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1.0 INTRODUCTION 

1.1 This drainage and SUDS’s Report has been prepared by Taylor Whalley Spyra on behalf of CIP 

Property (AIPT) Limited to accompany the planning application for the proposed development at 

Friar Street, Reading. 

1.2 The objective of this report is to consider the effect of the proposed development on foul water, 

surface water and Sustainable Urban Drainage (SUDS) on site. The report provides an overview of 

SW, FW and SUDs and the requirement to reduce surface water runoff from sites to the public sewer 

system.  

1.3 The existing site is occupied by Sainsbury’s supermarket consisting of commercial, offices and a 

bakery with a site area of 2,468m2 and a total floor space of 3,988m2 over five floors.  The site layout 

is ‘L’ shaped and is located near the corner with the main frontage  on Friar Street and goods access 

on Greyfriars Road (refer to Appendix A). 

1.4 Taylor Whalley Spyra has undertaken discussions with Thames Water, Environment Agency and 

Reading Borough Lead Local Water Authority. The purpose of these discussions is to outline the 

required strategy of the design of the new site foul water and surface water drainage and 

requirements for inclusion of Sustainable Urban Drainage (SUDS) on site. 

2.0 EXISTING SITE FOUL AND SURFACE DRAINAGE REVIEW 

2.1 The existing site consists of buildings and concrete access yard and is fully paved with no 

landscaped areas. All surface water discharges directly from site to the public sewer surface water 

systems (refer to Appendix B). 

2.2 The surface water and foul water discharge to the public sewer at two locations in Friar Street and 

Greyfriars Road, with the site existing peak foul water discharge rate of 3.7 l/s and the existing peak 

surface water discharge rate of 76 l/s for a 1:30 year event (refer to Appendix C). 

3.0 PROPOSED SITE FOUL WATER DRAINAGE METHODOLOGY 

3.1 Application to Thames Water for a pre-development enquiry has been undertaken to ascertain the 

capacity of the existing foul water drainage system in the surrounding area (refer to Appendix D). 

3.2 Thames Water have confirmed the existing public foul water sewer has the additional capacity for the 

proposed site and no upgrading of existing system will be required (refer to Appendix D). 

3.3 Thames Water are in the process of reviewing and upgrading the local network as part of the wider 

area noted in Reading Borough Council's local plan. 

3.4 Thames water have confirmed that the existing foul and surface water drainage system in the 

surrounding area is not subject to flooding or surcharging (refer to Appendix E). 
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4.0 PROPOSED SITE SURFACE WATER DRAINAGE METHODOLOGY 

4.1 The surface water design is divided into two catchment areas each servicing one of the two 

discharge points in Friar Street Zone One and Greyfriars Road Zone Two (refer to Appendix F). 

4.2 The existing surface water runoff from site for various design criterial events has been reviewed 

against the proposed and the new site drainage discharge will be designed in accordance with 

National Planning Policy Framework and Planning Practical Guidance 

4.3 The new surface water drainage is to be designed to a 1:100 year event with climate change 

allowance of 25% with a building design life of 100 years. 

4.4 The surface water discharge from site will require on-site storage with restricted outflows via 

hydrobrake manholes (refer to Appendix F). 

4.5 The Environment Agency have confirmed that they would expect Reading as Lead Local Water 

Authority to confirm final design criteria, but they would expect a reduction in surface water runoff 

from site (refer to Appendix G). 

4.6 Reading Lead Local Water Authority has confirmed that the design criteria recommended by Taylor 

Whalley Spyra for surface water is reasonable, with further detailed design being undertaken in 

accordance with Sustainable Drainage System – Non Technical Standard and in line with National 

Planning Policy Framework and Planning Practical Guidance (refer to Appendix H). 

5.0 PROPOSED SUDS SITE REVIEW 

5.1 The SUDS options for the urbanised site are restrictive and a review of all options is tabled below: 

TABLE 1.1 

 
 

Living Roofs 
 

Green roofs are to be provided in the form of 65% of the site 

area and will provide natural evaporation 
 

Basins and Ponds 
 

Site area is restrictive for available space, as a residential area 

ponds are an inherent danger 
 

Filter Strips 
 

Site area is restrictive for available space and non-permeable 

and underlining strata not suitable 
 

Infiltration Devices 
 

Site area is restrictive for available space and non-permeable 

and underlining strata not suitable 
 

Permeable Surfaces 
 

Site is non-permeable and underlining strata not suitable. The 

courtyard are will act as green roof 
 

Tanked Systems 
 

Attenuation can be provided below the  lower ground floor 

with access within car parking area 

 
 

5.2 The table outlines the available SUDS options for the site being the use of green roofs, grey water 

harvesting and on site storage with restricted discharge rates from site to the public sewer. For the 
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purposes of the surface water design the SUDs green roof areas will not be taken into account for 

storage volumes (refer to Appendix I). 

6.0 DESIGN GUIDANCE LEGISLATION AND PLANNING POLICY 

• National Planning Policy Framework March 2012 

• The National Planning Practice Guidance 2014 

• Sustainable Drainage Systems Non-Statutory Technical Standards for Sustainable Drainage 

Systems - March 2015 

• Reading Borough Local Development Framework Adopted Core Strategy, 2008 

(updated2015) 

• Station Hill South Planning and Urban Design Brief 2007 

 
7.0 CONCLUSIONS 

7.1 The use of certain forms of SUDs on the site such as green roofs and grey water harvesting will 

reduce the surface water runoff from site and the use of mains portable water. The addition of 

surface water storage tanks will provide initial storage during storm events reducing peak flows to the 

main Thames Water sewers. 

7.2 The foul water flow rates from site will increase and Thames Water have confirmed there is 

additional capacity within their network. The local area will require upgrading as part of the Reading 

Borough Local Plan for the redevelopment of the surrounding area. 

 
 

For and on behalf of     For and on behalf of 
TAYLOR WHALLEY SPYRA    TAYLOR WHALLEY SPYRA 

      
 

GRAHAM BOSTON     SIMON LANE 
BSc(Eng), CEng, FICE, FIStructE 

 
 
      



  taylor whalley spyra 

 

8939_FS_GB_version 2.0  27th October  2016 
 

 
 

 
 

 
APPENDIX A 

 
 

Site Location Plan 
 

LDA Architects Ltd Typical Floor Plans Accommodation Schedule Drawings 1509_SK105 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



REV. DATE DESCRIPTION

PROJECT

DRAWING

CLIENT

SCALE

DATE

DRAWING No. REVISION

CHECK

DRAWN

copyright retained©

LDA
Chartered Architects

LDA (Architects ) Limited
Lion House 
147 Oriental Road
Woking
Surrey, GU22 8AP

T.  01932 828933
E.  lda@ldaarchitects.co.uk

March 2016

52-55 FRIAR STREET
& 12 GREYFRIARS ROAD
READING

CIP PROPERTY (AIPT) LTD

SITE LOCATION PLAN

1:1250 @ A2

1509-PL3-01

THIS DRAWING IS BASED UPON: 
-  PROMAP - ORDNANCE SURVEY (C) CROWN 
COPYRIGHT 2016. ALL RIGHTS RESERVED. LICENCE 
NUMBER 100022432

KEY

    APPLICATION BOUNDARY
    AREA 0.25ha

 
             OTHER LAND IN APPLICANT'S CONTROL
 

PLANNING
PRELIMINARY

STREET

22

Pr
em

ie
r H

ou
se

22

135

138 to 141

Court

3

5

W
B

40

5

11

1 to 45

16

18
The

Centre

9

11

83 to 85

(remains of)

31

20

29

A 
32

9

El Sub Sta

6 8

Bellman Court

CA
VE

RS
HA

M
 R

O
AD

5

(Franciscan,

12

97 to 98

9

1 to 12

Church

38.7m

L 
Tw

r

45

39.4m

20

62

1

50

27

1 to 41

131

29

59
a

21

(C of E)

