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1. INTRODUCTION 

 

1.1     We were instructed by Mr H Giles to carry out a Flood Risk Assessment on land known as 

Wind in The Willows, Wokingham Road, Hurst, RG10 0RU. 

 

1.2    The site has been visited for a walk over survey.  We have consulted with the published 

information from the Environment Agency, their indicative flood maps and have 

considered the Strategic Flood Risk Assessment by Wokingham Borough Council.  We 

understand that a revised Strategic Flood Risk Assessment is to be published shortly by 

the Planning Authority. 

 

1.3 The recommendations of the National Planning Policy Framework have been considered. 

 

1.4 Sites can be wrongly blighted by a precautionary approach that fails to fully assess a site 

within its general environment and topography.  This report considers this possibility.   

 

1.5 Our report is prepared in accordance with our Standard Conditions of Appointment, copies 

of which are attached herewith as Appendix A.  The only variation of these conditions is 

that this report may be copied by others without our consent, provided the copies are used 

for the purpose for which the report is prepared.  Our reports may not be published or 

uploaded on to the internet without our written permission. 

 

1.6 The original walk over survey was carried out by Gerry Cutting.  Gerry Cutting is a Fellow 

of Institution of Civil Engineers with in excess of 30 years’ experience of assessing land 

prior to development.  A recent walkover was completed by one of our technicians.  The 

facts gleaned are presented in Section 2. 
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2. DESCRIPTION OF SITE AND LOCAL ENVIRONS 

 

2.1 The site was visited in late November 2009 when the weather was wet and windy.  Prior 

to the visit substantial quantities of rain had fallen in the area.   The site was visited again 

by our Stuart Warner on 26th April 2024. 

 

2.2 Located close to the junction between Islandstone Lane and Nelson Lane, the site is to the 

east of the main A321, approximately 1.5 kilometres from the village of Hurst. 

 

2.3 For the purposes of the description the site will be taken as approximately rectangular with 

its main longest access running north south. The site is shaped more as a truncated triangle. 

 

2.4 The south boundary is onto Islandstone Lane, and access is gained from the highway by a 

slight rise onto what is visually flat land.  

 

2.5 A survey company completed a level survey to ordnance datum of the site and one of the 

approach roads.  A copy of the survey is attached as Appendix B.  The level survey 

indicates that the site is more or less flat and level.    

 

2.6 To the west and north boundary is a drainage stream that appears to flow slightly in a north, 

north easterly direction. The west (more truly the southwest boundary) is formed by 

Islandstone Lane, and the north boundary abuts onto further open land.  There are drainage 

ditches to the north and east boundaries, but these are probably more depressions standing 

with water after the recent heavy rains. 

 

2.7 There are numerous trees around the site and at the northeast corner is a small copse of 

woodland separating the site from neighbouring land.  A bridle way extends towards 

Bridleway Farm to the west of the site.  A separate report by another Consultant details the 

trees. 

 

2.8 Walking the general area within 2 kilometres of the site there is no impression of 

significantly rising land. 

 

2.9 As can be seen from Appendix B, the levels of the site generally vary between 37.03 metres 

AOD and 37.4 metres AOD, with the very occasional one at 37.01 metres AOD.  This 

indicates that the site is Flood Zone 1 and not Flood Zone 2, however, the level of the site 

and the predicted flood level are so close to each other that we have considered the site as 

Flood Zone 2.   The highway i.e. the junction of Nelson Lane and Islandstone Lane is 

approximately 36.8 metres AOD. 

 

2.10 The levels given on the site are higher than road levels taken to the north of the site.  The 

flood map, however, indicates that the road where lower than the site is free from flooding, 

whereas the site is shown as flooded for Flood Zone 2.  We suspect that the discrepancy 

may have been generated by historic LIDAR data that has an accuracy worse than + or – 

150mm.   

 

2.11 Levels around the junction between Islandstone Lane and the A321 were downloaded, 

these indicate that the A321 is between 36.7 metres AOD and 37 metres AOD. 

 

2.12 Islandstone Lane to the northeast rises from about 36.7 metres AOD to 37.8 metres AOD 

opposite Grange Farm. 

