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1.0 Scope 

This report contains the details of a flood risk assessment statement for planning carried out by Ark 
Environmental Consultancy Limited (“Ark Ltd”) for 97 York Road, Reading RG1 8DU, henceforth 
referred to as “the site” in this report. 

This report has been prepared for Guy Brown and must not be relied upon by any other party without 
the explicit written permission of Ark Ltd. 

All parties to this report do not intend any of the terms of the Contracts (Right of Third Parties Act 
1999) to apply to this report. Please note this report does not purport to provide definitive legal advice 
nor can it be used to demonstrate that the site will never flood in the future or provide exact 
specifications / warranties for the products used. 

All rights reserved. No part of this report may be copied, edited, transmitted, reproduced, hired, lent, sold or 
disclosed without the prior written consent of Ark Ltd. Any action taken or omitted to be taken in reliance upon the 
content of this report is not permitted and may be unlawful. Copyright © Ark Ltd 2026. 

 

2.0 Introduction 

The information source used to undertake this FRA & SUDS / Drainage Strategy has been collected 
from the following sources: 

• British Geological Survey Website 

• EA Website 

• London Plan:  

• Reading Flood and SUDS Policies compliant 

• Reading Strategic Flood Risk Assessment & Surface Water Management Plan  

• Internet mapping and searches 
 

3.0 Existing Site Status and Environmental Setting 

3.1 Site Location, Fluvial / Tidal and Topography 

This site is in EA FZ2 and climate change extents. Site is not in FZ3 without climate change. Site is 
in LOW hazard surface water flooding. See Appendix A. 

Topography Requirement 

The scheme is a change of use to an existing property in FZ3 / FZ2.  

Additional analysis is not required because a raised floor level is not an option that is feasible or 
required for the change of use at this site, specifically. 

• There is a raised threshold of c. 200mm that will be retained. See below. 

• A full topographic survey is provided in AppA.  

• The external ground FFL is at ~38.3mAOD 

• The raised Threshold is at 40.0mAOD (c. 200mm step up) 

 

Given the nature of the change of use scheme, the scheme will be full height ground floor resilient. 

• This means flood resilience will be higher than any extreme flood level. 

• Flood resistance is incorporated to be higher than the worse case design flood level  

The resilience will therefore be higher than any flood level at the site. 
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Thresholds and floor level already raised by c. 
200mm to 38.30mAOD  
This is 100mm higher than the 1in100year+climate 
change scenario 
 
Flood free in the EA’s 1in100year + climate 
change flood scenario for the site and catchment 
 
Flood free for the lifetime of the scheme 
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Site is not in FZ3 
(no climate 
change). 
 
In the extended 
area of FZ2 

Safe flood evacuation 
is not in FZ3 only 
through FZ1 and FZ2 
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3.2 EA 2026 Surface Water Hazard 

Site is wholly within VERY LOW hazard for all EA surface water scenarios: 

 

  

 

 

3.3 Existing Drainage and Infiltration Potential 

The site is an existing workshop with connections to the adjacent sewers. 

The site is relatively very small and is defined by existing footprint a small yard and immediately 
adjacent properties / highways such that it is not feasible to meet the easement requirements for the 
location of a soakaway i.e. 5.0m from the nearest footprint and 3.0m from the site boundary. 

Therefore, given the site and size of the scheme, no formal infiltration measures can be used and 
no BRE365 Testing is required at the planning stage. 

 

The scheme does not need to and indeed cannot alter the connections. 
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3.4 Summary of Flood Risks Posed to and From Site and Scheme 
 
 

Flood 
Sources 

Site Status Comment on flood risk posed to / from the 
development 

Fluvial / Tidal FZ2: residual hazard 
 

Site is not in FZ3. 
Access & egress in FZ2 and FZ1: safe 
operation. 
No bedrooms on the ground floor. 
Flood resilience for full height 
Results in better protected and flood future-
proofed property than existing. 

