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1. INTRODUCTION 

 

1.1. Appointment and Brief 
 

Nimbus Engineering Consultants Ltd have provided this Sequential Test report to 

accompany the planning application for a new flood resilient home to replace an 

existing home which is at a high risk of flooding, on a different area of the plot between 

the creek and the river.  

 

The planners have asked for a sequential test to show why other sites that have been 

allocated in the local plan for the Reading Borough Council area, which are within a 

Flood zone 1, are not suitable for this development. 

 

Therefore, this report will review the Reading Borough Council site allocations, from 

the Reading Borough Local Plan, adopted 2019, of sites that have not been developed 

since the local plan came into place, and the allocated sites within these plans, in order 

to apply the sequential test to this site.  

 

Furthermore, the planners have asked us to locate windfall sites and sites on the 

brownfield register within Reading Borough Council, which could be considered for the 

proposed development. 

 

For the purposes of this report only sites with an estimated number of homes of up to 

3 in the Reading Borough Local Plan, Adopted November 2019, were considered 

suitable for this one house development.  
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1.2. Limitations 

The general limitations of this report are that: 

 

• A number of data and information sources have been used to prepare this 

report. Whilst Nimbus Engineering believes them to be trustworthy, Nimbus 

Engineering is unable to guarantee the accuracy of data and information that 

has been provided by others; 

 

• This report has been prepared using best data and information that was 

available at the time of writing.  
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2. SEQUENTIAL TEST 

 

NPPF outlines the requirement for a sequential risk-based approach to be adopted for 

determining the suitability of land for development in flood risk areas (either through 

fluvial, coastal, sewer, groundwater and/or surface water flooding mechanisms).  

Central to this approach is the application of a Sequential Test to prioritise sites in 

order of flood risk probability and suitability for development. 

 

The test is used to assess what land is available for development and direct 

development to areas of lowest risk in the first instance.  Where development is 

proposed within either medium (Zone 2) or high (Zone 3) flood risk zones, NPPF 

requires that a Sequential Test is carried to demonstrate that there are no reasonable 

alternative development sites in areas of lower risk.  However, development of sites 

within flood risk areas must take account of how development impacts can be 

mitigated as well as the probability of the flood risk.   

 

The proposed development site is shown to lie within Flood Zone 3, where there is a 

high risk of flooding. Residential development is classed as ‘more vulnerable’, as 

described in the National Planning Policy Framework.  ‘More Vulnerable’, development 

is allowable in this Flood Zone, subject to the Sequential and Exception Tests being 

passed, as shown on the table overleaf.  
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TABLE 1 

Vulnerability 
Classification 

Essential 
Infrastructure 

Water 
Compatible 

Highly 
Vulnerable  

More 
Vulnerable 

Less 
Vulnerable 

Flood Zone 1  ✓ ✓ ✓ ✓ ✓ 

Flood Zone 2 ✓ ✓ Exception 
Test 

✓ ✓ 

Flood Zone 3a Exception 
Test 

✓ X Exception 
Test 

✓ 

Flood Zone 3b Exception 
Test 

✓ X X X 

Key:   ✓ Development is appropriate  

X      Development should not be permitted 
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3. SITE ALLOCATIONS 
 

We have reviewed the Reading Borough Local Plan, Adopted in November 2019, and 

there are no suitable sites available for less than 3 houses, in fact the majority of the 

sites are for much larger developments, and therefore definitely not suitable for this 

site. The following additional sites were provided to Reading Borough Council in 2023, 

as a part of the Local Plan Partial Update. 