102

10

L Twr

31

El

Reading Station

C
ou

rt

1 to 17

R
EG

EN
T 

C
O

U
R

T

to

40.7m

25

18

8

13b

16

118

Friary

42.7m

GREAT KNOLLYS STREET

48

15

1 to 18

18

1

SACKVILLE

9

11

23

Cattle Market

Subway

El

30

125

Projection

13

1 to 24

20

31

Friary Court

19

1 to 15

15

12

8

FRIAR STREET

21

H
un

sa
ke

r

128

Builder's Yard

10

GARRARD STREET

Chatham

20

28

44.4m

4

144

23

TUDOR ROAD

12b

3

99
104

137

19

Hotel

20

20
 to

 3
0

5 to 7

5

14

El Sub Sta

7

7

9

21

Sub Sta

PH

Sta

12 to 18

E
l S

ub S
ta

2

Tanfields

12a

22

Posts

1a

C
8

PHEl

Montrose
14

G
R

EY
FR

IA
R

S 
R

O
AD

1 
to

 3
0

2

100

Place

23

43.7m

51

1 to 15

30

53

LB

11

35

143

El

Court

9

Sta

Sta

32

21
1

ALFR
ED

 S
TR

E
E

T

110 to 117

Roof

25a to 25b

C
5

Sta

23

1

20

STATIO
N

 R
O

A
D

13

1

60

H
ouse

147

Adelphi House

132

1

Trading

47

129

11

1 to 32

ROAD

6

91

20

Garage

89

Malcolm

23

24

WELDALE STREET

64

R
ea

da

1 
to

 6
9

TCBs

Car Park

10

Hall

Sub

31

S Gantry

4

2

1

W
alk

Founded 1233)

East

VACHEL

146

109

35

49

Jeffrey

1 to 15

149

43.9m

8

GARRARD STREET

14 to 15

PH

10

133

Sub

Statue

P
rojection W

est

12

29

17

33
 to

 4
1

1

PH

to

119

37 to 41

45.4m

7 to 11

STANSHAWE ROAD

Lion

43

31

13

19

8 to 9

4 to 6

Greyfriars

39

17

Icon

29

Multistorey Car Park

127

90

11
b

38.1m

6

21

136

1

35
 to

 4
3

Fi
fe

 C
ou

rt

18

Greyfriars

134

106

31

37

101

6

6

5 to 9

145

45.4m

to

Sub

Place

8

Belmont Court

24

18

8

39.6m

3

8

El

1 to 11

108

142

58

14

Estate

49
 to

 5
1

3

Princes

15

148

30

Studios
Central

18

1 to 10

52 to 55

M
ER

C
H

AN
TS PLAC

E

16

13

1

2
1

17 to 27

11

16 to 30

7

TCB

Phoenix House

130

38

U
nion Street

103
W

EST STREET

107

Q
ue

en
 V

ic
to

ria
 S

tre
et

Th
or

n 
W

al
k

105

Friars

S Gantry

Posts

1 to 29

40

22
42

 to
 6

2

7

4 to 5

TCB

SL

34

Stanshawe Court

5

Sub

61

6

House

3

L Twr

Ordnance Survey, (c) Crown Copyright 2015. All rights reserved. Licence number 100022432

0 10 20 30 40 50 M

FM

PW

APPLICATION
SITE



THIS DRAWING IS BASED UPON: 
-  PROMAP - ORDNANCE SURVEY (C) CROWN 
COPYRIGHT 2014. ALL RIGHTS RESERVED. LICENCE 
NUMBER 100022432

REV. DATE DESCRIPTION

PROJECT

DRAWING

CLIENT

SCALE

DATE

DRAWING No. REVISION

CHECK

DRAWN

copyright retained©

LDA
Chartered Architects

LDA (Architects ) Limited
Lion House 
147 Oriental Road
Woking
Surrey, GU22 8AP

T.  01932 828933
E.  lda@ldaarchitects.co.uk

52-55 FRIAR STREET
& 12 GREYFRIARS ROAD
READING

CIP PROPERTY (AIPT) LTD

-

C

1:200 @ A1

-

PLANNING
PRELIMINARY

0 5 10 M

N

first

A-A
AS-300

A-A
AS-300

B-B
AS301

B-B
AS301

E-E
AS304 E-E

AS304

D-D
AS303D-D

AS303

C-C
AS-302

C-C
AS-302

G-G
AS305

G-G
AS305

H-H
AS305 (G.FLOOR ONLY)

i-i
AS-305 (G.FLOOR ONLY)

F R I A R S T R E E T

G
 R

 E
 Y

 F
 R

 I 
A 

R
 S

   
 R

O
A

D

LIVING

KITCHEN

HALL

BATH

E-S

BEDROOM  1
11.6 sq.m

BEDROOM  2
8.0 sq.m

S
TA

IR
S

FI
R

E
FI

G
H

TI
N

G
LI

FT

VENT

E
LE

C

E
LE

C

GREEN WALL

GREEN ROOF

HALLBEDROOM
13.3 sq.m

KITCHEN

LIVING
24.8 sq.m

BATH

HALL

BEDROOM
12.4 sq.m LIVING

24.5 sq.m

BATH

KITCHENHALL

BEDROOM
12.8 sq.m LIVING

23.8 sq.m

BATH

KITCHEN

BEDROOM
13.7 sq.m

BATH

LIVING
23.5 sq.m KITCHEN

HALL

HALL

BEDROOM  1
11.5 sq.m

BEDROOM  2
11.5 sq.m

E-S

KITCHEN

LIVING
26.3 sq.m

BATH

HALL

BEDROOM  1
11.7 sq.m

BEDROOM  2
9.9 sq.m

E-S

KITCHEN

LIVING
26.7 sq.m

BATH

STAIRS

LIFT / 
STAIRS
LOBBY

HALL

BEDROOM  1
13.7 sq.m

E-S

KITCHEN

LIVING
24.5 sq.m

BEDROOM  2
7.5 sq.m

BATH

STAIRS LOBBY

B(1-4.03)
1 BED 2P
50 SQ.M

B(1-4.04)
1 BED 2P
50 SQ.M

B(1-4.05)
2 BED 3P
62 SQ.M

B(1-4.06)
2 BED 3P
65.6 SQ.M

B(1-4.07)
2 BED 4P
74 SQ.M

C(1-4.03)
1 BED 2P
50 SQ.M

C(1-4.04)
1 BED 2P
50 SQ.M

VENTELEC

VENT

LIFT
LOBBY

BATH

HALL

BEDROOM 1
11.8 sq.m

LIVING
24.5 sq.m

KITCHEN

BEDROOM 2
10.5 sq.m

E-S

HALL

BEDROOM
13.5 sq.m

KITCHEN

LIVING
23.7 sq.m

BATH

C(1-4.02)
2 BED 3P
65 SQ.M

HALL

BEDROOM  2
11.5 sq.m

E-S

LIVING
27.5 sq.m KITCHEN

BEDROOM  1
14.3 sq.m

BATH

C(1-4.01)
2 BED 4P
72 SQ.M

B(1-4.02)
1 BED 2P
50 SQ.M

E-S

HALL
BEDROOM  1

11.5 sq.m

KITCHEN

LIVING
27.2 sq.m

BEDROOM  2
11.5 sq.m

BATH

B(1-4.01)
2 BED 4P
70.6 SQ.M

2 NO 8 PERSON LIFTS

FIRE
FIGHTING
LIFT

BATH

KITCHEN

LIVING

HALL

BEDROOM  1
15.2 sq.m

BATH

LIVING

E-S

KITCHEN

HALL

BEDROOM  2
13.3 sq.m

BEDROOM  2
8.1 sq.m

BATH

LIVING

KITCHEN

HALL BEDROOM  1
12.9 sq.m

LIVING

KITCHEN

SHE-S

HALL

BEDROOM  2
9.6 sq.m

BEDROOM  1
11.5 sq.m

LOBBY

LOBBY

2 NO 8 PERSON LIFTS

FIRE
FIGHTING
LIFT

LIFT /
STAIRS
LOBBY

STAIRS
VENT

A(1-4.02)
2 BED 3P
64 SQ.M

E
LE

C

BATH

KITCHEN

LIVING

HALL
BEDROOM  1

15.2 sq.m

A(1-4.03)
2 BED 2P
50 SQ.M

A(1-4.04)
2 BED 2P
50 SQ.M

LIVING

KITCHEN

BATH

HALL
BEDROOM  1

13.8 sq.m

A(1-4.01)
1 BED 2P
50 SQ.M

A(1-4.06)
1 BED 2P
52 SQ.M

A(1-4.07)
2 BED 3P
65 SQ.M

A(1-4.05)
2 BED 3P
64 SQ.M

GREEN WALL

TYPICAL FLOOR PLANS
& ACCOMMODATION 
SCHEDULE

A B

C
1509-SK105

TYPICAL FLOOR PLAN LAYOUT

Oct 2016



  taylor whalley spyra 

 

