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CIL

From: Louise Strongitharm

Sent: 31 January 2014 08:26

To: 'dave green'

Cc: CIL

Subject: RE: Wokingham BC - Consultation on CIL Draft Charging Schedule 

~[UNCLASSIFIED]~

Hi Dave 

 

Thanks for the confirmation – it is now submitted and received. 

 

Kind Regards 

Louise 

 

From: dave green [   

Sent: 31 January 2014 08:25 

To: Louise Strongitharm 
Subject: RE: Wokingham BC - Consultation on CIL Draft Charging Schedule ~[UNCLASSIFIED]~ 

 

Hi 

 

It is indeed a formal rep. Are you able to bounce it on or should I resend. 

 

Thanks 

Dave 

From: Louise.Strongitharm@wokingham.gov.uk 

To:  

Subject: RE: Wokingham BC - Consultation on CIL Draft Charging Schedule ~[UNCLASSIFIED]~ 

Date: Thu, 30 Jan 2014 15:25:46 +0000 

Hello Dave 

  

Thanks for your comments. Please could you confirm whether your e-mail is a formal representation to the 

consultation? All representations on the Draft Charging Schedule should be e-mailed to CIL@wokingham.gov.uk and 

will be sent to the appointed Examiner for consideration.  

  

Kind Regards 

Louise 

  

From: dave green   

Sent: 30 January 2014 11:39 
To: Louise Strongitharm 

Subject: RE: Wokingham BC - Consultation on CIL Draft Charging Schedule ~[UNCLASSIFIED]~ 

  

Louise 

 

Many thanks for providing this opportunity to give my views and I hope that you will pass these on to all 

decision makers.I feel particularly qualified to comment given a 40 year career in public sector transport 

planning and delivery and almost 30 years as a WBC resident. Senior Officers and some Members will also 
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be aware that I have already expressed strong views on the apparent under forecasting of future transport 

needs in central Berkshire as a whole. 

 

My understanding of CIL has always been that it was a replacement for protracted S106 negotiations 

rather than something running in parallel as implied within the borough's reports to Members. Certainly 

when adopted I feel sure that the new regime  will be seen in this way as a replacement by development 

control officers and developers alike and so it should perhaps be viewed as such by Members when 

considering the potential scale of funds which may arise as a result.Otherwise Members may be somewhat 

disappointed in the eventual outcomes and the implications on future budgets! 

 

That said I have applied the proposed scheduled rates to some arbitrary unit sizes and the proposals do 

seem to bring in sums which stand comparison with those achieved by the Borough from S106 in recent 

times. They also would seem to generate a significant income stream which will enable meaningful 

infrastructure investment in future years. HOWEVER whether these rates are really  pitched at a level 

which is at the top end of what is still viable for developers is a moot point when considering the 

particularly attractive and bouyant  circumstances and markets of central Berkshire. Whilst I can only take 

the viability analysis which has been done at face value I would ask Members to consider very carefully 

whether these rates are really set sufficiently high enough to reflect the full social needs and costs of 

developing within such an economically vibrant yet environmentally sensitive part of the country. This is 

particularly so given the further points which I make below. 

 

I have examined the associated funding gap analysis which supports the schedule of rates with some 

interest. In my view the transport elements do not fully reflect future need by some considerable degree 

given the scale of future development and the level of general affluence and car dependence enjoyed 

across the Borough. I believe that WBC is completely underestimating the costs of dealing with future 

demands for transport  whether by private car or by heavily expanded public transport modes. This is 

particularly the case within the Greater Reading fringe parishes of Earley , Woodley, Winnersh, Arborfield 

and Shinfield even with planned improvements from the two SDLs. The core strategy currently is short on 

detail throughout the Borough but is particularly light when considering solutions to current and future 

problems for those parishes north of the M4 which already experience severe transport difficulties.. As a 

consequence it is my belief that the funding gap in reality will be much greater than indicated and 

considered to date by Members. 

 

I do accept that the Infrastructure List developed for the above analysis is draft. However such documents 

derived from existing policy documents and used to support discussions about large sums of money do 

have a habit of becoming cast in tablets of stone and becoming a mantra for inaction in other areas. Could 

I request that Members give regard to this by recording that the List is indeed draft and will be developed 

as specific needs in other areas  are understood in greater depth. In particular I would like to see  it 

minuted that CIL collected from development across the Borough can be used towards strategic transport 

infrastructure development  investment not currently included in the draft list and beyond the immediate 

environs of the development itself to alleviate proven impacts from that development. This to include 

investment in the Reading Fringe parishes north of the M4 and particularly across Earley. 

 

Thank you for the opportunity and I hope that my comments are helpful. 

 

Dave Green 

From: Louise.Strongitharm@wokingham.gov.uk 

To: cil@wokingham.gov.uk 
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Subject: Wokingham BC - Consultation on CIL Draft Charging Schedule ~[UNCLASSIFIED]~ 

Date: Wed, 29 Jan 2014 09:55:53 +0000 
Dear Sir/Madam 
 

As a member of the SDL Forums, I thought you would be interested in the start of our consultation on the CIL Draft
Charging Schedule today. Apologies if you have already received a notification. 
 

The Council will be consulting on its Community Infrastructure Levy (CIL) Draft Charging Schedule from 29th January
2014 to 5pm on 14th March 2014. This is a key stage towards the adoption of CIL and the Council wants to find out
your views on its proposed CIL charges. Please do not make representations before the start date or after the end
date as they cannot be considered. 
 

The CIL Draft Charging Schedule, Statement of Representations Procedure and all supporting documents can be
viewed on the Council’s website at  
 

http://www.wokingham.gov.uk/planning/developers/cil/ 
 

If you have any queries relating to CIL or this consultation, please phone (0118) 974 6779 or e-mail
CIL@wokingham.gov.uk. 
 

A copy of the public notice providing more details of the CIL Draft Charging Schedule is attached below for your
information. 
 

Kind Regards 
Louise 

  
Louise Strongitharm 
Policy Manager - Community Infrastructure 
Environment 
Wokingham Borough Council 
Civic Offices 
Shute End 
Wokingham RG40 1BN 
Direct Dial Tel: 0118 974 6779 
Mobile Tel: 07769 963220 
Fax: 0118 979 0877 
e-mail: Louise.Strongitharm@wokingham.gov.uk 
www.wokingham.gov.uk 

  

  

  

  
DISCLAIMER
You should be aware that all e-mails received and sent by this Council are subject to the Freedom of Information Act
2000 and therefore may be disclosed to a third party. (The information contained in this message or any of its
attachments may be privileged and confidential and intended for the exclusive use of the addressee). The views
expressed may not be official policy but the personal views of the originator.

If you are not the addressees any disclosure, reproduction, distribution, other dissemination or use of this
communication is strictly prohibited.

If you received this message in error please return it to the originator and confirm that you have deleted all copies of
it.

All messages sent by this organisation are checked for viruses using the latest antivirus products. This does not
guarantee a virus has not been transmitted. Please therefore ensure that you take your own precautions for the
detection and eradication of viruses.  

  

  

  

Click here to report this email as spam. 
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CIL

From: Nicholas Prior 

Sent: 04 February 2014 10:18

To: CIL

Subject: CIL Representation

Dear Planning and policy 

l would like to strongly object to cil being excepted/adopted on developments in the wokingham area.My 

main reason for objection is that l or my family do not believe that giving wokingham council money 

from  these developments will indeed provide better infrastructure, schools and living conditions.l do 

believe wokinghams councils finances have become a black hole and that any money given will be 

consumed by their inflated wages,golden handshakes,pensions ,legal challenges etc and would not benefit 

the community as stated.l have spoken to a substantial number of people who see this as another tax,add 

that to council tax,income tax and road tax which do not seem to bring a better quality of life to people or 

indeed are spent on the subjects they are raised for.l would much prefer/trust the developers themselves 

or subcontractors carried out the improvements themselves,which would guarantee what was set out and 

agreed was actually achieved.Also having spoken to solicitors and 5 planning expert for major companies 

their will be legal challenges to this tax, especially as everybody knows it is illegal to raise taxes and not use 

all that money for the stated reason.Please register my objection. 

 

Background 

l have lived in wokingham for 44 years operated businesses for25 of those years and have 4 children who 

were born here,my wife has been employed as assistant principal,head of year,head of science at a 

number of schools in wokingham as well as having a degree in zoology. 

 

Click here to report this email as spam. 
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CIL

From: Megan Cameron <megan.cameron@cla.org.uk>

Sent: 06 February 2014 16:41

To: CIL

Subject: CLA response to CIL draft charging schedule

The Country Land and Business Association (CLA) is a national organisation embracing the owners and occupiers of all types of 

rural land and business in England and Wales. It represents the interests of the owners of some 34,000 land holdings and rural 

businesses.

 

Wokingham Borough Council is part of the area covered by the South East Region of the CLA. Berkshire CLA members include 

every size and type of holding, from estate owners to the smallest land holding of less than a hectare. The membership 

encompasses all traditional agricultural and forestry enterprises from the most sophisticated dairy and arable enterprises, pigs 

and poultry and more extensive livestock systems. The majority of our landowning membership is made up of family farm 

owner-occupiers many of whom have diversified into other business activities in response to the downturn in farm incomes.

 

The CLA also represents the interests of owners of other types of rural businesses including: forestry enterprises, mineral and 

aggregate operators and owners, hotels, golf courses, tourist enterprises, equestrian establishments, a myriad of small rural 

enterprises and also institutional land owners such as water companies, pension funds, and development companies. Our 

members have businesses in rural Berkshire and most live in its rural communities and villages. 

 

The CLA represents the wide diversity of the rural community.  We are glad to have the opportunity to comment on the Draft 

Charging Schedule for CIL.

 

The CLA comments are as follows:

 

The CLA supports Wokingham Borough Council’s decision not to impose a CIL rating on agricultural or forestry, employment and 

commercial development, as these are important areas for rural landowners and farmers to diversify into in order to support 

their farming and forestry enterprise.  In addition, farmers and landowners are often forced to upgrade their buildings and 

infrastructure due to legislation with no commercial gain to the enterprise. If a CIL is imposed on these types of enterprise it 

would have had a major impact on the farming and rural business community, who would have been unable to afford the 

increased cost of the development due to the CIL. 

 

CIL charges would make these developments unviable; regeneration would be stifled and sustainability of the rural areas in 

Wokingham Borough Council would be adversely affected, by making them less economically viable; particularly in the current 

climate where rural workshops and offices are difficult to let especially where broadband connection is poor.

 

The CLA advises Wokingham Borough Council’s not to impose a CIL rating on retail developments in the rural areas, as farm 

shops would have to pay CIL charges as they would fall under the Food Retail use type.  Farm shops are a diversification from 

agricultural and should not be treated the same as large supermarkets as a charge of £50 m
2
 would make these diversification 

potentially unviable. 

 

The CLA would like clarification that the CIL charges for farm diversification for example Clay Pigeon Shooting grounds and sui 

generis uses are exempt from CIL as they fall under Leisure.

 

It is our view that charges from £300m
2
 to £365m

2
 contributions will act as a significant disincentive for development in rural 

areas. In addition, we support the Council’s decision for a hundred percent relief on affordable dwellings. 

 

The CLA feels strongly that all developments being requested to contribute to infrastructure should have the opportunity to 

negotiate the level of payment depending on what a community/area needs.  

 

Additional CLA concerns

 

The CLA would like to know what will happen where landowners decide to build houses to keep within their long term 

ownership (build to rent), to diversify their income through a residential portfolio of properties. There are no capital receipts 

from which to fund a CIL charge, rather the CIL charge would have to be met from existing revenues which the land manager is 

trying to improve by diversifying to obtain an alternative rental income stream. In this case we believe the Council should be 
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more flexible in their approach for the payment of CIL for example not charging the CIL  if a legal agreement is given that the 

new property would remain available for private rental for a period of at least 5 years.

 

Agriculture, Forestry and Rural Enterprise Dwellings

 

Houses for essential workers - The CLA has concerns that there is no allowance for housing needed for rural businesses such as 

agricultural, forestry and other essential rural workers. The CLA would like clarification that these dwellings will be treated the 

same as affordable housing, with a nil rate set for CIL. Our view is that the CIL should not apply to these dwellings which will 

have been justified as a requirement for the business.

 

The CLA view is the proposed contribution of £300m
2
, £320m

2
, £340m

2
 and £365m

2
  for rural areas for residential and, 

combined with the other costs will suppress development and therefore impact the rural economy and the ability to regenerate 

our rural villages in Berkshire, we urge Wokingham Borough Council to re think this excessive charging policy.

 

Regards

 

Megan Cameron

 

Megan Cameron
Rural Adviser
Hikenield House
East Anton Court
Icknield Way
Andover
SP10 5RG

T: 01264 313434 
 F: 01264 369196 E: megan.cameron@cla.org.uk

  

 

 
  
The CLA is the membership organisation for owners of land, property and businesses in rural England and Wales. 
For information on our work and how to join online, visit www.cla.org.uk 
The Advisory Services are made available to members on the basis that a member’s rights to compensation and the liability (if any) of CLA and its officers
and/or its staff advisers, are restricted in the following ways. In the event of any advice given by any CLA staff adviser being given negligently or otherwise
being incorrect no liability whatsoever is accepted by CLA or its officers or by its staff advisers concerned (a) towards any person who is not the current CLA
member to whom the advice was directly given, (b) to any person in respect of consequential loss or loss of profits, or (c) to any person for any sum
exceeding £50,000 in respect of any one enquiry (whether made or responded to orally or in writing and whether dealt with at one time or over a period of
time).
Any person making use of the Advisory Services accepts such restrictions. If damages restricted to the above financial limits would be inadequate in the
circumstances members should consider referring to appropriate professional advisers in private practice before taking any particular course of action
potentially or actually involving any substantial amounts of money.

No responsibility for loss occasioned to any person acting or refraining from action in reliance on or as a result of the material included in or omitted from this
message can be or is accepted by the author(s), the CLA or its officers or trustees or employees or any other persons. © Country Land and Business
Association Limited. All rights reserved. No part of this publication may be reproduced or transmitted, in any form or by any means, electronic, mechanical,
photocopying, recording or otherwise, or stored in any retrieval system of any nature without prior written permission of the copyright holder except as
expressly permitted by law.

Country Land & Business Association Limited. Registered in England and Wales: 6131587. Registered Office: 16 Belgrave Square, London, SW1X 8PQ.  

 

Click here to report this email as spam. 
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CIL

From: Ernest Amoako <Ernest.Amoako@woking.gov.uk>

Sent: 26 February 2014 15:55

To: Policy and Plans

Subject: RE: Wokingham BC - Consultation on CIL Draft Charging Schedule 

~[UNCLASSIFIED]~

 

Dear Louise 

  

Many thanks for the opportunity to comment on your CIL Draft Charging Schedule. On this occasion, I have no
comment to make. 
  

Thank you 

  

Ernest Amoako 

Woking Borough Council  

  

From: Planning Policy  

Sent: 30 January 2014 16:05 

To: Ernest Amoako 
Subject: FW: Wokingham BC - Consultation on CIL Draft Charging Schedule ~[UNCLASSIFIED]~ 

  

FYI 

From: Policy and Plans [PolicyandPlans@wokingham.gov.uk] 

Sent: 29 January 2014 09:32 

To: Policy and Plans; CIL 
Subject: Wokingham BC - Consultation on CIL Draft Charging Schedule ~[UNCLASSIFIED]~ 

Dear Sir/Madam 

  

The Council will be consulting on its Community Infrastructure Levy (CIL) Draft Charging Schedule from 29th January
2014 to 5pm on 14th March 2014. This is a key stage towards the adoption of CIL and the Council wants to find out
your views on its proposed CIL charges. Please do not make representations before the start date or after the end
date as they cannot be considered. 
  

The CIL Draft Charging Schedule, Statement of Representations Procedure and all supporting documents can be
viewed on the Council’s website at  

  

http://www.wokingham.gov.uk/planning/developers/cil/ 
  

If you have any queries relating to CIL or this consultation, please phone (0118) 974 6779 or e-mail
CIL@wokingham.gov.uk. 
  

A copy of the public notice providing more details of the CIL Draft Charging Schedule is attached below for your
information. 
  

Kind Regards 

Louise 

  

Louise Strongitharm 

Policy Manager - Community Infrastructure 

Environment 
Wokingham Borough Council 
Civic Offices 

Shute End 

Wokingham RG40 1BN 
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Direct Dial Tel: 0118 974 6779 

Mobile Tel: 07769 963220 

Fax: 0118 979 0877 

e-mail: Louise.Strongitharm@wokingham.gov.uk 

www.wokingham.gov.uk 

  

DO NOT FORWARD WITHOUT SENDERS PERMISSION 

The contents of this e-mail and any attachmentmay be confidential. Unauthorised copying, storage or dissemination of the 

contents is strictly prohibited. If you are not the addressee or have otherwise received this message in error please delete it 

together with any attachment and notify the sender either by return e-mail or at the address above. Unless you are the intended 

recipient of this e-mail no reliance may be placed upon its contents. 

  

  

  

DISCLAIMER
You should be aware that all e-mails received and sent by this Council are subject to the Freedom of Information Act
2000 and therefore may be disclosed to a third party. (The information contained in this message or any of its
attachments may be privileged and confidential and intended for the exclusive use of the addressee). The views
expressed may not be official policy but the personal views of the originator.

If you are not the addressees any disclosure, reproduction, distribution, other dissemination or use of this
communication is strictly prohibited.

If you received this message in error please return it to the originator and confirm that you have deleted all copies of
it.

All messages sent by this organisation are checked for viruses using the latest antivirus products. This does not
guarantee a virus has not been transmitted. Please therefore ensure that you take your own precautions for the
detection and eradication of viruses.  

  

  
  

NOT PROTECTIVELY MARKED - . This document has been security classified using the Government Protective
Marking Scheme (GPMS). 
 

********************************************************************** 

This transmission is intended for the named addressee 

only and may contain sensitive or protectively marked 

material up to RESTRICTED and should be handled 

accordingly. Unless you are the named addressee (or 

authorised to receive it for the addressee), you may not copy 

or use it, or disclose it to anyone else. If you have received 

this transmission in error, please notify the sender 

immediately. All GCSx traffic may be subject to recording 

and/or monitoring in accordance with relevant legislation. 

**********************************************************************. 

 

Click here to report this email as spam. 
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CIL

From: Finchampstead Parish Council <clerk@finchampstead-pc.gov.uk>

Sent: 27 February 2014 11:44

To: CIL

Subject: Cil draft charging schedule

Thank you for providing the opportunity to comment on the Community Infrastructure Levy (CIL) Draft Charging
Schedule. I confirm that have no comments to make.  
 

Regards,  
Katy Dagnall.  

  

Clerk: Mrs K. Dagnall AILCM 

Assistant Clerk: Mrs A. Kent 

Finchampstead Parish Council 

FBC Centre, Gorse Ride North 

Finchampstead  

Berkshire RG40 4ES 

  

0118 908 8164 

www.finchampstead-pc.gov.uk 

  

IMPORTANT NOTICE:  
The contents of this e-mail are confidential to the  ordinary user of the e-mail address to which it was addressed and may also be privileged. If 

you are not the addressee of this e-mail you may not copy, forward, disclose or otherwise use it or any part of it in any form whatsoever. If 

you have received this e-mail in error please e-mail the sender by replying to this message 

  

 

Click here to report this email as spam. 
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CIL

From: Richard Peat <richard@arborfield-garrison-rag.org.uk>

Sent: 03 March 2014 21:23

To: CIL

Subject: CIL draft charging schedule consultation

Dear Sirs, 

 

We would like to respond to the current Community Infrastructure Levy (CIL) Draft Charging Schedule consultation. 

 

Whilst we would like a higher CIL level overall to reflect the large amounts of infrastructure projects that are 

required across the whole borough such as new schools, much needed road improvements, improved flood 

defences and so on, we are pleased to note that the draft schedule sets the Community Infrastructure Levy for the 

Arborfield Strategic Development Location at the same level as the rest of the borough, clearly reflecting the 

significant additional infrastructure that the development at Arborfield will require compared to the other three 

Strategic Development Locations. 

 

We would be delighted should you choose to increase the CIL level proposed for Arborfield, as we feel the 

significant challenges this SDL brings would justify a higher level, however we would strongly urge the council to 

resist any pressure from housing developers to reduce the level as has been done at the other locations. 

 

Regards, 

 

Richard Peat 

for the Arborfield Garrison Residents Action Group 
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CIL

From: Steve Bacon 

Sent: 03 March 2014 22:08

To: CIL

Subject: Community Infrastructure Levy consultation

To whom it may concern, 

  

I have looked at the charging bands put forward for the four SDLs, and I am surprised at how low they 

have been set for South and North Wokingham and 'South of M4'. In each case, we already know that the 

road infrastructure required to support these developments cannot be afforded from the level of Section 

106 commitments that have been made. Correct me if I'm wrong, but these three SDLs are falling short on 

infrastructure provision (ignoring any non-road infrastructure that's required) as follows: 

  

South Wokingham: I am led to believe that the cost of lowering the roads under the railway bridges on 

Finchampstead Road will not be met from the South of Wokingham or Town Centre Regeneration 

developments, which is why additional housing is being proposed at Elms Field to help fund them.  

  

North Wokingham: The eastern stretch of the North Wokingham Distributor Road won't be funded by 

developers, so who pays? 

  

South of M4: The traffic junctions at Shinfield Rise on the border with Reading Borough cannot cope with 

existing peak-time traffic, and there are no plans (and no available space) to increase road capacity on the 

A327, so how will the additional traffic flow through these junctions towards Reading? 

  

Thus, I'm relieved to see that the charging band for the Garrison SDL is being set at a higher rate - though 

still not sufficient for the road improvements that will be needed if the 'trip rates' generated by the new 

developments are closer to the 1.0 from Penrose Park than around 0.5 on which the current traffic 

forecasts for the SDLs are based. Please stick to this higher charging band, otherwise existing residents will 

have to foot the bill, which is very unfair on us. 

  

Best regards, 

  

  

Steve Bacon 

45 Melrose Gardens 

Arborfield Cross 

Berkshire 

RG2 9PY.   

  

 

Click here to report this email as spam. 
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CIL

From: Twyford Parish Council <twyfordpc@btconnect.com>

Sent: 05 March 2014 11:05

To: CIL

Subject: CIL

Follow Up Flag: Follow up

Flag Status: Completed

Twyford Parish Council have no comments on the CIL Draft Charging schedule.

Regards,

Lucy Moffatt
Clerk to Twyford Parish Council
16 Gooch Close
Twyford
Reading
Berks
RG10 0XS

This email is from Twyford Parish Council. This message, its contents and any attachments to it are private and
confidential. Any unauthorised disclosure, use or dissemination of the whole or any part of this message (without our
prior consent in writing) is prohibited. If you are not the intended recipient of this message please notify us
immediately. No contracts or agreements may be concluded on behalf of the Council by means of email.
 

Click here to report this email as spam. 
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CIL

From:

Sent: 07 March 2014 22:02

To: CIL

Subject: CIL consultation

My comments relate to Arborfield SDL: 

 

It would seem that by setting a CIL rate of £365 per m sq considerably less funds will accrue from developers than 

under S106, as has been secured at other SDLs on a per house basis. The total funds from CIL will depend on the mix 

of houses and the percentage of affordable houses, but given that Arborfield SDL will need substantially more 

infrastructure than other SDLs to make it sustainable because of its remote location, the CIL rate should be 

increased. Failing that Wokingham Borough Council must be confident it can secure the additional funds needed to 

mitigate the impact of Arborfield SDL through S106. 

 

 

 

It is also disappointing and surprising to see that the planned extension of Hogwood Industrial Estate will not attract 

any contributions to infrastructure under CIL, even though it will undoubtedly bring more traffic to the area. 

 

 

 

In general, Wokingham Borough Council have justified their Core Strategy on the basis that concentrating 

development into four key areas will ensure developers contribute more towards infrastructure than if there were 

smaller developments. It is not clear how this will be achieved with these proposed CIL rates. 

 

 

 

I wish to be kept informed of the progress of the CIL proposal. 

 

 

 

Regards 

 

Suzanne Sach 
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The CIL Draft Charging Schedule 

Response from the Parish of Wokingham Without 

 

Statement of Consultation on Preliminary Draft CIL Charging Schedule was published in May 2013 

and summarizes the comments and responses from a number of parties including developers and 

town/parish councils. 

 

The Draft Charging Schedule dated January 2014 together with the Executive Report sets out the 

current proposed adoption of CIL and the charges applicable to areas and build type. This can be 

summarised as ranging between £300 to £365 per sq metre and covering predominately residential 

development. (South Wokingham SDL is £320 per sq metre). Formal comments have been requested 

on this which in summary we are content with the levels proposed, the following observations are 

more of a practical application response where the future modus operandi is unclear. 

 

What is fundamental to the Parish council is that when CIL is adopted and is implemented from April 

2015 then the charging authority i.e. WBC are required to pass 15% of CIL to town and parish 

councils subject to a £100 cap per ‘existing’ dwelling. If a NDP is in place then the sum rises to 25% 

with no cap. 

 

Q. What exactly is meant by ‘existing’ dwelling and how is that to be measured as time 

progresses? 

 

Reference is made to the section entitled Meaningful Proportion in as much as it states that “it is 

envisaged that the majority of the CIL passed on ...... will be used to help deliver the planned 

infrastructure” 

 

Q. How is this going to happen in practice, will Parish Councils physically receive regular cash 

transfers or is their proportion of funds held in a form of escrow subject to allocation for 

specific projects? 

 

The ‘neighbourhood share’ as it has been referred to, can be allocated, it would seem, to a plethora 

of possible uses dependent on the community infrastructure strategy, whatever that is, but it runs 

for a period of between 5 and 10 years. The ‘strategy’ does cover uses such as Community Facilities, 

Play Areas, Recreation Facilities, Natural and Semi-Natural Greenspaces etc etc. 

 

Q. How and through what process is expenditure on infrastructure strategy to be prioritised 

and where will responsibility lay in delivery. One has to be conscious of the fact that Parish 

Councils do not have the extent of resource and operational structure to embark on what 

could be technically demanding projects. 

 

“The Borough Council intends to engage with ............to discuss the use of monies passed to them to 

ensure............degree of alignment etc etc. 

 

Q. This may well answer the previous question but raises numerous others relative to 

responsibility, compliance, value for money and delivery, not to mention an audit trail of 

public monies being spent. 

 

  

 

 

Wokingham Without Parish Council 
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CIL

From: katy.hughes@shinfieldparish.gov.uk

Sent: 10 March 2014 11:43

To: CIL

Cc: shinfieldparish@btopenworld.com

Subject: CIL consultation comments

Hello 

 

Please find below comments from Shinfield Parish Council: 

 

Our principal comment is that the method for calculating CIL on small infill sites continues to be very inflexible and 

based on a standard assumed housing density which may rarely be achieved in practice. Small developers face many 

limitations on what densities can practically be achieved, given WBC's design requirements regarding parking, 

amenity space, overlooking and indeed housing density. At Shinfield PC we repeatedly see housing proposals for 

infill sites being challenged on the grounds of over-intensification, and planning refused because it is argued that the 

proposal does not reflect the appearance and density of the existing housing surrounding the site. It seems distinctly 

unfair, therefore, for WBC to assess CIL on the basis of a high assumed density of 30 units per hectare, and then 

oblige developers to build to a much lower density on their actual deliverable sites, often at a level of 20 units per 

hectare or lower. 

 

our proposal would be that for small sites below, say, 15 units, CIL should be calculated on the basis of the actual 

density approved by WBC, not the notional level suggested by GL Hearn. Hearn's have provided the calculation 

model, so a per-site calculation would not be difficult. It seems only fair that if WBC and local objectors want infill 

housing to be less dense, smaller, with lower ridge heights and so on, they should not at the same time expect to be 

paid CIL on the presumption that a density of 30 units could ever be achieved on these sites. Equally, if a developer 

proposes an acceptable scheme of, say, one-bedroom flats with a density higher than 30 units, WBC and the local 

community should feel entitled to a higher CIL payment - and the profitability of the site for the developer should be 

able to afford it. 

 

Without this kind of flexibility, small developers and self-builders who wish to build attractive houses on infill houses 

at a lower density are effectively being penalised, whilst builders who want to "cram" their sites and get away with 

the smallest houses on the tightest plot sizes are being encouraged. 

 

Katy Hughes 

 

Assistant Clerk 

 

Shinfield Parish Council 

 

Parish Hall 

 

School Green 

 

SHINFIELD   RG2 9EH 

 

Berks 

 

 

 

(0118) 988 8220 
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CIL

From: Lister, John (NE) <John.Lister@naturalengland.org.uk>

Sent: 12 March 2014 14:44

To: CIL

Cc: Policy and Plans

Subject: 111170 - CIL Draft Charging Schedule

Dear Louise 

  

Thank you for consulting Natural England on your CIL Draft Charging Schedule.   

This is a matter that generally falls outside our remit - so we have no comments to offer. 

Please call if there are issues you wish to discuss. 

Yours sincerely 

   stJohn Lister 

Lead Adviser 

Land Use Services Team - Ashford 

Natural England 

Mobile - 0790 060 8172 

www.naturalengland.org.uk 

We are here to secure a healthy natural environment for people to enjoy, where wildlife is protected and England’s
traditional landscapes are safeguarded for future generations. 

In an effort to reduce Natural England's carbon footprint, I will, wherever possible, avoid travelling to meetings and
attendvia audio, video or web conferencing.  

Natural England is accredited to the Cabinet Office Customer Service Excellence Standard 

This email and any attachments is intended for the named recipient only. If 

you have received it in error you have no authority to use, disclose, store or copy any of its contents and you 

should destroy it and inform the sender. Whilst this email and associated attachments will have been 

checked for known viruses whilst within the Natural England systems, we can accept no responsibility once 

it has left our systems. Communications on Natural England systems may be monitored and/or recorded to 

secure the effective operation of the system and for other lawful purposes. 

 

Click here to report this email as spam. 
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BFC Response to Wokingham Borough Council Community Infrastructure Levy 
– Draft Charging Schedule (March 2014) 

The following response provides a brief reappraisal of Wokingham Borough Council’s
(WBC) emerging CIL Charging Schedule further to the issues raised in our response
to the Preliminary Draft Charging Schedule last year. This response raises key points
of agreement and concern and, where appropriate, comparisons to Bracknell Forest
Council’s (BFC) approach.

1. Summary

1.1 On the information presented it appears WBC intend to rely to a far greater
extent than BFC on CIL receipts to deliver infrastructure across the Borough.

1.2 In summary, the following conclusions have been drawn from WBC’s Draft
Charging Schedule (DCS):

1) BFC supports WBC’s proposal to adopt a CIL – this will be an
important mechanism to fund infrastructure essential to support
development.

2) Based on the viability work carried out for the BFC CIL, the
assumed residential benchmark land value for strategic
greenfield sites, at £300,000 per hectare, may be an
underestimate. This could compromise development viability,
hindering housing supply;

3) WBC’s reliance on CIL to deliver a significant proportion of
strategic site-related infrastructure, e.g. schools and
community hubs, raises concerns over the ability to deliver the
right infrastructure at the right time. This could have an impact
on housing supply and/or infrastructure beyond the Borough if
infrastructure provision is delayed;

4) WBC’s infrastructure delivery strategy places a large burden
on the Council to deliver infrastructure on behalf of developers.
This may not be the most cost-effective or efficient method. It
could create uncertainty over the delivery of CIL-funded
infrastructure with developers having no control over its timing.
As CIL money is not ring-fenced it is unclear how WBC could
guarantee the developer that the infrastructure would get
delivered at all. This uncertainty could also create problems
for developers in securing the finance necessary to take
developments forward. While the new CIL regulations allow for
both land and other items to be offset against CIL, the process
for this is complex and no charging authorities yet seem to
have used the longstanding provision to offset CIL against
land. The reliance on CIL therefore could result in the Council
securing funds for infrastructure but not necessarily having the
land on which to provide it.

5) The Historic Section 106 Delivery, detailed in the ‘Infrastructure
Planning and Gap Assessment’ provides an average s106 sum
for completed dwellings between 2008/09 and 2012/13 as
£12,295.57. When combining the proposed rates in the DCS
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and point 4.20 of the Viability Update on S106 costs per
dwelling, a combined cost per dwelling could exceed £40,000
at the SDLs – a significant increase. Whilst acknowledging the
S106 packages recently agreed at other SDLs, there is a risk
that the CIL rates proposed could exceed the broad
consideration of ‘reasonableness’ that rates should be up to
5% of development costs, and of a level which would not
adversely impact on the viability of development.

1.3 The following section provides more detailed analysis.  

2 Land values 

2.1 The Viability Update states that a Benchmark Land Value (BLV) of £300,000
per hectare has been used. According to CLG (2010) research, Greenfield
land value is identified as having a release value of between £100,000 to
£150,000 per gross acre (£250,000 to £371,000 per hectare equivalent).
Notwithstanding a potential ‘discount’ that could be derived from bulk land
purchase, it is considered that given the advantageous location of
Wokingham’s SDLs, the assumption used is an underestimate of land release
value. This concern reflects an advisory comment from a developer raised in
WBC’s CIL workshop (Para 3.30) and our own viability evidence.

2.2 Given the significance of the underlying land value assumption in the viability
appraisal outputs, this underestimate could have a significant effect on the
viability of development and make it less likely that planned development will
come forward.

3. Infrastructure 

3.1 Paragraph 7 of the Infrastructure Planning and Funding Gap Assessment
states that for non SDL development CIL receipts will be applied to the
strategic SANG at Rooks Nest Farm. However, it is unclear how any adverse
impact on the TBHSPA will be mitigated by development which is not located
near enough for easy public use of this SANG, and where onsite SANG
provision is not possible.

4. Charging rates for residential development 

4.1 Paragraph 6 of the Infrastructure Planning and Funding Gap Assessment
states that, to date SDLs have contributed c. £28,000 to £37,000 per unit (it is
assumed this is an average across all units, market and affordable), therefore
the proposed rates would appear reasonable1. However, until these schemes
have been implemented fully it is not clear that they can be delivered without
the need to renegotiate the terms of the agreement. It is therefore considered
premature to use this is as a reliable indicator of viability.

5.2 The 2014 amendments to the CIL Regulations (2010) state that as part of
Regulation 14, charging authorities must now strike an appropriate balance

1 With the proposed CIL residential charging rate averaging at c. £340 psm, this would equate
to £34,000 for an average sized house (100 sqm).

22



3

between CIL and the potential effects on the imposition of CIL on the
economic viability of development. When the s106 costs per dwelling and
proposed CIL rates are combined, clearer evidence needs to be provided to
show that the scale of development proposed remain viable, particularly in
relation to concerns regarding the density per hectare used in the Viability
Update and its impact on BLV.

6. Charging rates for commercial development - retail 

6.1 Further to the Viability Update (August 2013) and the comments made in our
response to the consultation on the PDCS, an increase to the retail rate from
Nil to £50 is supported.

