T J_, _______________________ 36.81
—— | 7 0 - eI ieTelc e =

aaaaa
.
p— <2D|
PT basement Male < @ T
........ D
ccccccc I~
Cup'd [Cl ] | K== | :
= — T .
N m]
Female I\: 8 Upto
G] =\/==\/= =\/ O Balcon
bulant
0 —_— == . cwvicle
i L :
< ' 010 010~ | |
[@B)] r 31337 r 31 !
(@) Access Upto X Feature
o 6round Floor Seating Feature Bar Servery Two Opening ‘ l
T Area Opening i o
) l
fe) Glass . . . _U
- Wash T . - 1T
—
(@S] =—-W
-

COLDURED DOTTER [[INES REPR

ISENT

DEMOLITIONS A?T:[Y TDTUAL PLAVHS

GROUND FLOOR |

£ + + + +

FIRST FLOOR

0 1 2 3 4 5m
M
scale bar 1:100 at AQ

Issue Revision Oate

.

alan brown design
SECOND FLOOA

TEL: 07535 642589 E-MAIL: alanhbrownBhotmail.com

Project:

No 10 Gun street
reading

Title:
Existing Plans
with demolitions

Client: No 10 Bun street

Date Scale Drawn By
aug 2022 1:100 at A0

Drawing No. Rev.

201 - 1114




4
dp)]
—
-
s}
()
~t
o
=
(«B)
—
4
[
-
| 4o
—
D
— O
a2 ©
C | =
ol O
al

Nol10 Gun St

.
=<

purple turtle

BASEMENT FLO

CLEANER AND STORE

— <

|
IO d O
0

_+_

D R brook
e —— ____1 -
T L I [ erke stomse | =
i | - '
’ “ ; FEIE EXIT [ |
| '| & |
IEERRER | . . | [ | [\delddan |
UPTO | |
GROUND FLOOR Lz j4pe |
b —_— = BASEWENT FIRE EXIT [
o = |
CELLAR q CELLAR L
10]11{12[13]14[15|16

Cup'd

Access Upto
Ground Floor

STORE

N
[D
O
O
@)

-

— A —
zZ-—

REFUSE
STORE

7 : —
Lbﬂ/\ | \ = 3 3
| |
- :> Q| N )
PT basement Male - I
| Qf |
|
N . . M —— o | N
= _ _______.ij - o | r
Female /\ O ‘
™ 1 =\\q//==\\¢/,= up to
IR Y beer garden
—_— q:) to terrace
E— ] TS ISt ] l
) Feature
Seating Bar Servery Two Opening X l
Area i Seating |
Area . l
| || 5
Glass L . U U
Wash . il JE N I R
= | #////
-
l 1 u]
|
1
Holy brook |
|
|
1 L
! 7
| |
| x |
! N
— |
—_—
I | .
GLASSWASH T I ——
= ; 109 8 7 6 9 4
FIRE EXIT

— +

|

service apd;pr

GROUND FLOOR

=

VIEEEEN
UP FROM u| ! 1] 5\\\\

B [—

~

BAR SERVICE

WCS|

8

wheg}chai
efuge’

r
10]14]12[13 141§|16 \J

ep

S

LAVch[:iJ

(1

74

all the existing wall pQee to ail
VREre [TE| pnssihle
@ :sg {eplace
@d

&

situ

WHEELCHAIR
ACCESSIBLE
WC

to rear lane ‘

ACCESS
AOM NOS

PLANT LOCATION ETC

existing door, frame and architrav
to be refitted inta this opening

B

)

— ]

hoist
be retainf

[ I—

SECOND FLOOR

N A
| Ve
| h S
| N s \
boiler .gm’ and internal
| plant apta. fo be designed |
Ve
Ve
\ - AN
| ~ |
2 A R

7

b

DA ACQESS

=
=
=
=

es £ iEXIT
|
J

W//

d

cijiif ; u=qa GREEN Raod
I
N _ I [tl2]3[4l516 17189 [1q
r ‘ | acoustic wall
.
I
|
|
b~
|
PURPLE TURTLE STAGE P YARD AREA
EXTENSION up 680 !
|
b
|
|
(]
|
|
|
wheel -
Ne
chair
refuge
‘ acoustic w
r1=- T -1TT ’\’\’7T777’T’ -0 - ——
| e Y A A B B
mem< :
001 1 ito rear lane |
[ 7\7\7 L l 7\7\7 L l 7\7\7 L l 7\7
T — — =
PURPLE TURTLE E:::::%ivomkmergaMEn
——— A AL —
—_ Stage [P
_ | L 77777
T — — —_Upper_terrace [ —}
2 GARDEN
_ parapet
FEATURES PLANTING balustrade
aQj
5[/‘\/’\1 . .
- - lid over staircase 1
d (__ __> H shzﬁer
E =
'3L\,A\,J <__ '_> TR T\etdedt s
:; slopdd|cpve e
3 ! ;
Sf\q oleen rop .Ltgﬂr‘ : j
L\_/\§,J SEDUM ROOF COVERING OVER FLAT ROOF
ROOF
TERRACE [::] YARD BELOW + GREEN RODM
i existing feature window from rpar
E?Ej_u;uu rgtained and to
efifited int th)e new opening
FEATURES PLANTING - :|