8939_FS_GB_version 2.0  27th October  2016 
 

 
 

 
 

 
 

APPENDIX B 
 
 

Taylor Whalley Spyra Drawing 8939_702_Existing Site Floor Plans 
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The position of the apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not shown but their presence should be anticipated. No liability of any kind 
whatsoever is accepted by Thames Water for any error or omission. The actual position of mains and services must be verified and established on site before any works are undertaken.

100 metre intervals

EAGLE hardcopy facility - Normal Map.
The plot is centred on ( 471378 , 173707 ), which is in SU7173NW. Printed on 9 April 2009 at 15:34:49 by RIMISSON.
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ALS Sewer Map Key

Foul: A sewer designed to convey waste water from domestic and
industrial sources to a treatment works.

Surface Water: A sewer designed to convey surface water (e.g. rain
water from roofs, yards and car parks) to rivers or watercourses.

Combined: A sewer designed to convey both waste water and surface
water from domestic and industrial sources to a treatment works.

 Joint

 Trunk Surface Water

 Storm Relief

 Vent Pipe

Proposed Thames Surface
Water Sewer

Gallery

Surface Water Rising Main

Sludge Rising Main

Vacuum

Public Sewer Types (Operated & Maintained by Thames Water)

Notes:

1) All levels associated with the plans are to Ordnance Datum Newlyn.

2) All measurements on the plans are metric.

3) Arrows (on gravity fed sewers) or flecks (on rising mains) indicate direction of flow.

4) For symbols referred to as ‘Other’ on this key, please see the plan for further
information.

5) Most private pipes are not shown on our plans, as in the past, this information has
not been recorded.

6) -9999.00 or 0 on a manhole level indicates that data is unavailable.

7) The text appearing alongside a sewer line indicates the internal diameter of the
pipe in milimetres. Text next to a manhole indicates the manhole reference
number and should not be taken as a measurement. When cover and invert
levels appear on a plan they are clearly prefixed by ‘CL’ and ‘IL’. If you are
unsure about any text or symbology present on the plan, please contact a
member of Property Insight on 0118 925 1504.

Trunk Foul

Trunk Combined

Bio-solids (Sludge)

Trade Effluent

Proposed Thames Water
Foul Sewer

Foul Rising Main

Combined Rising Main

Proposed Thames Water
Rising Main

Syphon

Sewer Fittings
A feature in a sewer that does not affect the flow in the pipe. Example: a vent
is a fitting as the function of a vent is to release excess gas.

Operational Controls
A feature in a sewer that changes or diverts the flow in the sewer. Example: A
hydrobrake limits the flow passing downstream.

Air Valve

Blind Shaft

Catch Pit

Dam Chase

Double Flushing Tank / Chamber

Single Flushing Tank / Chamber

Hatch Box

Lamp Hole

Lifting Shaft

Meter

Rodding Eye

Vent Column

Vent

Washout

Backdrop Manhole

Butterfly Valve

Clough

Dam Board

Drop Pipe

Drop Shaft

Flume

Flap Valve

Headwall

Other (specified on plan)

Other (specified on plan)

Hydrobrake

Petrol Interceptor

Penstock

Reflux Valve

Step

Sluice Valve

Tank

Weir

End Items
End symbols appear at the start or end of a sewer pipe. Examples: an Undefined End at
the start of a sewer indicates that Thames Water has no knowledge of the position of
the sewer upstream of that symbol, Outfall on a surface water sewer indicates that the
pipe discharges into a stream or river.

Effluent Discharge

Soakaway/

Outfall

Undefined End

Inlet

Gulley

Other Symbols
Symbols used on maps which do not fall under other general categories

Sewage Treatment Works

Summit

Public/Private Pumping Station/ /

Invert Level

Change of characteristic indicator (C.O.C.I.)

Other Sewer Types (Not Operated or Maintained by Thames Water)

Areas

Lines denoting areas of underground surveys, etc.

Building over Case (BOC No.) or Low Lying Land (LLL No.)

Licence Area

Survey Area

Drawing Area or chamber

Area under Adoption Agreement

Sewage Treatment Works or Pumping Station

Area pending Adoption Agreement Other Area (specified on plan)

Foul Sewer

Combined Sewer

Culverted Watercourse

Status Unknown

Surface Water Sewer

Highway Drain

Proposed

Abandoned Sewer

I L

BD HY

BV PI

CL PS

DB RV

DP ST

DS SV

FL TA

FV WW

HW

AV LH

BS LS

CP ME

DC RE

DF VC

SF VT

HB WO

STW

GU

VACUUM SYPHON

M

PI

SA SA
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The position of apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not shown but their presence should be anticipated. No liability of any kind whatsoever is accepted by Thames 
Water for any error or omission. The actual position of mains and services must be verified and established on site before any works are undertaken.

NB. Levels quoted in metres Ordnance Newlyn Datum. The value -9999.00 indicates no survey information is available.