6.2 Paragraph 3.8 of the Viability Update reports that ‘there is a potential surplus
arising from large format stores of a kind which are more typically found
outside town centre locations.’ However, the DCS does not take into account
this floorspace differential, which results in retail use of any size being CIL
liable when located outside of existing town/district centres, and could
therefore have an adverse impact on the viability of smaller retail
development. As Regulation 5(2) of the CIL Amendment Regulations (2014)
amends Regulation 13 of the CIL Regulations to allow differentiated CIL rates
based on floorspace, the DCS should be amended to take account of this. In
particular, as other charging authorities with an adopted CIL, such as
Wycombe, differentiate between different types and scales of retail. If the
viability evidence indicates that a type of development is appraised as being
able to pay ‘a significant CIL payment’, then logically the schedule should
reflect this.
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Porta Planning LLP, 14–17 Wells Mews, PO Box 7775, London, W1A 3FP 
 

www.portaplanning.com 
 

Partners: J C Bowles BSc(Hons) DipTP DipSurv MRTP  E J Andrews BA(Hons) MTP MRTPI MRICS 
Registered in England: No OC356165 Registered Offices: St Bride's House,10 Salisbury Square, London, EC4Y 8EH 

 
Community Infrastructure Team 
Wokingham Borough Council 
PO Box 157 
Shute End 
Wokingham 
RG40 1WN 
 

Tel:  
Mobile: 
Email: 

 

0845 165 6222 
07920 144 472 
john.bowles@portaplanning.com 
 

 
13 March 2014 
 

 By Email  

Our Ref:   
 

l-eja-cil rep-100314 
 

  

 
 
Dear Sir/Madam 
 
NORWOOD RAVENSWOOD 
CONSULTATION ON THE DRAFT CIL CHARGING SCHEDULE  
 
We are instructed by Norwood to submit representations to Wokingham Borough Council’s Draft Community 
Infrastructure Levy (CIL) Charging Schedule.  
 
Context 
 
These representations are submitted in respect of Ravenswood Village. Norwood is developing a Masterplan 
for Ravenswood Village in collaboration with the Council, that: 
 

§ Presents a sustainable long term solution to Norwood’s care provision needs here and addresses all 
of the circumstances (including modern care in the community expectations) which have contributed 
over the last 20 years to the redundancy and deterioration of parts of the site 
 

§ Delivers improvements and effective management of services, facilities and activities 
 

§ Enhances the living experience and opportunities of Ravenswood’s residents 
 

§ Better integrates Ravenswood with its surrounding community by presenting more reasons for local 
people to come to the site either as new residents/occupiers of compatible uses or as visitors 
attracted by its activities and facilities 

 
§ Is consistent with Norwood’s Service Plan and is operationally and financially viable and sustainable 

 
Since Norwood has limited cash reserves and capital to deliver the Masterplan and the investment required 
in the village. A significant part of the funding required will come from the sale of the private market housing. 
Receipts generated from the market housing will be reinvested by Norwood into the provision of care 
facilities on the site.   
 
The Council’s requirements in terms of CIL/S106 contributions from the development will have a direct 
impact on viability and, thereby, the scale of housing development required. Norwood is therefore seeking 
greater flexibility in the Council’s charging schedule, consistent with the 2014 CIL Amendment Regulations. 
The next section sets out our representations.   
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CIL

From: Emily Temple <Emily.Temple@pegasuspg.co.uk>

Sent: 14 March 2014 09:35

To: Policy and Plans

Subject: CIL Reps Submission

Attachments: CIL Consultation Response Form.pdf

Dear Sir/Madam 

  

Please find our CIL Reps attached on behalf of Bewley Homes PLC. 

Your confirmation of receipt would be appreciated. 

  

Kind regards  

  

Emily Temple 

Principal Planner (Bracknell) 

Pegasus Group 
Planning | Environmental | Retail | Urban Design | Renewables | Landscape Design | Graphic Design | Consultation | 
Sustainability 
  

Abbey House | Grenville Place | Bracknell | RG12 1BP 

T 01344 667373 | M 07743429473  
  
Birmingham | Bracknell | Bristol | Cambridge | Cirencester | East Midlands | Leeds | Manchester 
Twitter | Linked-in | www.pegasuspg.co.uk 
  
Pegasus Group is the trading name of Pegasus Planning Group (07277000) registered in England and Wales. 
This email and any associated files, is intended for the exclusive use of the addressee only. If you are not the intended recipient you should not 

use the contents nor disclose them to any other person. If you have received this message in error please notify us immediately. 
Please consider the environment before printing this email and any attachments. 
  

 

Click here to report this email as spam. 
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Wokingham Town Council Page 1 of 3 14
th

 March 2014 

WOKINGHAM TOWN COUNCIL 

COMMENTS ON THE DRAFT CIL CHARGING SCHEDULE 

 

(Comments are numbered in accordance with the questions on the Consultation Feedback Form) 

 

Residential 

Q1a We feel that the proposed £365 per square metre rate for residential development is too 

 low. 

Q1b In our opinion the rate proposed is not consistent with the evidence. 

Q1c We do understand that the CIL rate of £365 per square metre is one of the highest so far 

proposed in the UK.  However, according to Central Government, this is supposedly one of the most 

affluent Boroughs in the country and we are consequently penalised in the grant that we receive.  

They can’t have it both ways! 

We do not agree with a number of the key assumptions within the Viability Assessment and the 

Viability Assessment Update, in particular the following: 

1. The assumed benchmark land value (BLV) of £300,000/hectare is at the bottom end of the 

scale.  At the assumed density of 20dph, this would equate to a land cost per dwelling of 

£15,000, compared to a sales value of some £464,000 per dwelling, based on a 150 square 

metre house.  We do not therefore believe that the BLV of £300,000/hectare is realistic. 

It is interesting that the BLV suggested by one major housebuilder in a written response to a 

Stakeholders’ workshop was a figure of c£150k per gross acre (equivalent to £371k per 

hectare), only marginally higher than the lowest BLV assumed.  If this is the figure suggested 

by a housebuilder, it’s almost certain that the real BLV is likely to be a lot higher. 

2. The average density aimed for by developers is likely to be 30-35dph, rather than 20dph.  

Recent developments around Wokingham have reflected a figure closer to 30dph. 

3. Developers aim for a gross return of nearer 35% (profit and finance) instead of the 24.5% 

assumed, and can generally achieve 30% on a good development, particularly if the price 

paid for land is not high. 

On the basis of these figures, the CIL rate for residential should be higher than proposed. 

A comparison should be provided with rates set elsewhere in the South East.  As Wokingham is 

considered to be a desirable place to live and work, a higher than average rate is to be expected. 
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 March 2014 

Retail and Other Development Types 

Q2a We do not agree with the proposed £0 per square metre for retail and other types of 

 development. 

Q2b In our opinion the rate proposed is not consistent with the evidence. 

Q2c We do not understand why there are different rates for different charging zones.  We 

would have thought that the CIL rate should vary according to residential houses, flats, retail, and 

businesses in town, with different rates for out-of-town.  There should also be a differentiation 

between small retail outlets and superstores. 

We agree that a square metre charge basis is better than the current Section 106 levy. 

We suggest a nominal charge, for developments under 500 square metres (which would include 

alterations), a higher fixed charge for under 1,500 square metres and a further charge for over 

1,500 square metres.  The charge would need to be set so as not to discourage investment.  As 

"Commercial" developments use WBC’s roads and services, we can see no reason for exempt 

payments.  The funding gap needs narrowing.  (We are aware that Section 106 can also be levied on 

new commercial developments). 

We disagree with the application of a blanket zero CIL rate across all retail.  The initial Viability 

Assessment calculates a maximum CIL rate of £26.53/m
2
 for Town Centre Retail, but a maximum CIL 

rate of £322.62/m
2
 for foodstores.  It then goes on to state: 

  “6.13 As might be expected given the continued relative strength of the  foodstore market, 

 this form of development is capable of supporting a significant CIL charge. 

 

  6.14 However, there has been significant debate as to whether it is permissible under  the 

 Regulations to charge a variable rate on retail based on either size or typology. 

 

  6.15 In the absence of clear advice that this sort of approach would be  permissible, 

 unless the Council believes that there will be material foodstore development it would be 

 prudent for the Council to set its CIL charge for retail based on the least viable of our three 

 retail uses, i.e. Town Centre retail.  On this basis we would recommend it considers a CIL in 

 the range £0-20 per sq m.” 

 

Point 6.14 of the Viability Assessment raises the question of whether it is permissible under the 

Regulations to charge a variable rate on retail based on either size or typology and, in the absence 

of clear guidance on this matter, WBC seem to have opted for the safest approach; i.e. you can’t. 

However, Point 3.3 of the Viability Assessment Update refers to “the recent consultation paper on 

CIL which more explicitly proposes to allow differentiation by size, decisions by Examiners to permit 

this approach elsewhere and some representations to the PDCS consultation”.  GL Hearn have re-

visited their analysis in the light of this, but have still failed to address the aspect of a large 

(7,000m
2
) Foodstore in the Town Centre, for which a differentiated CIL rate could possibly be set. 

If the more recent guidance is that differentiation by size and typology of retail store is 

permissible, given that the Council knows that significant material foodstore development is 

planned under the proposed Town Centre Regeneration, setting a zero rate for foodstore 

developments is patently absurd. 
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General 

Q3 We believe that overall development in Wokingham will be put at significant risk by the 

proposed rates. On the basis of some of the examples, given that income from the CIL will be lower 

than the Section 106 payments and that there is a large funding gap identified, our concerns are 

that the proposed CIL rates are not high enough and that the charge rate should be higher than 

£365 per square metre, otherwise we will be left with a deficit on our Core Strategy aspirations. 

Q4 No comment. 

Q5 There is a notable omission from Appendix 1, Infrastructure Projects, which would increase 

the funding gap.  There is no point in replacing the two railway bridges over Finchampstead Road, 

to encourage traffic to avoid the town centre by using the southern distributor road and then Molly 

Millars Lane, if all traffic is then sent down Barkham Road to cross the railway line at the station. 

There should be link from Molly Millars Lane, via an upgraded Woosehill Lane, then a new stretch 

of road to the Woosehill spine road and onwards to the Reading Road.  This new link is often 

referred to as Smiths Walk.  (We believe that only 8 houses would need to be compulsorily 

purchased). 

Has anyone costed a road from Jennets Park roundabout on the A329 to the projected new Tesco 

roundabout?  This could be part of the South Wokingham Distributor Road, for which £15.8 million 

have been allocated WITHOUT a road over-rail bridge.  This would then obviate the need for the 

exorbitant cost of the road bridge and would ease London Road traffic, by allowing Bracknell traffic 

needing to access Winnersh and Earley areas to bypass Coppid Beech (onto London Road) and 

Wokingham Town Centre. 

Q6-8 

Wokingham Town Council 

Town Hall 

Market Place 

Wokingham 

RG40 1AS 

Contact details: 

Mike Dunstan 

Planning & Transportation Officer 

0118 974 0885 

planning@wokingham-tc.gov.uk 

Q9 Please keep me informed of future developments regarding CIL. 
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Our Ref: IMG/csw/1017063 

 Your Ref:       

 

Community Infrastructure Team 
Wokingham Borough Council 
Civic Offices 
Shute End 
Wokingham 
RG40 1WN 

 

Mayfield House 

256 Banbury Road, Summertown 

Oxford OX2 7DE 

T: 01865 511444 

F: 01865 404433 

 
Submitted by email only to: CIL@wokingham.gov.uk 
 
14th March 2014                                               

 

 
 
Dear Sirs, 
 
 
Consultation on the Wokingham Borough CIL Draft Charging Schedule 
 
We are instructed by Gladman Developments to review the proposed residential tariff for CIL 
charging within Wokingham Borough.  In undertaking our work, we have reviewed the following 
documentation –  
 

• Wokingham Borough Council Community Infrastructure Levy – Draft Charging Schedule 
(January 2014) 

• Draft Instalments Policy (October 2013) 

• Wokingham CIL Viability Update (GL Hearn, August 2013)  

• Infrastructure Planning Funding Gap Assessment (October 2013)   

• Final Strategic Environmental Assessment Screening Statement (September 2013) 
 
 
We have also had regard to the provisions of the adopted Wokingham Borough Core Strategy 
and Managing Development Delivery document and related evidence base and the Report of the 
Inspector that presided over the Managing Development Delivery Examination.  
 
Context 
 
As the authority will be aware, since publication of the Draft Charging Schedule for consultation, 
further changes to the CIL Regulations came into force on 24th February 2014.  In short, these 
changes include: 
 

• Provisions that provide a basis for giving charging authorities the option to accept 
payments in kind through the provision of infrastructure either on-site or off-site, for 
the whole or part of the levy payable on a development 
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We would contend that Wokingham Borough Council has failed to fulfil its requirement to strike 
an appropriate balance between the desirability of funding infrastructure from the levy and the 
potential effects of the levy on the economic viability of development across the area. 
 
As advised previously, we recognise that each CIL charging schedule needs to be locally 
evidenced, to take account of local circumstances, but the proposed flat rate for the ‘Rest of 
Borough’ area of £365 per sq m is still the highest flat rate charge proposed by any authority in 
the South East (excluding London). Other authorities in the South East, with much higher 
average property prices are proposing (or have adopted) much lower residential charge rates.  
 
Viability Appraisals 
 
As set out in our representations to the Preliminary Draft Charging Schedule, the original GL 
Hearn Report and Appendices, whilst detailing many of the assumptions made, do not provide 
full visibility, as copies of the various viability appraisals that have been modelled have not been 
included.  Although the Update Report provides some further clarity on the assumptions used in 
relation to the Strategic Development Locations, the lack of information provided for the ‘Rest of 
Borough’ makes it difficult to fully analyse the methodology and application of the relevant 
assumptions.  
 
Paragraph 1.3 of the Wokingham CIL Viability Update Report (August 2013) makes brief 
reference to the amendments made to the CIL Regulations and new accompanying guidance.  
The Wokingham CIL Viability Update Report quotes the CIL Guidance (April 2013) - making 
reference to the need to sample directly an appropriate range of sites across its area in providing 
viability evidence.  Whilst the CIL Guidance does suggest a particular focus on key strategic 
sites, it goes on to state (at paragraph 27) that there should also be a focus on those sites (such 
as brownfield sites) where the impact of the levy on economic viability is likely to be most 
significant. 
 
In this regard, it is both disappointing and concerning that the Update Report only provides a 
bespoke analysis of the four Strategic Development Locations.   
 
Residential Development Scenarios 
 
Part of the explanation offered for setting such a high rate for residential development, and the 
differential rate now suggested, is that the Strategic Development Locations are anticipated to be 
the main source of new housing delivery in the Borough.  In the Viability Update Report prepared 
by GL Hearn, an attempt has been made to model the specific viability characteristics of the 
Strategic Development Locations (including S.106 costs and anticipated housing type and mix).  
The outcome of this work is a lower proposed residential CIL charge rate for the Strategic 
Development Locations, which varies from location to location.   
 
GL Hearn have assumed lower density assumptions (20 dwellings per hectare) than previously 
modelled for the Strategic Development Locations, and a discount has effectively been applied to 
the benchmark land values, by basing the modelling on the lowest Benchmark Land Value of 
£300,000 per hectare. 
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The scale and density that is achievable on a site is a major factor influencing development value 
and therefore development viability.  GL Hearn (and Wokingham Borough Council) have 
accepted that lower densities to those previously considered may be expected on the Strategic 
Development Locations, and for the purposes of sensitivity testing, have also considered the 
impact of development at 30 dwellings per hectare on the other modelled scenarios.   
 
We support the sensitivity testing at 30 dwellings per hectare.  The current market trend is for 
predominantly two storey traditional housing schemes, that provide in the main a mix of 2, 3 and 
4 bedroom houses, with a strong preference for detached and semi detached properties.  Indeed, 
research carried out by Gladman Developments in 2012 – involving the appraisal of 48 recently 
approved residential development schemes, on sites with more than 25 dwellings and / or larger 
than 0.4ha – suggests the average site development density was 23.15 dwellings per gross 
hectare (9.37 dwellings per gross acre). 
 
As would be expected, at 30 dwellings per hectare, the ‘Rest of Borough’ scenarios show a 
reduced maximum CIL figure throughout.  Importantly, at 30 dwellings per hectare, under many 
of the scenarios modelled there is insufficient headroom to accommodate the proposed 
residential CIL charge rate for the ‘Rest of Borough’ area.  For example, at 30 dwellings per 
hectare, Value Points 3 and 4, and Benchmark Land Value 3 (as described in the Viability 
Update Report), in only one scenario is the maximum affordable CIL charge rate above the 
proposed residential CIL charge rate for the ‘Rest of Borough’.  With the exception of this one 
scenario (within the parameters outlined above) the other eleven modelled schemes would not 
be viable.  In addition, there are scenarios at Value Point 2 that would not be viable (at 30 
dwellings per hectare) and schemes involving Benchmark Land Value 2 that would not be viable.   
 
The sensitivity testing suggests that in significant parts of the Borough, and for a range of 
different site typologies, sales values and land values, the £365 per sq m residential CIL charge 
rate is not capable of being sustained.  In our view, the proposed residential CIL charge rate 
does not strike an appropriate balance between the desirability of funding infrastructure from the 
levy and the potential effects of the levy on the economic viability of development across the 
Borough.  
 
A further concern is that GL Hearn does not appear to have addressed the issue of using gross 
site areas in the ‘Rest of Borough’ scenarios.  This means that the density and mix assumptions 
have been applied to the total site area. This would seem to be an unrealistic assumption in 
certain cases, and will lead to an over estimation of the actual density of development that will 
typically be achieved.  For example, a net developable area of around 80% of the gross area 
would be a reasonable assumption on the modelled 100 and 500 unit schemes, to make an 
allowance for site specific constraints and the provision of open space and play areas.  
 
The effect of the approach taken by GL Hearn will be to artificially elevate the gross development 
value of the modelled schemes, with the result being that the output from the modelling work 
exaggerates the maximum affordable residential CIL charge rate.  As set out in our response to 
the Preliminary Draft Charging Schedule, we would recommend that further work is undertaken 
on actual recent development densities in the Borough and surrounding area (on a range of 
different development sites) and that this information is used to evidence the assumptions made 
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to date.  We would anticipate that the further work would also demonstrate the need for further 
sensitivity testing, with lower development densities.   
 
Affordable Housing Values  
 
GL Hearn have limited the affordable housing assumptions to just two figures – 35% affordable 
housing provision on greenfield sites falling within the Major Development Locations and 40% 
affordable housing on all other sites.  This approach factors in some flexibility, as on land outside 
of the Strategic Development Locations, the affordable housing requirement (as set out in the 
Core Strategy, Policy CP5) varies between 20% and 40%. 
 
The assumed value of the affordable housing units (£1,722 per sq m) is considered reasonable. 
 
Where we continue to have some general concern, is in relation to how the assumptions used in 
the GL Hearn work fit with those made in the Affordable Housing Viability Study (June 2008) – 
the latter document being that which underpins the affordable housing policy in the Core 
Strategy. 
 
On land outside of the Strategic Development Locations, the Affordable Housing Viability Study 
assumed S.106 costs of £18,000 per unit.  The assumed S.106 costs on the Strategic 
Development Locations were £23,000 per unit.  There was a clear recognition in the Housing 
Viability Study that the infrastructure costs on the Strategic Development Locations would be 
higher than elsewhere and that in many other locations, the S.106 costs would be below the 
£18,000 per unit assumed.   
 
At the Core Strategy Examination, the independent Inspector clearly had concerns about the 
viability and deliverability of development (in light of the overall Core Strategy policy 
requirements), and having regard to the Affordable Housing Viability Study (and its assumptions), 
supported changes to the Core Strategy which introduced more flexibility on the percentage of 
affordable housing to be delivered.  The proposed CIL charge will increase the development 
costs on many sites, compounding the independent Inspector’s previous concerns over viability.  
All things being equal, and given the limited opportunities to vary the charge rate once CIL is up 
and running, it will be the amount of affordable housing delivered in the Borough that is likely to 
suffer.  As officers will be aware, delivery of more affordable housing in Wokingham Borough 
remains one of the Council’s stated priorities. 
 
Financial Assumptions 
 
The financial assumptions include four different value levels – ranging from £403 per sq ft to 
£275 per sq ft.  The original GL Hearn Report acknowledges that the achievable values on the 
Strategic Development Locations are likely to be at the bottom end of the range being tested 
(paragraph 3.14).  Indeed, the Viability Update Report uses sales values for the Strategic 
Development Locations of between £280 and £300 per sq ft.   
 
In our view, outside of the Strategic Development Locations, the focus should be still on Value 
Points 3 and 4.  This view is reinforced by the appeal decision at Shinfield (January 2013), where 
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it was concluded that appropriate values for that particular site would be in the region of £270 per 
sq ft.    
 
The comparables provided at Appendix 5 of the original GL Hearn Report include a number of 
developments that are much smaller than the scale of development planned on the Strategic 
Development Locations.  The £ per sq ft figures quoted are pre-incentive rates – and should 
typically be discounted by between 5% and 10%.  With a 10% discount on the figures quoted (as 
promoted by GL Hearn in responding to consultations on other Draft Preliminary CIL Charging 
Schedules), this would bring 17 of the 69 quoted comparable property types below (or well 
below) Value Point 4 (£275 per sq ft).  The 17 property types represent nearly 25% of the 
comparables provided, and there is strong case therefore for considering a lower Value Point 
than £275 per sq ft. 
 
The Viability Update Report provides no further evidence on sales values.   
 
The allowance of £1,000 per dwelling for S.278 contributions and any residual S.106 
contributions for the Rest of Borough is considered to be low.   
 
Benchmark Land Values 
 
The proposed benchmark values have been converted into £ per sq ft for comparison purposes –  
 
BLV1   £300,000 per hectare = £121k per acre 
BLV2   £500,000 per hectare = £202k per acre 
BLV3   £1.5m per hectare = £607k per acre 
 
The above figures are presented in the correct order, as addressed in the Viability Update 
Report. 
 
The GL Hearn Reports place emphasis on BLV1 and BLV2. 
 
Taking a step back, and in terms of the guidance on how to arrive at appropriate bench mark 
land values, paragraph 3.4.3 of the RICS Financial Viability in Planning (FVIP) remains a current 
and key consideration: 
 
“The residual land value (ignoring any planning obligations and assuming planning permission is 
in place) and current use value represent the parameters within which to assess the level of any 
planning obligations.  Any planning obligations imposed will need to be paid out of this uplift but 
cannot use up the whole of this difference, other than in exceptional circumstances, as that would 
remove the likelihood of the land being released for development.” 
 
The gap between the two parameters needs to be understood and a judgement reached in each 
case as to how the market would assess the “competitive return” for the landowner.  In the 
context of ‘competitive returns to a landowner’, consideration also needs to be given to Viability 
Testing Local Plans (VTLP) advice, which complements the RICS advice, stating that: 
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“….threshold land value should represent the value at which a typical willing landowner is likely to 
release land for development…” 
 
For greenfield sites, VTLP recommends the use of benchmarks based on local market evidence 
and typical minimum price provisions used in developer / site promoter agreements involving 
similar sites.  No such evidence is provided in the GL Hearn Viability Report or the Viability 
Update Report.   
 
There is a quote from a developer provided under paragraph 3.30 in the GL Hearn Report, which 
suggests a figure of circa £150k per gross acre as a useful starting point.  GL Hearn comments 
that this is only marginally higher than their lowest benchmark land value (£121k per acre).  
Whilst the £29k per acre is clearly not insignificant, much more fundamentally, the developer 
quoted was referring to circa £150k per gross acre.  The Residential Appraisals provided at 
Appendix 3 of the original Viability Report suggest that the quoted benchmark land values are 
being used by GL Hearn as net land values.  BLV1 at £121k per (net) acre will equate to a much 
lower gross land value, particularly on the Strategic Development Locations.  
 
Planning appeal decisions and Secretary of State determinations prior to the publication of FVIP 
were made in the absence of professional guidance on viability testing.  Future decisions/ 
determinations are likely to have regard to the FVIP - so some of the conclusions made in earlier 
decisions / determinations may now be considered historic. 
 
In January 2013 appeal decision (APP/X0360/A/12/2179141) was issued, relating to land at 
Shinfield.  The inspector used FVIP as an authority, rejecting the alternative use value proposed 
by Wokingham Borough Council, and instead allowing that the uplift between the base land value 
and a full residual site value should be split between the parties to ensure a competitive return for 
the landowner.  The figure accepted by the Inspector was £250,000 per acre on the core area 
and £25,000 per acre on the urban fringe areas.  It is worth noting that the core area was 
contaminated with a significant cost associated (i.e. the land value was discounted to reflect that 
cost). 
 
In terms of other comparables, as presented in responding to the Preliminary Draft Charging 
Schedule, we are aware of a more recent edge of town site at Horsham, a similar value location 
to Wokingham, where based on FVIP, a value of £300,000 per acre for a 30 acre site was agreed 
between the local authority and the developer; the former being represented by the Valuation 
Office Agency who represent many local authorities in the country.  Elsewhere, Carter Jonas has 
negotiated Promotion Agreements on three strategic sites in Oxfordshire during the last 24 
months.  Perhaps of most relevance is a site for 1,500 new dwellings with associated 
commercial/ community uses and delivery of a new Link Road.  Offers in respect of a Minimum 
Land Value were received in the range of £100,000 to £500,000 per net developable acre.  The 
contract completed in July 2012 with a Minimum Land Value based on £300,000 per net 
developable acre, index linked.  The Minimum Land Value bites after the promoter’s share of sale 
proceeds, and therefore requires the scheme to generate a land value in excess of £375,000 per 
net developable acre (index linked) for this hurdle rate to be achieved. 
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Comparable evidence, including the recent independent view on the Shinfield scheme, suggests 
that both BLV1 and BLV2 are too low.  A more appropriate range would be £250,000 - £300,000 
per net developable acre.  This would fit with the £275 per sq ft Value Point we recommend 
above, on the basis that as a general rule of the thumb, £k per acre will be roughly equivalent to 
£ per sq ft housing value. 
 
Development Appraisal Assumptions 
 
In addition to the above comments, we have also reviewed the cost assumptions that have been 
made (as listed in Table 1 of the Viability Report and Section 4 of the Update Report).  We 
comment as follows: 
 

• Marketing Fees – the 1% figure for the 500 and 100 unit schemes is considered to be on 
the low side, although there will of course be economies of scale, particularly on the 500 
unit scheme.   
 

• Discount from Marketing Prices – as referenced above, the comparables information 
provided at Appendix 5 of the Viability Report makes no allowance or reference to 
needing to discount from the marketing price.  As full appraisal summaries have not been 
included in the GL Hearn Reports it is difficult to deduce what assumptions have been 
made on this matter.  A 10% discount would be a reasonable assumption. 
 

• Development Margin – All residential developers assess development margin 
requirements against the Gross Development Value of the scheme.  Whilst the minimum 
developer return will vary between house builders at any one time depending upon their 
own particular circumstances, there is a much closer degree of consistency with 
traditional bank funders’ minimum requirements.  For a standard build, the minimum 
return has been on average 20% of Gross Development Value (for the last two to three 
years). 
 

In responding to a number of other CIL Charging Schedules, GL Hearn have 
recommended using a 20% return figure (rather than the 17.5% used in the Wokingham 
Viability Reports). 
 

• Contingency on Construction Costs – Table 1 in the Viability Report makes no 
reference to build cost contingency provision, although the Update Report makes 
reference to 5%.  A minimum of 5% should be applied. This is a basic bank funding 
requirement, without which funding will not be available.  
 

• Interest Rates - The 7% interest rate assumed by GL Hearn in relation to the Strategic 
Development Locations is considered reasonable. However, interest rates have now 
remained low for several years, but the clear expectation is that they will start to rise as 
the UK economic outlook improves. This will serve to increase the finance costs for 
developers – a factor that should certainly be considered via sensitivity testing.  
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Higher interest rates could also impact upon house prices – as the cost of servicing 
mortgage payments inevitably increases.  

 
Conclusions 

 
The comments provided above address both the approach and assumptions used by GL Hearn 
in preparing their Viability Reports.  In summary: 
 

• We are concerned that the proposed residential CIL charge rates remain too high, for 
both the Strategic Development Locations and ‘Rest of Borough’. 

• If implemented without further modification, we believe the residential CIL charge rate has 
the potential to have a significant adverse impact on the delivery of new housing 
(including affordable housing) across the Borough. 

• We would contend that Wokingham Borough Council has failed to fulfil its requirement to 
strike an appropriate balance between the desirability of funding infrastructure from the 
levy and the potential effects of the levy on the economic viability of development across 
the area. 

• We believe further work is needed on the ‘Rest of Borough’ residential CIL charge rate.  
The limited work undertaken by GL Hearn for the Viability Update Report demonstrates 
that in a range of circumstances, development outside of the Strategic Development 
Locations will not be viable with the proposed residential CIL charge rate.   

• The land values and development margin assumed by GL Hearn are considered to be too 
low, and the sales values too high, with a combined effect that the maximum affordable 
residential CIL charge rates are exaggerated. 

 
We respectfully request that prior to submitting the Charging Schedule for Examination, the 
Borough Council reviews its evidence base and gives very careful consideration to reducing the 
residential CIL charges rates. 
 
Please let us know if you have any queries in relation to the above.  
 
Yours faithfully 
 
 
 
 
Ian Gillespie MRTPI 
Partner 
for and on behalf of Carter Jonas LLP 
 
E:   ian.gillespie@carterjonas.co.uk 
DD:  01865 404442 
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Environment Agency
Goldcrest House, Alice Holt Lodge, Farnham, Surrey, GU10 4LH.

Ms Louise Strongitharm - Policy Manager
- Community Infrastructure
Wokingham Borough Council
Development Plans Team
PO Box 157
Wokingham
Berkshire
RG40 1WR

 
 
Our ref: WA/2011/110349/OR-
05/PO1-L01
Your ref:

Date: 14 March 2014

Dear Ms Strongitharm

      Community Infrastructure Levy – Draft Charging Schedule Consultation 

Thank you for consulting us on these documents. We would like to make the following
comments:

CIL Draft Charging Schedule
We have no comments on this aspect of the consultation.

Draft Regulation 123 List

Green Infrastructure  

We are pleased to note that you have included “Green Infrastructure” on the draft list.
Investment in green infrastructure has been shown to have social, economic, public health
and environmental benefits. We are aware of a number of projects that could fit well under
your subheadings “Biodiversity Projects” ; “Amenity Open Space and Play Areas” and
possibly “Country Parks”. A key driver for these projects is the Water Framework Directive;
however they would also deliver many other environmental, social and economic benefits.
We would welcome an opportunity to discuss individual biodiversity projects with you
which may be eligible for CIL funding.

Flood Risk Management Infrastructure

Recent events have served as a reminder of the damage and disruption that flooding can
cause in this area. Investment in flood risk infrastructure is becoming increasingly
important as climate change advances. We therefore strongly recommend that a flood risk
infrastructure heading is added to the Regulation 123 List, as this infrastructure typically
needs partnership funding to be delivered. There are a number of flood defence/
alleviation schemes being investigated in the borough, such as at Luckley Wood, Charvil,
Twyford, Wokingham and Swallowfield which could be included. Again, we would welcome
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a discussion with you on the details of these schemes. We are aware of some other flood
alleviation schemes in the borough which may be more appropriately delivered by Section
106 agreements, so these may need to be specifically excluded from the schedule.

I hope this is useful, please do not hesitate to contact me if you require any further
information.

Yours sincerely

Mr. Niall Connolly 
Major Projects Officer 

Direct dial 0118 9535602
Direct e-mail Niall.Connolly@environment-agency.gov.uk
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DOMINIC LAWSON 
BESPOKE PLANNING Ltd 

 
7a Pindock Mews

London  W9 2PY  UK
+44 (0)20 7723 8657

dl@dominiclawson.co.uk

Louise Strongitharm
Community Infrastructure Team
Wokingham Borough Council
Civic Offices
Shute End
Wokingham
Berkshire
RG40 1WN

14 March 2014

Dear Ms Strongitharm,

Community Infrastructure Levy Draft Charging Schedule Consultation 

1. On behalf of our client, Gracewell Healthcare (“Gracewell”), we would like to comment on 
the above consultation.

2. The draft charging schedule (the “Draft Schedule”) proposes a charge of £100 per m2 (net 
additional floorspace) for ‘residential institutions and extra care housing’, which includes 
elderly care C2 use.  

3. On behalf of Gracewell Healthcare, we object to the Draft Schedule, as currently set out for 
consultation, on two grounds.  The first objection is to the viability evidence on which the 
proposed levy is based, specifically the figures arising from the assumption that future older 
people’s accommodation is likely to mainly come forward on the Strategic Development 
Locations.  The second objection is to the definition of ‘extra care’ as adopted by Wokingham 
Council.

4. We wish to participate in any examination into the Draft Schedule.

Viability Evidence for Older People’s Accommodation 

Summary of Evidence

5. In our representation of 3 May 2013 to the consultation on the preliminary draft charging 
schedule, we drew attention to the requirement for viability evidence to support any levy on 
older people’s accommodation (Use Class C2).  The Council then commissioned GL Hearn to 
produce an updated viability assessment (August 2013).

6. GL Hearn’s updated viability assessment concludes that a ‘care home’ (as distinct from ‘extra 
care’ or ‘enhanced sheltered’ housing) is not viable under benchmark land value 3, which is 
valued at £1,500,000 per hectare.  However, this is dismissed on the basis of the Council’s 
understanding that the likely pipeline of older people’s accommodation is within the Strategic 
Development Locations, which largely comprise greenfield or lower value sites.  
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7. The GL Hearn report therefore concludes that the charging rates for specialist older people’s 
accommodation should be weighted towards the maximum levy figures arising for benchmark 
land values 1 and 2, valued at £300,000 and £500,000 per hectare respectively.

8. We object to this reasoning because the evidence indicates that the development pipeline for 
specialist older people’s accommodation is not focused on the Strategic Development 
Locations.  On the contrary, the current pipeline evidence points more strongly to older 
people’s accommodation coming forward on sites which are within existing urban areas on 
sites that are at the higher end of the land value range.

Character of Likely Development on Strategic Development Locations

9. While the Strategic Development Locations clearly lend themselves to large-scale 
development of C3 housing, therefore justifying the assumption that they will “provide the 
majority of  new homes coming forward over the Local Plan period” (GL Hearn viability 
report February 2013, p. 14), it does not necessarily follow that C2 use, including specialist 
older people’s accommodation, will also primarily come forward within these locations.  