WC

ESCAPE CORRIDOR

TYTgTATeIo T AT [T IIT0) 9] B 7] 6

lid over lower

staircase

FLAT ROOF AREA

FLAT RODF OVER STAIRS

ALL DIMENSIDNS TD BE CHECKED ON SITE BEFORE ANY WDRK COMMENCES

ANY DISCREPANCIES TO

BE REPORTED TO THE SUPERVISING DFFICER

Issue

Revision

Date

alan brown design

TEL: 07535 642589 E-MAIL: alanhbrown@hotmail.com

Project:

No 10 Gun street
reading

Title:
Proposed Plans

Client: g 10 gun street

Date Scale Drawn By
aug 22 1:100 at AQ

Drawing No. Rev.

02 - 1114




52.43

|
)

-
Ko
2

H
b

=
45,71
,Y_J
Ay Ay
46.38 46.38
4432
T
| ——
— V. 4
L
=== 75
lllll
Avd
LAJ 20 |—A—| [ X
4244 42,15

adjacent property no 9 gun street no 10 gun street adjacent property

REAR ELEVATION A SECTION/ELEVATION B

H G C G
B B
_l_

F i =
i |
/j‘/.
GROUND FLOOR ! ]

'S n | | C

t <7 — -

&'\C\_\
zvf’
A WA
BENVA
AV
JT N\
27\
| \
z1
#’
N
X7
El

Flevation F

Elevation G

ALL DIMENSIONS TO BE CHECKED ON SITE BEFORE ANY WORK COMMENCES
ANY DISCREPANCIES TO BE REPORTED TO THE SUPERVISING OFFICER

“v.“ g 1 vua
] 1 — —
L (I
] s |
Vi Vi Vi
| . N Z .
EGyS == = B
5 O ST Y ca B ! [ S N | N | R— -
adjacent property no 9 gun street no 10 gun street adjacent property
REAR ELEVATION C
z ﬁg = = —]

i

—— — EET F
== E===2
===
— — —]
| Q =]

= dll

( T Il 1 | Jl = D@ ° = .
— o

HEEN

L2

no 10 gun street

no8 gun street

adjacent property

FRONT ELEVATION H

scale bar 1:100 at AO

Issue Revision

Date

alan brown design

TEL: 07535 642589 E-MAIL: alanhbrown@hotmail.com

Project:

NO 10 GUN STREET
READING

Title:
EXISTING ELEVATIONS
PRE DEMOLITION

Client:  Np1g GUN STREET

aug 2022 1:100 at AD

Date Scale Drawn By

Drawing No.
203 - 1114

Rev.




ALL DIMENSIONS TO BE CHECKED ON SITE BEFORE ANY WORK COMMENCES
ANY DISCREPANCIES TO BE REPORTED TO THE SUPERVISING OFFICER

\J |
mEI=ER
A
S8

= L P\ X N
| [\J B —— N == ~~ | il 72 I 1 I 74
Lons BT - - |
== = NS CARRIED |qUT ] | L] : == // % //
J_’_,_:—'_'_, (}Hm m SRR q TEM"DHAHY HOARDING = L] —|
A~ = EEu t} ' = i
7 y/al 0 | I E——— e
' — o S E— w e )
adjacent property no 9 gun street no 10 gun street adjacent property adjacent property no @ gun street no 10 gun street adjacent property
REAR ELEVATION A SECTION/ELEVATION B REAR ELEVATION C
+ A + +
H 6 g e
Eﬂr —
z /'é‘:"—‘:
: : = s s = e
...... +
. n = —1 Y~ 0 B P
EEE o I = 1 =
== ==
} = C 7 Y [—
@ =, - - ﬂl] === — ==
F ! E I . 0 | S : e — : — = ) -
| } =18 o = =\ ST T . lim
e y
l | | H- =17V U717 U 7 || |
| [ ] AN ° | _
| | —H o 115 N — L . H . =
GROUND FLOOR ‘ ' adjacent property
H_ _A I _E no 10 gun street no9 gun street

FRONT ELEVATION H

kE
]

:1111112‘ ISSUE HEViSion Date
] | |
|
- alan brown design
ﬂ N\ = -
Il —
= —
’_,—'% 1 I 1 I TEL: 07535 642589 E-MAIL: alanhbrown@hotmail.com
L
’_/ | — I N B Al 40,65
L\_\_\_L M _\_\_\_ AT Project:
oL = NO 10 BUN STREET
— == Wé it W%} m AEADING
=31l _ ==
, Title:
Elevation F EXISTING ELEVATIONS
WITH DEMOLITIONS

Elevation G

Client:
) . ) ; PR 18Nt Np10 GUN STREET
A ———
Date Scale Drawn B
scale bar 1:100 at AO aug 2022 1:100 at AO y
Drawing No. Rev.