At (471181,173880) there is a MANHOLE with SHORT NUMBER=1852      COVER=         38.37 INVERT=      -9999.00
At (471150,173822) there is a MANHOLE with SHORT NUMBER=1861      COVER=         38.50 INVERT=         36.63
At (471131,173835) there is a MANHOLE with SHORT NUMBER=1862      COVER=         38.34 INVERT=         34.40
At (471135,173832) there is a MANHOLE with SHORT NUMBER=1863      COVER=         38.36 INVERT=         34.40
At (471291,173493) there is a MANHOLE with SHORT NUMBER=2457      COVER=          0.00 INVERT=          0.00
At (471225,173931) there is a MANHOLE with SHORT NUMBER=2952      COVER=         37.60 INVERT=      -9999.00
At (471235,173956) there is a MANHOLE with SHORT NUMBER=2953      COVER=         37.83 INVERT=      -9999.00
At (471382,173952) there is a MANHOLE with SHORT NUMBER=3951      COVER=         37.92 INVERT=         35.83
At (471444,173783) there is a MANHOLE with SHORT NUMBER=4701      COVER=          0.00 INVERT=      -9999.00
At (471465,173795) there is a MANHOLE with SHORT NUMBER=4703      COVER=          0.00 INVERT=      -9999.00
At (471461,173781) there is a MANHOLE with SHORT NUMBER=4704      COVER=          0.00 INVERT=      -9999.00
At (471405,173940) there is a MANHOLE with SHORT NUMBER=4951      COVER=         37.92 INVERT=         35.82
At (471511,173589) there is a MANHOLE with SHORT NUMBER=5501      COVER=         45.39 INVERT=          0.00
At (471518,173589) there is a MANHOLE with SHORT NUMBER=5502      COVER=         45.29 INVERT=         41.75
At (471515,173556) there is a MANHOLE with SHORT NUMBER=5503      COVER=         45.17 INVERT=         41.91
At (471512,173509) there is a MANHOLE with SHORT NUMBER=5504      COVER=         45.12 INVERT=         41.59
At (471569,173558) there is a MANHOLE with SHORT NUMBER=5505      COVER=         45.13 INVERT=         42.55
At (471578,173579) there is a MANHOLE with SHORT NUMBER=5551      COVER=         44.92 INVERT=         43.39
At (471514,173559) there is a MANHOLE with SHORT NUMBER=5553      COVER=         45.17 INVERT=         43.99
At (471537,173567) there is a MANHOLE with SHORT NUMBER=5555      COVER=          0.00 INVERT=          0.00
At (471552,173569) there is a MANHOLE with SHORT NUMBER=5557      COVER=          0.00 INVERT=          0.00
At (471553,173576) there is a MANHOLE with SHORT NUMBER=5558      COVER=          0.00 INVERT=          0.00
At (471565,173591) there is a MANHOLE with SHORT NUMBER=55EM      COVER=          0.00 INVERT=          0.00
At (471526,173517) there is a MANHOLE with SHORT NUMBER=55JJ      COVER=          0.00 INVERT=          0.00
At (471527,173534) there is a MANHOLE with SHORT NUMBER=55JK      COVER=          0.00 INVERT=          0.00
At (471534,173615) there is a MANHOLE with SHORT NUMBER=5603      COVER=          0.00 INVERT=          0.00
At (471535,173613) there is a MANHOLE with SHORT NUMBER=5604      COVER=          0.00 INVERT=          0.00
At (471566,173603) there is a MANHOLE with SHORT NUMBER=56EN      COVER=          0.00 INVERT=          0.00
At (471564,173604) there is a MANHOLE with SHORT NUMBER=56MM      COVER=          0.00 INVERT=          0.00
At (471564,173608) there is a MANHOLE with SHORT NUMBER=56MN      COVER=          0.00 INVERT=          0.00
At (471592,173748) there is a MANHOLE with SHORT NUMBER=5702      COVER=         42.51 INVERT=         33.45
At (471599,173791) there is a MANHOLE with SHORT NUMBER=5703      COVER=         41.51 INVERT=          0.00
At (471597,173748) there is a MANHOLE with SHORT NUMBER=5755      COVER=         42.31 INVERT=         35.24
At (471596,173787) there is a MANHOLE with SHORT NUMBER=5756      COVER=         41.55 INVERT=          0.00
At (471577,173905) there is a MANHOLE with SHORT NUMBER=5962      COVER=         37.75 INVERT=         35.61
At (471576,173940) there is a MANHOLE with SHORT NUMBER=5963      COVER=          0.00 INVERT=          0.00
At (471614,173576) there is a MANHOLE with SHORT NUMBER=6501      COVER=         44.72 INVERT=         41.17
At (471624,173593) there is a MANHOLE with SHORT NUMBER=65MN      COVER=          0.00 INVERT=          0.00
At (471620,173619) there is a MANHOLE with SHORT NUMBER=66LH      COVER=          0.00 INVERT=          0.00
At (471621,173613) there is a MANHOLE with SHORT NUMBER=66LJ      COVER=          0.00 INVERT=          0.00
At (471621,173605) there is a MANHOLE with SHORT NUMBER=66LK      COVER=          0.00 INVERT=          0.00
At (471623,173618) there is a MANHOLE with SHORT NUMBER=66LN      COVER=          0.00 INVERT=          0.00
At (471624,173614) there is a MANHOLE with SHORT NUMBER=66MC      COVER=          0.00 INVERT=          0.00
At (471625,173610) there is a MANHOLE with SHORT NUMBER=66MD      COVER=          0.00 INVERT=          0.00
At (471626,173602) there is a MANHOLE with SHORT NUMBER=66ME      COVER=          0.00 INVERT=          0.00
At (471608,173723) there is a MANHOLE with SHORT NUMBER=6701      COVER=         42.59 INVERT=         34.03
At (471612,173735) there is a MANHOLE with SHORT NUMBER=6702      COVER=         42.43 INVERT=          0.00
At (471624,173789) there is a MANHOLE with SHORT NUMBER=6704      COVER=          0.00 INVERT=          0.00
At (471619,173788) there is a MANHOLE with SHORT NUMBER=6754      COVER=          0.00 INVERT=          0.00
At (471608,173743) there is a MANHOLE with SHORT NUMBER=6755      COVER=         41.95 INVERT=         35.50
At (471189,173842) there is a MANHOLE with SHORT NUMBER=1804      COVER=         38.41 INVERT=         35.70
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The position of apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not shown but their presence should be anticipated. No liability of any kind whatsoever is accepted by Thames 
Water for any error or omission. The actual position of mains and services must be verified and established on site before any works are undertaken.

NB. Levels quoted in metres Ordnance Newlyn Datum. The value -9999.00 indicates no survey information is available.