Development Pipeline Evidence

10. We are not aware of any current proposals for the development of any sites on the Strategic 
Development Locations for elderly care use.  However, we are aware of a number of care 
home/extra care proposals at various stages in the development pipeline for sites outside of 
the Strategic Development Locations.  These are summarised below.

i. A proposal for full planning consent for a 62 bedroom elderly care home on a former 
vehicle depot in Winnersh (decision pending - application reference number F/
2013/2342).

ii. A proposal for a facility comprising 25 elderly nursing beds, 25 dementia nursing beds, 
and 8-10 extra care units at 34 Pitts Lane, Earley which is being proposed by our client 
(application pending).

iii. A proposal for full planning consent for a 70 bedroom elderly care home on a former 
business HQ on a site within the green belt in Twyford (refused in August 2013 - 
application reference number F/2013/1025).

iv. A proposal for outline planning consent for a residential affordable extra care facility 
for elderly people of up to 80 beds as part of a redevelopment of the University of 
Reading Bulmershe Campus in Woodley (approved in March 2013 - application 
reference number O/2012/0155). 

v. A proposal for the extension of the existing Berkshire Nursing Home (a residential 
care home for the elderly) in Barkham Road, Wokingham, to provide an additional 9 
bedrooms (approved January 2013 - application reference number F/2012/2146).

vi. A hybrid application for consent for the development of Sandford Farm in Woodley, to 
include 150 ‘close care’ beds (approved May 2012 - application reference number F/
2011/1629). 

vii. Carterwood Chartered Surveyors, specialists in elderly care, has made us aware of a 
proposal which is at the pre-application discussion stage.  However, as the proposal is 
not yet in the public domain, Carterwood is unable to share any additional information 
with us.  Nevertheless, Carterwood has confirmed that the proposal is for elderly care 
use and that the site in question is previously developed land, not within a Strategic 
Development Location.

11. We are also aware of a proposal for outline consent for the redevelopment of Arborfield 
Garrison Strategic Development Location, including a 120 bed sheltered housing care home 
for the elderly.  However, this application was withdrawn in November 2013 (application 
reference number O/2013/0600).

Benchmark Land Values

12. All of the pipeline developments detailed above are not in Strategic Development Locations 
and are previously developed sites and/or within established settlements (with the exception 
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of the aborted Arborfield application).  In the case of the 34 Pitts Lane proposal, an extant 
residential consent for 10 houses means that it falls within the value for benchmark land value 
3. 

13. There is therefore no compelling reason why the charging rates for elderly care C2 use should 
be weighted towards the maximum levy figures arising for benchmark land values 1 and 2.  On 
the contrary, the pipeline evidence suggests that developments will be coming forward on 
land which is higher in current use value.

Regulation Requirements

14. Section 14 of the Community Infrastructure Levy Regulations (2010, as amended) requires 
Wokingham Borough Council as charging authority to strike an appropriate balance between 
the desirability of funding infrastructure from the levy and the potential effects (taken as a 
whole) of the imposition of CIL on the economic viability of development across its area, 
when setting levy rates.  This requirement was recently strengthened in the 2014 update to 
regulation 14(1) (effective 24 February 2014).

15. Therefore, in meeting the requirements of regulation 14(1) (as amended), charging authorities 
are required to demonstrate and explain how their proposed levy rate will contribute towards 
the implementation of their relevant Plans and support the development of their areas.  The 
ability to develop viably and the scale of development identified in the Local Plan should not 
be threatened.

16. Given that there is no compelling evidence that the future pipeline of elderly care facilities in 
Wokingham Borough will come forward on the Strategic Development Locations and that, 
on the contrary, future elderly care developments are generally coming forward on previously 
developed sites in established settlements with current use values in excess of benchmark land 
values 1 and 2, it is clear that the requirements of regulation 14(1) have not been met.  

17. According to GL Hearn’s viability evidence, adopting the CIL levy of £100 per m2 (net 
additional floorspace) for elderly care would be likely to challenge viability if the development 
sites in question are not within the Strategic Development Locations.

18. Therefore, the proposed levy of £100 per m2 does not accord with the most up-to-date CIL 
regulations and should not be adopted.

Definition of Extra Care 

19. For the purposes of community infrastructure levy charging, Wokingham Council proposes 
defining extra care housing as: “purpose built accommodation in which varying amounts of care and 
support can be offered and where some services and facilities are shared (including a minimum of 30% of 
GIA provided as communal facilities)”. 

19. The Council’s definition is based on that in the Extra Care Housing Toolkit published by the 
Care Services Improvement Partnership.  However, the original Toolkit definition does not 
stipulate the proportion of communal facilities; this has been added by the Council (this 
addition is underlined above).  According to the Housing Learning and Improvement 
Network website, the Toolkit has now been replaced by the Strategic Housing for Older 
People Resource Pack.

20. Tool B6 Mapping the use of space in extra care housing included in the Resource Pack does include 
approximate guidance on the size of communal accommodation and facilities for an example 
scheme comprising 40 flats of 1 and 2 bedrooms, but this is not given as a proportion of 
overall GIA.

21. The requirement that 30% of GIA should be provided as communal facilities is not 
mentioned in the Council’s Strategy for Older People in Wokingham, its Older People’s 
Strategy or in any adopted or emerging planning policy other than the Draft Schedule. 
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22. This draft definition would effectively prevent any development providing less than this 
proportion of communal space from being classified by the Council as extra care housing, 
thereby exposing it to the full residential levy of £365 per m2.

23. We object to this definition of extra care on the basis that it is an unreasonable and 
inappropriate use of the Community Infrastructure Levy.  To adopt such a definition would 
have the effect of circumventing the Use Classes Order by prescribing a proportion of 
communal facilities which, if not complied with, would have the effect of preventing any 
proposal from being considered extra care, regardless of its other characteristics.  Whether a 
proposal is extra care should be a matter of fact and degree with each application considered 
on its merits.

24. Therefore the definition of extra care should be amended so as to remove any stipulation as 
to the proportion of communal space to be provided, and instead refer to uses falling within 
Use Class C2.

25. We would be pleased to meet or discuss this issue further in order to work towards resolving 
our objection as set out above.

Yours sincerely,

Dominic Lawson MRTPI

Enc:

GL Hearn viability report (February 2013)
GL Hearn viability assessment update (August 2013)
Extra Care Housing Toolkit - page 10
Strategic Housing for Older People Resource Pack Tool B6 Mapping the use of space in extra 
care housing
Strategy for Housing for Older People in Wokingham 2008
Draft Older People’s Strategy 2008 - 2018

Dominic Lawson Bespoke Planning Ltd is a limited company registered in England & Wales, at the above 
address, registered number 7229435.  VAT registration number 991 7836 62.
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1 Preface: Councillor David Lee, Leader of the Council/Susan Law, Chief 
Executive 
  
“Young at heart”, our Strategy for older residents in Wokingham is timely for 
Wokingham Borough as it expresses the key priorities of Our Vision: “a great 
place to live and work, where residents feel valued and the Council promotes 
economic growth with good quality of life and opportunity for all”.  
  
It is supported by three important corporate initiatives that are transforming 
the relationship between the Council and the community it serves. Our 
Customer First programme will make it much easier to contact the Council 
and deliver more responsive and consistent services. Combined with an 
increasing focus on neighbourhoods, we will develop a better understanding 
of local needs and work with our partners to improve the quality of life for all 
our residents, including older people.  
  
At the same time, we have embarked in the implementation of “Putting People 
First”, a major social care transformation project aimed at giving choice and 
control to individuals, enabling them to live independently with support in their 
local communities; this cuts across all Council services, and will emphasise 
access to mainstream services and the importance of active citizen 
participation.    
  
Also, the Wokingham Borough Strategic Partnership, a multi-agency 
partnership comprising representatives from the public, private, voluntary and 
community sectors, will oversee the recent Local Area Agreement which will 
run from 2008 to 2011 and reflects the borough’s community ambitions for the 
future, including a good quality of life for older residents. 
  
We are fortunate in having strong and growing Older People’s Forums, a 
respected Older People’s “Champion” in Councillor Bob Wyatt and an Older 
People’s Partnership which is represented on the Strategic Partnership and 
has been actively involved in shaping this strategy.  Thanks to all the older 
people who took time to contribute their views and ideas to make this 
document a real influence on the quality of life for those Wokingham Borough 
residents who will be growing older over the next decade. 
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2 Introduction: Councillor Chris Edmunds, Executive Member for Housing 
& Community Care/Pat Brecknock, General Manager Community Care 
 
This Strategy is for the residents of Wokingham Borough. Although it is aimed 
primarily at people aged 50 and over, and clearly refers to the needs of older 
people, the fact of the matter is, if we consider carefully the needs of our older 
residents, in many ways it is to the benefit of every age group. It is also about 
everyone because we are all growing older and want the best outlook for all 
our futures, our family, our friends and ourselves. 
  
The reason for describing “Young at Heart”  as a ten year strategy is simply to 
signal a direction of travel for Wokingham Borough Council, its residents and 
partner agencies, so that we can anticipate and influence the changes we 
know will happen in the next 10 years, and put some of the groundwork in 
place. More tangible plans can be made for the next few years but after that 
the aims are broader. The strategy will have an annual refresh that will allow 
us to check our readiness for the future and adjust our plans accordingly. 
  
“The times they are a-changin’”, as Bob Dylan famously observed; and while 
we can accept this universal truth, does knowing about change help us to get 
a clear idea in our minds of what it will mean for us? We know that Britain’s 
population overall is both increasing and ageing. Some describe this rather 
negatively as a “population time-bomb”, with increased demands on health 
and public services; fewer workers generating pensions for a greater number 
of older people, fewer younger people to care for their frail relatives, but there 
is another way to look at it.  
  
In 20 years time, 40% of England’s population will be over 50. Our 
perceptions of what it means to be old, and the experience of being older, are 
going to be different from those of previous generations. People can expect 
not only to live a longer life but also to enjoy more of these years in health. 
Changing work patterns, the shifting balance in the age of the labour market, 
will also mean that older people are more likely to be respected for their 
continuing economic contribution. As volunteers, as a resource of informal 
child-care to grand and great grandchildren; as informal carers, and as the 
largest group of the local electorate, older people will be increasingly crucial to 
the fabric of society. 
  
A salutary lesson took place on our journey towards this Strategy. An 
invitation to join in a consultation event was politely declined by a lady who, 
aged 70, said she is “still rockin’ an’ rollin’!”   In other words, she does not 
consider herself an ““older person”, but just the same as ever and “living life to 
the full.” It’s great that she is too busy to be consulted, but nevertheless, this 
Strategy really is for her and for all her fellow citizens in the prime of life.  
  
So “Young at Heart” is aimed at removing barriers to the enjoyment of a good 
quality of life, enhancing independence and healthy living. It began as a blank 
piece of paper and the older residents of Wokingham Borough were invited to 
tell us what they felt was important and what needed to be addressed. The 
style and language have been debated and overseen by an editorial board of 
older people on behalf of the Older People’s Partnership Board. It is this same 
Board, with additional input, that will now evaluate and challenge how well it 
achieves its own outcomes.     
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3 A note from the editorial board: 
 
From the outset, we have aimed to develop a strategy written by, and for, 
older residents in Wokingham Borough.  
 
It would have been a relatively easy task to write something, then ask as 
many people as possible for their comments, make the necessary 
amendments and then declare the job done. We have only been partially 
successful in tackling it from a blank sheet of paper, but it has taught us 
lessons and given us ideas about what to include in the strategy. 
  
The approach to the strategy was set out at two stakeholder events in 
January and February 2008. Representatives attended these events from the 
voluntary sector; health; the older people’s forums; and the Council including 
elected members, and various council services. The idea of an Editorial Board 
with older people being the majority membership was put forward, as well as 
establishing the oversight of the Older People’s Partnership Board.  
 
As a starting point it was agreed to use themes as described by the Audit 
Commission as central to the lives of older people and test these out in each 
of the Borough’s five Older People’s Forums. These are: 
 

• Comfortable and secure homes 
• An adequate income 
• Safe neighbourhoods (we described as “feeling safe”) 
• Getting out and about 
• Friendships and opportunities for learning and leisure 
• Keeping active and healthy 
• Access to good, relevant information (we described as “knowing where 

to get help”) 
 
The Forums considered how to set priorities, and suggested some of the 
local issues they felt were relevant. We were told the headings were helpful 
and made sense. Most forums considered “knowing where to get help” and 
“being able to get out and about” as the most important keys to 
independence, underpinning all the other themes. Feeling safe was also given 
high priority by some forums.  From these discussions we arrived at our own 
version of these themes. 
 
In addition a survey based around the themes was publicised and distributed 
during June and extended to the end of July, and five public events took place 
across the Borough during July in Woodley; Lower Earley; Finchampstead, 
Wokingham Town and Twyford to give people the opportunity to discuss their 
ideas face to face. The responses were often very thoughtful, candid, and 
informative.  
 
We also had at our disposal the views of Citizen’s Panel members aged 55 
and over, in response to the Satisfaction Survey 2006 which looked at what 
makes Wokingham Borough a good place to live and what most needs 
improving locally (Appendix 4). We were also mindful of consultations 
undertaken to feed in to other strategies and plans (Appendix 3).  
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The over-riding concerns of the Editorial Board have been: 
 
This strategy should respond to the concerns expressed by the older 
residents of Wokingham Borough: 
 
Your views have been the starting point for what follows. 
 
It should be written in plain language and be brief: 
 
We have kept the text brief and where some detail is necessary, this has been 
provided as an appendix.  
 
It should be a living document and not gather dust on the shelf:  
 
We hand it over now to Wokingham Older People’s Partnership Board to 
oversee its progress. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Membership of the editorial board: 
 

Councillor Bob Wyatt 
Leslie Heminway, Finchhampstead Forum 

Santokh Singh Santokh, Indian Community Centre 
Pat McNally, resident of Wokingham Town 

Nazir Hussain, Pakistani Community Centre 
 

Supported by: 
 
Louise Thorpe, Strategy Officer, Community Care Services,  
Wokingham Borough Council 
Mary Linton, Strategic Locality Lead - Health Improvement 
NHS Berkshire West  
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4. “Young at Heart” A Strategy to promote wellbeing 
and independence for residents of Wokingham 

Borough as they grow older 
 
There are seven themes which shape this strategy, chosen by and consulted 
upon by older residents themselves. 
 
4.1 Better access to information 

 
The Older People’s Forums see improving information and communication as 
the top priority for older residents in the Wokingham Borough and, alongside 
the ability to get out and about, information is thought to be the key to 
independence and healthy living. Get this right, and everything else falls in to 
place. 
 
In your own words, you told us: 
 
“Most helpful: one place locally where events/campaigns/road-shows are 
publicised” 
 
“WBC could have a separate section on their website for silver surfers” 
 
“Being able to contact someone over the phone to find out local services info.” 
 
People want to receive information in a variety of ways. Currently, it happens 
by word of mouth through friends, family and neighbours; displays in town 
council and borough council offices; the council website; church notice-
boards; local newspapers; the mobile information service and the Council’s 
very own newspaper for residents “Wokingham Borough News”. 
 
Though there are many ways of getting information, some people told us they 
do not get to hear about what’s on and do not know where to go for help.  
 
The outcome we aim to achieve: 
 
Information can be easily come by that enables older residents to know about 
the opportunities available; to make choices; to find solutions to the problems 
they face; and which helps them to live independent, healthy lives. 
 
This fits with Wokingham Borough Council’s Priority of Keeping the Customer 
Satisfied: to improve access, responsiveness and overall service quality. 
 
How we will achieve it: 
 
The actions are described in detail in Appendix 1.1. We will continue to 
provide information in a range of ways, directly as a Council, and indirectly 
through supporting our partners, and we will make it easier to access the 
Council by telephone; be more visible and accessible in your neighbourhood; 
and work hard to ensure that information and expertise is pooled, is joined up 
much more effectively and will be of local relevance.  
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4.2 Getting out and about 
 
Getting out and about is a key priority for the Older People’s Forums. It also 
underpins other important themes, like keeping active and keeping in touch 
with friends and family. Without it, social isolation and dependency on other 
people are greatly heightened. 
 
In your own words, you told us: 
 
“A bus system around estates to town centres etc” ; “flexible minibus hubs at 
major centres”  
 
 “A bus service from Lower Earley to Wokingham. I would rather shop in 
Wokingham than Reading.” 
 
“Feel the mobility buses are very important and also good for networking with 
fellow older people. More buses. More info in local paper encouraging use of 
these- some people feel too frail to use public transport.” 
 
 “Cycleway network - and not just by designating pavements as dual - use. 
Joint working with Reading Borough on the above” 
 
“Bus services nearer to where old people live: many cannot walk 1/4 mile to 
catch a bus!! 
 
“Do please repair pavements – some are quite uneven which doesn’t help 
older people walk.” 
 
For older residents who drive cars there is concern about what would happen 
if they had to give up their cars in the future, either because it is becoming too 
costly or due to frailty. Some enjoy good public transport services, and 
appreciate the national bus pass scheme, but many experience limitations in 
their life because they are too far from a bus stop; cannot get to where they 
need or want to travel; or find walking out of doors is unsafe due to uneven 
pavements and road surfaces, or difficult road crossings.  
 
The outcome we aim to achieve:  
 
More flexible and accessible transport options available so that older 
residents in both rural and more urban communities can make the journeys 
they choose, and older residents feel confident to walk out of doors and cross 
roads in safety. 
 
This fits with Wokingham Borough Council’s Priority of Keeping the Borough 
Moving: to provide flexible solutions to transport congestion, improve safety 
and offer choice. 
 
How we will achieve it: 
 
The actions are described in detail in Appendix 1.2. We will promote the 
development of flexible transport schemes similar to the Northern Parishes 
Hopper bus to address the transport needs of rural communities. We will 
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ensure that services are well publicised, and address concerns about unsafe 
road conditions in an effective and timely manner. Future housing 
development will be considerate to the safety and access needs of older 
residents.   
 
4.3 Keeping Active and Healthy 
 
In your own words, you told us: 
 
“More dance clubs/classes”; “Swimming facilities promoted by the Council”  
 
 “A morning exercise class suitable for 70 + folk 
 
“Gentle exercise classes for older people, 1) good for socialising 2) good for 
health” 
 
Older people are enjoying a range of activities, many are activities they have 
always enjoyed and some are new experiences. For some, it is a struggle to 
find the time to do everything that’s on offer, and for others, the daily routine 
of walking to the shops and everyday chores contributes to their exercise 
routine and sense of well-being. 
 
The main concerns are: 

• Knowing about what’s on locally 
• Being able to get there 
• Something for everyone 
• Affordable activities 

 
The outcome we aim to achieve:  
 
Older residents in Wokingham benefit from a wide range of healthy and fun 
activities, available locally and at an affordable price.  
 
This fits with Wokingham Borough Council’s Priority of Better Health for All 
and Support for Vulnerable People: Improved quality of life for people living 
independently. 
 
How we will achieve it:  
 
The actions are described in detail in Appendix 1.3. We will co-ordinate and 
promote awareness of a range of activities for older people of all abilities. We 
will ensure that where it is not possible to offer a range of activities in a 
locality, that transport is available for older residents to access the activities 
they choose nearby. 
 
4.4 Friends & family, leisure, learning and work  
 
In your own words, you told us:  
 
“A way of younger and older members getting together and learning from 
each other.” 
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“Much more challenging and affordable day time educational courses - setting 
up a website - building a computer from scratch…”  
 
“I see quite a number of (single) elderly people in my voluntary work. They are 
often lonely and bored. Stimulating activities, plus the ability to get out of the 
house is fundamental.” 
 
Many are enjoying an active social life, with volunteering commitments, travel, 
faith based activities; and some are still learning, or want to access more 
learning opportunities especially computer skills.  
 
Some people have moved to Wokingham to be near to their family, their sons 
and daughters, and many older residents generally still enjoy regular contact 
with their family. Once independent transport is no longer a simple matter, 
keeping up with friends seems to be harder to do. Others observe with 
concern that some older people are “out of the loop”, perhaps having become 
socially isolated after bereavement, retirement or a move, and they miss out 
on opportunities that could improve their enjoyment of life. 
 
The outcome we aim to achieve: 
 
Older residents benefit from remaining actively involved in their communities, 
with their friends and families: continuing to learn, to work, to socialise and 
enjoy themselves. 
 
This fits with Wokingham Borough Council’s Priorities of Better Health for All 
and Support for Vulnerable People: improved quality of life for people living 
independently; and Safer and Stronger Communities: Greater access to 
culture and leisure. 
 
How we will achieve it: 
 
The actions are described in detail in Appendix 1.4. We will promote 
awareness at a local level of social activities available; encourage outreach to 
people who are isolated, or at risk of becoming isolated; foster inter-
generational activity that will strengthen local communities; and support 
people who wish to continue working, or volunteering.    
 
4.5 Choice of comfortable and secure homes 

 
Levels of home ownership in Wokingham are high, and many properties are 
large, detached or semi-detached. The costs and concerns over maintenance 
are significant for older people, and if they wish to down-size, there is a limited 
supply of single storey housing.  
 
Whilst new building has to be to “lifetime homes” standard, adaptation work 
may still be required to accommodate the sorts of problems an older person 
might experience, e.g. getting in and out of baths; steps in and out of the 
house or apartment.  
 
There will also be significant housing development in Wokingham over the 
next 20 years and the requirements of older residents as well as the young, 
and families, should be carefully considered in planning and design. 
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In your own words, you told us: 
 
“Affordability is key issue. More diverse stock including bungalows” 
 
“More self contained affordable units for independent living for couples as well 
as single people.” 
 
“More accommodation for rent” 
 
“Could we have sheltered housing units which people could buy when they 
sell their homes and downsize?  The surplus from the sale being used to fund 
the care.” 
 
“I don't think you should be encouraging the idea of whole areas devoted to 
old people: they need a mix of ages around them. Sheltered accommodation 
near services. I'm not sure that much new development is aimed at older 
people, particularly those on their own.” 
 
Many noted concern about the cost of management fees in private housing 
apartments. People living in sheltered housing spoke of the benefits of having 
greater security and the knowledge that there would be support available 
when it is needed.  
 
The main concerns were: 

• Having a choice of options to rent or buy, or part-share 
• Help with downsizing 
• Flexibility of space and adaptability 
• Affordability 

 
The outcome we aim to achieve:  
 
Older residents are able to remain in their own homes if they wish and can 
obtain the necessary advice and support to adapt, and/or maintain their 
houses and gardens. Those who need more care will have the option of 
housing with support to rent or buy.  
 
This fits with Wokingham Borough Council’s Priority of Better Health for All 
and Support for Vulnerable People: improved quality of life for people living 
independently and more extra care housing.  
 
How we will achieve it: 
 
The actions are described in detail in Appendix 1.5. The WBC Strategy for 
Housing for Older People has been updated in June 2008 and has set short 
and longer term targets for increasing extra care housing stock in the 
borough, offering mixed tenure and some specialist provision for people with 
dementia. We will support people in managing to keep their homes 
maintained through the Home Improvement Agency, strive to streamline the 
process of adapting properties to help people live independently, and, with the 
input of older residents, we will try to influence housing developers to build 
properties which exceed lifetime homes standards. We will provide 
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information on equipment that will help people live independently and manage 
some of the risks that cause them and their families concern. 
 
4.6 Feeling safe in your neighbourhood  
 
Older people living in Wokingham do express concern about crime and whilst 
a number point out that they feel safe in their own home, they are worried and 
reluctant to go out at night. This restricts their freedom to enjoy activity outside 
the home, especially in the winter.  
 
In your own words, you told us:  
 
“A more convincing police response to such incidents and burglar alarms / 
CCTV.” 
 
“More visible, regular, police patrols preferably on foot or cycle. A car flashing 
past is of little value.” 
 
“Police who make you feel safe not a nuisance because you are older.” 
 
Many commented on the need for greater visibility of police officers, and 
greater use of CCTV as being measures that would contribute to improving 
their sense of security.  
 
The main concerns are: 

• Fear of crime 
• Concern about graffiti, damage to cars and trespassing 
• Intimidation by groups of young people at night 
• Poor street lighting 

 
The outcome we aim to achieve: 
 
Older residents feel more confident about going out at the times they choose, 
and feel safer in their own homes.  
 
This fits with Wokingham Borough Council’s Priority of Safer and Stronger 
Communities: lower levels of crime, fear of crime, and anti-social behaviour, 
positive activities for younger people.  
 
How we will achieve it: 
The actions are described in detail in Appendix 1.6. We will tackle anti-social 
behaviour; work to improve understanding between older and younger 
generations, develop positive activities for young people, and build public 
confidence to reduce fear of crime. We can advise older residents on security 
measures and equipment to reduce their personal risk, like door entry 
systems.  
 
4.7 An adequate income 

 
Wokingham has the status of being the third least deprived in England and 
Wales, located in the economic hub of the Thames Valley, although there are 
pockets of relative deprivation. Survey respondents often commented that 
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they felt well provided for, and did not have money worries, but a number of 
older people talked about concerns over rising costs of food, fuel, and the 
impact of rising inflation. The next few years could see a less confident 
economic picture for our older residents with increasing pressure on fixed 
resources. 
 
In your own words, you told us: 
 
“A change in heart from government re care for OAPs without charge.” 
 
“More support from Government on helping with utility bills.” 
 
“Phone numbers to contact re queries relating to finance. 1) access to 
benefits necessary 2) advice/pointers to wise use of finances” 
 
“Better insulation in our house and neighbourhood CHP schemes.” 
 
“More awareness/ help of planning for the future. More awareness about 
entitlements i.e. Disability allowance is only under 65's- so often too late to 
apply and not means tested.” 
 
Not surprisingly, keeping the council tax low was a high priority and concern 
was also expressed about the potential costs of care should it be needed. 
People wanted information about entitlements and advice around finances for 
retirement. Points were raised that are beyond the scope of this strategy, as 
they are a matter of central government policy: charging for care services; 
council tax calculations; state pension calculations; help with the cost of fuel. 
 
The outcome we aim to achieve: 
 
Older residents benefit from being able to access advice on maximising their 
benefits, and knowing where to go for information on managing debt and/or 
household costs.    
 
This fits with Wokingham Borough Council’s Priority of Sound Finances and 
Value for Money: more innovation in service delivery; stable local taxation and 
financial reserves, and sound financial management 
 
How we will achieve it: 
 
The actions are described in detail in Appendix 1.7.  We will continue to 
provide benefits advice, and to support Age Concern Advocacy and 
Information Service and Citizens Advice Bureaux in their money and debt-
counselling role. We will work in a more streamlined way with the Department 
of Work and Pensions to ensure people have access to a range of 
entitlements from a single point of access.  
 
We will continue to encourage people to access energy efficiency advice and 
funding schemes. 
Through encouraging older residents to be actively involved in their 
communities, and to act together, older people themselves may wish to lobby 
on the financial issues of concern.  
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5 Engaging with older people in Wokingham Borough 
 

The challenge:  
 
We had a choice about the extent to which we engaged older people in 
deciding the content and style of this strategy.  
 
There are different approaches to consultation and participation which cover 
the whole spectrum of engagement, affecting the extent to which people have 
real influence and control over the way things are done or how services are 
delivered. At one extreme, consultation can simply mean that people are 
informed of what is happening, and at the other, control is entirely with the 
people, identifying the problem, deciding how it needs to be addressed. 
 
From the outset, we wanted older residents to set the agenda and to have 
ownership of the strategy.  
 
Some lessons: 
 

• People do not necessarily think of themselves as “older people”, so it is 
very likely that some of the people we want to reach do not see the 
strategy as having anything to do with them. 

 
• We recognise that we need a more proactive approach with some 

communities in Wokingham to be sure we have engaged them on an 
equal basis e.g. older people from black and minority ethnic 
communities, older people who are lesbian, gay and transgender. 

 
• People pick up information in different ways and the importance of 

good information, effectively communicated, is a message that comes 
over loud and clear. We need to have effective ways to communicate 
relevant and up-to-date information to our intended audience.  

 
• We are also reminded by the feed-back of the importance of letting 

people know what we have done as a result of consultation 
 
The way forward: 
 

• “Communities in Control: real people, real power”, the government 
White Paper, July 2008, proposes increasing duties on local authorities 
to promote democracy and engagement in local communities, 
emphasising greater visibility, better information and support to get 
involved. This will mean that there will be funding support and other 
incentives to encourage people to become involved in local politics, in 
influencing local decisions, in voluntary work, and having an increasing 
say in how local council budgets and assets are used to the benefit of 
the community.  

 
• Wokingham Borough’s Neighbourhood Management approach will 

enhance engagement of residents in their local communities. There will 
be significant efforts to gather a rich picture of local needs and 
concerns, greater visibility of councillors, and an emphasis on building 
a shared vision for each of the six neighbourhoods. From October 2008 
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each neighbourhood will have a weekly surgery. These developments 
will mean much more face-to-face contact and visibility for council 
services; and enable people to have more direct communication and 
feedback on what matters to them.   

 
• Wokingham Borough has five Older People’s Forums, a mailing list of 

500 older people, and an active membership of between 250 and 300 
people. The Older People’s Partnership Board has representation on 
the Wokingham Borough Strategic Partnership, and on the LINk (the 
Local Involvement Network, a body which gives residents more say 
over the running of health and social care services). Most of the forums 
are now self-financing and progress is being made towards forming a 
federation of Older People’s Forums. 

 
• The Older People’s Partnership Board is reviewing its membership in 

response to the learning from pulling this strategy together. The 
membership needs to include representatives from a wider base of 
council services, making a fundamental shift from its relationship with 
Community Care Services as its primary link. Quality of life for older 
people is not just served by social care and health: leisure, sport, 
education, housing, transport etc are vitally important.  

 
• The Older People’s Partnership Board will also seek to extend its 

membership to include active representation from older residents from 
minority communities. Currently, Wokingham Borough Council’s Social 
Inclusion Officer sits on the Board but direct involvement by older 
people can only enhance engagement.  

 
• Oversight of this Strategy will be central to the ongoing work 

programme of the Older People’s Partnership Board.  
 

• The Council will build on its outreach work to minority communities, 
and will address barriers to equal participation, and access to services.  

 
• Wokingham’s older residents are a diverse community, and the Council 

needs to recognise that different approaches are needed to reach this 
audience. The matters that make a difference to older people are likely 
to benefit the whole population so consulting on issues is going to 
engage wider interest, provided that efforts are made to ensure older 
people can participate i.e. talk to the forums; to senior citizens clubs 
etc.  

 
• Amongst the older people of Wokingham Borough, there are 

particularly vulnerable groups, older carers, people with dementia, 
people with learning disabilities who are getting older and becoming 
physically and/or mentally frail. We need specific approaches to ensure 
that these voices can be heard and enabled to participate.  

 
 

The following appendices provide details on each of the 7 
themes, plus the eighth of “engagement”.  These include what 
is currently available, and actions to support further 
development. 
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Appendix 1.1 
 

ACTION PLAN Theme 1: Better access to information 
 

What is currently available?  
Information is provided in a range of ways: The Council supports the Mobile Information Service, the MICE bus; Age Concern Berkshire 
Advocacy Service, and Advice & Information Service.  
There are Information Events, road-shows and Celebrating Age events held each year.  
Wokingham Borough News is published three times a year with dedicated pages for older people. 
Wokingham Borough Council web-site has a direct link to relevant services & information for older people, and hosts the LinkUp on-line 
Directory of Services. 
Town and Parish Councils also publish and display local information. 
The Council provides numerous advice and information leaflets e.g. Safe & Sound Information booklet (General consumer and safety 
advice for senior residents); “Guidance for choosing and paying for residential and nursing care”. 
From October 2008, three new area managers will be out and about holding surgeries in local libraries, working with councillors, service 
providers and partners such as the police and town and parish councils.  
 
1.1 The outcome we aim to achieve: 
Information can be easily come by that enables older residents to know about the opportunities available; to make choices; to find solutions 
to the problems they face; and which helps them to live independent, healthy lives. 
In the short-term we will achieve this by: Lead:  By 

end: 
Collating and providing information relevant to older people: 

• Utilise the Older People’s Partnership Board’s efforts in providing the content of the older people’s 
pages in the Wokingham Borough News  

• Utilise the Older People’s Partnership Board’s efforts in making more of the information on the Council 
web-site for older people: “silver surfers” pages. 

Older Peoples  
Partnership 
Board 

2009 
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Making it easier to get access to and information from the Council: 
• Simplifying Council contact numbers and reception points to reduce confusion  
• Training contact centre staff to be competent to give an initial response on the range of Council duties 

and services on first contact in person or on the telephone  
• Developing staff with particular skills and knowledge in sign-posting people to find what they need, 

whether this is from a national, council or voluntary agency; a local community resource, or concerns 
social care; leisure; sport; home maintenance etc 

• Up-grading the Council’s web-site to make it much more navigable and user-friendly, as well as 
supporting many more on-line transactions 

• Kiosks for Council information and transactions in neighbourhoods 
• Making a range of Council services available on a “surgery” basis in neighbourhoods e.g. libraries 

Customer First  
Programme  

2010 

• Promoting an expert information resource through care brokers, across a range of subjects, transport; 
housing; leisure & learning activities etc 

Putting People 
First Programme  

2011 

In the medium-term we will achieve this by: Lead: By 
end: 

Making it easier to get access to and information from the Council: 
• Piloting the use of a sign-posting check-list which can be used with callers to identify potential benefits 

from referrals to other agencies e.g. for fire safety check; home security check; telecare assessment; 
housing advice; benefits check; falls assessment etc 

• Using older people as “mystery shoppers” to provide feed-back on the accessibility of, and standard of 
service, from Council information and contact points 

Customer First  
Programme 
 
 

2012 
 
 
 
 
 

In the longer-term we will achieve this by: Lead: By 
end: 

Making it easier to get access to and information from the Council: 
• If successful, extend sign-posting check-list across public and voluntary partnerships 
• Responding to feedback from older people in a virtuous circle of improvement 

Customer First 
Programme 

2015 
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Appendix 1.2  
 

ACTION PLAN Theme 2: Getting out and about 
 
What is currently available? 
Transport:  
Grant funding of community transport projects e.g. KeepMobile. 
The Community Transport Unit is looking at ways to improve transport for those in rural parts of the borough: Twyford; Wargrave and 
Finchampstead. The Northern parishes provided evidence that there is a demand for transport to Lower Earley District Centre and SEEDA 
funding was obtained to run the Friday Wargrave and Twyford “Hopper Bus”.   
The Council work in partnership with bus operators on both service (e.g. 63/64; 122/123; 144) and on bus stop improvements e.g. installing 
raised kerbs. 
 
Access and condition of roads: There is a customer care telephone number and website link for reporting dangerous pavements; road 
surfaces etc and where it is assessed as a safety risk, action will be taken promptly.  
£1 million has been spent on road resurfacing this year, and the Council has worked with residents to improve road safety e.g. California 
Crossroads.  
Wokingham Borough Council has an Access Officer who can assess routes that are felt to be hazardous, so that action can be taken where 
necessary. 
 
1.2 The outcome we aim to achieve: 
More flexible and accessible transport options available so that older people in both rural and more urban communities can make 
the journeys they choose, and older residents feel confident to walk out of doors and cross roads in safety. 
In the short-term we will achieve this by: Lead:  By end: 
Proving the demand for public transport options and finding simple, flexible solutions where 
possible: 

  

• Older People’s Partnership Board will identify its own transport champion to give voice to 
particular transport and road safety concerns of older people, and take up issues from 
local forums 

Older Peoples 
Partnership 
Board 

2008 
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• Feasibility study to be carried out by the Transport Unit to examine specific concerns from 
the Strategy Consultation around the lack of connections between Woodley and Lower 
Earley, Lower Earley & Wokingham. This will examine the facts; estimate potential 
demand and look at possible solutions. Note that previous services have been withdrawn 
through under-use. 