203 - 1114




ALL DIMENSIONS TO BE CHECKED ON SITE BEFORE ANY WORK COMMENCES
ANY DISCREPANCIES TO BE REPDRTED TD THE SUPERVISING OFFICER

rauul \™ ,,
L J painted render | Jﬁ @

PN

7 | = -

= existing retained|window ref

ositioned|fgr

‘li
@
J— new door access gnto roof tprrace existing windew—
H B = B behind retained
7 |
I: =2 roof to match existing
— — f P T kitchen { / / / o
o J— TT— a.cous,tiHeﬂce/' // ;// // nev divide from roof terrace |:| nev balustrade divide //\I // % //
| i D . \\,:»é/ to roof area shown dotted for terrace
staircase and ____.q4— I : ) : ) : ) exact materials TBA = parapet e )
corriger—emclosure T —
E
== ori =
A N N green room rickwork A
Cﬂfe w w w w w w ! —— —— —_— ——
— < ‘ acoustic ceiling below roof structure - ainted timber windows painted timber windows " Ea—
e I % %/ // TtOME DAMG COUrse %/ %/ %
=== store room I ] ’-‘ . === —— o
[ ] — servery counter El servery counter - 5 painted timber vindows ”3
— T v S cafe = &5
pe—| ' stage level
/ /// 7 T I I I 1 1 S{0Ne Dand cour // % 4
1 h\ new venue level % é // new venue floor level ‘ . ) R . . A . . . . % % %
- . 40.564K Na10 pround floor venus Lival ¥ i + - 40.854K No10 pround Floor yard leva b paipted paipted . paipted paipted o
4‘_'_,—’_'— ME/‘ = : : I — L SepE) } stepl stepl brickvork stepl stepl =
N = ——L\Qf;'__‘_‘,_lf_____ - T doofrs doofs dooPs dooPs ey
(_, J/u 30 440M No® PT approxl yard 1avel I 1 R | - | L._.—. T ) ) R - __f_t_ I C\_' - 1 — — — — _| - | —
WCs cellar < basement WCs F;ir pboard exit refuse store s — U O ERE v
. . . L 30.646M Now PT basoment floor lovel ccess from 4'_'_'_1_‘
| basemenft
37.870M Not0 nev basement floor level 37.970M No10 new bagement floor level .
adjacent property no 9 gun street no 10 gun street adjacent property
L o
1 adjacent property no 9 gun street N no 10 gun street ] adjacent property I~ i

ACCESSIBLE
We

]
/\ staircase corridor enclosure new balustrade divide kitchen ]
— for terrace v =
. parapet =
sedun roof covering sedum roof coverin N
green room == == = = — ) )
n I I 4 . .
gcoustic ceiling below roof structure ! |:: : : acoustic ceiling below roof structure existing first floor
J‘ ) I I
e ) I I
’j ! o | |
—_—— —_——— e — " | |
‘ ) I I
| T :u | | L - -
_ + —+ —+ H store rgon ‘ ________ Y [
@ firb exi fird exi ‘ . ranped acce$s
i i i i .
stage level ‘ e | stage level to Nog
’ ) “new venue floor level T H —Llnew yard levdl new venue floor level cofe <
: | o —— ————
| o S — —_— —_— . . . . i
\ Holy brook | ; refuse store - existing yard level i
* T _— __r.r_.—_._. d — | . —_— . -
1 -
i cellar Wcs L i
11 L || cellar J| o Wes 1] link 'access ) -
— 1 7 - ] __ I corridor asemen S
H G 0 . 1 C| 6
! M
1 B I S [ P
GLASSWASH T I — -
= ! 109676843 'Z’ﬁli
| [ BAR SERVICE FIRE EXIT | -
(A [Tl T - ’
UP FROM —_ . .
gl ] T — STORE ] )
I:I Wl Wes \ t [opTo eheef RV : l:
1 |B —=l b ! |1
o0 |l : o . L AL INTERNAL ELEVATION O INTERNAL ELEVATION E
\ \ Il: "’h? haif ‘ | 8coustic wall ;
refyge
(:I D . 1ol14]1213)14)15]t5 \J i ' !
Il - | '
. g 1
; B A1 > i ] ]
new venue L A
STAGE Ll YARD AREA ( I
up 680 [ .
. L L
- I
| — | I
. il |
: ! H I E
K ] I
' wheel - === o
chair E = —
- r‘efuPe /4':‘_
WHEELCHAIR acoustic whl