 

3.1. Site Cen1: Aquis House, 49-51 Forbury Road and 33 Blagrave Street 

 

The site allocation for this area is shown overleaf: 
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Figure 1 - Allocated site 

 

Although this site is located within a Flood zone 1, it is too large for the proposed 

development and is only suitable for a change of use from office to apartments.  
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3.2. Site Cen2: Reading Central Library, Abbey Square 

 

The site allocation for this area is shown below: 

 

Figure 2 - Allocated site  
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Although this site is located within a Flood zone 1, it is too large for the proposed 

development and is only suitable for a change of use to commercial. 
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3.3. Site Cen3: John Lewis Depot, Mill Lane 

The site allocation for this area is shown below: 

 

Figure 3 - Allocated site  
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Although this site is located within a Flood zone 1, it is too large for the proposed 

development and is only suitable for a much larger development. 
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3.4. Cen5: 2 Norman Place 
 

The site allocation for this area is shown below: 

 

  

Figure 4 - Allocated Site 

 

Although this site is located within a Flood zone 1, it is too large for the proposed 

development of one dwellings. Therefore can be discounted as an option for a suitable 

alternative site. 
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 3.5. Cen6: Reading Bridge House, George Street 
 

The site allocation for this area is shown below: 

 

  

Figure 5 - Allocated Site 
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Although this site is located within a Flood zone 2, and it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site. 
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3.6.  Cen7: Tesco Extra, Napier Road 

The site allocation for this area is shown below: 

 

Figure 6 - Allocated Site 



Warren Creek, The Warren, Caversham, RG4 7TQ 
Nimbus Engineering Consultants Ltd 
Sequential Test 
November 2024 

16 
 

Although this site is located within a Flood zone 2, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site. 
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3.7. Cen8: Kennet Place, Kings Road 

The site allocation for this area is shown below: 

  

Figure 7 - Allocated Site 
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Although this site is located within a Flood zone 1, it is for a conversion to apartments. 

Therefore can be discounted as an option for a suitable alternative site. 
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3.8. Cen9: Sapphire Plaza, Watlington Street and Royal Court, Kings Road 
 

The site allocation for this area is shown overleaf: 
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Figure 8 - Allocated Site 
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Although this site is located within a Flood zone 1, it is too large for the proposed 

development of a single dwellings, and is for mixed use. Therefore can be discounted 

as an option for a suitable alternative site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Warren Creek, The Warren, Caversham, RG4 7TQ 
Nimbus Engineering Consultants Ltd 
Sequential Test 
November 2024 

22 
 

3.9. Cen10: Part of Reading College, Kings Road 
 

The site allocation for this area is shown below: 

 

Figure 9 - Allocated Site 
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Although this site is located within a Flood zone 1, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site. 
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3.10. Sou1: Reading Link Retail Park 

The site allocation for this area is shown below: 

 

Figure 10- Allocated Site 
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Although this site is located within a Flood zone 1, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site.  
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3.11. Sou2: Tunbridge Jones, Cradock Road 

 

The site allocation for this area is shown below: 

 

Figure 11 - Allocated Site 
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Although this site is located within a Flood zone 1, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site. 
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3.12. Sou3: Former Sales and Marketing Suite, Drake Way 

 

The site allocation for this area is shown below: 

 

Figure 12 - Allocated Site 
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Although this site is located within a Flood zone 1, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site. 
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3.13. Sou4: Site at Green Park Village, Flagstaff Road 

The site allocation for this area is shown below: 

 

Figure 13 - Allocated Site 

 

Although this site is located within a Flood zone 2, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site. 
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3.14. Sou5: 2 Hexham Road 

The site allocation for this area is shown below: 

 

Figure 14 - Allocated Site 

Although this site is located within a Flood zone 1, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a 

suitable alternative site. 
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3.15. Wes1: Land west of Milford Road 

The site allocation for this area is shown below: 

 

Figure 15 - Allocated Site 

 

 

 



Warren Creek, The Warren, Caversham, RG4 7TQ 
Nimbus Engineering Consultants Ltd 
Sequential Test 
November 2024 

33 
 

 

Although this site is located within a Flood zone 2, it is too large for the proposed 

development of one dwellings. Therefore can be discounted as an option for a suitable 

alternative site. 
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3.16. Wes1: Land west of Milford Road 

 

The site allocation for this area is shown below: 

 

Figure 16 - Allocated Site 
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Although this site is located within a Flood zone 2, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site. 
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3.17. Wes2: 72 Berkeley Avenue 

The site allocation for this area is shown below: 

 

Figure 17- Allocated Site 
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Although this site is located within a Flood zone 1, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site. 
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3.18. Wes3: Land at 132-134 Bath Road 
 

The site allocation for this area is shown below: 

 

Figure 18- Allocated Site 
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Although this site is located within a Flood zone 1, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site. 
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3.19. Wes4: Southcote Library, 234 Southcote Lane 

The site allocation for this area is shown below: 

 

Figure 19 - Allocated Site 

 

Although this site is located within a Flood zone 1, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site. 
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3.20. Eas1: Land at 9 Upper Crown Street 

The site allocation for this area is shown below: 

 

Figure 20 - Allocated Site 
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Although this site is located within a Flood zone 1, it is too large for the proposed 

development of one dwelling. Therefore can be discounted as an option for a suitable 

alternative site. 