 

2.13 A general review of the levels in the vicinity of the site confirms that the levels do not vary 

by more than approximately a metre over a very large area. 
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2.14 To the southwest of Islandstone Lane, approximately opposite the site entrance is a pond 

that appears to be known as Islandstone Pond.  This pond is connected, we believe, to the 

drainage system that runs to the northwest of the site.  There is a head wall to the pond, 

but we could not find any culverts, we assume that they are buried within the silt.   

 

2.15 The current buildings on the site consist of a mobile home, associated day room, a barn 

and some stables.  
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3.   PROPOSED DEVELOPMENT OF THE SITE AND RELEVANCE OF NATIONAL 

PLANNING POLICY FRAMEWORK 

 

3.1 It is proposed that the site will have pitches for an additional 5 No mobile homes, each 

with its own day room and space for a touring caravan.   

  

3.2 The National Planning Policy Framework identifies the use of mobile homes on the site as 

highly vulnerable, see extract below.   
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3.3 The flood maps, such as the one pasted below, gives the site as Flood Zone 2.  We have 

endeavoured to obtain a flood level for the site.  The Product 4 from the Environment 

Agency did not give all the values for the node points as shown on their detailed FRA map.  

The only value given relating directly to the site is 37.02 metres AOD related to Flood 

Zone 3. 
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3.4 The Environment Agency indicative flood map and the SFRA show the entire site 

proposed for development as Flood Zone 2.  The table indicates that ‘highly vulnerable’ 

development may be placed in Flood Zone 2 subject to an Exception test and that more 

vulnerable development may be placed in Flood Zone 2, without such a test. 

 

3.5 We contend that the anchoring of a mobile home creates a building with a floor level 

approximately 600mm above ground level.  Any instability is prevented by tensioned 

chains.  The building is used as a dwelling house.  Once fixed a mobile home is therefore 

classified as ‘more vulnerable’ and not ‘highly vulnerable’.  See the detail pasted below of 

fixing of the mobile home.  This drawing shows that the void beneath the mobile home is 

available for flood water.  However, as noted above, we do not consider that the site is 

likely to flood.   
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3.6 A touring caravan will be stored on the site for use while travelling and will not be used as 

accommodation.  Even so, we recommend that the caravan is chained to the ground. 

 

3.7 A day room provides basic washing and cooking facilities.  It is not habitable 

accommodation.  Taking the precautionary approach resilient constructions will be used.  
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4.   HISTORY OF FLOODING AND LIKELY FLOODING SOURCES 

 

4.1 As far as we have been able to establish there has been no significant flooding on this site.   

 

4.2 The Flood Map for Planning as pasted in paragraph 3.3 above indicates that the site lies 

within Flood Zone 2 i.e. have a probability of flooding of between 1 in 100 and 1 in 1000 

years.    

 

4.3 We sought from the Environment Agency their Product 4.  The data and information 

contained in the Product 4 is attached as Appendix C. 

 

4.4 Product 4 gave a level of 37.02 metres AOD for Flood Zone 3 at the site, but other data 

was not given.  We assume that modelling has not been carried out in sufficient detail.   

 

4.5 We have endeavoured to interpret the maximum level of Flood Zone 2 flooding using the 

survey data and the indicative flood map produced by the Environment Agency.  

Comparing these two documents we conclude that the maximum flood level of Flood Zone 

2 flooding local to the site is approximately 36.8 metres AOD. 

 

4.6 From the foregoing we conclude that the maximum flooding on the site, in the worst case 

of 1 in 1000 event will be as puddles less than 100mm deep with a return frequency of 1 

in 1000 years. 

 

4.7 Given the topography of the site and the general area, it is unlikely that climate change 

will drastically increase this depth of flooding.  The very flat nature of the surrounding 

area means that an increase in the level of flooding very quickly brings it into account 

substantially greater volumes of storage for that water, thus a 30% increase in water 

volumes would not alter the flood level substantially.  We estimate that the maximum flood 

level for Zone 2 would not increase beyond 37.0 metres AOD even with a 30% climate 

change allowance. 

 

4.8 As far as we have been able to establish there are no substantial underground services in 

this rural area and therefore there is no risk from foul sewage flooding or from breaking of 

substantial water mains. 

 

4.9 We do not consider that ground water is a likely problem given the very flat nature of the 

general area. 