At (471185,173841) there is a MANHOLE with SHORT NUMBER=1858      COVER=         38.38 INVERT=      -9999.00
At (471382,173457) there is a MANHOLE with SHORT NUMBER=3401      COVER=         45.28 INVERT=         41.81
At (471376,173463) there is a MANHOLE with SHORT NUMBER=3450      COVER=         45.35 INVERT=         44.17
At (471490,173464) there is a MANHOLE with SHORT NUMBER=4401      COVER=         45.00 INVERT=         41.14
At (471427,173470) there is a MANHOLE with SHORT NUMBER=4402      COVER=         45.10 INVERT=         41.57
At (471445,173460) there is a MANHOLE with SHORT NUMBER=4451      COVER=         45.02 INVERT=         43.68
At (471446,173471) there is a MANHOLE with SHORT NUMBER=4452      COVER=         45.03 INVERT=         43.72
At (471428,173475) there is a MANHOLE with SHORT NUMBER=4453      COVER=         45.02 INVERT=         43.81
At (471441,173459) there is a MANHOLE with SHORT NUMBER=4454      COVER=         44.93 INVERT=         42.33
At (471444,173458) there is a MANHOLE with SHORT NUMBER=4457      COVER=          0.00 INVERT=          0.00
At (471492,173471) there is a MANHOLE with SHORT NUMBER=4460      COVER=          0.00 INVERT=          0.00
At (471431,173584) there is a MANHOLE with SHORT NUMBER=4501      COVER=         45.54 INVERT=         42.35
At (471420,173551) there is a MANHOLE with SHORT NUMBER=4502      COVER=         45.53 INVERT=      -9999.00
At (471446,173586) there is a MANHOLE with SHORT NUMBER=4503      COVER=          0.00 INVERT=      -9999.00
At (471411,173585) there is a MANHOLE with SHORT NUMBER=4551      COVER=         45.62 INVERT=         43.90
At (471422,173549) there is a MANHOLE with SHORT NUMBER=4552      COVER=         45.52 INVERT=      -9999.00
At (471427,173501) there is a MANHOLE with SHORT NUMBER=4553      COVER=          0.00 INVERT=      -9999.00
At (471421,173556) there is a MANHOLE with SHORT NUMBER=4556      COVER=      -9999.00 INVERT=      -9999.00
At (471417,173562) there is a MANHOLE with SHORT NUMBER=4557      COVER=      -9999.00 INVERT=      -9999.00
At (471410,173562) there is a MANHOLE with SHORT NUMBER=4558      COVER=      -9999.00 INVERT=      -9999.00
At (471420,173676) there is a MANHOLE with SHORT NUMBER=4606      COVER=         41.29 INVERT=         39.93
At (471426,173639) there is a MANHOLE with SHORT NUMBER=4652      COVER=         44.08 INVERT=         42.78
At (471422,173660) there is a MANHOLE with SHORT NUMBER=4653      COVER=         42.67 INVERT=         41.26
At (471413,173697) there is a MANHOLE with SHORT NUMBER=4654      COVER=         39.53 INVERT=      -9999.00
At (471413,173699) there is a MANHOLE with SHORT NUMBER=4655      COVER=         39.49 INVERT=         38.06
At (471428,173622) there is a MANHOLE with SHORT NUMBER=4656      COVER=          0.00 INVERT=      -9999.00
At (471430,173621) there is a MANHOLE with SHORT NUMBER=4657      COVER=      -9999.00 INVERT=      -9999.00
At (471479,173679) there is a MANHOLE with SHORT NUMBER=4659      COVER=      -9999.00 INVERT=      -9999.00
At (471446,173781) there is a MANHOLE with SHORT NUMBER=4702      COVER=          0.00 INVERT=      -9999.00
At (471492,173727) there is a MANHOLE with SHORT NUMBER=4705      COVER=         44.01 INVERT=         34.08
At (471416,173727) there is a MANHOLE with SHORT NUMBER=4706      COVER=         38.12 INVERT=      -9999.00
At (471492,173720) there is a MANHOLE with SHORT NUMBER=4707      COVER=         44.01 INVERT=         39.53
At (471494,173763) there is a MANHOLE with SHORT NUMBER=4751      COVER=         43.65 INVERT=         40.84
At (471470,173782) there is a MANHOLE with SHORT NUMBER=4752      COVER=          0.00 INVERT=      -9999.00
At (471437,173787) there is a MANHOLE with SHORT NUMBER=4753      COVER=          0.00 INVERT=      -9999.00
At (471477,173703) there is a MANHOLE with SHORT NUMBER=4756      COVER=      -9999.00 INVERT=      -9999.00
At (471493,173706) there is a MANHOLE with SHORT NUMBER=4757      COVER=      -9999.00 INVERT=      -9999.00
At (471492,173725) there is a MANHOLE with SHORT NUMBER=4758      COVER=      -9999.00 INVERT=      -9999.00
At (471512,173460) there is a MANHOLE with SHORT NUMBER=5401      COVER=         44.99 INVERT=         41.12
At (471551,173458) there is a MANHOLE with SHORT NUMBER=5402      COVER=         44.80 INVERT=         40.83
At (471551,173465) there is a MANHOLE with SHORT NUMBER=5450      COVER=         44.76 INVERT=         43.18
At (471556,173489) there is a MANHOLE with SHORT NUMBER=5451      COVER=          0.00 INVERT=          0.00
At (471525,173485) there is a MANHOLE with SHORT NUMBER=54NK      COVER=          0.00 INVERT=          0.00
At (471507,173651) there is a MANHOLE with SHORT NUMBER=5601      COVER=         44.61 INVERT=         40.83
At (471510,173610) there is a MANHOLE with SHORT NUMBER=5602      COVER=         45.13 INVERT=          0.00
At (471504,173716) there is a MANHOLE with SHORT NUMBER=5701      COVER=         44.08 INVERT=         39.83
At (471473,173577) there is a MANHOLE with SHORT NUMBER=          COVER=      -9999.00 INVERT=      -9999.00
At (471495,173631) there is a MANHOLE with SHORT NUMBER=          COVER=      -9999.00 INVERT=      -9999.00
At (471491,173525) there is a MANHOLE with SHORT NUMBER=          COVER=      -9999.00 INVERT=      -9999.00
At (471164,173483) there is a MANHOLE with SHORT NUMBER=1405      COVER=          0.00 INVERT=          0.00
At (471165,173469) there is a MANHOLE with SHORT NUMBER=1455      COVER=         44.43 INVERT=         42.80
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The position of apparatus shown on this plan is given without obligation and warranty, and the accuracy cannot be guaranteed. Service pipes are not shown but their presence should be anticipated. No liability of any kind whatsoever is accepted by Thames 
Water for any error or omission. The actual position of mains and services must be verified and established on site before any works are undertaken.

NB. Levels quoted in metres Ordnance Newlyn Datum. The value -9999.00 indicates no survey information is available.

At (471164,173477) there is a MANHOLE with SHORT NUMBER=1456      COVER=         44.43 INVERT=         42.66
At (471168,173577) there is a MANHOLE with SHORT NUMBER=1501      COVER=         43.40 INVERT=         40.34
At (471162,173554) there is a MANHOLE with SHORT NUMBER=1503      COVER=         44.38 INVERT=         41.04
At (471159,173580) there is a MANHOLE with SHORT NUMBER=1551      COVER=         43.35 INVERT=         41.10
At (471180,173554) there is a MANHOLE with SHORT NUMBER=1552      COVER=         44.50 INVERT=         41.85
At (471141,173670) there is a MANHOLE with SHORT NUMBER=1602      COVER=         39.48 INVERT=         37.13
At (471138,173620) there is a MANHOLE with SHORT NUMBER=1606      COVER=          0.00 INVERT=      -9999.00
At (471172,173641) there is a MANHOLE with SHORT NUMBER=1607      COVER=         43.34 INVERT=         40.40
At (471145,173672) there is a MANHOLE with SHORT NUMBER=1652      COVER=         39.44 INVERT=         38.24
At (471158,173779) there is a MANHOLE with SHORT NUMBER=1701      COVER=          0.00 INVERT=      -9999.00
At (471150,173772) there is a MANHOLE with SHORT NUMBER=1751      COVER=          0.00 INVERT=      -9999.00
At (471181,173838) there is a MANHOLE with SHORT NUMBER=1805      COVER=         38.45 INVERT=         35.43
At (471176,173845) there is a MANHOLE with SHORT NUMBER=1854      COVER=         38.31 INVERT=         36.21
At (471296,173496) there is a MANHOLE with SHORT NUMBER=2455      COVER=          0.00 INVERT=          0.00
At (471291,173489) there is a MANHOLE with SHORT NUMBER=2456      COVER=          0.00 INVERT=          0.00
At (471277,173484) there is a MANHOLE with SHORT NUMBER=2458      COVER=          0.00 INVERT=          0.00
At (471240,173547) there is a MANHOLE with SHORT NUMBER=2502      COVER=         44.93 INVERT=         41.96
At (471237,173563) there is a MANHOLE with SHORT NUMBER=2552      COVER=         44.85 INVERT=         42.93
At (471261,173566) there is a MANHOLE with SHORT NUMBER=2553      COVER=         44.94 INVERT=         42.74
At (471251,173529) there is a MANHOLE with SHORT NUMBER=2556      COVER=      -9999.00 INVERT=      -9999.00
At (471262,173508) there is a MANHOLE with SHORT NUMBER=2557      COVER=      -9999.00 INVERT=      -9999.00
At (471252,173653) there is a MANHOLE with SHORT NUMBER=2601      COVER=         41.69 INVERT=         38.63
At (471221,173615) there is a MANHOLE with SHORT NUMBER=2602      COVER=         44.09 INVERT=         41.59
At (471255,173662) there is a MANHOLE with SHORT NUMBER=2651      COVER=         41.08 INVERT=         39.26
At (471235,173673) there is a MANHOLE with SHORT NUMBER=2653      COVER=         40.43 INVERT=         39.04
At (471262,173703) there is a MANHOLE with SHORT NUMBER=2702      COVER=         38.93 INVERT=         36.87
At (471261,173705) there is a MANHOLE with SHORT NUMBER=2752      COVER=         38.90 INVERT=         37.14
At (471262,173706) there is a MANHOLE with SHORT NUMBER=2753      COVER=         38.85 INVERT=         37.12
At (471257,173811) there is a MANHOLE with SHORT NUMBER=2803      COVER=         38.61 INVERT=         36.58
At (471361,173460) there is a MANHOLE with SHORT NUMBER=3451      COVER=         45.34 INVERT=         44.52
At (471302,173485) there is a MANHOLE with SHORT NUMBER=3455      COVER=          0.00 INVERT=          0.00
At (471319,173571) there is a MANHOLE with SHORT NUMBER=3501      COVER=         45.42 INVERT=         41.65
At (471367,173577) there is a MANHOLE with SHORT NUMBER=3502      COVER=         45.59 INVERT=         41.92
At (471310,173572) there is a MANHOLE with SHORT NUMBER=3551      COVER=         45.36 INVERT=         43.37
At (471318,173573) there is a MANHOLE with SHORT NUMBER=3552      COVER=         45.43 INVERT=         43.40
At (471346,173577) there is a MANHOLE with SHORT NUMBER=3553      COVER=         45.49 INVERT=         43.51
At (471338,173689) there is a MANHOLE with SHORT NUMBER=3601      COVER=         39.03 INVERT=         36.67
At (471313,173694) there is a MANHOLE with SHORT NUMBER=3602      COVER=         38.96 INVERT=         36.25
At (471358,173694) there is a MANHOLE with SHORT NUMBER=3651      COVER=         39.09 INVERT=         37.42
At (471363,173695) there is a MANHOLE with SHORT NUMBER=3652      COVER=         39.08 INVERT=         37.54
At (471340,173688) there is a MANHOLE with SHORT NUMBER=3653      COVER=         39.07 INVERT=         37.54
At (471332,173692) there is a MANHOLE with SHORT NUMBER=3654      COVER=         39.02 INVERT=         37.52
At (471317,173694) there is a MANHOLE with SHORT NUMBER=3655      COVER=         38.96 INVERT=         37.43
At (471351,173729) there is a MANHOLE with SHORT NUMBER=3702      COVER=         38.80 INVERT=      -9999.00
At (471365,173796) there is a MANHOLE with SHORT NUMBER=3751      COVER=         42.39 INVERT=         36.71
At (471297,173541) there is a MANHOLE with SHORT NUMBER=          COVER=      -9999.00 INVERT=      -9999.00
At (471238,173653) there is a MANHOLE with SHORT NUMBER=          COVER=      -9999.00 INVERT=      -9999.00
At (471297,173536) there is a MANHOLE with SHORT NUMBER=          COVER=      -9999.00 INVERT=      -9999.00
At (471130,173552) there is a MANHOLE with SHORT NUMBER=1502      COVER=         44.36 INVERT=         40.65
At (471131,173549) there is a MANHOLE with SHORT NUMBER=1553      COVER=         44.31 INVERT=         41.19
At (471136,173619) there is a MANHOLE with SHORT NUMBER=1605      COVER=         42.88 INVERT=         38.69
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Thames Water Pre-development Enquiry Response Letter of 28th June 2016 
 