Transport Unit 2009 

• Explore options with commercial providers and the voluntary sector, as well as funding 
opportunities, to develop hopper bus style services, or commercial services if viable, 
where need and demand is clearly indicated 

Transport Unit 2010 

• Depending on whether a social enterprise project develops from the current pilot 
“community car” for people with learning disabilities, encourage older people to use this 
flexible service which will be accessible and offer a door to door service at an affordable 
price 

Older Peoples 
Partnership 
Board 

2009 

• Promote new services to ensure their regular use through newsletters; forums; and 
ensure all routes for channelling information: contact centre staff; care brokers etc are 
aware  

Older Peoples 
Partnership 
Board/Transport 
Unit 

2008 & 
ongoing 

• Work with our Community Transport Providers to improve services for older people with 
mobility problems  

Transport Unit 2008 
ongoing 

Address concerns about road safety and condition of roads and pavements: 
• Where there is sufficient information, forward complaints received by older people who 

responded to the strategy consultation to the Highways unit for action if appropriate  
• Through forums and OPPB, encourage older people to take concerns to neighbourhood 

surgeries 
• Ensure feed-back is given where a concern has been high-lighted, even if it is not 

something that can be addressed 

Place and 
Neighbourhood 
Services 

2008 
ongoing 

Create the right conditions to enable people of all ages to cycle for pleasure or purpose: 
• Finalise Cycle Strategy which will make cycling more appealing, aiming to provide better 

access to key destinations in the borough, including improved cycle parking and new 
cycle routes.  

Place and 
Neighbourhood 
Services 

2008 

  
76



In the medium-term we will achieve this by: Lead: By end: 
Address concerns about shelter and condition of bus stops: 

• Audit and work with relevant organisations to improve facilities, accessibility, and 
maintenance of bus stops wherever possible 

Place and 
Neighbourhood 
Services 

2015 

Proving the demand for public transport options and finding simple, flexible solutions where 
possible: 

• Use Feed-back loop from forums to monitor demand 
• Use Feed-back loop from neighbourhood needs analysis to monitor demand 
• Review outcomes of feasibility studies and develop actions in response 

Transport Unit 2012 

Enable older people to be independent in their use of transport: 
• Research and develop a training scheme for “Motability scooters”  

Transport Unit 2015 

In the longer-term we will achieve this by: Lead: By end: 
Respond to the needs of older people in new housing developments and town-planning: 

• Ensure that older people have an active say from an early stage in the concept and 
planning of new housing developments (Core Strategy)  

Place and 
Neighbourhood 
Services 

2015 

Given the priority of “keeping the borough moving”, we will continue to review and take any 
opportunities available to make improvements to the following, and these will be reflected in 
annual strategy refresh cycle:  

• congestion 
• cycle routes 
• public transport 
• pavements/road safety 

Place and 
Neighbourhood 
Services 

 2018 

 
 
 
 
 
 

  
77



Appendix 1.3 
 

ACTION PLAN Theme 3: Keeping Active & Healthy 
 
What is currently available? 
 
We have an Activity Co-ordinator who has been in post since April 2008 and is responsible for developing, co-ordinating and promoting a 
varied programme of suitable exercise and activity for older people and people with disabilities. A survey and mapping exercise have been 
undertaken to find out what people would like to do, and to identify areas of the borough where there needs to be more going on locally.  
 
Throughout the Borough there are Mature Movers classes and T’ai Chi (through the Older People’s Forums) for the over 50s, with around 
160 people participating regularly. Chair based exercise classes are also offered in sheltered accommodation.  
There is reduced gym membership for over 60s available at Loddon Valley; Carnival Pool; St Crispin’s School under the “Forever Fit” 
scheme. 
 
For those who want to enjoy open spaces, Countryside Services:  

• Co-ordinate the Health Walks Scheme, of 10 Years standing, now with 800 members on the mailing list and 75 fully-trained walk 
leaders. It is free to join, offers 17 weekly walks across the borough for a range of ability with an extensive “spin off” social 
programme.  

• A “What’s On” Guide of events throughout the year and in different parts of the Borough, some targeted at older people. 
• Free mobility scooter hire service at Dinton Pastures and at California Country Park 

 
1.3 The outcome we aim to achieve: 
Older residents in Wokingham benefit from a wide range of healthy and fun activities, available locally and at an affordable price. 
In the short-term we will achieve this by: Lead:  By end: 
Improving access to swimming: 

• Examine the feasibility of extending access to swimming in parts of the borough where 
there is no public facility. Access to school swimming pools will be explored, and where 
this is not possible, transport options to the nearest pool will be investigated instead 

Sports 
Development 
Team 

2009 
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Promoting a range of activities at an affordable price: 
• In October 2008 a new 10 week programme of fitness activities, based on preferences 

expressed by residents, will be launched under new branding “SHINE” (Some Health 
Improvements Need Exercise”) 

• Based on the above, from January 2009 there will be a full roll-out of a varied and 
constantly changing activity programme, responding to what people enjoy and introducing 
opportunities to try something new 

• From the mapping exercise, areas less well served will be the focus for promoting activities, 
Finchampstead village, Charvil; Twyford 

• Activities promoted by the Council’s Sports Development Unit will continue to be offered at 
a low cost to older residents, covering hire of venue and trainer fees only. Currently £1.50 
an hour. 

• Ensuring that information about what’s available is at the fingertips of the Council’s 
Customer Contact Centre; through Berkshire Age Concern’s low level day services 
neighbourhood workers; through libraries and at local information points 

• “Steady Steps”, a programme aimed at improving core balance for prevention of falls will be 
piloted in October for 12 weeks, and then rolled out across the borough 

Sports 
Development 
Team 

2008 
ongoing 

Encouraging participation: 
• Mentoring and support will be key to supporting some older people to take part in activities, 

the “Someone Like Me” mentoring project and the low level day services development 
workers, will provide support to encourage people on a one to one basis 

Health 
Improvement, 
Berkshire West 
PCT/ 
Age Concern 
Berkshire 

2011 

In the medium-term we will achieve this by: Lead: By end: 
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Ensuring ongoing and improved access to leisure and sports facilities: 
• Establishing a Facility Management Forum which will ensure best use of resources and 

improve venue options at local level, with consideration to cost  
• Improve the creative programming of facilities to provide relevant activities at relevant 

times, recognising age-group based needs, physical access and special needs equipment, 
cultural sensitivity, appropriate pricing and to ensure facilities allow people with special 
needs to access mainstream public sessions at all times 

• Examine the possibility of community based initiatives that provide solutions to the lack of 
public transport (e.g. community minibus services in evenings and weekends; local 
community car sharing schemes; voluntary drivers).   

Sports 
Development 
Team 

2012 
ongoing 

In the longer-term we will achieve this by: Lead: By end: 
Ensure ongoing and improved access to leisure and sports facilities: 

• Ensure that any regeneration or improvements to town centres and new developments 
consider the strategic need for sport, leisure and recreation provision  

• Collaborate with Planning Officers to ensure that relevant planning policy and documents 
include recognition of community benefits of sport, leisure and recreation 

Sports 
Development 
Team 

 2018 
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Appendix 1.4 
 

ACTION PLAN Theme 4: Friends & family, leisure, learning and work 
 

What is currently available? 
 
Day services & leisure:  
Wokingham Borough Council provide funding for day services for older people who are physically or mentally frail through WADE and Age 
Concern, and are also promoting a more preventative approach through a project with Age Concern Berkshire, Woodley and Twyford Age 
Concern, developing a network of low level day services across the borough. The idea is to support individuals in their local communities to 
access what’s going on in their neighbourhood, helping people who would not normally come in to contact with services to get involved, and 
developing services in communities where there is less provision.  
Wokingham Borough Council also support through grant funding the Indian Community Centre & Pakistani Community Centre  
 
There are many social clubs for older people throughout the borough offering anything from “tea and chat” to tea dances, and a range of 
interests enjoyed by all generations are reflected in the clubs and societies that meet. 
 
Befriending: 
The Link Visiting Service run in partnership by Woodley Age Concern, Woodley Lookout, local churches and supported by Wokingham 
Borough Council is now available across Wokingham Borough and offers a contact and befriending service mostly to older people who find 
themselves isolated for any number of reasons, for example, after bereavement; becoming housebound; or moving to an unfamiliar area.  
 
Intergenerational activities: 
Some primary schools have schemes where older residents come in to read with the children and offer input to history classes by sharing 
their memories. A “How to use your mobile phone” workshop, attended by the over 60s, was run at Wokingham library by sixth form 
students from The Forest and The Holt School, and was so popular it will be repeated next year.  
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Learning:  
There are learndirect courses available at local libraries covering English, numeracy; IT, and practical life skills, a range of courses at 
Bracknell and Wokingham community College; community centres like The Crescent in Lower Earley also offer various courses in crafts 
and IT. Wokingham also has a vibrant University of the Third Age with monthly meetings and access to a wide range of study topics.  
  
Work:  
Wokingham Employment Support Service work with older people to help them stay in employment, find appropriate training or get back in 
to paid or voluntary work. Older people (over 60) represent about 5% of the team’s workload. 
 
1.4 The outcome we aim to achieve: 
Older residents benefit from remaining actively involved in their communities, with their friends and families: continuing to learn, to 
work, to socialise and enjoy themselves. 
In the short-term we will achieve this by: Lead:  By end: 
Ensuring that older people are able to access a range of social and leisure activities locally: 

• Through the Low Level Day Services project, build strong links with local communities 
where opportunities may be less well developed, map what is available, establish a 
presence and help the local community develop resources that benefit older people  

• Create a range of new volunteering opportunities in support of older people 
• Through the provision of good and relevant local information (see Appendix 1.1) ensure 

older people are aware of what’s available 
• Encourage older people to overcome social isolation by offering individual support to 

participate through the connections between the Link Visiting Service and the Low Level 
Day Services project  

Age Concern 
Berkshire 

2011 

• Continue to offer learning opportunities at libraries and local colleges  Place and 
Neighbourhood 
Services 
 

2008 
ongoing 

• Map and develop a leisure directory of social clubs, hobbies, sporting activities, learning 
opportunities in Wokingham to support individualised services so that older people in need 

Customer 
First/Linkup 

2010 
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of care can access activities that interest them rather than traditional models of day care, 
and benefits the wider community through having an information resource 

Directory 

Ensuring that older people who are isolated and/or in harder to reach groups are able to access 
social contact that is right for them: 

• Through the Low Level Day Services project, establish links with community and faith 
based groups to reach out to older people who have few local links and may be isolated in 
their local community, e.g. older people from black & ethnic minority groups  

Community 
Care 
Services/Age 
Concern 
Berkshire 

2011 

In the medium-term we will achieve this by: Lead: By end: 
Ensuring that older people who are isolated and/or in harder to reach groups are able to access 
social contact that is right for them: 

• Develop approaches in partnership with community and faith groups which meet the needs 
of an increasing population of older people from black & ethnic minority groups 

Community 
Care 
Services/Place 
and 
Neighbourhood 
Services 

2013 

Ensuring older people are enabled to remain active in their communities in work and volunteering 
roles: 

• Through volunteer matching services and links with local employers, promote volunteering 
and identify potential volunteers 

• Maximise access to funding opportunities (“Communities in Control”) to support 
volunteering and training to get involved in community activities  

Voluntary 
Action 
Wokingham 
Borough 

Ongoing/ 
2015 

• Review Wokingham Employment Support Service work-plan to identify any actions that 
may be needed to support employers to consider needs of older workforce? 

Community 
Care Services 

2015 

In the longer-term we will achieve this by: Lead: By end: 
We will use the intelligence we gather from neighbourhood needs analysis, voluntary groups etc to 
inform local priorities for action and to evaluate how well older people, from diverse backgrounds, 
are being enabled to enjoy social activities, learning, volunteering and work. We will then refresh 
this action plan accordingly. 

Older People 
Partnership 
Board through 
its scrutiny of 
the strategy 

 2015 
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Appendix 1.5 
 

ACTION PLAN Theme 5: Choice of comfortable and secure homes 
 
The Wokingham Borough Council’s Strategy for Housing for Older People has been up-dated in June 2008 and has set targets for 
increasing extra care housing stock in the borough, with immediate plans set in motion for extra care housing on the site of the out-dated 
council sheltered housing unit Crescent House in Woodley. This will provide 45 units and 10 additional units targeted at people with 
dementia.  
 
Wokingham Borough Council has nomination rights to 7 of the 27 Extra care apartments of at Glebelands, Wokingham, developed and 
being expanded by the Cinema and Television Benevolent Fund. 
 
Wokingham Borough Council offers a Telecare AT Home Service which provides advice and information about a whole range of technology 
that people can use in the home to help them feel more confident, secure and independent or will support carers looking after loved ones 
who may be at risk through physical or mental frailty. There is now telecare overlay in all Council sheltered accommodation.  Advice can 
also be obtained from our Falls Advisory Service on hazards in the home which can be removed to reduce the risk of falls. 
 
Through Ridgeway Home Improvement Agency, and Age Concern Berkshire’s Handyman Scheme, older people have access to help with 
small household repairs and more significant adaptation work.  
 
For those who need more support to enable them to remain in their own home, Wokingham Borough Council provides a range of services, 
respite and domiciliary care, as well as services aimed at re-enabling people to manage independently after illness or loss of confidence. 
 
1.5 The outcome we aim to achieve: 
Older residents are able to remain in their own homes if they wish and can obtain the necessary advice and support to adapt, 
and/or maintain their houses and gardens. Those who need more care will have the option of housing with support to rent or buy. 
In the short-term we will achieve this by: Lead:  By end: 

Supporting older people to remain in their own homes:   
• The Council is exploring ways to support people in making improvements to their homes, Place and 2009 
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e.g. exploring the feasibility of offering flexible home improvement loans 
 

Neighbourhood 
Services 

• A dedicated advice service on telecare and assistive technology is funded until December 
2009, and arrangements will be made to ensure information on the benefits of telecare 
continue to be made widely available through our partnerships with Forestcare and Age 
Concern Berkshire 

Community 
Care Services 

2009 

• Improve and speed up the process by which Disabled Facilities Grants are completed and 
explore ways of giving more choice and control within this framework to older people who 
need to adapt their property to remain independent 

Community 
Care Services 
with Place and 
Neighbourhood
Services 

2011 

Increasing choices, and the quality of information in making decisions about accommodation:   
• Enhance information and support to older people, regardless of current housing tenure, 

who need to find out the options available to them by providing a dedicated housing 
information advisor  

Community 
Care Services/ 
Strategic 
Priorities 

2009 

• Work with registered social landlords and other agencies to up-grade an existing sheltered 
scheme to extra-care,  

• Develop two further small schemes for people with dementia (18 units in total) 

Policy and 
Partnerships 

2011 

In the medium-term we will achieve this by: Lead: By end: 
Supporting older people to remain in their own homes: 

• Ensuring that information about assistive technology and telecare is routinely available to 
older people who contact Wokingham Borough Council through a screening check-list 

Customer First 
Programme 

2012 

Increase choice of accommodation:    
 

• Provide an additional 120 units of mixed tenure extra care housing 
Policy and 
Partnerships 

2012 

• Make specialist advice available to influence commercial property developers in the design 
and lay-out of properties to improve accessibility in the detail e.g. bathroom facilities; 
window locks etc 

Community 
Care Services/ 
Policy and 

2012 
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Partnerships 
In the longer-term we will achieve this by: Lead: By end: 
Increase choice of accommodation:   

• Work with Registered Social Landlords and private developers to provide a further 200 units 
of extra care and dementia care housing 

Policy and 
Partnerships 

2018 

• Work with private developers to ensure that strategic development sites in the borough 
(Core Strategy) accommodate the needs of older people  

Policy and 
Partnerships 

2018 
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Appendix 1.6 
 

ACTION PLAN Theme 6: Feeling safe in your neighbourhood 
 
In March 2008, the first Wokingham Community Safety Partnership Plan 2008 to 2011 was launched and identified a number of priorities. 
These do address the sorts of issues older people have raised: 

• Public reassurance to build confidence in services and reduce fear of crime and anti-social behaviour 
• Tackling anti-social behaviour specifically around criminal damage and dealing with local residents’ concerns 

 
The Telecare AT Home Service established in December 2007 can provide advice to all residents of Wokingham Borough on equipment 
like door entry systems and intruder alerts which might provide reassurance to older residents. Information on the range of options available 
and how to obtain the most suitable system can be given free of charge. The police can also offer advice on home security. 
 
Concerns about faulty or inadequate street lighting can be addressed to Place & Neighbourhood Services in person or by telephone, or by 
using a street lighting fault online map.  
 
1.6 The outcome we aim to achieve: 
Older residents feel more confident about going out at the times they choose, and feel safer in their own homes. 
In the short-term we will achieve this by: Lead:  By end: 

Reassuring older people to reduce fear of crime:  
• Develop a Fear of Crime Strategy to guide the implementation of measures that 

reassure the public 
• Continue to enable older people to have a say in the management of crime and anti-

social behaviour through the neighbourhood action groups; the annual fear of crime 
survey; annual Community Safety Conference 

• Improve information about how to report antisocial behaviour including information 
booklets; roadshows; neighbourhood surgeries 

• Develop a community safety web-site  

Wokingham 
Community 
Safety 
Partnership 

2011 

 Improve understanding between generations: Wokingham 2011 
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• Expand the junior wardens programme 
• Develop on existing community development work bringing younger and older people 

together targeting localities where this is an identified issue 

Community 
Safety 
Partnership 

Target resources effectively to reduce crime: 
• Commission a strategic review of the use of CCTV in the borough 
• Review current approach to high visibility policing and ensure that resources are effectively 

targeted at key times 

Wokingham 
Community 
Safety 
Partnership 

2011 

Reduce vulnerability of some older people:   
• Encourage older people to take advantage of security advice available from the police 

service and also, through the use of a screening check-list, older people contacting the 
Council can be advised on where to get more information of security equipment, door entry 
systems etc 

Customer First 
Programme 

2012 

• Encourage local communities, town and parish councils etc to experiment with schemes 
like “Adopt a Garden” which enables those who have do not have access to a garden to 
look after a neglected garden for growing of produce etc. Neglected gardens and properties 
can make people appear vulnerable.  

Place and 
Neighbourhood 
Services 

2015 

In the medium-term we will achieve this by: Lead: By end: 
The Wokingham Community Safety Partnership will draw up a new plan for 2012-2015 in 
response to regular feed-back from NAGS; Community Safety Conference; Fear of Crime surveys; 
neighbourhood intelligence. The Local Area Agreement will also be refreshed to address crime 
and anti-social behaviour targets. 

Wokingham 
Community 
Partnership 
and 
Wokingham 
Borough 
Strategic 
Partnership 

2015 

In the longer-term we will achieve this by: Lead: By end: 
The Wokingham Community Safety Partnership will draw up a new plan for 2015-2018 in 
response to regular feed-back from NAGS; Community Safety Conference; Fear of Crime surveys; 
neighbourhood intelligence. The Local Area Agreement will also be refreshed to address crime 

Wokingham 
Community 
Partnership 

 2018 
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and anti-social behaviour targets. and 
Wokingham 
Borough 
Strategic 
Partnership 
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Appendix 1.7 
 

ACTION PLAN Theme 7: An adequate income 
 
Through grant funding, Age Concern Berkshire provides advocacy and information services to older people who need support with financial 
issues. The Citizens Advice Bureau, also grant funded, provide debt advice services and help with benefits.  
 
We have a Welfare Benefits Team who undertake benefits checks as part of a financial assessment for social care services, and this can 
also be offered to people who have asked for help but do not meet eligibility criteria for services. This means that people can maximise their 
income and obtain all the benefits to which they are entitled. Benefits advice is also offered through the Ridgeway Home Improvement 
Service. 
 
Entitlement to discounts and exemptions to full council tax is made known to Borough residents through information issued with bills; 
publicity on the Wokingham Borough Council web-site; through attendance at road-shows; visits to community groups. 
 
The web-site also provides information about the Warmfront Scheme and energy efficiency in the home which, as well as helping the 
environment, can reduce heating bills.  
 
1.7 The outcome we aim to achieve: 
Older residents benefit from being able to access advice on maximising their benefits, and knowing where to go for information on 
managing debt and/or household costs.    
In the short-term we will achieve this by: Lead:  By end: 
Improving access to advice on benefit entitlement: 

• Partnership with the Department of Work and Pensions (DWP) to enable staff from 
Wokingham Borough Council and the DWP Benefits Office to deliver full benefits claims 
and welfare benefits checks for benefits administered across both agencies, with 
appropriate sign-posting to other relevant benefits or support services if appropriate 

Business 
Services 

2009 

Making it easier to manage finances: 
• Promote the use of on-line transactions from home computers or kiosks, the use of digiTV 

Customer First 
Programme 

2011 
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as it becomes more widely available 
In the medium-term we will achieve this by: Lead: By end: 
Improving access to advice on benefit entitlement: 

• Using the screening check-list, ensure older people who contact the Council are given 
access to benefits advice either through the Home Improvement Agency, WBC benefits 
officers, or the voluntary sector, Age Concern or CAB 

• Using the screening check-list, ensure older people who contact the Council are given 
access to information on energy efficiency and assistance to which they might be entitled 
to reduce fuel costs 

• Promote benefits and energy efficiency schemes widely through various media: 
neighbourhood surgeries; Wokingham Borough News; WBC web-site; road-shows and 
information events 

Customer First 
Programme/ 
Communications
Team 

2012 

Be alert to fuel poverty: 
• Develop mechanisms to gain information on numbers of older people falling in to fuel 

poverty and develop an action plan, if necessary, to work in partnership with energy 
providers to protect vulnerable people  

• Ensure individual older people are not at put at risk through fuel poverty through careful 
screening on contact with Wokingham Borough Council. This may involve awareness 
training for relevant staff. 

Community 
Care Services 
and Place and 
Neighbourhood 
Services 

2012 

In the longer-term we will achieve this by: Lead: By end: 
Longer term aims to be determined by strategy refresh Older Peoples 

Partnership 
Board 

2015 

 
 
 
 
 
 

  
91



Appendix 1.8  
 

ACTION PLAN: Engaging with over 50s in Wokingham Borough 
 
1.8 The outcome we aim to achieve: 
Older residents in Wokingham Borough have greater control and are actively involved in shaping the environment they live in and 
the quality of life they enjoy. 
In the short-term we will achieve this by: Lead:  By end: 
Increasing the accountability of Council Services to older people:   

• Enhance the membership of the Older People’s Partnership Board to include 
representatives from all directorates: transport & highways; housing; sport, leisure and 
recreation; revenues & benefits  

• Monitor and challenge progress on this Strategy through the work programme of the Older 
People’s Partnership Board 

• Improve the exchange of information about developments in Wokingham Borough 
between the Wokingham Borough Strategic Partnership; The Older People’s Partnership 
Board and local Older People’s Forums to increase opportunities to “have a say” 

• Invite Council officers to use the Partnership Board as a reference point for age 
discrimination when developing Equalities Impact Assessments with respect to new 
services and policies 

Chair OPPB 2008 

• Through the neighbourhood management approach, gain intelligence of local issues for 
older people, and develop local targets and strategies to respond to these. Observations, 
specific to localities, received during the consultation for this strategy will be shared with 
Place and Neighbourhood Services 

Place and 
Neighbourhood 
Services 

2008-2011 

Increase the extent to which the Older People’s Partnership Board and Forums are 
representative of the population: 

• Encourage new membership by promoting activities and achievements through the 
Borough News; forum newsletters and the WBC web-site 

• Raise the profile and the positive image through annual Celebrating Age Events 

Chair of OPPB 2008 
ongoing 
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• Encourage representation on the Board by older people from minority groups e.g. 
Pakistani and Indian Community Centres, but also, over time, to make links with less 
formalised communities and invite representation 

Increase engagement of older people in local communities:   
• For commissioning purposes, and to safeguard vulnerable adults, undertake outreach 

work to meet with the Borough’s diverse communities  
• Through specific strategies and services, ensure the needs of vulnerable groups: older 

carers; people living with dementia; older people with learning disabilities, are enabled to 
have a voice, give feed-back on services; enjoy greater choice and control 

Community  
Care Services 

2010 

• Through the neighbourhood management approach, develop an understanding of the 
diversity of the local population of older people; develop appropriate ways to engage and 
listen to their views, and ensure, through responsiveness to their issues, that ongoing 
participation is maintained. 

Place and  
Neighbourhood 
Services 

2010 

In the medium-term we will achieve this by: Lead: By end: 
Increase engagement of older people in local communities:   

• Take advantage of potential funding (White Paper, Communities in Control) for training 
and mentoring to get involved in shaping local services and the environment 

• Use the outreach and direct contact possible through the neighbourhood management 
approach; community development work; the low level day services project, to involve 
people who might not normally be involved in community life due to frailty; caring 
responsibilities; language barriers; isolation 

Place and  
Neighbourhood  
Services 

2013 

• Develop a consistent and “tried and tested” approach to ensure that information and 
investment in engagement is targeted in a range of ways to reach different groups.  

Communications
Team 

2012 

In the longer-term we will achieve this by: Lead: By end: 
Ongoing engagement strategy will be informed by annual refresh and different priorities and 
methods of approach are likely by this time. 

OPPB  2015 
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Appendix 2 
 
Demographic information: 
 
The older population in Wokingham: 
 
Wokingham has the highest projected population in comparison to 
neighbouring unitary authorities, and the Office of National Statistics predicts 
the population (currently at 153,800) will be 162,300 by 2029.  
 
Currently Wokingham has a lower population of people who are over 65 
(13%) than the national average (16%), and this is predicted to rise here to 
nearly 20% by 2029. The most significant growth will be in the older age 
groupings with 100% increase in those aged over 85 by 2025. Whilst the 
number of people aged between 65 and 69 will increase significantly from 
6,300 in 2008 to 8,300 in 2015, by 2025 this is predicted to moderate at 
7,600.1

 
The number of people aged over 65 providing informal care for a spouse, 
relative or other person, is estimated currently at 2,460 and likely to rise by 
2015 to 3,051 and by 2025 to 3,390. The 65 to 74 age-group provide most of 
this care (currently 1,680), but for the 75 to 84 age-group it is also significant 
(currently 698). 
 
Life expectancy and health in Wokingham: 
 
In the South-East Region, older people can expect to live longer, healthier, 
disability free lives and are in good health compared to the rest of England.2

 
Wokingham is the third least deprived borough in England and Wales, and the 
2001 Census recorded the highest proportion reporting good health in the 
country. Life expectancy in men and women is significantly higher than 
England and Wales averages, while deaths due to cancer, heart disease and 
stroke in people aged under 75 are among the lowest in England. The picture 
does vary however, with people in Bulmershe and Whitegates, Norreys and 
Winnersh having 4 years less life expectancy than those living in other 
Wokingham wards (NHS Health Profile 2008). 
 
It is in the over 85 age that more health problems are to be expected so the 
increasing numbers in this age group suggest that in the years to come the 
population of people living with dementia or a limiting long term illness will be 
significant. Current estimates are that there are 1421 people with dementia in 
Wokingham, by 2015 this is estimated to be 1788, and 2543 by 2025. Those 
with a long term limiting illness, currently at 1519 for over 85s are estimated to 
reach 3150 by 2025. 
 
For the adult population generally, there are areas of concern that have been 
targeted for action. The Local Area Agreement 2008 to 2011 will be tackling 
alcohol related harm, adult participation in physical activity, obesity and 
mortality rates for circulatory diseases.  
 
                                                 
1 Projecting Older People Population Information System  
2 Public Health Observatory Health Profile 2007 
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Rising rates of obesity are a major concern nationally, and in Wokingham, the 
current estimated rate is 19.3% of the population aged over 16. The NHS 
Health Profile for Wokingham 2007 indicated that only 1 in 8 adults take up 
the recommended level of physical activity. Alcohol misuse may be of 
increasing concern in the older population. The volume of alcohol consumed 
tends to reduce with age but older people may drink more regularly than 
younger people.  
 
Wokingham fares no better than the national average on the number of hip-
fractures among the over 65s, and 25% of people who have a hip fracture do 
not return home.  
 
Ethnic Diversity of Wokingham: 
 
Based on the Office for National Statistics 2005 population estimates, 8% of 
the population describe themselves as being from a black and minority ethnic 
group (national average is 11%), approximately half of whom are Asian. 
However, latest projections suggest the population is more likely to be 10%, 
much closer to the national average, because of the impact of the expansion 
of the European Union and Eastern European migration.  
 
Looking at the population of older people, rather than the population as a 
whole, the numbers are smaller. Just over 3% of the 55 to 64 age group are 
from an ethnic minority background; and just over 1% of those aged over 85.  
 
It is anticipated that the black and minority ethnic population of Wokingham 
will steadily increase, and areas close to Reading, Lower Earley and Woodley 
will see that greatest density of population. 
 
Housing in Wokingham:  
 
Nationally, the size of family units is falling due to people having children later 
in life, higher divorce rates, and people living longer. By 2015 single person 
households will account for one third of all households. This has significant 
implications for housing requirements in Wokingham where larger detached 
properties make up 46.4% of housing stock (national average of 22.5%) and 
combined with semi-detached properties make up almost 76%. Flats, 
apartments, maisonettes (presumably more suitable for smaller family units) 
make up 10.2%. 
 
The number of people aged over 75 who own their own property exceeds 
60%. This has implications for flexibility of choice and the ability to move 
home and downsize (lack of smaller properties, current depression in the 
housing market, reluctance to surrender equity and a lack of choice over 
tenure).  
 
Pressure for housing development in the borough remains intense and the 
Core Strategy - Blueprint for Future Development to 2026 will be the vehicle 
by which the need for additional housing is met whilst securing the necessary 
infrastructure; services and transport, community resources; protecting the 
environment and responding to the concerns of residents. 
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Transport in Wokingham: 
 
The borough has the third highest level of private car ownership in the country 
with over 50% of households owing two or more cars compared with 30% 
nationally. Over 20,000 new homes have been built since 1980 without the 
necessary infrastructure investment and it is estimated that over 800 million is 
needed to catch up with population growth, development and increased car 
ownership. 
 
As the population increases and household size reduces the number of 
vehicles on the borough’s roads will continue to increase with growing risk of 
gridlock at peak times, and this is of huge concern to residents (ranked 
highest for citizen’s panel members over 55 in the resident satisfaction survey 
2006). 
 
The borough splits into two distinct types – an urban corridor through 
Woodley, Earley, Winnersh and Wokingham, and largely rural areas with 
pockets of population. The commercially viable public transport route is the 
urban corridor but this fails to serve rural Wokingham. 
 
Crime in Wokingham: 
 
Overall, the borough has relatively low levels of crime when compared 
nationally but, compared to the Council’s family group of authorities, 
Wokingham ranks 10th out of 15, and theft from vehicles and dwellings ranks 
close to the national average. The Audit Commission in 2007 found that more 
needed to be done to respond to residents’ fear of crime. In the Citizen’s 
Panel Satisfaction Survey 2006, respondents aged over 55 considered that 
activities for teenagers and the level of crime were ranked 3 and 4th priorities 
after traffic congestion and the condition of the roads and pavements. 
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Appendix 3  
Relevant Strategies and Policies 

 

TITLE 
 

PURPOSE RELEVANCE TO OLDER PEOPLE 

Health and Wellbeing 
Statement 
(In preparation) 
 

(Proposed) 
To provide a checklist that allows planning 
groups and service providers across 
Wokingham to identify how their work 
contributes to a shared vision of the health 
and wellbeing of the population and enables 
them to identify any areas where they need to 
consider new approaches or initiatives.     

Will address a wide range of health, social care and other factors 
contributing to quality of life which will have a significant impact on 
all age groups. The 50 plus age group includes a high proportion of 
people with particular health or social care needs and this strategy 
will help place the services in the context of wider health and quality 
of life considerations. 

Corporate Prevention 
Strategy 

To identify and promote community based 
universal services that will contribute to the 
maintenance of health and independence. It 
highlights the need for the local authority to 
work better across all its services as well as 
improving engagement with external 
community groups and other organisations to 
deliver joint initiatives in order to prevent the 
needs of our local residents from escalating to 
higher levels.  

The development of low level services which can be readily 
accessed which support independence is  vital to many older people 
who face challenges and threats to their ability to live safely and 
independently., but who may not be eligible for directly funded 
Community Care Services. Initiatives  include, short term 
rehabilitation and reablement,  housing related support, exercise and 
leisure activities targeted at older people, carers support and respite 
provision, benefits advice and information about alternative services 

Community Safety 
Partnership Plan 
2008-2011 
 

The Community Safety Partnership is 
responsible for delivering clearly community 
safety outcomes for residents of the Borough. 
The plan aims, through work with relevant 
partners, including the Police, to make 
Wokingham ‘a safer place to live and work; to 
reduce crime, fear of crime, anti social 
behaviour and the impact 
of substance misuse through effective and 
optimum use of all partnership resources’. 

Many older people live in fear of crime, anti-social behaviour and 
feeling isolated from their local communities. Initiatives to address 
these issues will have a significant impact where this is the case. 
 

Carers Strategy The aims of the strategy are to ensure that Many older people provide significant amounts of care for partners, 
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TITLE 
 

PURPOSE RELEVANCE TO OLDER PEOPLE 

2007-2010 people who care for a vulnerable relative or 
friend are identified, recognised and 
supported through the provision and funding 
of a wide range of services including short 
and longer term respite breaks, training 
opportunities, advice and information. 

relatives and friends.  Whilst this is often highly rewarding it can 
represent a heavy burden. Equally many older people are supported 
by care from younger family members are aware of the burden this 
places on them. The availability of a wide range of easily accessed 
support therefore has a significant impact on older people and their 
families. 

Community Care Plan 
2007-2010 

Sets out aims and objectives for Community 
Care Services. Services provided include 
rehabilitation, care at home, provision of 
equipment and aids, and where necessary 
residential care and cover, physical, mental 
and sensory needs. 

Nearly two thirds of people receiving community care services are 
aged over 65.  These services have a significant impact on the lives 
of the people receiving them, and their carers, enabling them to live 
as independently and safely as possible in their own homes, or 
where necessary, in residential or nursing care. As life expectancy 
increases more people will experience the health problems and 
challenges to independence associated with aging and these 
services are intended to minimise the impact of these. 

Housing Strategy for 
Older People 
 
 

A strategy looking at provision of housing for 
older people, taking into account the particular 
situation in Wokingham. Aim is to ensure 
Wokingham Council can to provide genuine 
options and real choice to all its citizens by 
providing appropriate accommodation to meet 
a wide range of needs supported by matching 
care and support services. 
Strategy addresses issues such as the need 
for different types of accommodation, the role 
and impact of Supporting services and of 
assistive technology 

Many older people worry about whether they will be able to continue 
to live independently, preferably in their own homes. The strategy 
recognises that old age has the potential to be a time of growth and 
development.  It emphasises the need to ensure that specialised 
accommodation and services are offered to older people living in 
general housing, the need to enable rather than inhibit growth and 
development and promotes awareness that housing is a crucial 
element in the capacity of older people to maintain the lifestyle they 
choose. Older people will be actively engaged as stakeholders in 
developing services to meet their needs. Envisages a future in which 
the emphasis is on services which enable people to remain in 
standard housing retaining maximum independence and choice 
whilst also acknowledging the need for extra care housing. 
 