Surface 
Water 

Site is within EA No – VERY LOW hazard 
in all EA risk scenarios  
 

Scheme will not increase the flood risk posed 
from this source 
Scheme will not obstruct any surface water flow 
pathways or ponding areas 
 

Groundwater Site is not within an area of high potential 
for elevated groundwater flooding (less 
than 25% zone) 
EA data state site is in an area not 
expected to flood from groundwater 
 

Scheme will not increase the risk posed to or 
from groundwater 
Low risk 
Building Regs to ensure compliant structure 

Artificial 
Sources 

Site is not within EA general Reservoir 
Flood Warning area 
No other artificial sources with likely flood 
flowpaths that could reach the site 

Low Risk 

Climate 
Change 

40% can be used in the SUDS storage 
calculations 

Development will manage the peak flow and 
volume of discharge from the site 
Low risk posed to and from the development 

 
 
 
 

3.5 Response to Case Officer and the requirements of EA Standing Advice 
 
This is a change of use scheme in FZ2. 
There are no physical works as a result of the scheme. 
 
The final, comments from the case officer are answered below: 
 
 
 

• an assessment of the flood risk from all sources of flooding for your development, plus an allowance for 
climate change 

AND 

• the estimated flood level for your development, taking into account the impacts of climate change over its 
lifetime 

 
The site is in Flood Zone 2. 
The EA’s guidance for climate change for this area and catchment in FZ2 is that their “Central” 
climate change uplift is to be used. 
The EA’s “Central” climate change uplift (peak river flow allowances) for this catchment is 21%. 
 
It is appropriate to use the 25% (greater flood level and extent) as a precautionary level. 
 
Flood level including climate change: 38.29mAOD worse case. 
 
The Ground FFL is at 38.30mAOD 
This is 100mm higher than the 1in100year+climate change flood level 
No inundation at the site. 
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This is corroborated by the EA’s hazard mapping which shows: 
  

EA official Fluvial with climate change Hazard Rating: No hazard at the site 
 
  

 
 

 

 
 

Site 
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• an assessment of the residual risks resulting from the breach or overtopping of any flood defences  
 
Overtopping with climate change: the EA’s hazard mapping shows: No hazard at the site 
No breach events reach the site. 
 

• details of the finished floor levels 
 
The Ground FFL is at a minimum of c. 38.30mAOD: this is 100mm above the design flood level plus 
climate change. 
 
No habitable areas are lower than the design flood level including for an allowance for climate change. 
 
The First FFL is at c. 40.57mAOD: this is 2.28m above the 1in100year+cc flood level 
 
No bedrooms on the ground floor. 
 
All sleeping is to be 2.28m above the 1in100year+cc flood level. 
 
 

• details of your flood resistance and resilience plans 
 
See Section 4.3: resilience and resistance fully incorporated. 
Flood resistance 1: Ground FFL is already 100mm above the 1in100year + climate change 
Flood resistance 2: incorporated to a minimum of 38.88mAOD for waterproof door system 
This is 600mm higher than the design flood level with climate change  
 
Flood resilience is already incorporated to c. 40.5mAOD (full ground floor height) 
This is greater than 2.22m height resilience 
Exact specifications can be conditioned (they are the contractor’s detailed construction specification)  
 
 
 
 

Site is in official EA “No hazard” 
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• If the proposed development will increase flood risk elsewhere and, if so, that appropriate mitigation has
been included

Fluvial 
There is no increase in footprint as a result of the scheme. 
There is no flood displacement. 
There is no risk of increasing flood risk off site. 

Surface water / drainage 
The site is existing 100% impermeable. 
There are no physical works proposed as part of the scheme. 
It is a change of use. 
The scheme will not increase surface water input to any system, in fact, the scheme meets the betterment 
by incorporating retroactive SUDS suitable to such a small site and small scheme. 
It is a change of use and no physical works are required to achieve the scheme. 

4.0  Scheme & SUDS Strategy 

4.1 Proposed Development 

See Appendix B. The scheme comprises: 

• Existing workshops converted to 2 number duplex dwellings.