Thames Water Development Foul Water Impact Study Application Form 14th June 2016 
 

Thames Water Email confirm capacity within the network of 4th July 2016 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  
 

Thames Water Utilities Ltd, 
Clearwater Court, Vastern 
Road, Reading RG1 8BD 
 
T  0118 3 738744 
I  www.thames-water.com 
 
Registered in England and Wales 
No. 2366661, Registered office 
Clearwater Court, Vastern Road 
Reading, Berks.  RG1 8DB 

 
Mr G Boston Developer Services  

 

 TAYLOR WHALLEY SPYRA 
3 Dufferin Avenue 
Barbican  
London EC1Y 8PQ 
 

 

Your ref 

Our ref 

Name 

Phone 

 

50100234 /DS6018481 

Siva Sivarajan 

0800 009 3921 

    
 
28 June 2016 
 
Re: 52 -55 Friar Street Reading RG1 1DX 

Dear Mr Boston, 
 
I write in relation to the above site and further to your Pre-Development Enquiry 
application and supporting documentation. 
 
Further to receiving your application we have consulted with our Asset Planners 
for the area and they have responded with their comments regarding the capacity 
of the public foul sewer network adjacent to the proposed site to accommodate 
foul flows from the development as detailed in your application. 
 
They have concerns regarding the sewerage network capacity in this area and its 
ability to support the foul discharge demand anticipated from this development. It 
will therefore be necessary for us to undertake a detailed investigation into the 
impact of the development by means of a developer funded impact study. This 
will determine whether capacity does exist in the sewerage network or what 
upgrades to the existing network are required before the site can be connected to 
it.  
Surface water discharges should ideally go to soakaways / infiltration basins / 
watercourses (if any present in area). If it can be illustrated that none of the 
above are feasible then surface water discharges should be stored on site and 
attenuated, to the satisfaction of the local authority stipulation. To this end you 
have to liaise with the local authority and discuss their criteria regarding surface 
water discharges in that area. If you adhere to the local authority stipulation then 
Thameswater sewers can accept surface water flows as per their stipulation. 
At no account should the surface water flows be discharged to the TW foul sewer 
network. 
 
If you wish to proceed with an impact study to determine available capacity & 
what upgrades to the existing network are required before the site can be 
connected to it., firstly we would require a cheque made payable to Thames 
Water Utilities Ltd for £400 + VAT which our Modelling Group need in order to 
scope what is required as part of the impact study. This will enable them to 
create a quote for the impact study itself which I will then forward to you. 
Send the cheque with a covering letter quoting the reference numbers 
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given on this letter. Also attached is a form which requests information that 
will be required by our Asset Planning/Modelling team. please try and 
provide as much info as possible. 
 
Please note that the views expressed by Thames Water in this letter are in 
response to this pre development enquiry at this time and do not represent our 
final views on any future planning applications made in relation to this site. 
  
We reserve the right to change our position in relation to any such planning 
applications. 
 
 
If you have any further queries then please do not hesitate to contact me. 
 
 
 
Yours sincerely, 
 
 
 
Siva Sivarajan 
Senior Adoptions Engineer (TW) 
 
Developer Services-Adoptions Team 
Thames Water Utilities Ltd   
Clearwater Court  
Vastern Road 
Reading, RG1 8DB 
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Graham Boston

From: Siva Sivarajan <Siva.Sivarajan@thameswater.co.uk>

Sent: 11 July 2016 11:30

To: Graham Boston

Subject: 52-55 Friar Street Reading RG1 1DX

Fao: Graham Boston, 

 

Dear Sir, 

 

The scheme parameters were reviewed again by the modellers, at my request and recommendations,  as it was a 

borderline case. The TW Asset Planners and the modellers have confirmed that there is capacity in the network to 

accept the discharges from your development and an Impact study is not required. This confirmation supersedes 

any letters that may have been sent to you relating to this scheme previously. 

 

Regds, 

 

Siva Sivarajan 

Sewer Adoptions Engineer 

Strategic Partnering 

 

Planning for and enabling growth 

Thames Water Utilities Ltd, Clearwater Court, Vastern Road, Reading, Berkshire, RG1 8DB 

Siva.sivarajan@thameswater.co.uk 

0800 009 3921 

 

 
 

 

Did you know you can manage your account online? Pay a bill, set up a Direct Debit, change your details or 

even register a change of address at the click of a button, 24 hours a day. Please visit 

www.thameswater.co.uk. 

 

Thames Water Limited (company number 2366623) and Thames Water Utilities Limited (company number 

2366661) are companies registered in England and Wales each with their registered office at Clearwater 

Court, Vastern Road, Reading, Berkshire RG1 8DB. This email is confidential and intended solely for the 

use of the individual to whom it is addressed. Any views or opinions presented are solely those of the author 

and do not necessarily represent those of Thames Water Limited or its subsidiaries. If you are not the 

intended recipient of this email you may not copy, use, forward or disclose its contents to any other person; 

please notify our Computer Service Desk on +44 (0) 203 577 8888 and destroy and delete the message and 

any attachments from your system. 

 

We provide the essential service that's at the heart of daily life. 



  taylor whalley spyra 

 

8939_FS_GB_version 2.0  27th October  2016 
 

 
 

 
 

 
 
 

APPENDIX E 
 
 

Thame Water Sewer Flooding History Enquiry Letter of 25th May 2016 
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Taylor Whalley Spyra Drawing 8939_701 rev A_Surface Water Storage Locations and Catchment Zones 
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Graham Boston

From: Callard, Joe <Joe.Callard@environment-agency.gov.uk> on behalf of Planning-

Wallingford <planning-wallingford@environment-agency.gov.uk>

Sent: 13 June 2016 12:09

To: Graham Boston

Subject: RE: Ref 160610/JC16   8939_ 52-55 FRIAR STREET, READING, RG1 1DX

Attachments: West Thames Pre-application Advice Note April 2016.pdf

Dear Mr Boston, 

 

WA/2016/122533-01 - 52-55 Friar Street, Reading, RG1 1DX 

 

Please find attached our response to the above pre-application enquiry. Please note that due to workload 

constraints we are unable to provide a bespoke response and the letter provided is a standard response outlining 

environmental constraints that should be considered.  