. \ = )y 3T w |
“““““““““““““““ PURPLE TURTLE A E:fff‘_“’:fl*“m*’d"“ _!_!_ = .
““““““““ — L ~mj — | per somaco et N7 J > < . = I - m v == [
GROUND FLOOR = L]
L A U _C \ / @ == == : [ﬂ] = =
BEER g w2 B B

GARDEN — = = EE”“—”:”—*“—L“ - =
—”E = Z S In miE HEER

: isting door reconfigured with - —— | v v 4
/ ﬁ:i position to open OUWH'#] QDE Q [ = | %/ /// |:| |;| % % %// |

4

all existing paint work to be
redecorated in new colour TBC

L < ,ﬁl i | v | _‘ -2 z m o -
‘ adjacent property

no 10 gun street no9 gun street

FRONT ELEVATION H

Issue Revision Date

{ staircase corridor enclosure /\ extension
extension to ' . ' ]

rear of nol0
rear of noi0 .
staircase enclosure from green

roon down to stage level

alan brown design

:/ i boundary wall im?reased in height boundary wall increased in height
E '—A—; ] and capped off with stone band . ] and capped off with stone parapet
at roof level
’-L ——|— all in matching naterials
upper|jbalcony |

NO 10 GUN STREET

"Q
%\5— Wﬁ%» m READING

|

|

T T |

igiotototo) I !

F I I I | I | TEL: 07535 642589 E-MAIL: alanhbrown@hotmail.com

- !  — i /‘(‘% “““““““ Coozzoy : 0
\M | Project:

|
|
|

S

Title:
PROPOSED ELEVATIONS SECTIONS

ELEVATION F

ELEVATION G

Client:  ppppERTY REV RENTAL LTD

e —— Date Scale Drawn By

scale bar 1:100 atAD aug 22 1:100 at AD

Drawing No. Rev.
204 - 1114 D




%VQQ\L
o
““‘
NO 10 GUN <5
STREET S

alan brown design

TEL: 07535 642588 E-NAIL: alanhbrownBhotmail.con

Project:

No 10 Bun street

The Oracle Centre reading

Title:
Existing site plan

Client: No10 gun street

Date aug 2022 Scale y.50p Drawn By

Oraving No. Rev.
rawing No 205 - 1114 BV, .




The Oracle Centre

alan brown design

|TEL: 07535 42583 E-MAIL: alanhbrown@hotmail.can

Project:

10 Gun Street
Reading

Title:
proposed site plan

Client: No 10 gun street

Date aug 22 Scale 1:500 Dravn By

Drawing No. Rev.
206 - 1114 A




Flood Risk Assessment
10 Gun Street, Reading, RG1 2JR

@ Stantec

Appendix D

Hydraulic Modelling Outputs

Holy Brook Data Extracted from Environment Agency Lower Kennet Modelling Study 2018
(Refer to FRA Section 4.4 for node locations on Holy Brook)

Present Day Fluvial Flood Levels.

Water Levels (m AOD — Present Day — Annual Exceedance Probability (AEP)

Node 50% AEP | 20% AEP | 5% AEP | 3.33% AEP | 1.33% AEP | 1% AEP | 0.1% AEP
HOLY2_0633.1 | 37.931 37.937 37.948 37.950 37.955 37.956 38.170
HOLY2_0624.1 | 37.913 37.920 37.930 37.932 37.937 37.938 38.153
HOLY2_0601.1 | 37.841 37.847 37.858 37.860 37.865 37.865 38.075
HOLY2_0601.2 | 37.834 37.841 37.851 37.853 37.858 37.859 38.070
HOLY2_0579.1 | 37.559 37.564 37.574 37.576 37.580 37.581 37.775
HOLY2_0551.1 | 37.483 37.489 37.499 37.501 37.506 37.506 37.712
HOLY2_0551.2 | 37.444 37.451 37.461 37.463 37.468 37.468 37.678

Climate Change Fluvial Flood Levels.

Water Levels (m AOD) — Climate Change (CC) — Annual Exceedance Probability (AEP)

Node 1% AEP + CC 1% AEP + CC 1% AEP + CC 1% AEP + CC

(+15%) (+25%) (+35%) (+70%)
HOLY2 0633.1 37.985 38.050 38.129 38.282
HOLY2 0624.1 37.968 38.033 38.112 38.265
HOLY2 0601.1 37.894 37.958 38.036 38.185
HOLY2 0601.2 37.888 37.952 38.030 38.180
HOLY2 0579.1 37.607 37.667 37.739 37.895
HOLY2 0551.1 37.535 37.599 37.673 37.840
HOLY2 0551.2 37.497 37.563 37.639 37.809
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