• The Ground FFL is at a minimum of c. 38.30mAOD: this is 100mm above the design flood level
plus climate change.

o No habitable areas are lower than the design flood level including for an allowance for
climate change.

o The First FFL is at c. 40.57mAOD: this is 2.28m above the 1in100year+cc flood level

• No bedrooms on the ground floor.

o All sleeping is to be 2.28m above the 1in100year+cc flood level.

• All site users continue to have upper refuge

• Flood resilience for full height

• Access & egress in FZ1 and FZ2

• Results in better protected and flood future-proofed property than existing.

4.2 SUDS Assessment and Specifications 

The scheme does not involve any new footprint. 

The site is defined by c. 95% existing footprint and c. 5% permeable yard. 

Formal infiltration is not feasible due to the site constraints. 

There is no river or drainage ditch to discharge to (for completeness). 

The most sustainable approach is a re-use of the existing system with betterment i.e. complemented 
with additional Source Control SUDS storage if at all feasible. 

The existing connections will be retained: 

• This is a very important approach to ensure embodied carbon is reduced

• There is anticipated no changes to pipes or manholes

• Importantly: the final discharge arrangement will not be altered by the scheme other than
Source Control SUDS proposed will have an overflow to sewer

SUDS that are suitable for this constrained footprint change of use within 95% impermeable 
existing footprint:  

• Where there is easy access for maintenance: RWP’s can connect to rain planter storage if not
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already incorporated as part of the existing warehouse uses 

o Sensitive to ensuring also balance of maximising amenity space for dwellings

o No change to gravity drainage that is operating as existing

Additional formal extensive SUDS would not be commensurate with the scale and sensitivity of the 
scheme and indeed would not be feasible. 

• Retain the maximum amount of the existing porous / permeable areas

4.3 Sequential and Exception Tests 

The scheme is a change of use in FZ2. 

• The Sequential Test is not required by the NPPF for changes of use applications.

• The Exception Test is not required by the NPPF for More Vulnerable uses in Flood Zone 2.

4.4 Flood Resilience AND Resistance for change of use 

The following flood resilient measures will be incorporated if any new elements are required: 

Resistance 

• Retrofitted waterproofing where feasible to tie in to wall and floor up to 900mm height

• Water Proof Door system incorporated where feasible

o Floodgates are not easily incorporated given the nature of the façade and existing door
openings to be re-used

Resilience 

• Electrics to be installed top-down where feasible

• Non-return valves as standard

• Any new waterproofing to be installed to above ground level as appropriate

• Plasterboards will be installed in horizontal sheets rather than conventional vertical installation
methods to minimise the amount of plasterboard that could be damaged in a flood event

• Wall sockets will be raised to as high as is feasible and practicable in order to minimise damage
if flood waters inundate the property

• Any wood fixings will be robust and/or protected by suitable coatings in order to minimise
damage during a flood event

5.0 Summary 

The scheme will be flood future-proofed for the lifetime of the scheme. 

• The scheme is not in FZ3

• The Ground FFL is at a minimum of c. 38.30mAOD: this is 100mm above the design flood level
plus climate change.

o No habitable areas are lower than the design flood level including for an allowance for
climate change.

o The First FFL is at c. 40.57mAOD: this is 2.28m above the 1in100year+cc flood level

• No bedrooms on the ground floor.

o All sleeping is to be 2.28m above the 1in100year+cc flood level.

• Access & egress is in FZ2 and FZ1

• Retroactive SUDS are feasible in the small area of patio / yard area

• The scheme includes full height flood resilience

o There is not a need to compare site and floor levels to any flood levels
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The scheme will result in a better flood protected and lifetime flood future-proofed property 
than existing. 

Based on the likely flooding risk, it is considered that the proposed development can be constructed 
and operated safely in flood risk terms, without increasing flood risk elsewhere and is therefore 
appropriate development in accordance with the NPPF/PPG. 
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