 

Please note we no longer comment on surface water drainage and this is dealt with by the Lead Local Flood 

Authority. 

 

For advice on more technical questions we would be willing to review documents and provide advice under our 

charged for service, which equates to £84 per hour.  

 

Kind regards, 

 

Joseph Callard 

Planning Advisor | West Thames Sustainable Places 

� Planning-wallingford@environment-agency.gov.uk 
� +442084747657 

 

Our climate change allowances for planning were updated on 19 February 2016. The guidance is 

accessible here: Flood risk assessment: Climate change allowances 

 

From: Enquiries, Unit  

Sent: 10 June 2016 11:05 

To: Graham.Boston@TWS.UK.COM 

Subject: FW: Ref 160610/JC16 8939_ 52-55 FRIAR STREET, READING, RG1 1DX 

 
Dear Graham 
 
Thank you for your pre-planning enquiry. 
  
I have passed your enquiry to our Sustainable Places team for the relevant area and they will be in touch with you 
shortly.  
  
The Freedom of Information Act and Environmental Information Regulations state that a public authority must respond 
to requests for information within 20 working days, but we aim to respond to all enquiries as quickly as we can. 
  
You can find more information about our service commitment by clicking on the link below: 
  
https://www.gov.uk/government/publications/environment-agency-customer-service-commitment 
  
Should you wish to contact the Sustainable Places team directly, please use the contact details below. Please quote 
your Enquiry Reference 160610/JC16 in any correspondence with us regarding this matter. 
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Sustainable Places 
Environment Agency 
Thames West Area 
Redkite House 
Howbery Park 
WALLINGFORD 
OX10 8BD 
  
Tel: 03708 506506 
 
Kind regards 
 
 
Joanne Carney 

Customer Service Adviser 

National Customer Contact Centre - Part of National Operations Services 

 

� Tel: 03708 506 506 
� Web Site: www.gov.uk/environment-agency 
 

Click an icon to keep in touch with us:- 

 
 

So how did we do...?  

 

Our National Customer Contact Centre relies on customer feedback, so we really value your thoughts on how we are doing. 

We will always make changes where we can to improve our service. This will only take three minutes to complete: 

 

http://www.smartsurvey.co.uk/s/NCCCcustomer/ 
 

 
 
 

From: Graham Boston [mailto:Graham.Boston@TWS.UK.COM]  

Sent: 06 June 2016 18:14 

To: Enquiries, Unit 

Subject: Ref 160610/JC16 8939_ 52-55 FRIAR STREET, READING, RG1 1DX 

 

Dear Sirs, 

 

We are writing for some initial advice with regard to the above site and attach a location plan. 

 

A new outline planning applications is to be made to Reading Borough Council, prior to a full planning applications. 

 

The existing site is 2,468m2 and full hard standing with no green spaces and all surface water draining to public 

sewer at two locations in Friar Street and Greyfriers Road. 

 

The proposed site is the same area but with additional floors with green roofs and a central court yard green area 

see attached PDF. 

 

The site is in FRA zone 1 and south of a flood zone 2 and 3 further north, from NPPF the climate change 

requirements for the Thames River Basin assuming central with life span of 100 years would be 25% climate change 

allowance. 

 

We are looking at designing the Surface Water drainage for a 50% reduction in the surface water runoff from site 

which with the large area of  green roofs we would also be looking at a surface water storage tank for retention and 

a restricted discharge hydrobrake/carbon interceptor to the public sewer. 
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The final design and discussions with yourselves and Thames water will take place prior to full planning applications 

and detailed design of the drainage system etc. We have made contact with Thames Water regarding the drainage 

and allowable discharge rates for the existing system. 

 

Can you review the above and provide any addition comments, with a view to letting us know if the above and 

attached meet you initial  guidance/requirements. If there are any other additional requirements we should review 

please let me know 

 

Once you have reviewed please give me a call to discuss. 

 

Many thanks 

 

Graham Boston 
Technical Associate 

 

consulting civil & structural engineers 
3 Dufferin Avenue, London, EC1Y 8PQ 
T: 020 7253 2626 F: 020 7253 2767 E: graham.boston@tws.uk.com W: www.tws.uk.com 
 
The information contained in this e-mail is confidential. It may also be legally privileged. It is intended only for the stated addressee(s) and access 
to it by any other person is unauthorised. If you are not an addressee, you must not disclose, copy, circulate or in any other way use or rely on the 
information contained in this e-mail. Such unauthorised use may be unlawful. If you have received this e-mail in error, please inform us immediately 
at tws@tws.uk.com and delete it and all copies from your system. 
 
Taylor Whalley Spyra does not warrant that any attachments are free from viruses or other defects and accept no liability for any losses resultant 
from infected or defective mail transmissions. 
 
Please consider the environment before printing. 
� Office Location Plan 

 

 
 

This message has been scanned and no issues discovered. 

                                      Click here to report this email as spam 

 

 
 
 

Information in this message may be confidential and may be legally privileged. If you 

have received this message by mistake, please notify the sender immediately, delete it 

and do not copy it to anyone else. 

 

We have checked this email and its attachments for viruses. But you should still check 

any attachment before opening it. 

We may have to make this message and any reply to it public if asked to under the 

Freedom of Information Act, Data Protection Act or for litigation.  Email messages and 

attachments sent to or from any Environment Agency address may also be accessed by 

someone other than the sender or recipient, for business purposes. 

     Click here to report this email as spam 

 

 



  taylor whalley spyra 

 

8939_FS_GB_version 2.0  27th October  2016 
 

 
 

 
 

 
 

 
APPENDIX H 

 
 

Reading Borough Council Lead Local Water Authority Email of 21st June 2016 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



1

Graham Boston

From: Cook, Darren <Darren.Cook@reading.gov.uk>

Sent: 21 June 2016 13:28

To: Graham Boston

Cc: Shean, Sam

Subject: RE: 8939_ 52-55 FRIAR STREET, READING, RG1 1DX

Attachments: Adopted National sustainable-drainage-technical-standards March 2015.pdf

Dear Graham, 
 
Further to the emails below I can confirm that the principles appear to be acceptable.  We do not have 
any adopted standards and therefore any proposals would need to comply with the national standards 
attached. 
 
I hope the above is of use but if you have any questions then please let me know. 
 
Kind regards, 

 

Darren Cook 
Transport Development Control Manager 
Transport | Directorate of Environment and Neighbourhood Services (DENS) 
 

Reading Borough Council  
Civic Offices 
Bridge Street 
Reading  
RG1 2LU 
 
0118 937 2612 (72612) 
 

Website | Facebook | Twitter | YouTube 

 

 
 

From: Shean, Sam  

Sent: 13 June 2016 13:26 
To: Cook, Darren 

Cc: Graham.Boston@TWS.UK.COM 
Subject: FW: 8939_ 52-55 FRIAR STREET, READING, RG1 1DX 

 

Hi Darren 
 
Please see contact concerning flood / suds queries for the Sainsbury’s site. They are looking for 
standard guidance documents and run-off figures. Are you able to provide first response? 
 
Sam   
 
SAM SHEAN 
Streetcare Services Manager - Highways | DENS Reading Borough Council 19 Bennet Road, Reading, RG2 0QX  
0118 937 2138 (72138)  M: 0771 516 7880 (Mobex 87497) (sam.shean@reading.gov.uk) 
 

Website | Facebook | Twitter | YouTube 
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From: Graham Boston [mailto:Graham.Boston@TWS.UK.COM]  

Sent: 13 June 2016 12:48 
To: Shean, Sam 

Cc: Simon Lane; Hab Rahman 
Subject: 8939_ 52-55 FRIAR STREET, READING, RG1 1DX 

 

This is an EXTERNAL EMAIL. STOP. THINK before you CLICK links or OPEN attachments. 