Local Transport Plan 
 
 

A comprehensive plan looking at all aspects 
of transport within and into/out of the Borough.

Transport is a high priority for many older people. The plan covers 
areas such as public transport and transport aspects of social 
inclusion such as access to doctors, shopping centres which are of 
particular significance to older people.   
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TITLE 
 

PURPOSE RELEVANCE TO OLDER PEOPLE 

Sport, Leisure and 
Recreation Strategy 
2006-2016 
 

The Strategy aims to provide direction, 
encouragement and opportunities for the 
pursuit of a vision for Sport, Recreation and 
Leisure which is of – 
“A Borough with a wide range of opportunities 
which are appropriate and accessible to the 
diverse elements of the community of 
Wokingham and the 
surrounding area. 

Older people, especially those who have retired have increasing 
leisure time but may have limited incomes.  Remaining physically 
active and able to enjoy Opportunities for sport and recreation are 
key to better health in later life. The strategy aims to ensure that 
access to a wide range of leisure activities is readily available to all 
age groups. The strategy promotes lifelong participation and equality 
of access. 

Culture Strategy 
2007-2012 
 

Covering sports, arts, heritage learning and 
leisure the strategy aims to ensure a healthy 
and sustainable cultural sector giving greater 
access to cultural and learning opportunities 
for all. It also seeks to promote partnership 
working, community engagement and 
appreciation of cultural diversity helping to 
make safer and stronger communities. 
 

By promoting a wide range of cultural activities for all age groups 
and sections of society, older people will benefit from increased 
opportunities to make good use of increased leisure time to benefit 
from physical and mental activity and engagement in the local 
community. 
 

Adult Learning Plan 
2006-2009 
 

Promotes learning opportunities for adults 
(Adult Community Learning) through a 
number of programmes and resources 
including, Bracknell and Wokingham College,  
Personal and Community, Development 
Learning initiatives, 
Learndirect and Neighbourhood Learning 
Centres.  

There is no specific provision for older people but statistics show 
that take up of opportunities by people over 60 is relatively high and 
well above the target; people over 60 account for around 30% of 
adult learning places. Initiatives and opportunities for carers and  for 
people with disabilities and sensory needs are however highlighted. 
As people grow older opportunities to learn new skills become an 
important in maintaining interests and ensuring older age can be a 
time for continuing personal development. 

Communications 
Strategy 
2008-2011 

Identifies priorities for the Council’s 
communications with the public. These 
include providing clear accurate and timely 
information in appropriate formats, where 
necessary targeting particular groups with 
particular messages, reaching all 

Having ready access to good information is important in ensuring 
that older people are aware of the services and opportunities 
provided by the Council and/or available in the locality and take 
maximum advantage of these.  Many older people experience 
difficulties in accessing information, whether through sensory needs, 
inability to get to information centres such as libraries or  the lack of 
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TITLE 
 

PURPOSE RELEVANCE TO OLDER PEOPLE 

stakeholders including hard to reach groups, 
encouraging two way communication 
including consultations,  

the IT equipment or skills increasingly necessary now that so much 
information is published electronically. The commitment to proving 
information in accessible formats addresses these issues. 

Wokingham Borough 
Local Area Agreement 
2008 to 2011 
 
 

The Local Area Agreement (LAA) presents 
the key issues and objectives for the borough 
under each of the four Community Ambitions 
and evidence about why the Wokingham 
Borough Strategic Partnership has selected 
each of its priorities to be included within the 
new Local Area Agreement.  

In general the LAA sets targets in areas that benefit the whole 
community including older residents as they address sustainable 
quality of life; being a community where everyone feels safe, 
welcome and respected, being a healthy and well-educated 
community and one that supports and cares for people that need 
help. Specifically it has targets for “Supporting and Engaging our 
Ageing Population” and “Housing Needs for Vulnerable Groups”. 
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Appendix 4:  
 

Wokingham Borough Council Citizen’s Panel 
2006 Satisfaction Survey 

 
Ranking of factors making somewhere a good place to live for over 55s 
 
 

 

Q1                     
Most important in making 
somewhere a good place 

to live 
 

1 Health services 67.20% 
2 The level of crime 60.00% 
3 The level of traffic congestion 43.20% 
4 Clean streets 37.90% 
5 Affordable decent housing 37.20% 
6 Shopping facilities 35.20% 
7 Education provision 31.60% 
8 Public transport 31.30% 
9 Parks and open spaces 26.90% 
10 Access to nature 22.10% 
11 Road and pavement repairs 20.60% 
12 Activities for teenagers 19.60% 
13 The level of pollution 12.80% 
14 Job prospects 12.30% 
15 Community activities 10.30% 
16 Sports and leisure facilities 9.40% 
17 Wage levels and cost of living 9.20% 
18 Facilities for young children 6.80% 
19 Cultural facilities (e.g. cinema, museums) 6.40% 
20 Race relations 2.80% 
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Wokingham Borough Council Citizen’s Panel 
2006 Satisfaction Survey 

 
 

Ranking of factors most needing improvement locally for over 55s 
 

 

 

Q2                     
Most needs improving in 

this local area 
 

1 The level of traffic congestion 64.70% 
2 Road and pavement repairs 44.70% 
3 Activities for teenagers 37.10% 
4 The level of crime 35.30% 
5 Affordable decent housing 30.40% 
6 Clean streets 28.80% 
7 Public transport 28.00% 
8 Shopping facilities 20.90% 
9 Health services 16.20% 
10 The level of pollution 14.10% 
11 Community activities 10.70% 
12 Cultural facilities (e.g. cinema, museums) 10.00% 
13 Facilities for young children 9.80% 
14 Wage levels and cost of living 8.30% 
15 Parks and open spaces 7.70% 
16 Job prospects 6.60% 
17 Sports and leisure facilities 6.60% 
18 Education provision 5.00% 
19 Access to nature 4.50% 
20 Race relations 1.40% 
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Appendix 5 
 
References:  
 

 “Don’t stop me now: Preparing for an Ageing Population” Audit 
Commission July 2008 

 “Beyond the tick box. Older Citizen Engagement in UK Local 
Government”, Better Government for Older People, Oct 2007 

 “Outcomes-focused services for older people”, Social Care 
Institute for Excellence 2006 

 “Promoting Independence “The long marathon to achieving 
choice and control for older people” Care Services Improvement 
Partnership, 2007 

 “The report of the Older People’s Inquiry into “That Bit of Help”: 
Joseph Rowntree Foundation 

 “Communities in Control” White Paper July 2008 
 
 Dudley Metropolitan Borough Older Peoples Strategy 
 Kent’s Strategy for Later Life 
 Southend-on-Sea Borough Council: Older People Strategy 
 “Live Long and Prosper, Towards a Quality of Life Strategy for 

Islington residents aged 55+”, London Borough of Islington 
 
 Wokingham Community Safety Partnership, “2008 to 2011 

Partnership Plan”, March 2008 
 Wokingham Borough Council, “An update of the strategy for 

housing for older people in Wokingham” Up-dated June 2008 
 Wokingham Borough Council, “Corporate Plan, 2007 - 2010” 

Updated Feb 2008 
 Wokingham Borough Council, “Corporate Prevention Strategy” 

Nov 2007 
 Wokingham Borough Local Area Agreement 2008 to 2011 
 Wokingham Borough Council Sport, Leisure and Recreation 

Strategy, 2006-2016 
 Local Transport Plan 

 
 Projecting Older People Population Information System 
 Public Health Observatory Health Profiles for Wokingham 

Borough 
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CHAPTER TWO: WHAT IS EXTRA CARE HOUSING?

Introduction
In its relatively short existence extra care housing (ECH) has gone through a number of manifestations and descriptions, from
very sheltered housing, to housing with care, to extra care. Interpretations of the various different types of specialist housing
for older people have not always been clear or consistent. For example, The Housing Corporation attempts to set out the
difference between supported housing and housing for older people, by outlining that:

‘Supported housing is “housing that is purpose designed or designated for a particular client group which enables residents to
live independently”. Housing for older people on the other hand is characterised as housing that “includes all or a number of
special design features and access to support services as need arises which enables individuals to live in the property for the
rest of their lifetime”.’ 5

Put simply extra care housing is ‘purpose built accommodation in which varying amounts of care and support can be offered
and where some services and facilities are shared’. However, as the principles in Chapter 1 suggest, the underlying themes
behind extra care are anything but simple. For example, where to locate the approach in terms of the range of accommodation,
care and support available to older people is a matter for keen discussion. In some instances extra care has been portrayed
primarily as a direct alternative to residential care, in others as being at a mid point between sheltered housing and residential
care or finally a model that disassociates accommodation from care and support, ie, that extra care can provide
accommodation for people with a range of abilities but with differing amounts of care and support being provided dependent
on need. These distinctions are displayed in the diagram overleaf.
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5 The Housing Corporation. (Released, April 2004). Regulatory Circular 03.04.10
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1 INTRODUCTION 

1.1 GL Hearn has been instructed by Wokingham Borough Council to undertake a viability study which 

will underpin its Community Infrastructure Levy (CIL).  

1.2 The process for introduction of a CIL requires a Council to publish a Preliminary Draft Charging 

Schedule which is subject to a period of consultation.  A second Draft Charging Schedule follows, 

again subject to consultation and ultimately an Examination in Public is generally required.  

1.3 The Council is required to publish its key evidential documents including a Viability Study.   

1.4 CIL Regulations require charging authorities to use their judgement to arrive at an appropriate 

balance between the desirability of funding infrastructure from CIL and the effect of CIL on 

development across the Council’s area.  Thus the Council needs to model development viability to 

assess the impact that will arise from imposing CIL. 

1.5 Wokingham is in a somewhat unusual position in that much of its new residential development over 

the plan period is anticipated to come forward in four large Strategic Development Locations, all of 

which come with very large infrastructure requirements, including both strategic and site specific 

infrastructure. 

1.6 Prior to the advent of CIL it was anticipated that collaborative infrastructure plans would come 

forward through consortia of developers associated with each of the locations, with that 

infrastructure being delivered through s106 agreements.  Clearly CIL has the potential to 

substantially change this, in particular due to its restriction on taking account of pooled s106 

contributions as a reason for granting consent. 

1.7 We understand that in light of the CIL Regulations, the Council has concluded that the most 

appropriate way to deliver strategic and non-site specific infrastructure is through CIL and 

accordingly this is reflected in our viability modelling.   
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2 METHODOLOGY 

2.1 In assessing the viability of development likely to come forward across the administrative area of 

Wokingham Borough Council we have taken a standard approach using a residual development 

appraisal model which has been undertaken on the industry standard Argus Developer package.   

2.2 In  producing  this  report  we  have  had  regard  to  the  RICS  Guidance  Note  “Financial  Viability  in 

Planning” and also the Local Housing Delivery Group’s “Viability Testing Local Plans – Advice for 

Planning Practitioners”  as  well  as  best  practice  established  through  existing  viability  studies  and 

Examiners’ reports. 

2.3 The viability study is bespoke to Wokingham and based on specific and up-to-date research of 

market conditions, using wider industry-standard assumptions and information arising from 

developer consultation as appropriate. 

2.4 Our approach takes in a number of steps which are explained in further detail below: 

 Undertake residual appraisal of development scenario 
 Benchmark against existing land value 
 Calculate available surplus for CIL 
 Discount to allow for profit, finance etc 
 Establish ‘maximum CIL’ that can be charged for each scenario 

2.5 We then analyse the outputs across the Borough for each use category and arrive at suggested CIL 

rates, allowing appropriate headroom – CIL should not be set at the maximum affordable rate to 

allow for the variety of circumstances that may apply to sites including varying site specific 

infrastructure requirements, ground conditions etc.  

Residual Appraisal 

2.6 The residual method calculates land value using the following formula: 

Value of completed development scheme (Gross Development Value) 

Less 

Development costs (which includes build costs, fees, contingency, finance costs etc) 

Less 

Developer’s return (target profit which a developer will require to undertake the scheme based on 

risk) 
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Less 

Planning obligations (s106/s278, affordable housing etc) 

Equals 

Residual Land Value 

2.7 Each of these elements of the formula is calculated with regard to local market practice (prevailing 

costs and values, standard requirements on profit, finance costs etc) based on assumptions which 

we examine in the following sections of the report.   

Benchmark Land Value 

2.8 Clearly when examining development viability we must have regard to the underlying value of the 

land.  If this is not exceeded by the value generated by the development, as calculated by the 

residual appraisal above, then development cannot be considered viable and will not proceed. 

2.9 Accordingly our viability assessment needs to benchmark residual values against an appropriate 

benchmark for the land.   

2.10 This is not a straightforward exercise, particularly in a difficult development market where up-to-date 

transactional evidence is extremely limited.  This is acknowledged at 3.4.6 of the RICS Guidance 

Note which states that: 

The assessment of Site Value in these circumstances is not straightforward, but it will be, by 

definition, at a level at which a landowner would be willing to sell which is recognised by the 

NPPF. 

2.11 It is also inherent in the CIL system that the imposition of CIL will have a negative impact on 

underlying land value.  The  Inspector examining the London Mayoral CIL noted in his report that: 

The price paid for development land may be reduced.  As with profit levels there may be cries 

that this is unrealistic, but a reduction in development land value is an inherent part of the CIL 

concept.  It may be argued that such a reduction may be all very well in the medium to long 

term but it is impossible in the short term because of the price already paid/agreed for 

development land.  The difficulty with that argument is that if accepted the prospect of raising 

funds for infrastructure would be forever receding into the future.  In any event in some 

instances it may be possible for contracts and options to be renegotiated in the light of the 

changed circumstances arising from the imposition of CIL charges. 

2.12 In undertaking this viability analysis we have made what we consider to be appropriate assumptions 

on land value which are examined in the next section.  A range of values has been tested reflecting 

the differing circumstances under which development may come forward. 
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2.13 Ultimately it is for the charging authority to use its judgement in arriving at what it considers to be an 

appropriate balance for its CIL charging rate between meeting the gap in identified infrastructure 

costs required to support the planned level of growth and avoiding the imposition of CIL at levels 

that would threaten the delivery of planned growth across the development plan period and the 

Council’s area as a whole.  
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3 DEVELOPMENT VIABILITY ASSUMPTIONS - RESIDENTIAL 

3.1 It is of course impractical to undertake viability analysis on all the developments which may come 

forward across the Borough.  Accordingly, as has come to be accepted as a standard methodology 

for most CIL Viability Studies, we have tested a number of broad scenarios which reflect the main 

types of development which are likely to come forward in the Borough under the adopted 

development plan. 

Residential Development Scenarios 

3.2 Wokingham BC has allocated a number of Strategic Development Locations which are anticipated 

to provide up to 10,000 new homes over the Local Plan period.  These represent far and away the 

most significant delivery of new residential property and can be expected to account for much of the 

Borough’s CIL receipts. 

3.3 However, these will clearly not constitute the only residential development in Wokingham and 

accordingly, working with the Council, we have arrived at a number of separate development 

scenarios which we consider reflect a reasonable spread of schemes which may come forward.    

Scenario Number 

of Units 

1 bed 

flats 

2 bed 

flats 

3 bed 

flats 

2 bed 

house 

3 bed 

house 

4 bed 

house 

5 bed 

house 

1 500 6% 16% 0% 20% 32% 21% 5% 

1a 500 0% 0% 0% 20% 40% 30% 10% 

2 100 6% 16% 0% 20% 32% 21% 5% 

3 40 0% 0% 0% 33% 43% 25% 0% 

4 10 0% 0% 0% 40% 40% 20% 0% 

5 10 20% 80% 0% 0% 0% 0% 0% 

6 1 0% 0% 0% 0% 100% 0% 0% 

3.4 Scenarios 1 to 4 and 6 have been tested based on three sets of density assumptions – 35, 40 and 

45 dwellings per hectare. Scenario 5, which is a 100% apartment scenario, has been tested at a 

higher density of 70 dwellings per hectare. 

3.5 Wokingham  BC’s  affordable  housing  policy  sets  a  range  of  target  rates,  depending  on  size  of 

scheme and location ranging from 20-40%.  For the purposes of this study it is impractical to test all 

scenarios at all possible affordable rates. 

3.6 Accordingly we have assumed that the majority of schemes falling within the parameters of 

Scenarios 1 and 1a will be classified in the category of Greenfield sites falling within a Major 

Development Location and therefore should provide 35% affordable housing.  The remainder of the 
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Scenarios have been tested at 40% affordable housing with the exception of Scenario 6 which falls 

below the threshold. 

Financial Assumptions 

3.7 We have undertaken desktop research on residential values across the Borough area using existing 

information  including  the Council’s Affordable Housing Viability  Study,  and  from sources  such as 

Land Registry data, VOA reporting and a range of property websites. 

3.8 This desktop research was supplemented by information provided by developers and agents active 

in the Borough in order to assess common value themes and pointers. Clearly there has been a 

range of housing types developed in the Borough over the recent past, so it is necessary to look at 

prices for all types of dwelling – detached, semi-detached, terraced and flatted properties. 

3.9 We looked at the average sales prices of dwellings over a two year period with average prices 

shown in the tables below. This allows us to understand the broad contours of residential prices in 

the Borough area. 

3.10 It is worth noting that new homes are typically more expensive than second hand homes, but the 

prices we have quoted include both secondhand and new homes. We used data on both new and 

second hand homes because, firstly, datasets on sales values for new homes only would be very 

much smaller (and so more unstable), and secondly, because at this stage it is the differentials 

between areas that we are seeking to identify, not the absolute price levels.  

3.11 As might be expected in an area of this size there is quite a sizeable variation.  To the north of the 

Borough and in many of the villages we are seeing values in excess of £350 per sq ft.  However, 

other locations are less able to attract these sort of levels and at the bottom end of the range we are 

looking at not much more than £300 per sq ft. 

3.12 There are of course examples of transactions below this figure.  Indeed a recent planning appeal 

decision (Land at The Manor, Shinfield, Reading RG2 9BX) concluded that appropriate values for 

that particular site would be in the region of £270 per sq ft.  However, this site is in close proximity 

to the M4 and the comparable evidence relied upon reflected that.  So whilst we have undertaking 

financial modelling based on values at this level, we consider that they represent a relatively limited 

area of the Borough.     
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3.13 One of the realities of the available evidence in modelling viability in Wokingham is that with an 

expectation of new residential development on the scale proposed within the SDLs we are 

effectively looking at creating new submarkets which will not necessarily fall in line with current 

locational variations across the Borough.   

3.14 Given the scale of development which will be coming forward, it is not unreasonable to assume that 

achievable values will be at the bottom of the range which we are testing.  Accordingly, rather than 

seeking to apply values to specific locations within the Borough, we have tested four ‘Value Points’ 
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which we consider represent the spread of values across Wokingham.  These can be analysed 

against specific scenarios and locations once the financial modelling has been undertaken. 

3.15 Therefore the four average value assumptions which we have modelled are: 

 Value Point 1 - £4,338 per sq m (£403 per sq ft) 
 Value Point 2 - £3,735 per sq m (£347 per sq ft) 
 Value Point 3 - £3,326 per sq m (£309 per sq ft) 
 Value Point 4 - £2,960 per sq m (£275 per sq ft) 

3.16 A summary of some of the comparable evidence assembled for this study is included in this report 

at Appendix 5. 

3.17 Affordable Housing Values - The value of the affordable housing (level of revenue received for it 

by the developer) is variable by its very nature. Given the number of scenarios to be tested we have 

based  our  revenue  assumptions  on  the  average  percentage  of  market  (sales)  value  (‘MV’) 

generated for the affordable housing tenures and applied those within our viability appraisals.  

3.18 We have had regard to a number of recent affordable housing schemes and analysed the values 

achieved.  There is relatively little disparity between value across the tenures – social rented, 

shared ownership and affordable rent – and overall the figure equates to approximately 40% - 55% 

of private values.  Accordingly we have adopted a flat affordable housing being rate of £1,722 (£160 

per sq ft) which equates to 40%, 46%, 52% and 58% of market value based on value points 1 to 4 

respectively.   

3.19 However it is important to highlight that Registered Providers (RP) may have access to other 

sources of funding, such as related to their own business plan, funding resources, cross-subsidy 

from sales/other tenure forms, recycled capital grant from stair-casing receipts, for example, but 

such additional funding cannot be regarded as the norm for the purposes of setting viability study 

assumptions – it is highly scheme dependent and variable and so has not been factored in here. 

3.20 Build costs have been taken from the Building Cost Information Service (BCIS) database and we 

have applied the upper quartile construction rate.  A further uplift of £5,000 per dwelling has been 

applied to achieve Code for Sustainable Homes Level 4.  (A comprehensive study which examines 

the cost associated with achieving the various cost levels entitled “Code for Sustainable Homes – A 

Cost Review”, which was published by the Department for Communities and Local Government in 

March 2010, states that typically the extra-over costs expressed as a percentage of base build 

costs are 1% for Code Level 1, 1-2% at Level 2, 3-4% at Level 3 and 6-8% at Level 4. Typically an 

additional £5,000 per unit is used as the standardised assumption from moving from Code Level 3 

to Code Level 4. 
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3.21 We have applied a further uplift of 15% in respect of externals and site specific infrastructure. 

3.22 Our assumption on planning contributions is that the majority of infrastructure will be delivered by 

CIL.  Accordingly we have made an allowance of £1,000 per dwelling for s278 contributions and 

any residual s106. 

3.23 There are a number of approaches which can be taken to dealing with developer’s profit.  Target 

rates can be based on a fixed percentage of Gross Development Value or Total Development 

Costs, or a differential rate between private and affordable housing (with a lower rate attached to 

affordable housing given its lower risk profile).  Based on our recent experience of marketing major 

development  sites,  in  some cases, housebuilders’  target profit  rates will  also  include  finance and 

marketing costs.   

3.24 We have elected to assume a flat rate profit across all tenure types (including affordable housing) of 

17.5% on GDV, which we consider to be appropriate and in line with current market requirements.   

N.B.   This  is greater  than  that used by  the Council’s consultants Levvels  in  their 2011 Affordable 

Housing viability study when they used 17.5% GDV on private housing and 6% GDV on affordable.   

3.25 The full set of financial assumptions adopted is set out in Table 1 overleaf.   

Benchmark Land Values 

3.26 As set out in the previous section, the outputs from our residual development appraisals based on 

the above assumptions need to be benchmarked against existing land values. 

3.27 There are of course a wide variety of sites in Wokingham Borough with very different characteristics 

ranging from very large greenfield sites, particularly in the SDLs, to formerly developed land on the 

periphery of the major centres. In order to inform these land value comparisons or benchmarks we 

sought to find examples of recent land transactions locally alongside data sourced from the VOA, 

previous research / studies, consultation and other web based resources.  

3.28 To ensure that our analysis is robust and comprehensive, we have analysed the outputs of our 

residential scenario modelling against three separate land value benchmarks, which we consider 

appropriate for viability testing. These include; 

 Benchmark Land Value 1 (BLV 1) – £1.5m per hectare.  
 Benchmark Land Value 2 (BLV2) - £500,000 per hectare.   
 Benchmark Land Value 3 (BLV3) - £300,000 per hectare.   

3.29 Again, it is important to highlight that in reality scheme specific scenarios and the particular 

influence of site owners’ circumstances and value requirements will in practice be variable. It is also 

worth reiterating that Wokingham BC is somewhat unusual in that it has allocated a number of 
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Strategic Development Locations which are on largely on greenfield and lower value sites which will 

provide the large majority of new homes coming forward over the Local Plan period. 

3.30 It is also worth commenting on feedback that we received from a Stakeholders Workshop which the 

Council held in October 2012.  One major housebuilder in their written response to this workshop 

commented that: 

“we  suggest  that  the  reference  point  should  be  what  the  market  sees  as  a  reasonable 

minimum price to induce the landowner to part with his land.  In this respect, we would 

suggest that the figure of c£150k per gross acre is a useful starting point as cited in research 

for the last government but published by this one.  We are aware of option agreements which 

have been entered into well above this figure and equivalent values below this figure but 

consider that the above figure represents a reasonable norm for strategic scale 

development”.   

3.31 Whilst this is of course only one view, it does suggest a figure only marginally higher than our 

lowest benchmark land value for strategic land.   

3.32 For ease of reference our residential appraisal inputs are summarised in Table below. 
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Table 1 – Residential Assumptions 

 Scenario  

1 

Scenario  

1a 

Scenario 2 Scenario 3 Scenario 4 Scenario 5 Scenario 6 

Dwellings 500 500 100 40 10 10 1 

Value Point  1        

Private Values (per sq m) £4,338 £4,338 £4,338 £4,338 £4,338 £4,338 £4,338 

Affordable Values (per sq m) £1,722 £1,722 £1,722 £1,722 £1,722 £1,722 £1,722 

Value Point 2        

Private Values (per sq m) £3,735 £3,735 £3,735 £3,735 £3,735 £3,735 £3,735 

Affordable Values ( per sq m) £1,722 £1,722 £1,722 £1,722 £1,722 £1,722 £1,722 

Value Point  3        

Private Values (per sq m) £3,326 £3,326 £3,326 £3,326 £3,326 £3,326 £3,326 

Affordable Values ( per sq m) £1,722 £1,722 £1,722 £1,722 £1,722 £1,722 £1,722 

Value Point 4        

Private Values (per sq m) £2,960 £2,960 £2,960 £2,960 £2,960 £2,960 £2,960 

Affordable Values ( per sq m) £1,722 £1,722 £1,722 £1,722 £1,722 £1,722 £1,722 

        

Ground Rent (Apartments) £350 n/a £350 n/a n/a £350 n/a 

Ground Rent Capitalisation Rate 6% n/a 6% n/a n/a 6% n/a 

Affordable Housing percentage 35% 35% 35% 40% 40% 40% 0% 

Shared Ownership percentage 30% 30% 30% 30% 30% 30% n/a 

Social Rented percentage 70% 70% 70% 70% 70% 70% n/a 

Gross to Net Assumptions (flats only) 85% n/a 85% n/a n/a 85% n/a 

Prelims and Demolition 3% 3% 3% 3% 3% 3% 3% 

Planning Fees £150,000 £150,000 £150,000 £75,000 £50,000 £50,000 £10,000 

Construction Costs Flats £1,115 n/a £1,115 n/a n/a £1,115 n/a 

Construction Costs Houses £950 £950 £950 £950 £950 £950 £950 

Code for Sustainable Homes Level 4 Uplift £5,000 £5,000 £5,000 £5,000 £5,000 £5,000 £5,000 

Externals and Infrastructure 15% 15% 15% 15% 15% 15% 15% 

S106/278 (per unit) £1,000 £1,000 £1,000 £1,000 £1,000 £1,000 £1,000 
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Stamp Duty 5.75% 5.75% 5.75% 5.75% 5.75% 5.75% 5.75% 

Marketing Costs 1% 1% 1% 3% 3% 3% 3% 

Professional Fees 12.5% 12.5 12.5% 12.5% 12.5% 12.5% 12.5% 

Sales Agent Fees 1% 1% 1% 1% 1% 1% 1% 

Sales Legal Fees 0.75% 0.75% 0.75% 0.75% 0.75% 0.75% 0.75% 

Finance/Interest 7% 7% 7% 7% 7% 7% 7% 

Construction Rate (units per month) 5 5 5 3 3 3 1 

Sales Rate (units per month) 5 5 5 3 3 3 1 

Profit on Gross Development Value (all units) 17.5% 17.5% 17.5% 17.5% 17.5% 17.5% 17.5% 
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4 DEVELOPMENT VIABILITY ASSUMPTIONS – COMMERCIAL  

4.1 As with the residential scenarios, the commercial scheme scenarios were developed through 

consultation with the Council and checked against a review of Borough and Regional market 

characteristics.  

4.2 The commercial geography of the area is dominated by the competing larger centres of Reading 

and Bracknell and to a lesser extent Camberley.  Within the Borough, Wokingham is the largest 

commercial centre which exerts the greatest influence over commercial activity.  The smaller district 

centres such as Earley and Woodley perform a primarily local convenience and service shopping 

role.   

4.3 In terms of office development the Borough is extremely diverse. Wokingham town centre has a 

reasonable supply of office accommodation although this tends to be largely secondary in nature 

and aimed at smaller occupiers. The main cluster of office activity in the Borough is around 

Winnersh Triangle which benefits from good accessibility onto the A329 and M4. In addition to the 

town centre and business park accommodation at Winnersh there are a number of headquarter 

buildings located in rural locations within the Borough.  

4.4 It is important to highlight that this study is being undertaken following a period of significant 

recession which has seen a major downturn in the fortunes of the property market – from an 

international and national to a local level, and affecting all property types and particularly 

commercial development. 

4.5 With the exception of inner London and some major regional cities, we still have a weak economic 

backdrop feeding through into on-going property market uncertainty.  Although there have been a 

range of mixed signs in 2012, we are still seeing low levels of commercial development activity. 

Growth in the Eurozone is one of the keys to the future performance of the UK economy and this 

remained flat in the short term, with persistent sovereign debt crises in Europe’s southern periphery 

reducing investor confidence. Whilst sustained growth remains a national priority, the government’s 

ability to increase output remains constrained by continued pressure to reduce public debt. As a 

direct result of the on-going economic situation this has resulted in low occupier demand, and to 

poor availability of attractively priced and readily available finance for property development and 

purchasing. 

4.6 Despite the limited recent activity we have tested a range of notional commercial schemes of the 

type considered likely to be relevant in the Borough. These are as follows: 
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Scenario Sq M Sq Ft 

Town Centre Offices 464 5,000  

Business Park Offices 929 10,000 

Town Centre Retail  464 5,000 

Retail Warehousing  1895 20,000 

Supermarket Food Retail 2787 30,000 

Industrial  929 10,000 

Hotel 1895 20,000 

Development Assumptions 

4.7 It is important to acknowledge that there will always be a range of data and opinions on the 

assumptions adopted. In our view, we have made reasonable assumptions which lie within the 

range of figures we generally see for typical new build commercial schemes (rather than high 

specification or particularly complex schemes which might require particular construction 

techniques or materials).  As with many aspects there is no single appropriate figure in reality, so 

professional judgments on assumptions are necessary.  

4.8 The value (GDV) generated by a commercial or other non-residential use varies by specific type of 

development and location. That said in order to consider the viability of the various commercial 

development types a range of assumptions needed to be made with regard to the rental values and 

yields that would drive the levels of completed scheme values. The commercial appraisals process 

follows that carried out for the residential scenarios, with a range of different information sources 

informing the value (revenue) related inputs.  Data on yields and rental values was from a range of 

sources including the VOA, EGi and a range of development industry publications. 

4.9 It is important to note here that small variations, particularly in the yield assumption, but also in 

rental value assumptions, can have a significant impact on the gross development value that is 

available to support the development costs (and thus the viability of a scheme) together with any 

potential CIL funding scope. We consider this very important to bear in mind in the context of the 

balance that must be found between infrastructure funding needs and viability. Overly optimistic 

assumptions, or assumptions that would rely on infrequent circumstances in the local context, could 

well act against finding that balance in our view. 

4.10 As with the value inputs development costs will vary from one site or scheme to another. For these 

strategic overview purposes, however, assumptions have to be fixed to enable the comparison of 

results and outcomes. Development cost assumptions are informed by data from sources such as 

the RICS Building Cost Information Service (BCIS), any locally available sources and scheme 

examples, professional experience and other research.  
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4.11 The base build cost levels shown below are taken from BCIS. In each case the median figure, 

rebased to Q3 2012 and for the Wokingham location index is used.  

4.12 In addition to build costs an allowance for onsite infrastructure and externals has been added to 

the above base build cost on a variable basis depending on the scheme type. An indicative 

allowance of 15% of build costs has been included for externals, site preparation and infrastructure. 

In addition an allowance of £25,000 has been included towards demolition costs and £50,000 for all 

scenarios towards additional site investigations and planning.  

4.13 In terms of the site preparation we have assumed that there are no current or latent 

contamination issues that would adversely affect redevelopment of the site. In our view this is an 

appropriate assumption to make in considering development across the Borough as is required by 

the Regulations rather than making specific assumptions based on individual schemes or 

circumstances. 

4.14 An allowance of 5% of build cost has also been added to cover contingencies. This is a relatively 

standard assumption in our recent experience.  

4.15 A developer’s profit reflects the level of risk attached to a specific project and therefore can vary 

significantly depending on the approach to implementation. For example assuming a traditional 

approach to development, typically a developers profit ranges from 17.5% to 25% on costs where 

as a contractor’s profit margin can be significantly lower often between 8% and 12% on costs.  

4.16 For the purpose of our initial viability assessment we have applied a profit on cost of 20% to each of 

these scenarios which we consider represents a reasonable reflection of the risk profile and profit 

requirements in the current market. 
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Table 2 – Commercial Scenario Assumptions 

 Town Centre 

Offices 

Business 

Park Offices 

Town Centre 

Retail 

Retail 

Warehousing 

Supermarket 

Food Retail 

Industrial Hotel 

Size (GIA sq ft) 5,000 10,000 5,000 20,000 30,000 10,000 20,000 

Rental Value (£ per sq ft) 15 22 22.50 15 20 7 n/a 

Capital Value per room (£) n/a n/a n/a n/a n/a n/a 65,000 

Investment Yield 8% 7.5% 7.5% 7% 5.5% 8% n/a 

Incentives (months’ rent free or equivalent) 24 24 24 18 12 24 24 

        

Gross to net ratio 85% 85% 85% 100% 100% 100% 80% 

Prelims and Demolition £75,000 £75,000 £75,000 £75,000 £75,000 £75,000 £75,000 

Construction Costs (£ per sq ft) 110 130 80 70 100 60 120 

External Works and Infrastructure 10% 10% 10% 10% 10% 10% 10% 

Stamp Duty 5.75% 5.75% 5.75% 5.75% 5.75% 5.75% 5.75% 

Marketing Costs 1% 1% 1% 1% 1% 1% 1% 

Contingency 5% 5% 5% 5% 5% 5% 5% 

Professional Fees 12.5% 12.5% 12.5% 12.5% 12.5% 12.5% 12.5% 

Letting Agent Fees 10% 10% 10% 10% 10% 10% 10% 

Letting Legal Fees 5% 5% 5% 5% 5% 5% 5% 

Sales Agent Fees 1% 1% 1% 1% 1% 1% 1% 

Sales Legal Fees 0.5% 0.5% 0.5% 0.5% 0.5% 0.5% 0.5% 

Finance/Interest 7% 7% 7% 7% 7% 7% 7% 

Build period (months) 12 18 12 12 18 12 12 

Profit on cost 20% 20% 20% 20% 20% 20% 20% 
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Table 3 – Existing Use Value Calculations (Commercial Benchmark) 

 Town Centre 

Offices 

Business 

Park Offices 

Town Centre 

Retail 

Retail 

Warehousing 

Supermarket 

Food Retail 

Industrial Hotel 

Size (GIA sq ft) – assumed 50% of new build 

floor space 

2500 5,000 2,500 10,000 15,000 5,000 10,000 

Rental Value (£ per sq ft) 10 15 15 13 15 5 n/a 

Capital Value per room (£) n/a n/a n/a n/a n/a n/a 25,000 

Investment Yield 10% 9% 9% 8.5% 7% 9% n/a 

Incentives (months’ rent free or equivalent) 24 24 24 24 24 24 24 

Refurbishment Costs (£per sq ft) £30 £30 £30 £30 £30 £20 £30 

Professional Fees 7% 7% 7% 7% 7% 7% 7% 

Landowners Premium 20% 20% 20% 20% 20% 20% 20% 
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5 APPRAISAL OUTPUTS – RESIDENTIAL 

5.1 As we indicated at 2.4, our methodology requires us to benchmark our residual development 

outputs against benchmark land values to calculate the maximum CIL which could be supported by 

each of the scenarios under consideration.   

