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Introduction

This report has been prepared by Glanville Consultants on behalf of Castleforge Partners to
support a planning application (reference 200918/FUL) for the redevelopment of Soane
Point, 6-8 Market Place, Reading.

Site Description

The site is located on Market Place, Reading, RG1 2EG. The approximate centre of the site is
located at: Easting 471723; Northing 173462. A site location plan is included in Appendix A.

The site is approximately 0.29ha in size and currently comprises office and retail space
within an urbanised city centre area, which is underlain by a basement car park. The site is
bound to the west by Market Place, to the east by a private road and the north and south by
neighbouring buildings.

Existing Surface Water Drainage

The catchment can be characterised as impermeable, comprising roof and hardstanding
external ground areas. Surface water run-off from the existing development is understood to
drain to the public sewer in Market Place. No third-party sewers or sustainable urban
drainage (SuDS) features are known to be located within the site boundaries.

Development Proposals

The proposed development is for the internal and external refurbishment to the existing
office building, along with the erection of a side wing and two-storey extension. A copy of
the proposed site roof plan is included in Appendix B.
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Flood Risk Appraisal

The National Planning Policy Framework (NPPF) states that a flood risk assessment is
necessary for sites greater than one hectare in area or those located in Flood Zone 2 or
Flood Zone 3. Since the site measures only 0.29ha in area and is not located in a high-risk
flood zone, a full flood risk assessment is not required. However, in the interests of best
practice, a brief evaluation of flood risk to the site is provided in this report.

The Environment Agency (EA) publishes flood zone mapping on the GOV.UK website which
shows the modelled extents of fluvial flooding. The flood zone mapping indicates that the
site is entirely located within Flood Zone 1, which is land at the lowest risk of fluvial flooding.

The EA publishes a ‘Flood Risk from Surface Water’ map (FRfSW) on the GOV.UK website
which indicates the predicted risk of surface water flooding in the event that rainwater does
not drain away through normal drainage systems or soak into the ground. The mapping
indicates that the site is considered to be at a very low risk of surface water flooding.
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Surface Water Drainage Strategy

As discussed in Section 1, the site is considered impermeable and currently discharges
surface water run-off to the public sewer in Market Place.

The development proposals introduce soft landscaping features at various storeys which will
lead to an overall decrease in impermeable area at the site. The proposed development will
see an increase in soft landscaped areas area by approximately 340m? (an improvement to
the existing situation of zero). A roof plan for the proposed development showing the
proposed permeable areas is included in Appendix C.

The introduction of soft landscaped areas will also aid in slowing the rate or attenuating of
run-off to the downstream system and will aid in reducing flood risk to this receiving body as
well as providing water quality benefits.

The proposals will also consider the following measures to reduce water consumption
together with the reuse of grey water:

e Low flush WCs;
® Flow restricted showers and taps; and
e Rainwater or greywater harvesting.

Such measures can help to reduce the rate and volume of flows entering the downstream
system. At the appropriate design stage, the final measures incorporated to reduce internal
water usage will be confirmed.

Since the site is underlain by a basement car park and the proposals do not comprise its
removal, the opportunity to explore infiltration drainage (such as soakaways) is constrained
in this regard.

It is therefore proposed that run-off from the impermeable areas at the application site will
continue to be managed through the existing drainage system that currently serves the site.

The proposed change of use will not involve an increase in the current impermeable area;
therefore, there will be no increase in surface water run-off from the site post-development
for all design rainfall events. As such there will be no increase in flood risk downstream.

As discussed, the surface water drainage strategy seeks to reuse the existing system and
run-off rates will not exceed the existing rates. Therefore, there is no need to provide
hydraulic design calculations. Betterment is provided to the existing situation through the
introduction of new landscaped areas, which will aid in providing water quality benefits
together with a reduction in the volume of water and / or peak flows being received by the
downstream sewer.

Since no new connections are proposed, and there is no increase in surface water run-off
discharging to the receiving sewer, it is proposed that the detailed design for the drainage
system will be provided in due course. Further information in this regard could be made
available as part of a condition discharge and/or in liaison with Building Control at the
detailed design stage.

The drainage system on-site would remain under private ownership and be maintained by a
management company.
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4.0 Conclusion

4.1 This report has been prepared by Glanville Consultants on behalf of Castleforge Partners to
support a planning application (reference 200918/FUL) for the redevelopment of Soane
Point, 6-8 Market Place, Reading.

4.2 This report concludes that:

® The site is impermeable and is underlain by a basement car park and constraints are
such that infiltration drainage techniques will not be feasible.

e The site currently drains to the adjacent public sewerage system.

® |tis proposed that the site will continue to drain via existing connections to the adjacent
public sewerage system.

e Soft landscaping features are proposed at various storeys which lead to an overall
decrease in impermeable area when compared with the existing situation, which will in
turn reduce run-off rates and volumes and provide water quality benefits.

e The proposals consider measures to reduce water consumption.

®  Flood risk will not increase on-site or elsewhere as a result of the development.

4.3 The proposals are therefore considered to comply with national and local planning policy in
terms of drainage and flood risk.
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Appendix B

Proposed Site Roof Plan
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