Hi Sam, 

  

As just discussed on the phone we are writing for some initial advice with regard to the above site and attach a 

location plan. 

  

A new outline planning applications is to be made to Reading Borough Council, prior to a full planning applications. 

  

The existing site is 2,468m2 and full hard standing as per attached topo drawing  with no green spaces and all 

surface water draining to public sewer at two locations in Friar Street and Greyfriers Road. 

  

The proposed site as attached Option C drawing is the same area but with additional floors with green roofs and a 

central court yard green area see attached green roofs PDF. 

  

The site is in FRA zone 1 and south of a flood zone 2 and 3 further north, from NPPF the climate change 

requirements for the Thames River Basin assuming central with life span of 100 years would be 25% climate change 

allowance. 

  

We are looking at designing the Surface Water drainage for a 50% reduction in the surface water runoff from site 

which with the large area of  green roofs we would also be looking at a surface water storage tank for retention and 

a restricted discharge hydrobrake/carbon interceptor to the public sewer. 

  

The final design and discussions with yourselves and Thames water will take place prior to full planning applications 

and detailed design of the drainage system etc. We have made contact with Thames Water regarding the drainage 

and allowable discharge rates for the existing system. 

  

Can you review the above and provide any addition comments, with a view to letting us know if the above and 

attached meet you initial  guidance/requirements. If there are any other additional requirements we should review 

please let me know 

  

Once you have reviewed please give me a call to discuss. 

  

Many thanks 

  

Graham Boston 
Technical Associate 
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consulting civil & structural engineers 
3 Dufferin Avenue, London, EC1Y 8PQ 

T: 020 7253 2626 F: 020 7253 2767 E: graham.boston@tws.uk.com W: www.tws.uk.com 
  
The information contained in this e-mail is confidential. It may also be legally privileged. It is intended only for the stated addressee(s) and access 
to it by any other person is unauthorised. If you are not an addressee, you must not disclose, copy, circulate or in any other way use or rely on the 
information contained in this e-mail. Such unauthorised use may be unlawful. If you have received this e-mail in error, please inform us immediately 
at tws@tws.uk.com and delete it and all copies from your system. 
  
Taylor Whalley Spyra does not warrant that any attachments are free from viruses or other defects and accept no liability for any losses resultant 
from infected or defective mail transmissions. 
  
Please consider the environment before printing. 
� Office Location Plan 

  

Click here to report this email as spam. 

 

The information in this e-mail is confidential to the intended recipient to whom it has been addressed and may be 
covered by legal professional privilege and protected by law. Reading Borough Council does not accept 
responsibility for any unauthorised amendment made to the contents of this e-mail following its dispatch.  

 

If received in error, you must not retain the message or disclose its contents to anyone. Please contact the sender of 

the email or mailto: customer.services@reading.gov.uk, quoting the name of the sender and the addressee and 

then delete the e-mail. 

 

Reading Borough Council has scanned for viruses. However, it is your responsibility to scan the e-mail and 

attachments (if any) for viruses.  

Reading Borough Council also operates to the Protective Document Marking Standard as defined for the Public 

Sector. Recipients should ensure protectively marked emails and documents are handled in accordance with this 

standard (Re: Cabinet Office – Government Security Classifications). 
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Introduction 
This document sets out non-statutory technical standards for sustainable drainage 
systems. They should be used in conjunction with the National Planning Policy Framework 
and Planning Practice Guidance.  

Flood risk outside the development 
S1 Where the drainage system discharges to a surface water body that can accommodate 
uncontrolled surface water discharges without any impact on flood risk from that surface 
water body (e.g. the sea or a large estuary) the peak flow control standards (S2 and S3 
below) and volume control technical standards (S4 and S6 below) need not apply. 

Peak flow control 
S2 For greenfield developments, the peak runoff rate from the development to any 
highway drain, sewer or surface water body for the 1 in 1 year rainfall event and the 1 in 
100 year rainfall event should never exceed the peak greenfield runoff rate for the same 
event. 

S3 For developments which were previously developed, the peak runoff rate from the 
development to any drain, sewer or surface water body for the 1 in 1 year rainfall event 
and the 1 in 100 year rainfall event must be as close as reasonably practicable to the 
greenfield runoff rate from the development for the same rainfall event, but should never 
exceed the rate of discharge from the development prior to redevelopment for that event. 

Volume control 
S4 Where reasonably practicable, for greenfield development, the runoff volume from the 
development to any highway drain, sewer or surface water body in the 1 in 100 year, 6 
hour rainfall event should never exceed the greenfield runoff volume for the same event. 

S5 Where reasonably practicable, for developments which have been previously 
developed, the runoff volume from the development to any highway drain, sewer or 
surface water body in the 1 in 100 year, 6 hour rainfall event must be constrained to a 
value as close as is reasonably practicable to the greenfield runoff volume for the same 
event, but should never exceed the runoff volume from the development site prior to 
redevelopment for that event. 

S6 Where it is not reasonably practicable to constrain the volume of runoff to any drain, 
sewer or surface water body in accordance with S4 or S5 above, the runoff volume must 
be discharged at a rate that does not adversely affect flood risk. 

http://planningguidance.planningportal.gov.uk/blog/policy/
http://planningguidance.planningportal.gov.uk/blog/guidance/
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Flood risk within the development 
S7 The drainage system must be designed so that, unless an area is designated to hold 
and/or convey water as part of the design, flooding does not occur on any part of the site 
for a 1 in 30 year rainfall event. 

S8 The drainage system must be designed so that, unless an area is designated to hold 
and/or convey water as part of the design, flooding does not occur during a 1 in 100 year 
rainfall event in any part of: a building (including a basement); or in any utility plant 
susceptible to water (e.g. pumping station or electricity substation) within the development. 

S9 The design of the site must ensure that, so far as is reasonably practicable, flows 
resulting from rainfall in excess of a 1 in 100 year rainfall event are managed in 
exceedance routes that minimise the risks to people and property. 

Structural integrity 
S10 Components must be designed to ensure structural integrity of the drainage system 
and any adjacent structures or infrastructure under anticipated loading conditions over the 
design life of the development taking into account the requirement for reasonable levels of 
maintenance. 

S11 The materials, including products, components, fittings or naturally occurring 
materials, which are specified by the designer must be of a suitable nature and quality for 
their intended use. 

Designing for maintenance considerations 
S12 Pumping should only be used to facilitate drainage for those parts of the site where it 
is not reasonably practicable to drain water by gravity.  

Construction 
S13 The mode of construction of any communication with an existing sewer or drainage 
system must be such that the making of the communication would not be prejudicial to the 
structural integrity and functionality of the sewerage or drainage system. 

S14 Damage to the drainage system resulting from associated construction activities must 
be minimised and must be rectified before the drainage system is considered to be 
completed. 
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© Crown copyright 2015 

You may re-use this information (excluding logos) free of charge in any format or medium, 
under the terms of the Open Government Licence v.3. To view this licence visit 
www.nationalarchives.gov.uk/doc/open-government-licence/version/3/ or email 
PSI@nationalarchives.gsi.gov.uk   

This publication is available at www.gov.uk/government/publications   

Any enquiries regarding this publication should be sent to us at  

suds@defra.gsi.gov.uk  

PB14308 

 

 

 

 

http://www.nationalarchives.gov.uk/doc/open-government-licence/version/3/
mailto:PSI@nationalarchives.gsi.gov.uk
http://www.gov.uk/government/publications
mailto:suds@defra.gsi.gov.uk
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Taylor Whalley Spyra Drawing 8939_700 rev A_ Green Roof Layouts 
 

LDA Architects Ltd Residential Amenity Green Roof Build-ups 
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