 

4.10 No other sources of flooding to the site could be identified. 
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5.      ISSUES TO BE ADDRESSED 

 

5.1  Finished Floor levels to mobile home caravans and day room 

 

5.1.1 The mobile home will sit approximately 600mm above ground level.  We have 

established that the maximum flood level for Flood Zone 2, allowing for climate 

change is unlikely to exceed 37.0 metres AOD, the level without allowance for 

climate change is approximately 36.8 metres AOD.   

  

5.1.2 It is usual to site the building with a finished floor level at least 300mm above the 

predicted flood level.  In this case this would give a finished floor level of 37.3 

metres AOD (allowing for climate change), the current ground level is generally 

above 37.1 metres AOD, this would equate to a finished floor level within the 

mobile home of 37.7 metres AOD.  On a basis of flood levels, we see no reason to 

lift the floor level above that which stems from basing the mobile home at existing 

ground level.  The floor level of the mobile home should be 37.7 metres AOD. 

 

5.1.3 The caravan sits with its floor level approximately 500mm above ground level.  It 

is not usual to install slabs beneath the caravan.  The caravan will therefore sit with 

the floor level of about 37.6 metres AOD i.e. at least 500mm above the predicted 

flood level including a 30% allowance for climate change.  As a sensible 

precaution we recommend that the caravan is anchored by tension chains to 

suitable anchors either using concrete blocks or substantial stakes driven into the 

ground. 

 

5.1.4 The day room is not a habitable area and provides basic washing and cooking 

facilities.  This may be sat with a floor level at ground level or approximately 

150mm above as is more typical of building construction.  We recommend that 

the day room is built using flood resilient construction.  Details of the resilient 

construction are attached as Appendix C. 

 

5.1.5 To summarise the following floor levels should be used: 

 

Mobile Home  37.7 AOD 

Caravan  37.6 AOD 

Day Room              37.15 AOD 

 

5.2 Proposed ground levels on the site 

 

5.2.1 The site is within Flood Zone 2, any alteration of ground levels is not usually 

permitted.  However, it is usual on this type of development to provide an open 

hardcore surfacing for the areas around the caravan, mobile home and day room.   

 

5.2.2 Here we recommend, to maintain the flood storage capacity, that if any wholestone 

is placed above existing ground levels that approximately 200mm is dug out before 

placing wholestone.  This will give the same flood storage as any space occupied, 

by increasing the levels would be more than compensated for by the additional 

storage provided within the wholestone. 

 

5.2.3 This is a precautionary approach as our analysis above concludes that the site is 

Flood zone 1 not 2. 
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5.3     Effect of the development on the flood plain 

 

5.3.1 The footprint of the mobile home and caravan will be virtually insignificant 

compared to the overall flooded area and therefore not detract from the flood plain. 

 

5.3.2 The day room is a very small area, approximately 3 metres by 4 metres.  This will 

not affect the flood storage, particularly as it will be of resilient construction and 

could be flooded without harm. 

 

5.3.3 We conclude therefore that there is no effect on the flood plain even when the site 

is considered as Flood Zone 2. 

 

5.4 Flood Flows 

 

5.4.1 The site is virtually out of Flood Zone 2; the flood flows through the site will be 

of a very low velocity and be very shallow, about 100mm deep.  We do not 

consider therefore that the provision of a mobile home, caravan and day room will 

have any effect whatsoever on the flood flows. 

 

5.4.2 The site has substantial trees and hedgerows to the perimeter and the landscaping 

proposals is for further hedgerows within the site.   

 

5.4.3 Theoretically these hedges could obstruct flood flows, but as discussed in Section 

5.1 above, flood water is not expected on the site if Flood Zone 1.   

 

5.5     Climate change effecting flood levels 

 

5.5.1 It is anticipated that due to climate change sea levels will rise.   This site is 

approximately 38 metres above sea level.  It is unlikely that any rise in sea levels 

will have any material effect on this site. 

 

5.5.2 It is further speculated that heavy rain and the intensity of that rain will increase 

with climate change.  We have considered the effect in Paragraphs 4.5 of an 

increase in volume to be stored within the Flood Zone 2 and concluded that the 

increase in depth will be small. 

 

5.5.3 The SFRA for this area has considered the area (Page 29, Section 6.4, third 

paragraph) and concludes that climate change will not have a significant effect. 