5.2 It is important to bear in mind that this figure assumes that all value over and above the benchmark 

value could be  levied as CIL.  Clearly this makes no allowance for a further landowner’s premium 

and would result in all schemes being very marginal.  In reality when setting its charging rates the 

Council needs to allow a sensible headroom to take account of such factors.  We examine this 

further in the section below.   

5.3 Whilst Scenarios 1 & 1a are considerably larger and so would bear significantly increased finance 

costs if CIL was payable up front, we consider it likely that schemes on this scale will be built out in 

phases and under the Regulations CIL is payable on commencement of each individual phase 

rather than in respect of the development as a whole.   

5.4 The Council has the ability to mitigate the finance costs associated with CIL by introduction of an 

Instalments Policy.   

5.5 It is self-evident that where multiple scenarios are appraised using a range of value assumptions, 

densities and benchmark land values, this will give rise to a wide range of outputs.  But CIL is 

intended to be a straightforward system where ideally the variation in charges should be kept to a 

minimum.   

5.6 This means that the Council needs to use its judgement to assess what weight should be applied to 

the various scenarios in arriving at an appropriate charging rate, or range of rates, which meet the 

‘appropriate balance’ test.  This should be done with clear reference to likely development pipeline 

in the Borough. 

5.7 So, for example, whilst we have tested Scenarios 1 and 1A at all four value points and against all 

three benchmark land values, the likelihood is that most development on this scale is likely to come 

forward on greenfield sites.  Accordingly we should give less weight to the outputs arising from 

these scenarios on the higher benchmark land values. 

5.8 However, similarly whilst some of this development will come forward in what might be considered 

higher value areas within the Borough, delivery on this scale will result in ‘volume pricing’ and whilst 

there will of course be transactions achieved at or above Value Points 1 & 2, we consider that Value 

Points 3 & 4 should be given the greater weight in this respect.   

147



 
Viability Report, February 2013 - Wokingham Borough Council  

 

 

GL Hearn Page 23 of 30 

J:\Planning\Job Files\J027373 - Wokingham CIL Options Review\reports\Final Viability Report\Final Wokingham Viability Report 220213.doc 

5.9 It  is  also  implicit  within  the  CIL  system  that  there  will  be  ‘winners  and  losers’  arising  from  the 

system.  In the absence of a bespoke rate for every development site the viability characteristics of 

some, for example where there are very adverse ground conditions, may result in CIL rendering 

them unviable.  However, this is mitigated through allowing an appropriate level of headroom 

against the maximum CIL affordable.  The evidence base examination for the Core Strategy has 

confirmed that the SDL allocations are viable with the level of infrastructure delivery (as 

contributions and/or on-site requirements) assumed in the Core Strategy for these allocations, 

including known site conditions (based on developer confirmation at the time).   

5.10 The CIL system will also result in some schemes having to bear contributions which might not have 

done under the previous s106 system – for example, small in-fill residential developments.  Again 

this is implicit in the Regulations.  We have summarised all these results in the table below.
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Table – Maximum Affordable CIL - Residential 
  

      Value Point 1   Value Point 2   Value Point 3   Value Point 4    

Scenarios     35 DPH  40 DPH  45 PDH  35 DPH  40 DPH  45 PDH  35 DPH  40 DPH  45 PDH  35 DPH  40 DPH  45 PDH   

Scenario 1  

BLV1  £1,336  £1,355  £1,369  £943  £962  £976  £713  £732  £746  £507  £526  £540   

BLV2  £1,238  £1,268  £1,292  £844  £875  £899  £614  £645  £669  £408  £439  £463   

BLV3  £743  £835  £908  £349  £442  £514  £119  £212  £284  ‐£87  £6  £78   

                                           

Scenario 1a 

BLV1  £1,428  £1,446  £1,459  £1,000  £1,017  £1,031  £768  £786  £800  £563  £580  £594   

BLV2  £1,333  £1,363  £1,386  £905  £934  £957  £674  £703  £726  £468  £497  £520   

BLV3  £858  £947  £1,017  £430  £519  £588  £199  £288  £357  ‐£7  £82  £152   

                                           

Scenario 2 

BLV1  £1,468  £1,487  £1,503  £993  £1,012  £1,028  £717  £737  £752  £470  £490  £506   

BLV2  £1,362  £1,395  £1,421  £887  £920  £946  £611  £644  £670  £365  £398  £423   

BLV3  £833  £932  £1,009  £358  £866  £929  £83  £182  £259  ‐£164  ‐£65  £12   

                                           

Scenario 3 

BLV1  £2,057  £2,073  £2,086  £1,307  £1,324  £1,336  £1,008  £1,024  £1,037  £903  £762  £774   

BLV2  £1,969  £1,997  £2,018  £1,220  £1,247  £1,269  £920  £948  £969  £798  £685  £707   

BLV3  £1,533  £1,615  £1,678  £784  £866  £929  £484  £566  £630  £269  £304  £367   

                                           

Scenario 4 

BLV1  £1,769  £1,789  £1,804  £1,231  £1,251  £1,266  £943  £963  £978  £671  £690  £705   

BLV2  £1,665  £1,698  £1,723  £1,127  £1,160  £1,185  £839  £872  £897  £567  £599  £625   

BLV3  £1,146  £1,243  £1,319  £608  £705  £781  £320  £417  £493  £47  £145  £220   

                                           

Scenario 5 

BLV1  £638  £638  £638  £443  £443  £443  £120  £120  £120  ‐£108  ‐£108  ‐£108   

BLV2  £577  £577  £577  £383  £383  £383  £60  £60  £60  ‐£168  ‐£168  ‐£168   

BLV3  £275  £275  £275  £81  £81  £81  ‐£243  ‐£243  ‐£243  ‐£470  ‐£470  ‐£470   

                                           

Scenario 6 

BLV1  £1,533  £1,545  £1,555  £1,136  £1,148  £1,158  £818  £831  £840  £540  £553  £562   

BLV2  £1,467  £1,488  £1,504  £1,070  £1,091  £1,107  £752  £773  £789  £474  £495  £511   

BLV3  £1,139  £1,200  £1,248  £742  £803  £851  £424  £486  £533  £146  £208  £255   
* Please note the Scenario 5 - the 100% apartment scenario  has been modelled at 70 DPH 
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6 APPRAISAL OUTPUTS – COMMERCIAL 

 

6.1 In our residential analysis we benchmarked appraisal outputs against a range of benchmark land 

values which we consider to represent the broad spread of land values for land on which residential 

development might come forward. 

6.2 When it comes to commercial development scenarios we have taken a more bespoke approach 

against individual uses which is outlined below. 

Offices 

6.3 The residual land value produced by our appraisals for both town centre and business park offices 

is negative: 

 Town Centre Offices – minus £400,000 
 Business Park Offices – minus £190,000 

6.4 That being the case we have not gone through the process of benchmarking these figures against 

land value – it is apparent that office development in general will not be viable in Wokingham 

Borough.   

6.5 That is not to say that there will be no individual circumstances under which office development will 

come forward.  However, the nature of the CIL study is that it is looking at viability across the 

Borough and that being the case our analysis suggests that it would not be appropriate to charge 

CIL on this form of development. 

Retail 

6.6 We have identified three scenarios for analysis in respect of retail uses.  Each of these needs a 

bespoke approach. 

6.7 In the case of town centre retail, we have assumed that any new development is likely to come 

forward in an existing retail location.  Accordingly our benchmark land value is based on an existing 

use value of floorspace amounting to 50% of the proposed development.  So in this case we have 

valued 233 sq m of retail which produces a benchmark land value of £158,000. 

6.8 In the case of foodstore and retail warehousing, this is not an appropriate methodology.  As with 

residential there is a dearth of transactional evidence when it comes to land.  Accordingly we have 

used our judgement to arrive at a benchmark land value of £3m per hectare.   
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6.9 Whilst this is significantly higher than our highest residential benchmark, this is reflective of the 

higher dealing premium which would be required by a landowner for disposal of land with a 

prospect of a retail consent. 

6.10 We have therefore calculated our benchmark land values as follows: 

 Notional 
Scheme 

Site Coverage Site Size BLV per ha BLV 

Retail 
Warehouse 

1858 sq m 60% c. 0.31 ha £3m £929,023 

Foodstore 2787 sq m 40% c. 0.70 ha £3m £2.09m 
      

 

6.11 Using these benchmark land values and the assumptions set out in section 4 above, we have 

reached the following outputs: 

 GDV TDC Residual Benchmark Residual less 
benchmark 

 
Maximum 
CIL psm 

Town 
Centre 
Retail 

£1,039,859 £864,197 £175,662 £158,036 £17,626 £26.53 

Retail 
Warehouse 

£3,649,436 £2,561,436 £1,088,027 £929,023 £159,004 £59.90 

Foodstore 
 

£9,745,799 £6,756,369 £2,989,430 £2,090,301 £899,129 £322.62 

 

N.B.  Maximum CIL psm is calculated by dividing Residual less benchmark by the floor and then 
reducing by 30% to allow for profit and finance.   

6.12 As can be seen from the above table, town centre retail is relatively marginal and our base 

appraisal suggests that unless set at a very low level, CIL will have a significant impact on viability. 

6.13 As might be expected given the continued relative strength of the foodstore market, this form of 

development is capable of supporting a significant CIL charge. 

6.14 However, there has been significant debate as to whether it is permissible under the Regulations to 

charge a variable rate on retail based on either size or typology.   

6.15 In the absence of clear advice that this sort of approach would be permissible, unless the Council 

believes that there will be material foodstore development it would be prudent for the Council to set 

its CIL charge for retail based on the least viable of our three retail uses i.e. Town Centre retail.  On 

this basis we would recommend it considers a CIL in the range £0-20 per sq m.   
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Other commercial uses 

6.16 The other commercial uses which we have undertaken financial modelling on are industrial and 

hotel.  As is the case with our office modelling, in both cases these produce a negative residual 

value and accordingly are clearly not able to support the levying of a CIL charge.  That being the 

case we have not undertaken benchmarking against current land values. 

6.17 We have not undertaken modelling of commercial leisure uses.  However broadly speaking we 

would expect these to produce values below those generated by town centre retail and that being 

the case, again we would not expect them to be able to support a CIL charge.  The same would 

apply to community uses which generally attract concessionary or even nominal rents. 
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7 OVERALL CONCLUSIONS 

 
Residential 

7.1 As  we  have  indicated  above,  far  and  away  the  largest  contribution  to Wokingham’s  CIL  will  be 

coming from residential uses within the Strategic Development Locations.  These are largely to be 

expected to come forward on greenfield sites but we would expect that due to the scale of 

development, volume pricing will result in achievable values at around Value Point 3. 

7.2 At the lowest density we have examined, Scenario 1 produces maximum CIL values of £713 and 

£645 at BLV 1 & 2 respectively.  Scenario 2 produces similar figures with Scenario 1a slightly 

higher due to it not including any flats. 

7.3 Whilst we consider that it should be given a lesser weight due to it relating to a much more limited 

area of the Borough, we must also consider Value Point 4 on these scenarios.  In the case of 

Scenario 1, this produces a maximum CIL value of £507/£408 on BLV 1&2 respectively.   

7.4 Bearing in mind the need for an appropriate headroom, landowner’s premium etc, we consider that 

this suggests if the Council is to look to set a single residential rate then this should be in the region 

of £350 - £365 per sq m.  This provides a substantial headroom for schemes achieving Value Point 

3, even assuming BLV 2, whilst still accommodating schemes closer to Value Point 4.  It gives 

headroom sufficient to accommodate site specific infrastructure costs for the SDLs and the need for 

land to be provided for infrastructure and community facilities consistent with the Core Strategy 

evidence base. 

7.5 We must also bear in mind when considering this figure that there is scope for a number of 

improvements to the viability position put forward in this analysis given that: 

 Our build cost assumptions are based on the upper quartile of BCIS figures and so it is likely that 
cost savings can be achieved, particularly on strategic sites; 

 Over and above this there is a further allowance of £5,000 per unit for sustainability measures; 
 Moreover there is a further allowance of 15% for externals and site costs along with a 5% 

contingency; 
 The figures quoted above all relate to a density of 35dph whereas values can be improved at 

higher densities.   

7.6 Looking at other scenarios modelled, this level of CIL can comfortably be accommodated with 

significant headroom across Value Points 1 & 2.  We consider that schemes capable of securing 

values at VP 3 & 4 are unlikely to come forward on sites with a base land value at BLV 3 and so CIL 

at this level would have minimal impact on housing delivery.   
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7.7 Some recent s106 agreements within the SDLs have produced contributions in the order of £27-

30,000 per unit (whilst also delivering Development Plan compliant affordable housing levels).  

Bearing in mind that CIL is only applied to private housing (or more correctly that relief is provided 

on affordable housing), the proposed charging rate, whilst at the higher end of residential charging 

rates which we have seen elsewhere, is actually considerably lower than this figure which again 

suggests that new development is capable of accommodating a levy at this level.  . 

7.8 We should draw attention to Scenario 5 which looks at a wholly flatted scheme.  This is producing 

significantly lower values across all the assumptions that we have modelled.  However, we are of 

the view that schemes of this type are likely to be relatively limited within the Borough.  There are 

still reasonable prospects of viability at the higher value points, and the Council does have the 

ability to negotiate affordable housing levels below that assumed in our modelling if this is 

necessary and justifiable on viability grounds on the basis that this will not be required across the 

development plan period as a whole due to the current market conditions being unlikely to persist 

for the entire period.   

7.9 It can also be anticipated that the majority of flatted schemes will come forward on sites with 

existing buildings which accordingly will not be paying CIL on the full extent of the new 

development. 

Commercial 

7.10 Our analysis indicates that the only intended use capable of contributing CIL payments without 

having an unacceptable impact on viability (or not been viable in the first place) is retail. 

7.11 There is a significant difference in the viability characteristics of the various retail scenarios that we 

have modelled – town centre retail is relatively marginal whilst foodstore development is 

theoretically capable to contributing a significant CIL payment. 

7.12 There  has  been much  dispute  about  a  charging  authority’s  ability  to  levy  variable  rates  on  retail 

based on type or size.  The most recent government guidance makes no specific reference to this, 

but is clear that authorities should avoid unduly complex arrangements and have a clear viability 

justification for differential rates.  Certainly there is an emerging caution from authorities on this with 

a number of CILs being amended to remove higher rates previously attributed to foodstore 

development in particular. 

7.13 If the Council is to take this approach then we would recommend that retail CIL should be set at 

between zero and £20 psm which reflects the viability constraints retail as a whole is likely to 

experience in common with the wider commercial types of development.   
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7.14 Our analysis shows that all other commercial uses are unlikely to be viable and therefore we would 

not recommend that the Council should be looking to charge CIL on such development.   
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Appendix 1 – Residential Mix 
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Appendix 2 – Residential Value Assumptions 
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Value Point Information

Value Point 1 Private Unit Sizes (sq m) Private Unit Sizes (sq ft) Affordable Unit Sizes (sq m) Affordable Unit Sizes (sq ft) Private Value (per sq ft) Private Values (per unit) Social Rented Values (per sq ft) Social Rented Values (per unit) Shared Ownership value (per sq ft) Shared Ownership (per unit)

1 Bed Flats 50 538 50 538 370 199,132£                              160 86,111£                                         160 86,111£                                    

2 Bed Flats 67 721 61 657 380 274,049£                              160 105,056£                                       160 105,056£                                  

3 Bed Flats 80 861 80 861 380 327,223£                              160 137,778£                                       160 137,778£                                  

2 Bed  House 83 893 83 893 390 348,428£                              160 142,945£                                       160 142,945£                                  

3 Bed  House 87 936 87 936 400 374,584£                              160 149,834£                                       160 149,834£                                  

4 Bed House 105 1130 100 1076 450 508,595£                              160 172,223£                                       160 172,223£                                  
5 Bed House 115 1238 115 1238 450 557,032£                              160 198,056£                                       160 198,056£                                  

Value Point 2 Private Unit Sizes (sq m) Private Unit Sizes (sq ft) Affordable Unit Sizes (sq m) Affordable Unit Sizes (sq ft) Private Value (per sq ft) Private Values (per unit) Social Rented Values (per sq ft) Social Rented Values (per unit) Shared Ownership value (per sq ft) Shared Ownership (per unit)

1 Bed Flats 50 538 50 538 340 182,986£                              160 86,111£                                         160 86,111£                                    

2 Bed Flats 67 721 61 657 350 252,414£                              160 105,056£                                       160 105,056£                                  

3 Bed Flats 80 861 80 861 350 301,389£                              160 137,778£                                       160 137,778£                                  

2 Bed  House 83 893 83 893 340 303,758£                              160 142,945£                                       160 142,945£                                  

3 Bed  House 87 936 87 936 350 327,761£                              160 149,834£                                       160 149,834£                                  

4 Bed House 105 1130 100 1076 350 395,574£                              160 172,223£                                       160 172,223£                                  
5 Bed House 115 1238 115 1238 350 433,247£                              160 198,056£                                       160 198,056£                                  

Value Point 3 Private Unit Sizes (sq m) Private Unit Sizes (sq ft) Affordable Unit Sizes (sq m) Affordable Unit Sizes (sq ft) Private Value (per sq ft) Private Values (per unit) Social Rented Values (per sq ft) Social Rented Values (per unit) Shared Ownership value (per sq ft) Shared Ownership (per unit)

1 Bed Flats 50 538 50 538 300 161,459£                              160 86,111£                                         160 86,111£                                    
2 Bed Flats 67 721 61 657 310 223,566£                              160 105,056£                                       160 105,056£                                  
3 Bed Flats 80 861 80 861 310 266,945£                              160 137,778£                                       160 137,778£                                  

2 Bed  House 83 893 83 893 310 276,955£                              160 142,945£                                       160 142,945£                                  
3 Bed  House 87 936 87 936 310 290,303£                              160 149,834£                                       160 149,834£                                  
4 Bed House 105 1130 100 1076 310 350,365£                              160 172,223£                                       160 172,223£                                  
5 Bed House 115 1238 115 1238 310 383,733£                              160 198,056£                                       160 198,056£                                  

Value Point 4 Private Unit Sizes (sq m) Private Unit Sizes (sq ft) Affordable Unit Sizes (sq m) Affordable Unit Sizes (sq ft) Private Value (per sq ft) Private Values (per unit) Social Rented Values (per sq ft) Social Rented Values (per unit) Shared Ownership value (per sq ft) Shared Ownership (per unit)

1 Bed Flats 50 538 50 538 275 148,004£                              160 86,111£                                         160 86,111£                                    
2 Bed Flats 67 721 61 657 275 198,325£                              160 105,056£                                       160 105,056£                                  
3 Bed Flats 80 861 80 861 275 236,806£                              160 137,778£                                       160 137,778£                                  

2 Bed  House 83 893 83 893 275 245,686£                              160 142,945£                                       160 142,945£                                  
3 Bed  House 87 936 87 936 275 257,527£                              160 149,834£                                       160 149,834£                                  
4 Bed House 105 1130 100 1076 275 310,808£                              160 172,223£                                       160 172,223£                                  
5 Bed House 115 1238 115 1238 275 340,409£                              160 198,056£                                       160 198,056£                                  
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Appendix 3 – Summary – Residential Appraisals 
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Appendix 4 – Build Costs 
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BCIS - Cost Base (Rebased for Berkshire)

Lower Upper
Quartile Quartile

320
Generally (15) 1257 544 978 1197 1411 4003 232

Generally (15) 1371 544 1109 1262 1478 4003 87
1-2 storey (15) 1224 544 1007 1212 1321 2337 29
3-5 storey (15) 1409 862 1198 1287 1537 4003 48
6+ storey (15) 1674 1135 1381 1438 1906 2949 9

Generally (15) 1163 594 878 1074 1312 2239 93
1-2 storey (15) 1072 594 842 1023 1220 2187 51
3-5 storey (15) 1249 617 1010 1174 1385 2239 39
6+ storey (20) 1611 1260 - 1680 - 1825 4

341.1
Generally (20) 580 298 456 519 610 1832 60
Up to 1000m2 (20) 673 373 491 577 664 1832 11
1000 to 7000m2 GFA (20) 565 298 426 515 613 1215 38
7000 to 15000m2 (20) 540 367 434 494 573 821 9
Over 15000m2 GFA (25) 428 296 - 410 - 595 4

344
Generally (25) 1124 185 801 1065 1462 1933 52
Up to 1000m2 (25) 1141 759 - 1002 - 1801 4
1000 to 7000m2 GFA (25) 1146 185 809 1208 1475 1933 43
7000 to 15000m2 (25) 845 758 - 842 - 936 4
Over 15000m2 GFA (30) 1240 - - - - - 1

345
Generally (25) 870 412 574 719 929 2090 38
1-2 storey (25) 888 412 558 719 1089 2090 34
3-5 storey (25) 716 592 - 700 - 875 4

442 1324 781 966 1328 1509 2190 20
810 875 443 736 849 981 1919 648
810.1

Generally (15) 852 322 728 831 943 1774 1145
Single storey (15) 936 322 805 905 1063 1629 231
2-storey (15) 830 440 721 811 921 1589 827
3-storey (15) 835 551 699 776 934 1774 85
4-storey or above (25) 1199 914 - 1097 - 1587 3

810.11 870 678 713 854 955 1167 12
810.12

Generally (15) 853 445 729 835 951 1629 235
Single storey (15) 996 628 841 996 1132 1629 47
2-storey (15) 821 445 720 811 919 1206 177
3-storey (15) 746 592 666 713 814 1035 11

810.13
Generally (15) 873 442 727 844 989 1774 263
Single storey (15) 926 575 775 868 1064 1430 53
2-storey (15) 861 442 732 846 973 1344 174
3-storey (15) 854 558 701 772 901 1774 36

816
Generally (15) 1006 398 836 966 1123 3091 653
1-2 storey (15) 965 569 833 932 1073 1803 178
3-5 storey (15) 988 398 830 966 1115 2036 426
6+ storey (15) 1347 765 1009 1253 1491 3091 42

852 1345 765 1188 1325 1460 2080 19

SampleMean Lowest Median Highest

Hypermarkets, supermarkets

Building Function
(Maximum age of projects)

£/m² gross internal floor area

New build
Offices

Air-conditioned

Not air-conditioned

Retail warehouses

Estate housing terraced

Flats (apartments)

Hotels (15)

Shops

Nursing homes, convalescent homes, short stay medical homes (15)
Housing, mixed developments (15)
Estate housing

Estate housing detached (15)
Estate housing semi detached
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The Pavillions, Wokingham Description Taylor Wimpey 124 units £ per sq ft
Sq ft

Oval House 2 Bed Apartment £210,000 654 £321
The Leyland 3 Bed House £325,000 1276 £255
The Hammond 4 Bed House £350,000 1249 £280
The Sutcliffe 4 Bed House £370,000 1421 £260

Plough Lane, Wokingham Bellway

Darling 4 Bed House £495,950 1449 £342
Ellison 5 Beds £565,950 1612 £351
Campbell 3 Beds £250,000 685 £365
Beckett 2 Beds £237,452 633 £375
Dudridge 4 Bed House £444,950 1383 £322

Loddon Park, Woodley Description Taylor Wimpey 70 plots Prices Not released*
* anticipated to be similar values to the pavillions

Milgate, Victoria Mews, Wargrave Description Milgate Homes 8 units £ per sq ft
8 units in total Plot 2 £699,950 1800 £389
*estimated floor area 

Glebelands, Wokingham (Over 55's) Description Banner Homes 47 units £ per sq ft
sq ft

2 Bed Apartments 2 Bed Apartments £325,000 750 £433
2 Bed Apartments 2 Bed Apartments £350,000 750 £467
2 Bed Apartments 2 Bed Apartments £390,000 750 £520
2 Bed Apartments 2 Bed Apartments £310,000 750 £413

Mapel Wood, Sonning Common Description Linden Homes Price £ per sq ft
The Willow 4 bed Detached The Willow  £749,950 £417
The Sycamore 2 bed Semi Detached The Sycamore  £294,950 £421
The Sycamore 2 bed Semi Detached The Sycamore  £294,950 £421
The Mulberry 4 bed Detached The Mulberry  £794,950 £417
The Cedar 4 bed Detached The Cedar  £749,950 £417
The Birch 4 bed Detached The Birch  £599,950 £400
The Acacia 4 bed Detached The Acacia  £599,950 £400
* estimated floor areas

Emm Square, Wokingham Description Carla Homes Sq ft £ per sq ft
Dee Apartment 125 2 Beds £212,950 615 £346
Dee Apartment 128 2 Beds £205,950 666 £309
Dee Apartment 129 2 Beds £199,950 592 £338
Dee Apartment 140 1 Bed £181,950 542 £336
Dee Apartment 143 2 Beds £212,950 615 £346
Dee Apartment 144 2 Beds £219,950 624 £352
Dee Apartment 145 2 Beds £214,950 660 £326
Dee Apartment 146 2 Beds £206,950 660 £314
Dee Apartment 148 2 Beds £205,950 660 £312

K1 Kennet Island, Reading Description Berkley Homes Sq ft £ per sq ft
House 2 Beds £239,950 770 £312
Apartment 1 Bed £155,000 485 £320
Apartment 2 Beds £196,000 693 £283
Apartment 2 Beds £198,000 693 £286
Apartment 1 Bed £157,000 485 £324
Apartment 2 Beds £200,000 684 £292
Apartment 1 Bed £158,500 485 £327
Townhouse (3 beds) 3 Bed £277,500 1000 £278
Townhouse 4 Bed £312,500 1240 £252

Mitford Fields, Three Mile Cross, RG7 Description Bovis Homes sq ft £ per sq ft
The Amberley (terrace) 2 bed £242,950 675 £360
The Southwold (terrace) 3 beds £279,950 950 £295
The Thatcham (detached0 4 beds £369,950 1200 £308
The Albany (detached) 4 beds £374,950 1200 £312
The Beaumont (detached) 4 beds £379,950 1200 £317
The Canterbury (detached) 4 beds £409,000 1300 £315
The Wallace (detached) 5 beds £459,950 1500 £307
The Melville (detached) 5 beds £459,950 1500 £307
The Gaskell (detached) 5 beds £544,950 1800 £303

The Larks Development, Woodley, RG5 (under construction - 1 reserved) Croudace 51 units £ per sq ft
The Sandhurst 3 bed £329,950 1000 £330
The Trinity 3 bed £329,950 1000 £330
The Leiseter 4 bed £439,950 1300 £338

Mitford Fields, Three Mile Cross, RG7 Description Bellway sq ft £ per sq ft

The Yeats
The Wilde (2) 2 bed £236,950 730 £325
The Scott 2 bed £236,950 730 £325
The Beason 3 bed £284,950 889 £321
The Carver 3 bed £369,950 1454 £254
The Cooper 4 bed £462,950 1589 £291
The Dickens 4 bed £565,950 2056 £275
The Wordsworth 5 bed £449,950 1660 £271

Kennsington Place , Bracknell, RG12 Description Redrow 67 Units £ per sq ft
Kenilworth 3 Bed £325,000 1032 £315
Warwick 3 Bed £325,000 1095 £297
Stratford 4 Bed £345,000 1144 £302
Salisbury 4 Bed £475,000 1345 £353
Cambridge 4 Bed £475,000 1365 £348
Hampstead 5 5 Bed £489,950 1846 £265

Wiltshire Place, Wokingham Town Centre Description Hobson 40 units £ per sq ft
Plot 34 2 Bed 2 Bath Apartment £320,000 788 £406
Plot 1 2 Bed 2 Bath Apartment £310,000 757 £410
Plot 9 2 Bed 2 Bath Apartment £310,000 788 £393
Plot 12 2 Bed 2 Bath Apartment £310,000 788 £393
Plot 19 2 Bed 2 Bath Apartment £295,000 788 £374
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type Address Deal date Property type Size UoM Size(sq ft) Price Yield % per annum per sq m per sq ft
Sale 23 Rose Street, Wokingham, Berkshire, RG40 1XS 15/07/2012 Office 855 Net sq m 9,205 Not quoted Not quoted

Lease 2nd Floor - West Wing, West Forest Gate, Wellington Road, Wokingham, Berkshire, RG40 2AT 01/07/2012 Office 337 Net sq m 3,628 Not quoted £55,000 £163.18 £15.16

Lease Unit 115 - 1st Floor, IQ Winnersh - 100 Series, Wharfedale Road, Eskdale Road, Winnersh, Wokingham, Berkshire, RG41 5TS 15/05/2012 Office 186 Net sq m 2,000 Not quoted £36,000 £193.75 £18.00

Lease Unit 115, IQ Winnersh - 100 Series, Wharfedale Road, Eskdale Road, Winnersh, Wokingham, Berkshire, RG41 5TS 15/05/2012 Office 392 Net sq m 4,218 Not quoted Not quoted

Lease 2nd Floor - East Wing, West Forest Gate, Wellington Road, Wokingham, Berkshire, RG40 2AT 01/05/2012 Office 242 Net sq m 2,610 Not quoted £35,250 £145.31 £13.50

Assignment Unit 450, Ashville Park, Ashville Way, Wokingham, Berkshire, RG41 2PL 30/04/2012 Industrial / Distribution, Office 2,258 Net sq m 24,305 Not quoted Not quoted

Lease Unit 2, Winnersh Fields, Reading Road, Finchampstead, Wokingham, Berkshire, RG41 5HH 15/04/2012 Office 293 Net sq m 3,157 Not quoted Not quoted

Lease Unit 1 - Ground Floor, Winnersh Fields, Reading Road, Finchampstead, Wokingham, Berkshire, RG41 5HH 01/04/2012 Office 139 Net sq m 1,500 Not quoted Not quoted

Lease 2nd Floor, Berkshire Place, 100 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RD 01/03/2012 Office 599 Net sq m 6,445 Not quoted £125,500 £209.90 £19.50

Lease Wellington Road, Wokingham, Berkshire, RG40 2AT 01/03/2012 Office 836 Net sq m 9,000 Not quoted £155,250 £185.68 £17.25

Lease Fishponds Road, Wokingham, Berkshire, RG41 2QE 01/03/2012 Office 1,672 Net sq m 18,000 Not quoted £180,000 £107.64 £10.00

Lease Unit 1a, Forest Court, Oaklands Park, Wokingham, Berkshire, RG41 2FD 23/02/2012 Office 508 Net sq m 5,471 Not quoted Not quoted

Lease 2nd Floor, Denmark Court, 18 Market Place, Wokingham, Berkshire, RG40 1AL 15/02/2012 Office 157 Net sq m 1,690 Not quoted £21,970 £139.93 £13.00

Lease Unit 2 - 1st Floor, The Courtyard, Denmark Street, Wokingham, Berkshire, RG40 2AZ 15/02/2012 Office 35 Net sq m 376 Not quoted £5,000 £143.16 £13.30

Lease Mulberry Business Park - Ilex Building, 16 Fishponds Road, Mulberry Business Park, Wokingham, Berkshire, RG41 2GY 15/01/2012 Office 428 Net sq m 4,605 Not quoted £46,050 £107.64 £10.00

Lease Unit 125, IQ Winnersh - 100 Series, Wharfedale Road, Eskdale Road, Winnersh, Wokingham, Berkshire, RG41 5TS 15/01/2012 Office 232 Net sq m 2,500 Not quoted Not quoted

Lease Unit 125 - Ground Floor, IQ Winnersh - 100 Series, Wharfedale Road, Eskdale Road, Winnersh, Wokingham, Berkshire, RG41 5TS 21/12/2011 Office 242 Net sq m 2,604 Not quoted Not quoted

Lease Unit 6, Metro Centre, Toutley Road, Wokingham, Berkshire, RG41 1QW 19/12/2011 Industrial / Distribution 279 Net sq m 3,008 Not quoted Not quoted

Lease Ground Floor, IQ Winnersh - Building 1020, 1020 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5DZ 01/12/2011 Office 1,975 Net sq m 21,259 Not quoted Not quoted

Lease IQ Winnersh, 230 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5TP 01/12/2011 Office 2,262 Net sq m 24,347 Not quoted £557,472 £258.34 £24.00

Lease Unit 4, Winnersh Fields, Gazelle Close, Winnersh, Wokingham, Berkshire, RG41 5QS 18/11/2011 Office 204 Net sq m 2,200 Not quoted Not quoted

Lease Unit 1, Anvil Court, 44 Denmark Street, Wokingham, Berkshire, RG40 2BB 02/10/2011 Office 153 Net sq m 1,651 Not quoted £20,638 £134.55 £12.50

Lease 1st Floor, Berkshire Place, 100 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RD 01/10/2011 Office 1,671 Net sq m 17,984 Not quoted £332,704 £199.13 £18.50

Lease 1st and 2nd Floors, 6 Market Place, 6 Market Place, Wokingham, Berkshire, RG40 1AL 01/10/2011 Office 197 Net sq m 2,124 Not quoted Not quoted

Lease Units 1 & 2, Broom House, Maidenhead Road, Wokingham, Berkshire, RG40 5RH 01/09/2011 Office 149 Net sq m 1,604 Not quoted £16,040 £107.64 £10.00

Sale Unit 4, Metro Centre, Toutley Road, Wokingham, Berkshire, RG41 1QW 01/09/2011 Industrial / Distribution 294 Net sq m 3,168 Not quoted Not quoted

Lease 3rd Floor, Berkshire Place, 200 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RD 15/08/2011 Office 743 Net sq m 8,000 Not quoted £181,080 £215.28 £20.00

Lease Mill Lane, Sindlesham, Wokingham, Berkshire, RG41 5DF 15/08/2011 Office 557 Net sq m 6,000 Not quoted £90,000 £161.46 £15.00

Lease Ground and 1st Floors, West Forest Gate, Wellington Road, Wokingham, Berkshire, RG40 2AT 01/08/2011 Office 922 Net sq m 9,925 Not quoted Not quoted £161.46 £15.00

Lease Suite B, IQ Winnersh - 1000, 1000 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5TP 25/07/2011 Office 297 Net sq m 3,200 Not quoted Not quoted

Lease 1st Floor, IQ Winnersh - Building 1020, 1020 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5DZ 21/07/2011 Office 1,115 Net sq m 12,000 Not quoted £300,000 £269.10 £25.00