 

Development of the above sites for only 1 dwelling could fundamentally frustrate the 

local and national policy objectives to make efficient use of all available brownfield 

settlement sites where available, to meet housing needs.  
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4. WINDFALL SITES 

Further to the request from the planners, the following sites consist of a review of the 

land for sale, based on findings from the internet, in order to apply the sequential test 

to windfall sites. 

In order to find these sites, the following key words/phrases were inputted into the 

google search engine: 

- Development Land for Sale Reading 

- Development Land for Sale Reading, residential use 

- Land for sale Reading 

The above searches resulted in links to the following websites: 

Land For Sale In Reading | OnTheMarket 

Development land for sale in Reading | Savills 

Land and farms for sale in Reading - Zoopla 

Land for sale in Reading | Rightmove 

 

The windfall sites available are discussed in section 4.1 to 4.4. 

 

 

 

 

 

https://www.onthemarket.com/for-sale/land/reading/
https://search.savills.com/list/commercial/property-for-sale/development-land/england/reading/reading/rg1
https://www.zoopla.co.uk/for-sale/farms-land/reading/
https://www.rightmove.co.uk/commercial-property-for-sale/Reading/land.html
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4.1. Southcote Lane, Reading RG30 

 
  

 

 

This proposed development site located within a Flood zone 3 and is not suitable for 

1 dwelling. The site is also traversed by high voltage power lines, known to be 

detrimental to health.  

 

Southcote Lane, Reading RG30 Land for sale - £495,000 (onthemarket.com) 

https://www.onthemarket.com/details/15569026/
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4.2. Southcote Lane, Reading RG30 

 

 

As well as being located in a Flood zone 3, this land is on the market for just £40k 

highlighting that there is no planning permission and very little likelihood of securing 

planning permission. Therefore, this is at best a leisure plot.  

Southcote Lane, Reading RG30 Land for sale - £40,000 (onthemarket.com) 

 

 

https://www.onthemarket.com/details/15568568/
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4.3. Southcote Lane, Reading RG30 

 

 

As well as being located in a Flood zone 3, this land is on the market for just £25k 

highlighting that there is no planning permission and very little likelihood of securing 

planning permission. Therefore, this is at best a leisure plot.  

Southcote Lane, Reading RG30 Land for sale - £25,000 (onthemarket.com) 

 

https://www.onthemarket.com/details/15568218/
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4.4. Land At Oxford Road Tilehurst, Reading, Berkshire RG31 
 

 

 

 

This site is located in an air quality monitoring area and area of identified biodiversity 

interest under Policy EN12 of the Local Plan. Further, the site is covered in woodland. 

It is highly unlikely to be deemed suitable for residential development for these policy 

reasons. 

Land At Oxford Road Tilehurst... Land for sale - £100,000 (onthemarket.com) 

 

 

 

https://www.onthemarket.com/details/12269067/
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5. BROWNFIELD REGISTER 
 

There are no suitable sites on the brownfield register as these are for over 5 dwellings. 
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6. CONCLUSIONS 
 

A sequential test has been carried out on all allocated sites, windfall sites and sites on 

the brownfield register as requested by Reading Borough Council, we can confirm that 

there are no other available sites within a Flood zone 1 that can accommodate the 

development proposals. For this reason, the Sequential Test has passed. 

 

The brownfield register has no site available for less than 5 dwellings, therefore not 

suitable, and development of these sites for only 1 dwelling would fundamentally 

frustrate the local and national policy objectives to make efficient use of available 

brownfield settlement sites where available to meet housing needs. 

  

 