 

5.6     Access and egress to and from the site 

 

5.6.1 Reference to the Environment Agency indicative flood map indicates that 

Islandstone Lane is within Flood Zone 2 as is a substantial section of the A321, 

however, Nelson Lane to the south of the site is within Flood Zone 2 for 

approximately 100 metres.   

 

5.6.2 Comparison of the levels in Appendix B with the predicted flood level of 36.8 

metres AOD shows that the depth of water on Nelson Lane, immediately in front 

of the site, will be of the order of 50mm to 100mm.  Such depth of water is easily 

passed with a 4x4 or even a normal car.  Further it is possible to walk through such 

depths of water without difficulty.  The event has an expectation of 1 in 1000 years. 

 

5.6.3 It is possible with climate change that this depth of water could increase to 

approximately 150mm to 200mm.  We consider this unlikely but even so, it is still 

possible to safely drive through 200mm of water for approximately 100 metres 

and it is further possible to walk through such water in an emergency.  This 

occurrence has a predicted return of 1 in 1000 years and assumes a disputed 

allowance for the effect of climate change. 
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5.6.4 There are no foul or surface water sewers in the locality, thus no risk of the covers 

lifting to give a hidden hole. 

 

5.6.5 We therefore conclude that access and egress from the site will be available at all 

times. 

 

5.7 Drainage Issues 

 

5.7.1 Both mobile homes and caravans discharge water falling onto their roof 

immediately by the unit but the use of wholestone surfacing allows this water to 

dissipate both around and beneath the caravan and mobile home. 

 

5.7.2 The surface water drainage arrangements will therefore mirror that which happens 

currently with the green fill site. 

 

5.7.3 A separate report on the drainage strategy has been prepared, reference should be 

made to that.   

 

5.8     Foul Drainage 

 

5.8.1 A Package Treatment Plant suitable for discharge to low flow stream and rivers 

has been designed by the manufacturer and their details are pasted below.   

 

 



Mr Giles 

May 2024 - 16698 

14 

  
 

5.9     Residual Risk 

 

5.9.1 No residual risk has been identified but taking a precautionary approach a Personal 

Flood Plan should be drawn up for each adult using the site and all users should 

register for Flood Warnings.  The proforma for the Personal Flood Plan is attached 

as Appendix D.  
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6.      SEQUENTIAL TEST 

 

6.1      Based on the Environment Agency/Government published details, the site is in Flood Zone 

2.  The development is classified as ‘highly vulnerable’.  We believe both these are not 

necessarily correct, however, following the guidance to the letter, a Sequential Test has 

been prepared by the Planning Consultant, E T Planning. 
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7.      EXCEPTION TEST 

 

7.1    Sustainable benefits of the development to the community. 

 

7.1.1   The proposal is to remove the topsoil from the site, particularly in the areas of 

development.  The topsoil will be replaced with wholestone fill with a 30% void 

ratio.  This will increase the storage capacity on the site (see Drainage Strategy), 

thus there will be a small reduction in flood risk to other properties in the area.  

 

7.2    Management of potential flood. 

 

7.2.1    The mobile homes will be sat substantially above the higher flood level and will be 

anchored to a concrete slab using steel chains.  Further, the area underneath the 

mobile homes will be accessible for maintenance but will not have any storage 

facilities and will be available to flood water through open mesh.   

 

7.2.2    The dayrooms will be sat lower than the floor level of the mobile home, but will 

be constructed in a flood resilient manner, see Appendix E.  This will mean that 

should they flood; they can be quickly returned to use.   

 

7.2.3    The floor could be raised so that car parking and storage of touring caravans will 

be well above the predicted flood levels.  This is not considered necessary as both 

will be off site if a flood is expected. 

 

 

 

 

 

 

            

         
 

……..………………………………….. 

Gerry Cutting, BSc, CEng, FICE  

      For and on behalf of Prior Associates 
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APPENDIX A 

 

Conditions of Appointment 
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APPENDIX B 

 

Level Survey 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Mr Giles 

May 2024 - 16698 

19 

APPENDIX C 

 

Product 4 – Environment Agency 
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APPENDIX D 

 

Flood Plan 
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APPENDIX E 

 

Resilient Construction  

 