Lease Unit 4 - 1st Floor, Anvil Court, 44 Denmark Street, Wokingham, Berkshire, RG40 2BB 15/07/2011 Office 77 Net sq m 826 Not quoted £11,450 £149.19 £13.86

Lease 2nd Floor, Berkshire Place, 100 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RD 01/07/2011 Office 564 Net sq m 6,068 Not quoted £109,224 £193.75 £18.00

Lease 1st Floor, Mulberry Business Park - Rubra One, Fishponds Road, Mulberry Business Park, Wokingham, Berkshire, RG41 2GY 15/06/2011 Office 254 Net sq m 2,734 Not quoted £13,670 £53.82 £5.00

Lease 2nd & 3rd Floors, IQ Winnersh - Building 1020, 1020 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5DZ 10/06/2011 Office 4,384 Net sq m 47,186 Not quoted £1,132,464 £258.34 £24.00

Lease Ground, 1st, Reception, IQ Winnersh - Building 710, Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5TP 01/06/2011 Office 1,918 Net sq m 20,643 Not quoted Not quoted £215.28 £20.00

Sale Unit 7, Grd Floor, Unit 3 Millars Brook, Molly Millars Lane, Wokingham, Berkshire, RG41 2AD 01/06/2011 Office 386 Net sq m 4,155 Not quoted Not quoted

Investment Sale 27 Broad Street, Wokingham, Berkshire, RG40 1AU 17/05/2011 Office 528 Net sq m 5,684 £930,000 7.59 £70,590

Lease Molly Millars Lane, Wokingham, Berkshire, RG41 2AD 01/05/2011 Office 123 Net sq m 1,324 Not quoted Not quoted

Lease 1st Floor, IQ Winnersh - 1000, 1000 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5TP 01/05/2011 Office 316 Net sq m 3,403 Not quoted Not quoted

Sale 26 Broad Street, Wokingham, Berkshire, RG40 1AB 01/05/2011 Office 531 Net sq m 5,718 Not quoted Not quoted

Lease IQ Winnersh, 630 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5TP 15/04/2011 Office 827 Net sq m 8,899 Not quoted Not quoted

Lease Unit 110, IQ Winnersh, 110 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RB 31/03/2011 Office 218 Net sq m 2,346 Not quoted Not quoted

Lease Unit 4 - Ground Floor, Grd Floor, Unit 3 Millars Brook, Molly Millars Lane, Wokingham, Berkshire, RG41 2AD 14/03/2011 Office 284 Net sq m 3,057 Not quoted £36,684 £129.17 £12.00

Lease 2nd Floor, Fairfield House, 2 Carey Road, Wokingham, Berkshire, RG40 2NP 15/12/2010 Office 298 Net sq m 3,206 Not quoted £43,281 £145.31 £13.50

Investment Sale Oaklands Park - Ashridge House, Oaklands Park, Wokingham, Berkshire, RG41 2FD 01/12/2010 Office 1,729 Net sq m 18,607 £1,000,000 Not quoted

Sale Unit 7, Grd Floor, Unit 3 Millars Brook, Molly Millars Lane, Wokingham, Berkshire, RG41 2AD 01/12/2010 Office 386 Net sq m 4,157 Not quoted Not quoted

Lease Unit 110, IQ Winnersh, 110 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RB 01/11/2010 Office 455 Net sq m 4,900 Not quoted £110,495 £242.73 £22.55

Lease IQ Winnersh, 155 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RB 01/11/2010 Office 439 Net sq m 4,728 Not quoted Not quoted

Lease Ground Floor, Berkshire Place, 100 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RD 15/10/2010 Office 1,823 Net sq m 19,623 Not quoted £274,722 £150.70 £14.00

Lease IQ Winnersh - 1000, 1000 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5TP 15/10/2010 Office 442 Net sq m 4,755 Not quoted £95,100 £215.28 £20.00

Lease IQ Winnersh - Qlikhouse, 130 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RB 15/08/2010 Office 442 Net sq m 4,758 Not quoted £85,554 £194.00 £18.02

Lease 2nd Floor, Berkshire Place, 200 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RD 15/08/2010 Office 861 Net sq m 9,264 Not quoted £185,280 £215.28 £20.00

Investment Sale Peach Place, Market Place, Peach Street, Wokingham, Berkshire, RG40 1AP 13/08/2010 Retail, Residential, Office, General 3,716 Net sq m 40,000 £9,200,000 7.00 Not quoted

Lease 1st Floor, Ascot House, Finchampstead Road, Wokingham, Berkshire, RG40 2NW 12/08/2010 Office 301 Net sq m 3,245 Not quoted Not quoted

Lease 1st Floor, 135 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RB 10/08/2010 Office 196 Net sq m 2,115 Not quoted £48,645 £247.57 £23.00

Sale Building 4, Winnersh Fields, Gazelle Close, Winnersh, Wokingham, Berkshire, RG41 5QS 26/07/2010 Office 386 Net sq m 4,158 Not quoted Not quoted

Lease Honey Hill, Wokingham, Berkshire, RG40 3BL 15/07/2010 Office 58 Net sq m 625 Not quoted £10,000 £172.22 £16.00

Lease Hogwood Lane, Finchampstead, Wokingham, Berkshire, RG40 4QW 15/07/2010 Office 524 Net sq m 5,635 Not quoted £40,000 £76.41 £7.10

Lease 1 Broad Street Walk, Wokingham, Berkshire, RG40 1BW 15/07/2010 Office 127 Net sq m 1,371 Not quoted £40,374 £316.98 £29.45

Lease Unit 125, IQ Winnersh - 100 Series, Wharfedale Road, Eskdale Road, Winnersh, Wokingham, Berkshire, RG41 5TS 09/07/2010 Office 232 Net sq m 2,500 Not quoted Not quoted

Lease 27 Broad Street, Wokingham, Berkshire, RG40 1AU 21/04/2010 Office 528 Net sq m 5,684 Not quoted £70,590

Investment Sale 200 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RD 15/04/2010 Office 6,255 Net sq m 67,327 £20,100,000 9.26 £1,969,100 £314.81 £29.25

Lease Unit 10, Grd Floor, Unit 3 Millars Brook, Molly Millars Lane, Wokingham, Berkshire, RG41 2AD 18/02/2010 Office 287 Net sq m 3,084 Not quoted Not quoted

Lease Unit 5, 1st Floor, Winnersh Fields, Gazelle Close, Winnersh, Wokingham, Berkshire, RG41 5QS 12/02/2010 Office 287 Net sq m 3,084 Not quoted £55,512 £193.75 £18.00

Sale Oaklands Park - Ashridge House, Oaklands Park, Wokingham, Berkshire, RG41 2FD 22/01/2010 Office 957 Net sq m 10,300 £800,000 Not quoted

Lease 250 Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5TP 15/01/2010 Office 585 Net sq m 6,296 Not quoted Not quoted

Office Comparables
Total space Rental income

173



Transaction

type Address Deal date Property type Size UoM Size(sq ft) Price Yield % per annum per sq m per sq ft
Lease 150 Clifton Road, Wokingham, Berkshire, RG41 1NQ 31/08/2012 Retail 61 Net sq m 660 Not quoted £5,003 £7 58

Lease Unit 4, Bush Walk, Market Place, Wokingham, Berkshire, RG40 1AT 28/06/2012 Retail 47 Net sq m 507 Not quoted £14,000 £27 61

Sale 3 Barkham Road, Wokingham, Berkshire, RG41 2XR 01/03/2012 General, Leisure 1,364 Net sq m 14,681 £227,500 Not quoted

Lease 67 Peach Street, Wokingham, Berkshire, RG40 1XP 04/10/2011 Retail 91 Net sq m 980 Not quoted Not quoted

Investment Sale 19 Denmark Street, Wokingham, Berkshire, RG40 2AY 15/09/2011 Retail 169 Net sq m 1,819 £885,000 8.06 £75,500 £41 50

Lease Hogwood Industrial Estate - Navson House, 41 Hogwood Industrial Estate, Ivanhoe Road, Finchampstead, Wokingham, Berkshire, RG40 4QQ 24/01/2011 Retail 195 Net sq m 2,100 Not quoted Not quoted

Investment Sale Peach Place, Market Place, Peach Street, Wokingham, Berkshire, RG40 1AP 13/08/2010 Retail, Residential, Office, General 3,716 Net sq m 40,000 £9,200,000 7.00 Not quoted

Lease 58 Peach Street, Wokingham, Berkshire, RG40 1XG 15/07/2010 Retail 98 Net sq m 1,050 Not quoted £24,000 £22 86

Lease Unit 3, Bush Walk, Market Place, Wokingham, Berkshire, RG40 1AT 24/03/2010 Retail 110 Net sq m 1,184 Not quoted £24,000 £20 27

Lease Unit 6, Bush Walk, Market Place, Wokingham, Berkshire, RG40 1AT 24/03/2010 Retail 49 Net sq m 528 Not quoted £11,725 £22 21

Investment Sale 1 Gazelle Close, Winnersh, Wokingham, Berkshire, RG41 5HH 15/03/2010 Retail 2,866 Net sq m 30,853 £7,710,000 £570,781 £18 50

Sale 150 Clifton Road, Wokingham, Berkshire, RG41 1NQ 26/02/2009 Retail 61 Net sq m 660 £250,000 Not quoted

Assignment 14 Denmark Street, Wokingham, Berkshire, RG40 2BB 13/11/2008 Retail 101 Net sq m 1,090 Not quoted £27,600 £25 32

Lease 11-13 Broad Street, Wokingham, Berkshire, RG40 1AU 01/07/2008 Retail 218 Net sq m 2,348 Not quoted £87,500 £37 27

Lease 21 Broad Street, Wokingham, Berkshire, RG40 1AU 21/04/2008 Retail 107 Net sq m 1,154 Not quoted £24,000 £20 80

Lease 29 Peach Street, Wokingham, Berkshire, RG40 1XJ 15/03/2008 Retail 82 Net sq m 886 Not quoted £24,000 £27 09

Investment Sale 7 Peach Street, Wokingham, Berkshire, RG40 1XJ 10/12/2007 Retail Not quoted Not quoted

Investment Sale Central Walk, Wokingham, Berkshire, RG40 1AZ 01/06/2007 Retail, Office £2,725,000 5.90 £170,600

Sale 385a Reading Road, Winnersh, Wokingham, Berkshire, RG41 5LT 26/03/2007 Retail Not quoted Not quoted

Retail Comparables
Total space Rental income
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type Address Deal date Property type Size UoM Size(sq ft) Price Yield % per annum per sq m per sq ft
Lease Unit 6, Station Industrial Estate, Oxford Road, Wokingham, Berkshire, RG41 2YQ 19/07/2012 Industrial / Distribution 163 Net sq m 1,750 Not quoted Not quoted

Lease Unit 9, Station Industrial Estate, Oxford Road, Wokingham, Berkshire, RG41 2YQ 19/07/2012 Industrial / Distribution 232 Net sq m 2,495 Not quoted Not quoted

Lease Unit 20, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 21/06/2012 Industrial / Distribution 145 Net sq m 1,564 Not quoted Not quoted

Lease Unit 4, Fishponds Estate, Fishponds Road, Wokingham, Berkshire, RG41 2QJ 15/06/2012 Industrial / Distribution 534 Net sq m 5,753 Not quoted £34,518 £64.58 £6 00

Assignment Unit 450, Ashville Park, Ashville Way, Wokingham, Berkshire, RG41 2PL 30/04/2012 Industrial / Distribution, Office 2,258 Net sq m 24,305 Not quoted Not quoted

Lease Unit 8, The Business Centre, Molly Millars Lane, Wokingham, Berkshire, RG41 2QY 19/04/2012 Industrial / Distribution 313 Net sq m 3,372 Not quoted £24,447 £78.04 £7 25

Sale Unit 16, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 29/03/2012 Industrial / Distribution 213 Net sq m 2,298 Not quoted Not quoted

Lease Unit 1, Ashville Way Industrial Estate, Ashville Way, Wokingham, Berkshire, RG41 2PL 15/03/2012 Industrial / Distribution 650 Net sq m 7,000 Not quoted £49,000 £75.35 £7 00

Sale Unit 23, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 02/03/2012 Industrial / Distribution 243 Net sq m 2,616 £313,920 Not quoted

Lease Unit 1, Warehouse Units, Molly Millars Close, Wokingham, Berkshire, RG41 2RX 31/01/2012 Industrial / Distribution 1,061 Net sq m 11,425 Not quoted £89,000 £83.85 £7.79

Lease Unit 11 & 12, Station Industrial Estate, Oxford Road, Wokingham, Berkshire, RG41 2YQ 31/01/2012 Industrial / Distribution 460 Net sq m 4,950 Not quoted Not quoted

Lease Unit 18, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 07/12/2011 Industrial / Distribution 213 Net sq m 2,298 Not quoted Not quoted

Lease Unit 5, Fishponds Estate, Fishponds Road, Wokingham, Berkshire, RG41 2QJ 01/11/2011 Industrial / Distribution 541 Net sq m 5,823 Not quoted £40,470 £74.81 £6 95

Sale Unit 6, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 01/11/2011 Industrial / Distribution 207 Net sq m 2,228 £290,000 Not quoted

Lease Unit 17, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 17/10/2011 Industrial / Distribution 213 Net sq m 2,298 Not quoted Not quoted

Lease Unit 19, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 01/10/2011 Industrial / Distribution 213 Net sq m 2,293 Not quoted Not quoted

Lease IQ Winnersh - Block C, Eskdale Road, Winnersh, Wokingham, Berkshire, RG41 5TS 01/08/2011 Industrial / Distribution 7,619 Net sq m 82,007 Not quoted Not quoted

Sale Unit 7, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 01/07/2011 Industrial / Distribution 217 Net sq m 2,337 £305,000 Not quoted

Lease Unit 19, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 01/07/2011 Industrial / Distribution 217 Net sq m 2,337 Not quoted Not quoted

Sale Unit 3, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 01/05/2011 Industrial / Distribution 195 Net sq m 2,102 £275,000 Not quoted

Sale Unit 1, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 01/05/2011 Industrial / Distribution 177 Net sq m 1,909 Not quoted Not quoted

Lease Unit 21, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 01/03/2011 Industrial / Distribution 139 Net sq m 1,494 Not quoted £16,400

Sale Unit 5, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 01/02/2011 Industrial / Distribution 204 Net sq m 2,193 Not quoted Not quoted

Lease IQ Winnersh - Unit 505, Eskdale Road, Winnersh, Wokingham, Berkshire, RG41 5TU 23/12/2010 Industrial / Distribution 1,754 Net sq m 18,880 Not quoted Not quoted

Sale Unit 4, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 10/12/2010 Industrial / Distribution 195 Net sq m 2,102 Not quoted Not quoted

Lease Unit 16, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 06/12/2010 Industrial / Distribution 213 Net sq m 2,298 Not quoted Not quoted

Lease Unit 6, Ashville Way Industrial Estate, Ashville Way, Wokingham, Berkshire, RG41 2PL 25/10/2010 Industrial / Distribution 960 Net sq m 10,338 Not quoted Not quoted

Lease Unit 3, Ashville Way Industrial Estate, Ashville Way, Wokingham, Berkshire, RG41 2PL 22/09/2010 Industrial / Distribution 617 Net sq m 6,641 Not quoted Not quoted

Lease Unit 2, Hogwood Lane Estate - Carlo Court, Marino Way, Finchampstead, Wokingham, Berkshire, RG40 4RF 15/04/2010 Industrial / Distribution 251 Net sq m 2,698 Not quoted £15,000 £59.85 £5 56

Lease Unit 620, Winnersh Triangle Business Park, Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RA 01/04/2010 Industrial / Distribution 1,870 Net sq m 20,127 Not quoted £257,625 £137.78 £12 80

Lease Units C1, 4, 5, 6, 7 & 8, Winnersh Triangle Business Park, Wharfedale Road, Winnersh, Wokingham, Berkshire, RG41 5RA 15/01/2010 Industrial / Distribution 9,248 Net sq m 99,545 Not quoted £343,432 £37.14 £3.45

Sale Unit 24, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 28/08/2009 Industrial / Distribution 234 Net sq m 2,521 £345,000 Not quoted

Sale Units 11 & 12, Anglo Industrial Park, Fishponds Road, Wokingham, Berkshire, RG41 2AN 12/08/2009 Industrial / Distribution 521 Net sq m 5,608 £690,000 Not quoted

Lease 12 Latimer Road, Wokingham, Berkshire, RG41 2YD 15/04/2009 Industrial / Distribution 93 Net sq m 1,000 Not quoted £10,000 £107.64 £10 00

Lease 2 Molly Millars Lane, The Business Centre, Wokingham, Berkshire, RG41 2QZ 15/03/2009 Industrial / Distribution 1,022 Net sq m 11,000 Not quoted Not quoted

Lease Unit A, Oakland Park, Fishponds Estate, Fishponds Road, Wokingham, Berkshire, RG41 2QJ 08/03/2009 Industrial / Distribution 380 Net sq m 4,088 Not quoted Not quoted

Lease Unit 9, 3 Molly Millars Lane, The Business Centre, Wokingham, Berkshire, RG41 2EY 06/02/2009 Industrial / Distribution, Office 271 Net sq m 2,917 Not quoted £12,263 £83.42 £7.75

Lease 3 Molly Millars Lane, The Business Centre, Wokingham, Berkshire, RG41 2EY 15/09/2008 Industrial / Distribution 706 Net sq m 7,604 Not quoted £60,000 £84.93 £7 89

Industrial Comparables
Total space Rental income
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1 Introduction 
 
 
1.1     Developing a strategy 
 
1.1.1. From 2000 onward the officers and members of Wokingham Unitary 

Authority have worked to ensure that the changing accommodation and 
care needs of older people within the area are being appropriately met 
and that provision will be adequate for the future. The authority carried 
out a review of its own sheltered housing, reporting in 2002 and leading 
to changes in the levels of service provided in some schemes. It was 
apparent that the Authority needed to articulate a wider strategic vision 
that would provide a framework for making decisions on particular 
initiatives. 
 

1.1.2. In 2002 Contact Consulting was commissioned to review the 
demographic and statistical evidence on current and future need for 
accommodation and related services by older people, to look in 
particular at the needs of older owner-occupiers and provide a basis 
upon which the future contribution of extra care housing schemes for 
older people might be introduced. The report of that study was 
completed in June 2003 and a consultation event allowed a wide range 
of stakeholders to share its findings and comment on its 
recommendations. A summary of the report was also adopted by 
elected members as the basis for the Council’s future work in this area. 
 

1.1.3.  From this initial review it was clear that Wokingham has inherited a 
pattern of provision for the accommodation and care of its older citizens 
that has largely been shaped by the vagaries of past government 
funding regimes and the initiative of private developers. When 
compared with national levels of provision it appeared that Wokingham 
has a supply of sheltered housing significantly above the national 
average, it has been significantly under provided with residential care 
home places and has marginally more nursing home places than the 
national average. Deciding whether the “national average” is the right 
level of provision for Wokingham and accommodating changes in need 
and aspiration among older people, together with the new forms of 
housing and care now emerging, is no easy matter.   
 

1.1.4. In 2004 Nigel Appleton of Contact Consulting was commissioned to 
support the work of the officer task group seeking to draft a strategy for 
Wokingham, drawing on the findings and recommendations of the 
report. The strategy that was the outcome of that work sought to 
balance the range of factors and to suggest a future pattern of 
provision that would be fit to meet the needs of older people of 
Wokingham in the twenty-first century. 
 

1.1.5. Following wide consultation the Authority adopted the Strategy for 
housing for older people in Wokingham and published it in August 2005 
as the basis for future service development. 
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1.1.6. Since 2005 extensive work has been undertaken to implement the 

Strategy: 
 

• A detailed review and option appraisal for all the Authority’s 
sheltered housing schemes. 

• An appraisal of the operation of the Enhanced Sheltered 
Housing Scheme at Cockayne Court resulting in changes in the 
provision of care services within the scheme and ongoing 
consideration of the future development of the site and 
enhancement of its capacity to support very frail older people. 

• An appraisal of the Crescent House sheltered housing scheme 
leading to its de-commissioning and the preparation of plans to 
provide an Extra Care scheme on the site that will have within it 
specialist provision for people with dementia.  

• The commissioning of a detailed feasibility study for the 
provision of the Extra Care scheme on the Crescent House site, 
work to select a partner organisation and to provide a detailed 
specification for the scheme. 

• Appraisals of the two remaining registered care homes provided 
by the Authority, Suffolk Lodge and Fosters . 

• Planning for a specialist housing scheme to accommodate 
people with dementia. 

• Detailed work on the revenue cost impact of the various 
elements of the strategy and on the capital requirements to 
implement the proposed programme. 

• Ongoing work to identify potential sites for new developments 
and to relate the older person’s housing strategy to 
developments in the planning policies of the Authority. 

• Consultation with providers from the commercial sector and from 
Registered Social Landlords concerning changes to their current 
provision or plans for new developments to encourage them to 
shape their plans in ways that would help deliver the intentions 
of the Strategy.  

• On-going consultation and discussion with older people to inform 
them of the emerging programme and to draw upon their 
experience and aspirations in shaping future provision. 

 
1.1.7. This document is not a new Strategy but a re-statement of the existing 

strategy in the light of changes that have occurred since its publication 
in 2005. This re-statement of the strategy retains much of the text of 
the Strategy as it was published in August 2005 but updates statistics, 
brings the review of national policies up to date and re-states the 
expected levels of provision in the light of the work that has been 
undertaken since 2005. The policy commitments made by the Authority 
in 2005 and the fundamental strategic direction are unaffected. 
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1.2   A value base 
 

1.2.1.The strategy for achieving a future pattern of accommodation and related 
services for older people in Wokingham is grounded on more than a 
consideration of bricks and mortar or statistics and costs. It grows out of 
a set of values that ground the approach of Wokingham Council to 
making provision for the needs of its older citizens: 

 
1.2.2.The recognition that old age has the potential to be a time of growth and 

development , rather than one of passive decline. The specialised 
accommodation provided, and the services offered to older people living 
in general housing, need to enable rather than inhibit growth and 
development. 

 
1.2.3.The awareness that housing is a crucial element in the capacity of older 

people to maintain the lifestyle they choose and that it cannot be looked 
at in isolation from that whole. Social and family patterns, cultural and 
leisure interests, and a range of other dimensions to life are as important 
as the building itself in making an appropriate home. 
 

1.2.4. In this area, as in the many other areas of service for which it is 
responsible Wokingham Council aims to provide genuine options and 
real choice to all its citizens. To achieve this the Council will work to 
improve the range of options available for those considering their 
accommodation in old age and seek to ensure that, so far as is 
practicable, those options are accessible to them. 
 

1.2.5.Wokingham Council recognises that it has obligations to respond to the 
rights that older people have as citizens: the right to a quality of life, the 
right to a private life, the right to participate in the life of the community, 
and so on. Appropriate accommodation can make a significant 
contribution to the capacity of older people to exercise those rights. 
 

1.2.6.The Authority and its partners recognise the past tendency of those 
providing accommodation and related services to adopt a paternalistic 
and risk adverse approach to older people. It acknowledges that the 
risks that may be involved in particular choices in relation to 
accommodation and independence need to be assessed in partnership 
with older people. 
 

1.2.7.The Authority is committed to engaging older people as participating 
stakeholders in the development of policy and the evaluation of delivery 
in all areas of the Authority’s work and particularly in relation to those 
that directly impact upon the lives of older people. 
 

1.2.8.In the past the need of people for assistance with particular areas of 
their lives: with dressing, or bathing or cooking for example, could only 
be met by giving up their home and moving into an institutional setting. 
Wokingham Council is committed to providing older people with flexible 
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services that will allow them to maintain choice in their housing for as 
long as possible. The Authority aspires to a situation in which 
accommodation will provide a context for receiving appropriate levels of 
care, rather than choice of accommodation being dictated or 
constrained by the need to receive care. 

 
1.3   Objectives 
 
1.3.1.In furthering these values Wokingham Council seeks through this 

strategy: 
 
a. To inform the public in general and older people in particular about 

the issues that need to be considered in arriving at an appropriate 
pattern of accommodation and care for older people.  

 
b. To set out the background information that is shaping the emerging 

pattern. 
 
c. To provide partner organisations with a clear indication of its thinking 

about current and future styles of accommodation for older people in 
Wokingham and the issues to be considered in promoting new 
developments1. 

 
d. To provide an outline of a future pattern of provision and a 

programme to move toward it as resources, opportunity, and the 
engagement of partners allows. 

 
e. To stimulate debate and to encourage response from other 

stakeholders, especially from older people. 
 

 

                                                 
1 The Corporate Checklist at Appendix D may be of particular assistance in identifying key 
issues. 
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2     Executive Summary 
 
 
2.1.   Wokingham has inherited a pattern of provision for the accommodation 

and care of its older citizens that has largely been shaped by the 
vagaries of past government funding regimes and the initiative of private 
developers. There has been a growing awareness that the Authority, 
working with its partners in Health and in the voluntary and private 
sectors, should be seeking to shape future patterns of provision on a 
more considered and rational basis.  

 
2.1.1 Guiding principles 
 
2..1.2.This grows out of a set of values that ground the approach of 

Wokingham Council to making provision for the needs of its older 
citizens: 

 
2.1.3.The specialised accommodation provided, and the services offered to 

older people living in general housing, need to enable rather than 
inhibit growth and development. 

 
2.1.4. The awareness that housing is a crucial element in the capacity of older 

people to maintain the lifestyle they choose and that it cannot be 
looked at in isolation from that whole.  
 

2.1.5. Wokingham Council aims to provide genuine options and real choice to 
all its citizens.  
 

2.1.6. Wokingham Council recognises that it has obligations to respond to the 
rights that older people have as citizens: the right to a quality of life, the 
right to a private life, the right to participate in the life of the community, 
and so on.  
 

2.1.7. Wokingham is committed to engaging older people as participating 
stakeholders in the development of policy and services, especially 
those that directly impact upon them. 
 

2.1.8. It acknowledges that the risks that may be involved in particular choices 
in relation to accommodation and independence need to be assessed 
in partnership with older people. 
 

2.1.9. Wokingham Council is committed to providing older people with flexible 
services that will allow them to maintain choice in their housing for as 
long as possible.  

 
2.2   The Population 
 
2.2.1.Within its population of approximately 150,000 people Wokingham has a 

little over 21,000 people above retirement age. At around 14% the 
population of older people is significant but not at the upper end of the 
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range. More than four thousand of these older people are eighty years of 
age or over.  

 
2.2.2.When examined in more detail it is clear that there will be major 

increases among the older cohorts. Those of seventy-five years of age 
or above will more than double from 7,600 in 2001 to 16,800 by 2028. 
Those in early old age: 65 to 74 years of age will rise from 10,300 to 
15,400. Overall those over 65 will approach twenty percent of the total 
population.  

 
2.2.3.The current population of elders within the small Black and Minority 

Ethnic communities is very small and judged to be below the level at 
which specific services focused on the needs of a particular community 
would be viable. Rather there is a need to further increase the sensitivity 
and appropriateness of mainstream services to make them acceptable 
to elders from BME communities. Particular attention needs to be given 
to the presentation of information and arrangements for access to 
service to ensure that BME elders are not disadvantaged. 

 
2.2.4.In thinking about the likely level of demand for adaptations so that 

people may remain in their existing accommodation the number of those 
shown as likely to have difficulty in bathing, showering or washing all 
over ( just below 1,300)  is a highly significant indicator of potential need.  

 
2.2.5.Of particular significance is the number of those having difficulty with 

steps and stairs ( almost 1,800). Where such a high proportion of the 
housing will be in two storey dwellings with the facilities divided between 
floors maintaining independence under these circumstances without 
adaptation will be problematic. 

 
2.2.6.The likely number of older people living in Wokingham and coping with a 

measure of dementia already exceeds one thousand.  
 
2.2.7.Older owner-occupiers are less likely to choose a transfer into 

specialised rented accommodation and may resist a transfer to 
residential or nursing care because of the impact on the equity they 
have in their home. Table ten shows that the level of owner-occupation 
in Wokingham among people over 75 years of age is already 
approaching eighty percent and the levels among succeeding cohorts 
will push that level even higher. 

 
2.3   The Policy Context 
 
2.3.1.Offering patients choice over when and where they are treated 

represents a major shift for the NHS. No longer are patients expected to 
be passive and compliant and leave all the decisions to others. The 
focus now is on ensuring that services are personalised, responsive and 
with the active involvement of service users and the wider public. 
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2.3.2.The National Service Framework for Older People (2001) sets out 
national standards of care, commits Government to ending 
discrimination in health and social care on grounds of age, and aims to 
promote active, healthy life in old age. 

 
2.3.3.The Priorities and Planning Framework 2003-2006 enables the NHS to 

plan over a three-year period. It is intended that the NHS lead on 
improving access, patient experience, and alleviating health inequalities. 
The NHS and Social Services will lead jointly on services for older 
people. A three-year Local Delivery Plan replaces all existing national 
planning requirements, mirroring changes recently seen in social care. 

 
2.3.4.By March of 2006 the requirement is to “improve the quality of life and 

independence of older people so that they can live at home wherever 
possible, by increasing the numbers of those supported to live at home 
to 30% of the total being supported by social services at home or in 
residential care”. 

 
2.3.5.The housing context within which a future pattern of accommodation and 

care may be set is to be found in Quality and Choice in Housing for 
Older People (2001). This too looks for the majority of older people to 
remain in their existing housing but to access the services that makes 
their continued occupation viable: from assistance in addressing 
problems with the fabric of the house, through adaptations to services to 
support the occupier. The document recognises that the majority of older 
people in the future will be home owners and the impact that this will 
have upon the assistance they require and the way in which services are 
delivered to them.  

 
2.3.6.Locally, since 2002 when Wokingham carried out a review of its own 

sheltered housing and established principles for future directions, a 
substantial amount of policy work has been done in the areas that 
connect with housing for older people. 

 
2.4   Current service provision 
 
2.4.1.Wokingham had at the time of the publication of the Strategy in 2005 

just over a thousand units of conventional sheltered housing (1,084) of 
which 452 units were leasehold. There were 68 units that we would 
classify as “enhanced sheltered” of which forty-four were available on a 
leasehold basis. 

 
2.4.2.By 2008 the provision of sheltered housing had risen to 1,226 units of 

which 616 were provided on a leasehold basis. This shows a significant 
growth in rental units, in spite of the decommissioning of the units at 
Crescent House, and very significantly in the number of leasehold units. 

 
2.4.3.There were 315 places available for the care of older people in 

Registered Care Homes offering personal care and 444 places for older 
people available in Registered Care Homes offering nursing care. 
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2.4.4.The total supply of sheltered housing represented 142.8 places per 

thousand of the population over seventy-five years of age, compared 
with a national average of 136.2 places.  The supply of places offering 
nursing care was also above the national average ( 58.3 per thousand 
compared with a national average of 41.5). The supply of places offering 
personal care was well below the national average at 41.4 places per 
thousand of the population aged seventy-five or over, compared with the 
national average of 76.1 per thousand. 

 
2.5   Requirements of a new pattern 
 
2.5.1The majority of older people will live until the very end of their lives in 

general housing and may need adaptations and other forms of help and 
advice to cope with their homes. 

 
2.5.2.An increasing proportion of older people are homeowners and they will 

be reluctant to transfer into rented accommodation in old age and see 
the value of their equity they have in their homes eroded. 

 
2.5.3.Much specialised accommodation is in sheltered housing, some of 

which is now quite old, lacks the space standards and facilities that are 
now accepted as normal. 

 
2.5.4.The average age of those living in such accommodation has moved 

upwards very rapidly in the last two decades, bringing higher levels of 
need for support than the design of these buildings readily allows. 

 
2.5.5.Some sheltered schemes have seen the retreat of amenities, such as 

shops, access to doctors and pharmacy, proximity to public transport, 
disappear making independent life for their residents more difficult. 

 
2.5.6.New models of enhanced and extra care housing have emerged, 

offering not only the possibility of supporting higher levels of 
dependency but also an environment for a lively and active old age. 

 
2.5.7.Local authority residential care provision is generally housed in buildings 

that are now showing the limitations of their design concepts, even when 
the fabric is in good condition. Whilst dedicated staff add enormous 
value to the lives of those who live in such homes the pattern is 
inherently institutional. Local authorities have generally found the 
continuation of the direct provision of such homes by them to not be 
feasible. 

 
2.5.8.In the private sector the provision of traditional residential care in 

relatively small units is financially precarious and many providers 
continue to leave the market. 

 
2.5.9.Whilst the nursing home sector continues to provide a context for the 

care of the more physically dependent and mentally confused older 
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people the steadily rising cost makes it imperative that other solutions 
are explored. 

 
2.5.10. The significant growth of the oldest section of the older population 

brings with it marked increases in the number of those with dementias 
and other forms of cognitive impairment. For them there is a desire to 
provide something more than the alternative of being cared for at home 
or going straight into a nursing home. Whilst the support of older people 
with such conditions in sheltered housing is sometimes difficult there are 
housing based models, often involving the use of new technology to 
manage risk, where a good quality of life can be achieved. 

 
2.5.11. Expectations among older people will continue to increase, both in 

relation to their physical surroundings and access to facilities but also 
their right to be consulted and to participate in decisions that affect 
their lives. 

 
2.6   Outline of a new pattern 
 
2.6.1.We envisage a future in which the services for older people living in 

general housing will become more comprehensive and connected, 
offering information, advice and practical support in managing the home 
and maintaining an independent life within it.  

 
2.6.2.We see a probable reduction in conventional sheltered housing to rent, 

through the withdrawal of the older or less attractive stock, together with 
an overall reduction in traditional residential care in both public and 
private sectors.  

 
2.6.3.We expect that these developments will be more than balanced by the 

development of extra care housing and housing based provision for 
people with dementia, alongside the enhancement of some existing 
sheltered stock.  

 
2.6.4.We see all of these models being offered on the basis of a range of 

tenures from renting, through shared ownership to outright sale.  
 
2.6.5.We look for this range of accommodation options being supported by a 

matching range of care and support services that allow people to delay 
or eliminate moves into more specialised accommodation: fulfilling the 
aspiration of most older people that they should stay in their existing 
home for as long as possible. 

 
2.6.6.To facilitate a common understanding of the characteristics of the 

various styles of accommodation to be provided for older people we 
have developed a definitional matrix. The matrix seeks to identify the 
key characteristics of the people for whom we would expect each 
category of accommodation to be suitable. From that it goes on to 
identify the design and facility features and the pattern of service that we 
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would recognise as required to respond to the needs and expectations 
of that population. 

 
2.6.7. It is our hope that this will help partner organisations, such as housing 

and care providers, and older people considering their future 
accommodation options, to have some idea of what is meant by the 
various titles for accommodation that we use.  

 
2.6.8.It is intended that all categories of accommodation should be available 

to people who currently occupy their home either as a tenant or as an 
owner and that a proportion of accommodation in each category would 
be offered for rent, for out-right sale or on the basis of shared ownership. 
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3 Demographics and prevalence of need 
 
3.1.   Demography and prevalence of potential need 
 
3.1.1.  Within its population of approximately 150,000 people Wokingham 

has a little over 21,000 people above retirement age. At around 14% 
the population of older people is significant but not at the upper end of 
the range. More than four thousand of these older people are eighty 
years of age or over. The gender balance shifts from more or less 
parity around retirement age to 2:1 female to male in those 85 to 89 
years and more than 3:1 in those over ninety. 

 
Table 1 Wokingham population 2001 

Age range Total Males Females 

0 - 4 9,130 4,725 4,405 
5 - 9 10,027 5,173 4,854 
10 - 14 10,368 5,368 5,000 
15 - 19 9,565 5,037 4,528 
20 - 24 8,477 4,426 4,051 
25 - 29 9,736 5,063 4,673 
30 - 34 11,594 5,788 5,806 
35 - 39 13,086 6,465 6,621 
40 - 44 12,170 6,119 6,051 
45 - 49 10,570 5,249 5,321 
50 - 54 11,570 5,757 5,813 
55 - 59 9,054 4,554 4,500 
60 - 64 6,965 3,502 3,463 
65 - 69 5,847 2,849 2,998 
70 - 74 4,455 2,174 2,281 
75 - 79 3,277 1,396 1,881 
80 - 84 2,276 888 1,388 
85 - 89 1,346 421 925 
90 and over 716 164 552 
Totals 150,229 75,118 75,111 

(Source: ONS Census 2001 Click Licence CO2W0003323) 
  
3.1.2.  Between 2001 and 2028 the total population of Wokingham is 

projected to rise to almost 166,000 with an overall shift in the gender 
balance from parity to a slight predominance of females. Within the 
Local Authority there is some scepticism about the accuracy of these 
forecasts as they imply a level of house building that is judged locally 
not to be feasible. 
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Table 2  Total population projections to 2028  

 2001 census 2003 2008 2013 2018 2023 2028 

Total 150.2 151.2 154.3 157.2 160.2 163.2 165.7 
Males 75.1 75.5 76.7 77.8 79.1 80.4 81.4 
Females 75.1 75.7 77.7 79.4 81.1 82.9 84.3 

(Source: ONS Census 2001 Click Licence CO2W0003323) 
 
3.1.3.  When examined in more detail it is clear that there will be major 

increases among the older cohorts. Those of seventy-five years of 
age or above will more than double from 7,600 in 2001 to 16,800 by 
2028. Those in early old age: 65 to 74 years of age will rise from 
10,300 to 15,400. Overall those over 65 will approach twenty percent 
of the total population. (The comparable figure for 2001, excluding 
females 60 to 64 years, is around 12%).  The proportion of those over 
75 years rises from around 5% in 2001 to approximately 10% in 2028. 
This latter growth of almost 100% in absolute terms is highly 
significant for future demand for services. These projections are 
significantly different from those based on the 1991 census that 
estimated higher levels of people in early old age but lower levels of 
people in advanced old age, the significance of this for the planning of 
accommodation and services would be difficult to over state.  

 
Table 3 Population projections for those 50+ (000s) x gender x age 

    2001 
census 2003 2008 2013 2018 2023 2028 

Total 50-64 27.6 27.8 29 29.2 30.5 30.7 28.8 
  65-74 10.3 10.9 11.6 14 15 14.4 15.4 
  75+ 7.6 8 9.4 11 12.4 15.2 16.8 
Males 50-64 13.8 13.8 14.5 14.9 15.6 15.6 14.4 
  65-74 5.0 5.2 5.6 6.8 7.1 7.1 7.7 
  75+ 2.9 3.1 3.8 4.5 5.2 6.4 7 
Females 50-64 13.8 14.1 14.3 14.2 14.8 15.2 14.4 
  65-74 5.3 5.6 6.1 7.2 7.8 7.3 7.7 
  75+ 4.7 5 5.6 6.5 7.4 8.9 9.7 

(Source: ONS Census 2001 Click Licence CO2W0003323) 
 
Table 4   Population projections for those 50+ (percentage of total  

population) x age 

 
2001 

census 2003 2008 2013 2018 2023 2028 

50+ 30.3 30.9 32.4 34.5 36.1 36.9 36.8 
65+ 11.9 12.5 13.6 15.9 17.1 18.1 19.4 
75+ 5.1 5.3 6.1 7.0 7.7 9.3 10.1 

(Source: ONS Census 2001 Click Licence CO2W0003323) 
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Table 5 Current (2001 census) and total projected population 50+  
(000s) 
 

    2001 
census 2003 2008 2013 2018 2023 2028 

Total 50-54 11.6 10.3 10.3 11.4 11.6 10.6 9.3 
  55-59 9.1 10.4 9.4 9.4 10.4 10.7 9.8 
  60-64 7.0 7.1 9.3 8.4 8.5 9.4 9.7 
  65-69 5.8 6 6.3 8.3 7.5 7.6 8.5 
  70-74 4.5 4.9 5.3 5.7 7.5 6.8 6.9 
  75-79 3.3 3.4 4.2 4.7 5 6.6 6.1 
  80-84 2.3 2.6 2.7 3.4 3.9 4.3 5.7 
  85+ 2.1 2 2.5 2.9 3.5 4.3 5 
  All 50+ 45.5 46.7 50 54.2 57.9 60.3 61 
Males 50-54 5.8 5 5.3 5.8 5.8 5.2 4.6 
  55-59 4.6 5.2 4.6 5 5.4 5.5 4.9 
  60-64 3.5 3.6 4.6 4.1 4.4 4.9 4.9 
  65-69 2.8 2.9 3.1 4.1 3.6 3.9 4.3 
  70-74 2.2 2.3 2.5 2.7 3.5 3.2 3.4 
  75-79 1.4 1.5 1.9 2.1 2.3 3 2.7 
  80-84 0.9 1 1.1 1.4 1.6 1.8 2.4 
  85+ 0.6 0.6 0.8 1 1.3 1.6 1.9 
  All 50+ 21.7 22.1 23.9 26.2 27.9 29.1 29.1 
Females 50-54 5.8 5.3 4.9 5.5 5.8 5.4 4.7 
  55-59 4.5 5.2 4.7 4.5 5 5.3 4.9 
  60-64 3.5 3.6 4.7 4.2 4 4.5 4.8 
  65-69 3.0 3.1 3.3 4.2 3.9 3.7 4.2 
  70-74 2.3 2.5 2.8 3 3.9 3.6 3.5 
  75-79 1.9 1.9 2.3 2.6 2.8 3.7 3.4 
  80-84 1.4 1.6 1.6 2 2.3 2.5 3.2 
  85+ 1.5 1.5 1.7 1.9 2.3 2.7 3.1 
  All 50+ 23.8 24.7 26 27.9 30 31.4 31.8 

(Source: ONS Census 2001 Click Licence CO2W0003323) 
  
3.1.4.   The current population of elders within the small Black and Minority 

Ethnic communities in Wokingham is very small and judged to be 
below the level at which specific services focused on the needs of a 
particular community would be viable. This reflects a national picture 
in which most Black and Minority Ethnic communities have a younger 
population that in the wider community. Where numbers are small, in 
some cases in single figures, making specific provision is a particular 
challenge. As Table Six shows only the Indian community has a 
significant number of elders aged 75 years or more.
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Table 6  Age and ethnicity 
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Totals 150,314 134,912 1,446 4,699 480 133 645 475 2,956 1,161 64 456 695 553 88 799 752 
50-54 11,561 10,704 161 296 3 0 12 9 154 47 3 39 37 18 3 42 33 
55-59 9,074 8,411 115 217 3 0 15 9 145 45 0 20 46 12 6 21 9 
60-64 6,970 6,423 104 171 9 0 15 6 106 27 3 6 55 9 0 30 6 
65-69 5,851 5,462 94 115 6 0 12 3 79 29 0 6 24 0 3 18 0 
70-74 4,458 4,231 82 80 3 0 0 6 29 12 0 6 0 3 0 3 3 
75-79 3,291 3,136 42 73 3 0 0 3 19 3 0 3 3 0 0 6 0 
80-84 2,281 2,164 43 43 0 0 0 3 22 3 0 0 0 0 0 0 3 
85-89 1,341 1,298 12 15 0 0 3 7 3 3 0 0 0 0 0 0 0 
90+ 712 682 6 11 0 0 0 7 3 3 0 0 0 0 0 0 0 
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  It may be that some culturally specific services or accommodation 
could be provided in partnership with the neighbouring authority of 
Reading where numbers of elders from BME communities may make 
such provision viable. 

 
3.1.5.  The needs of each Black and Minority Ethnic community are distinct 

and cannot be crudely aggregated. Expectations vary within 
communities and between generations: some wish to have provision 
specific to their community and cultural identity, others wish to 
increase sensitivity within generic provision. It is clear that succeeding 
generations within BME communities may have different expectations 
reflecting changing lifestyles and provision made now needs to be 
sufficiently flexible to respond to that dynamic situation.  

 
3.1.6.  For Wokingham at present there is a need to further increase the 

sensitivity and appropriateness of mainstream services to make them 
acceptable to elders from BME communities. Particular attention 
needs to be given to the presentation of information and 
arrangements for access to service to ensure that BME elders are not 
disadvantaged. 

 
3.1.7.  Whilst there is no nationally validated means of establishing the 

proportion of the older population that may require services to 
maintain their independence it is possible to develop some indicators 
of potential demand. This uses prevalence figures for difficulties with 
tasks of personal care, domestic tasks and mobility tasks established 
in the 2001 General Household Survey and relates them to local 
populations 

 
Table 7 Percentage of male and female population experiencing 

difficulty with various tasks by age group 2001 
65 - 69 70 – 74 75 - 79 80 - 84 85+ 

Age range 
% No % No % No % No % No 

Total 

Bathing, 
showering, 
washing 
all over 

3 175 5 223 6 197 11 250 21 433 1,278 

Dressing & 
undressing 2 117 2 89 2 66 4 91 8 165 528 

Washing 
face & 
hands 

0 0 0 0 0 0 1 23 2 41 64 

Feeding 0 0 0 0 0 0 0 0 3 62 62 
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Cutting 
toenails 18 1,052 24 1,069 34 1,114 43 979 64 1,320 5,534 

Taking 
medicines 2 117 3 134 3 98 5 114 10 206 669 

At least 
one of 
above 

19 1,111 25 1,114 36 1,180 45 1,024 67 1,382 5,810 

Base 
number   5,847   4,455   3,277   2,276   2,062 17,917

(Source: Contact Consulting based on Prevalence in 2001 General Household Survey and 
2001 Census Click Licence CO2W0003323) 
 
3.1.8. In thinking about the likely level of demand for adaptations so that 

people may remain in their existing accommodation the number of 
those shown as likely to have difficulty in bathing, showering or 
washing all over is a highly significant indicator of potential need. As 
the prevalence of these problems rises with age the increasing level 
of those in Wokingham in the oldest cohorts over the next twenty 
years indicates a continuing demand for such adaptation services and 
the provision of purpose designed accommodation. 

 
3.1.9. Table eightshows similar levels of need likely to lead to a requirement 

for adaptations to existing dwellings or the provision of purposed 
designed accommodation. Of particular significance is the number of 
those having difficulty with steps and stairs. Where such a high 
proportion of the housing will be in two storey dwellings with the 
facilities divided between floors maintaining independence under 
these circumstances without adaptation will be problematic. 

 
Table 8   Older people reporting problems with mobility 2001 

65 – 69 70 – 74 75 - 79 80 - 84 85+ 
Age range 

% No % No % No % No % No 
Total 

Going out 
of doors 
and walking 
down road 

6 351 10 446 14 459 20 455 41 845 2,556 

Getting up 
and down 
stairs and 
steps 

5 292 7 312 10 328 16 364 24 495 1,791 

Getting 
around 
house (on 
the level) 

1 58 0 0 2 66 2 46 2 41 211 
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Getting to 
the toilet 1 58 1 45 1 33 1 23 31 639 798 

Getting in & 
out bed 2 117 1 45 1 33 3 68 5 103 366 

At least one 
of the 
above 

9 526 13 579 18 590 25 569 45 928 3,192 

Base 
number   5,847   4,455   3,277   2,276   2,062 17,917

(Source: Contact Consulting based on Prevalence in 2001 General Household Survey and 
2001 Census Click Licence CO2W0003323) 
 
3.1.10. The likely number of older people living in Wokingham and coping 

with a measure of dementia already exceeds one thousand. The 
projected increase in the number of people living into advanced old 
age will increase this number significantly over the next twenty years. 
At present the housing options to these people and their carers are 
extremely limited: generally to continue in their existing 
accommodation if they can and then a transfer to institutional care. 
There is an urgent requirement to provide some housing based 
models of care that will increase the available options. 

 
Table 9  Incidence of cognitive impairment 2001  

Age range Population within 
catchment area Prevalence % Number within 

catchment area 

65 – 74 10,302 2.30% 237 

75 – 84 5,553 7.20% 400 

85 + 2,062 21.90% 452 

Total 17,917   1,088 
(Source: Contact Consulting based on Ely methodology) 
 
3.1.11.  The ability to cope with a range of domestic tasks is detailed in 

Tableten. Whilst providing support to those experiencing difficulty in 
these areas of daily life will depend largely on family and informal 
carers some will require interventions of care from formal providers. 

 
Table 10 Older people experiencing difficulty with domestic tasks 

65 - 69 70 – 74 75 - 79 80 - 84 85+ 
Age range 

% No % No % No % No % No 
Total 

Shopping 5 292 9 401 14 459 21 478 41 845 2,475 

Washing & 
drying 
dishes 

1 58 2 89 3 98 3 68 9 186 500 
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Clean 
windows 
inside 

9 526 13 579 20 655 29 660 48 990 3,411 

Jobs 
involving 
climbing 

15 877 23 1,025 36 1,180 45 1,024 67 1,382 5,487 

Use vacuum 
cleaner 5 292 8 356 10 328 17 387 38 784 2,147 

Washing 
clothing by 
hand 

6 351 6 267 9 295 12 273 24 495 1,681 

Open screw 
tops 8 468 9 401 11 360 16 364 28 577 2,171 

Deal with 
personal 
affairs 

3 175 4 178 7 229 10 228 25 516 1,326 

Do practical 
activities 13 760 22 980 34 1,114 41 933 62 1,278 5,066 

At least one 
of above 23 1,345 31 1,381 46 1,507 57 1,297 77 1,588 7,118 

Base 
number   5,847   4,455   3,277   2,276   2,062 17,917

(Source: Contact Consulting based on Prevalence in 2001 General Household Survey and 
2001 Census Click Licence CO2W0003323) 
  
3.1.12. Housing circumstances will have a direct impact upon the capacity to 

maintain independence and services need to be tailored to reflect that 
profile. In particular the prevalence of owner-occupation among older 
people is having a major impact. Older owner-occupiers are less likely 
to choose a transfer into specialised rented accommodation and may 
resist a transfer to residential or nursing care because of the impact 
on the equity they have in their home. Table eleven shows that the 
level of owner-occupation in Wokingham among people over 75 years 
of age is already exceeds sixty percent and the levels among 
succeeding cohorts will push that level even higher. Among those 
over 75 years of age the level of owner-occupation is artificially 
depressed by the absence of ownership options for those who need to 
move to accommodation that offers higher levels of care. If we remove 
the numbers living in communal establishments and count only those 
living in general housing then owner-occupation rises to more than 
seventy-eight percent. 
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Table 11 Tenure by age cohort 

(Source: ONS Census 2001 Click Licence CO2W0003323) 
 
 

All Males Females 
  

50+ 50-54 55-59 60-64 65-74 75-84 85+ 50-54 55-59 60-64 65-74 75-84 85+ 

Own outright 23,795 1,396 1,676 1,925 3,874 1,653 337 1,675 2,146 2,305 4,003 2,128 677 

Own with 
mortgage or 
loan 

15,882 3,855 2,486 1,237 610 195 46 3,673 1,973 828 563 298 118 

Shared 
ownership 102 16 12 6 12 6 0 18 10 10 9 3 0 

Rented from 
council 2,648 184 155 181 332 236 57 197 173 186 413 369 165 

Other social 
rented 672 38 16 28 63 57 28 30 29 43 92 134 114 

Private 
rented 1,049 175 138 80 71 44 16 147 119 53 93 79 34 

Living rent 
free 549 54 51 41 50 40 20 39 36 31 63 86 38 

Living in a 
communal 
establishment

834 35 34 14 25 58 91 15 3 9 49 177 324 
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3.1.13. Modelling from a Department of the Environment Survey of 1994, 
applied to the population of Wokingham and the proportion of older 
homeowners provides some indication of the number of those who 
may be experiencing difficulty in maintaining their homes. This has an 
impact on their capacity to maintain independence, their mental health 
whilst remaining in a deteriorating home and the risks to which they 
may be exposed. 

 
Table 12   Numbers of older people in Wokingham likely to  

experience difficulty with a key home maintenance 
task 2001 

  Population in 
age group 

% in DoE survey 
reporting 
difficulty 

Number in 
authority by age 

group 

65-74 10,302 40% 4,121 
75+ 7,615 63% 4,797 

Of whom number 
of owner 
occupiers  

Totals 17,917   8,918 7,377 
(Source: Contact Consulting from DoE Housing Attitudes Survey 1994 & ONS mid-year 
estimates) 

 
3.1.14. The significant level of home ownership among older people in 

Wokingham has further implications for policy in that the equity they 
own in their property may provide a resource to finance alternative 
accommodation or the repair and adaptation of their existing home. 
Policies and services need to recognise and facilitate access to these 
significant resources. Table Thirteen sets out the average values 
achieved for various categories of property in June 2007. 

 
Table 13 Average house prices, Wokingham and England and 

Wales June 2007 
  Wokingham  England & Wales average 

Detached  394,507 271,530 
Semi-detached 247,104 170,952 
Terraced 207,628 141,278 
Maisonette 166,347 169,874 
All property types 285,308 181,039 

(Source: Land Registry Returns) 
 
3.1.14. We may identify two major influences upon the demand for 

accommodation and care services among older people. These will 
also serve as determinants of the acceptability of the services offered: 
the increase in the number of those in the oldest age categories and 
the overwhelming dominance of owner-occupation as the tenure 
among older people. 
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4 Summary of national context in legislation, policy  

and guidance 
 

4.1    The Policy context  
 

4.1.1.1 There is an increasing appreciation in public policy that housing 
provides the necessary underpinning for the engagement of 
older people in wider civil society and particularly as a route 
through to the kinds of choices that enhance someone's sense 
of well-being. Across Government, in the White Paper Strong 
and Prosperous Communities2, the Commissioning Framework 
for Health and Well-being3 and the Hills Report, Ends and 
Means: The Future Role of Social Housing in England4 there is 
a requirement for health, housing and social care commissioners 
to work together to enable people to play their full role as 
citizens.  

 
4.1.1.2 The best support services enhance the quality of life for citizens. 

Linked with this is the growing acceptance, underpinned by 
Equalities and Human Rights legislation, that individual’s rights 
to service should not be compromised by age, physical or 
mental disability. Whilst there will undoubtedly be major changes 
in public policy in the next five years it seems highly likely that 
promoting independence, well-being and self-determination will 
remain consistent themes.   

 
4.2  Promoting Independence for Older People 

 
4.2.1 Partly as a result of improvements on the standard of living, 

partly as a result of the shift away from traditional forms of 
employment and partly as a result of advances in medical 
science we are all living longer. Arguably we are still working 
through the wider implications of these changes and the 
changing need for housing that flows from it. What is clear is that 
there is a need to provide an environment in which older people 
can thrive and live life to the full for as long as possible – making 
a full contribution to society rather than being perceived as 
dependent on it5 

 
4.2.2 Traditionally, services for older people have often been focussed 

on a narrow range of services that are designed to deal with 
dependence or deficit rather than independence and well-being. 
In recent years there has been a recognition, enshrined in 
policy, that older age is a period in which people are as likely to 

                                                 
2 DCLG (2006) The Local Government White Paper : Strong and Prosperous Communities. SO : London.  
3 DH (2007) Commissioning Framework for Health and Well-Being. SO : London. 
4 DH (2007) Ends and Means : Future of Social Housing in England. SO : London. 
5 ADSS (2004) Public Services for Tomorrows Older Citizens : Attitudes to Ageing. 
www.adss.org.uk/publications/other/public.pdf. 
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want to be active and treated as an integral part of the 
mainstream of life.   

 
4.2.3 Quality and Choice for Older Peoples’ Housing : A Strategic 

Framework6 set out the Government’s overall housing policy for 
older people. Its stated objective was to offer everyone the 
opportunity to have a decent, affordable and appropriate home 
and so promote "social cohesion, well-being and self 
dependence''. As people become frailer, it said, there needed to 
be strategies in place to address the particular housing issues 
that arise in relation to the location and physical characteristics 
of their home, coupled with the interface with care and support.. 
There was a recognition that effective housing, allied to the right 
care, support and wider services, such as good transport and 
community safety, can be the springboard that enables older 
people to remain involved and live their lives to the full.  

 
4.2.4 In Opportunity Age7 the Government set out an overall strategy 

for addressing the needs and aspirations of an ageing 
population. Underpinning this is a belief that older people are not 
just the passive recipients of care and support but living active 
lives that are fulfilling and engaged as full members of the wider 
adult population. In housing terms, the impact of larger numbers 
of older people on housing stock is significant. The tendency for 
older people to stay in the ‘family home’ has an impact on the 
housing market as it reduces the amount of stock available to 
younger couples with dependent children. As a result there may 
be pressure to build more ‘family’ housing whereas the real need 
may be for attractive options for older people to move to and 
similar methods of encouraging equity release. 

 
4.2.5 This implies a need for accessible and adaptable housing that is 

inexpensive to run. The trouble has been that where the needs 
of older people have been recognised in policy it tends to be in 
relation to specific care or support needs. As HOPDEV8 have 
said, “there was not an approach that accepted – or indeed 
expected – that housing aspirations might be found alongside 
housing need”9. This, they argued, would need to be supported 
by the development of strategies that look at the best way of 
meeting the housing and accommodation needs of the whole of 
the older population not just those with specific care and support 
needs10.      

 
 

                                                 
6 DETR (2001) Quality and Choice for Older Peoples’ Housing : A Strategic Framework. SO : London. 
7 CM 6466 (2005) Opportunity Age : Meeting the Challenges of Ageing in the 21st Century. SO : London. 
8 HOPDEV = The joint Department of Health and Communities and Local Government 
interdepartmental group: The Housing for Older People DEVelopment group. 
9 Easterbrook, L (2005) Older Peoples’ Housing Strategies : Key Policy Drivers. Hopdev : London. 
10 Easterbrook, L (2005) Delivering Housing for an Ageing Population : Informing Housing Strategies : and Planning 
Policies. Hopdev : London.  
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4.2.6 PSA 8 aims to improve the quality of life and the ability of 
people, particularly, vulnerable older people, to live in their own 
homes where possible by requiring authorities to increase the 
proportion of older people being supported to live independently 
in their own home by 1% for each of 2007 and 2008. The Audit 
Commission report Older People – Independence and Well-
Being : The Challenge for Public Services (produced in 
partnership with Better Government for Older People) prioritises 
the holistic approach to services for older people provided by 
Extra Care Housing schemes11.  

 
4.2.7 Extra Care Housing has been seen as an important vehicle for 

meeting the changing needs and aspirations of older people. It is 
a method of service delivery that enables older people to live 
independent lives, access a broad range of services and engage 
with wider civil society. It also changes the expectations about 
the extent to which it is possible to ‘staircase’12 up or down as 
the need to access services changes in response to changing 
needs. As such it enables a new set of expectations between 
the resident, the provider and their partners13.  

 
4.3 Promoting Choice and Well-being 
 
4.3.1 The public have indicated an increasing desire to receive care at 

home or closer to home in community settings. New providers 
and the flexibility to develop new patterns of provision (working 
with current and potential users) provide an opportunity to 
deliver quality public services. There will be a need to develop 
new facilities that enable the co-location of services. Good 
quality housing - be that Lifetime Homes, specialist provision 
such as Extra Care Housing or well designed general needs 
housing - will be key to the effective implementation of 
preventative strategies and to allow people to design their own 
care pathway and exercise real choice over the type of service 
they want and where they want to receive it.     

 
4.3.2 In Choosing Health14 the focus is very much on signalling a shift 

away from support and care towards the prevention of illness 
with the ultimate aim of a more positive approach to well-being 
and engagement in civil society. Older people themselves have 
argued that independence must mean more than doing things 
for themselves but making choices and having control over 
things such as their housing, social networks and access to 
information.   

 

                                                 
11 Audit Commission (2004) Older People, Independence and Well-being : The Challenge for Pubic Servces. SO : 
London.  
12 “Staircasing” describes the process by which people may move to accommodation that provides a higher or lower 
level of support, care, or simply space and facilities.  
13 Molyneux, P and Appleton, N (2005) Supporting People with Dementia in Extra Care. CSIP Factsheet 14. 
14 DH (2004) Choosing Health : Making Healthy Choices Easier. SO : London. 
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4.3.3 Choosing Health emphasises the importance of minimising 
personal and environmental risk and the importance of well-
designed housing in achieving this. Traditional models of 
designated housing for older people may inhibit older people 
from accessing opportunities for exercise and calls for housing 
to be better designed and measures taken to make the 
neighbourhood environment safe, accessible and welcoming to 
older people have resulted in shifts in design that Extra Care 
Housing responds to well. 

 
4.3.4 Commissioning a Patient-Led NHS15 confirmed the themes of 

customer focus, engagement and localisation as key drivers for 
the NHS in the Government’s third term. In addition, it envisages 
new providers entering the health and social care market to 
provide more choice. Independence Well-being and Choice16 
envisages greater choice for users and a focus on prevention 
and independence. There will be more use of direct payments 
and the development of individual budgets. There is an intention 
to stimulate the market increase the number of providers from 
which people can choose by offering full cost recovery, 
encouraging market entry by smaller community based 
organisations and proportionate monitoring. 

 
4.4.4 The White Paper, Our Health, Our Care, Our Say17, envisaged i) 

the development of a new generation of community facilities 
where different service providers can work together (e.g. extra 
care housing schemes or community centres), ii) greater 
recognition of the importance of neighbourhoods as a locus for 
healthy lifestyles, and iii) supporting people to remain in their 
own homes and iv) planning for the health and social care 
implications of new housing developments. This presents 
opportunities for providers, and housing associations in 
particular, to develop new patterns of provision, to assist in 
improving access, to use their expertise to promote engagement 
and bring services closer to where people live.    

 
4.4.5 Certainly, a number of PCTs have seen the potential of Extra 

Care Housing schemes as a centre for a range of demand 
management exercises and as a centre for a series of 
preventative interventions targeted both at residents of the 
scheme and older people living in the locality. Partnerships for 
Older People Projects (POPPs) have been designed to promote 
new thinking in terms of prevention – especially for those who 
experience the worst inequalities – and a number of these have 
used Extra Care Housing schemes as a base for their activities. 
Extra Care Housing is playing a significant role in enabling older 

                                                 
15 DH (2005) Commissioning a Patient Led NHS. DH : London. 
16 DH (2006) Independence, Well-being and Choice. SO : London. 
17 DH (2006) Our Health, Our Care, Our Say. SO : London. 
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people to avoid emergency hospital admittance and live 
independently for longer. 

4.4.6 Where a spell in hospital is unavoidable suitably designed and 
equipped Extra Care Housing provides an appropriate enabling 
environment for intermediate care18. Extra Care Housing can be 
used for supported discharge (step down) and for prevention of 
the need for hospital admission19. The combination of an 
environment designed to promote re-ablement and staffing to 
provide temporary therapeutic inputs which facilitate self care 
and independence can be an effective intermediate resource 
between home and hospital20 providing, as it does, the thinking, 
breathing and planning space to consider options and to plan 
and prepare for the return home if that is what is decided – and 
to trial equipment.  

 
4.4.7 For people experiencing mental health problems, including 

dementia, there has been a similar emphasis on providing care 
closer to home21 and where possible early identification and 
intervention. Standard 7 in the NSF for Mental Health requires 
older people who have mental health problems to have access 
to a range of integrated mental health services as well as 
housing and housing related support services. People with 
dementia can be fully integrated in a Extra Care Housing 
scheme (especially if they acquire the dementia after becoming 
a resident) although there is a discussion about whether they 
need to be housed in designated wings or floors. What is clear is 
that Extra Care Housing with its ability to offer 24 hour cover 
provides the potential to meet the needs of people with dementia 
which less supported forms of housing cannot22. 

 
4.4.8 Recent policy statements have emphasised the importance of 

providing choice and dignity at the end of life and enabling 
people, where possible, to die in their own homes23. These see 
a danger in a over-emphasis on independence can obscure a 
full discussion of how to improve the quality of life of older 
people who are facing death24. Nonetheless, it does seem that 
the new and emerging models of housing with care, such as 
Extra Care Housing, provide an ideal environment in which to 
provide end of life care25.  

 

                                                 
18 DH (2001) National Service Framework for Older People. SO : London. 
19 DH (2003) Discharge from Hospital : Pathway, process and practice. SO : London. 
20 Shreeves, M and Appleton, N (2005) An Introduction to Extra Care Housing and Intermediate Care. CSIP 
Factsheet 11. 
21 CSIP (2005) Everybody’s Business – Integrated Mental Health Services for Older People : A Service Development 
Guide. CSIP : London. 
22 DH (2006) Extra Care Housing Fund : Application Guidance Notes 2007-2008. SO : London. 
23 DH (2006) Dignity in Care. SO : London. 
24 Seymour, J (2005) End of Life Care : Promoting comfort, choice and well-being for Older People. Policy Press : 
Bristol. 
25 Croucher, K (2006) Housing with Care for Later Life. JRF : York. 
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4.4.9 The development of large scale Extra Care Housing schemes 
has meant that a wider range of tenure options can be 
developed and a choice of community facilities can be offered. 
Such schemes also offer the opportunity to develop units to 
provide discrete services and facilities such as intermediate care 
or dementia care without disturbing the primary function of a 
home for life for the majority of tenants and lessees.   

 
4.4.10 Joint Strategic Needs Assessments will be based on a joint 

analysis of current and predicted health and well-being 
outcomes, an account of what local people want from their 
services and a view of the future and particularly predicting new 
or unmet need. As it informs the sustainable community strategy 
and local area agreements it will be crucial to ensure that 
appropriate linkages are made to older peoples’ strategies and 
that they have a real opportunity to engage in a dialogue about 
their aspirations. The Commissioning Framework for Health and 
Well-being recognises that there is a need to commission 
through a proactive approach to place shaping, show an interest 
in long-term health providing organisations and commission for 
outcomes as well as outputs.  

 
4.4.11 Putting People First: A shared vision and commitment to the 

transformation of Adult Social Care was published in December 
2007 and sets out the Government’s agenda for shaping health 
and social care. 

 
The Our health, our care, our say White Paper and statements 
in the 2007 budget report and Comprehensive Spending Review 
announcement outlined the key elements of a reformed adult 
social care system in England; a system able to respond to the 
demographic challenges presented by an ageing society and the 
rising expectations of those who depend on social care for their 
quality of life and capacity to have full and purposeful lives.  

 
Older people, disabled people and people with mental health 
problems demand equality of citizenship in every aspect of their 
lives, from housing to employment to leisure. The vast majority 
of people want to live in their own homes for as long as possible. 

 
Putting People First seeks to set out and support the 
Government’s commitment to independent living for all adults. It 
also outlines the shared aims and values, which will guide the 
transformation of adult social care. It is unique in establishing a 
collaborative approach between central and local Government, 
the sector’s professional leadership, providers and the regulator. 
It seeks to be the first public service reform programme which is 
co-produced, co-developed, co-evaluated and recognises that 
real change will only be achieved through the participation of 
users and carers at every stage. It recognises that sustainable 
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and meaningful change depends significantly on our capacity to 
empower people who use services and to win the hearts and 
minds of all stakeholders’, especially front line staff. Local 
government will need to spend some existing resources 
differently and the Government will provide specific funding to 
support system-wide transformation through the Social Care 
Reform Grant, in line with agreements on new burdens. 

 
Ultimately, every locality should seek to have a single 
community based support system focussed on the health and 
wellbeing of the local population. Binding together local 
Government, primary care, community based health provision, 
public health, social care and the wider issues of housing, 
employment, benefits advice and education/training. This will not 
require structural changes, but organisations coming together to 
re-design local systems around the needs of citizens. The new 
local performance framework, which covers the delivery of all 
services by local government working alone or in partnership, 
will help to create an improved approach to local partnership, 
enabling local authorities and partners to work together to lead 
their area and better meet the public’s needs. 

 
The transformation of adult social care will be delivered through 
the new performance framework, and will draw on new 
mechanisms within the framework, such as the new statutory 
requirement on local authorities and PCTs to undertake a Joint 
Strategic Needs Assessment, to ensure that the transformation 
process really delivers on the challenges for each local area. In 
future organisations will be expected to put citizens at the heart 
of a reformed system. Incentives will include the new focus of 
the local performance framework, guidance on commissioning 
for health and wellbeing, Human Rights legislation, and any 
international obligations such as the new UN Convention on the 
Rights of Persons with Disabilities. 

 
  

4.5 Providing the Infrastructure 
 
4.5.1 The overall objective of central government policy is to ensure 

that  peoples' ability to live independently is not constrained by 
virtue of the construction, layout and design of peoples' homes. 
The Housing Green Paper26 recognises that 48% of the growth 
in new households between now and 2024 will comprise older 
people and that a substantial majority of new households in 
many regions will be over 65. This means that new housing (and 
its surrounding infrastructure) needs to reflect this change. 
Houses need to be easily accessible and supported by the right 
infrastructure, so that people have access to health, housing, 

                                                 
26CLG (2007) Homes for the Future : More Affordable, More Sustainable. SO : London. 
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transport and care services. This will be supported by the 
requirement for Regional Spatial Strategies and Local 
Development Frameworks to consider demographic trends in 
terms of the housing requirements of older people. This will 
include the development of more attractive options to downsize 
for older people currently living in larger homes that are difficult 
for them to manage.  

 
4.5.2 There is also a recognition that older people will particularly 

benefit from better quality development. By promoting Lifetime 
Homes, by improving thermal comfort, by ensuring that new 
homes are carbon neutral (by 2016), and by making efforts to 
ensure that the architecture helps to prevent falls they believe 
they will improve the quality of life for all members of the 
community, as well as improving the environment, creating safer 
and stronger communities and reduce the Nation's carbon 
footprint.  

 
4.5.3 The Green Paper stresses that new settlements should be 

attractive places with good quality neighbourhoods and green 
public spaces that help create healthy communities. Key to this 
is the provision of a good local infrastructure – transport, schools 
and healthcare facilities. A new homes agency will work with 
local authorities to support them in their place-shaping role, 
including how local authority and other disused land can be used 
to create a better living environment for local people.  
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5 Summary of local context in review of policies, 

strategies, reports, reviews and initiatives 
 
 
5.1. 1 Since 2002, when Wokingham carried out a review of its own sheltered 

housing and established principles for future directions, a substantial 
amount of policy work has been done in the areas that connect with 
housing for older people. 

 
5.1.2.  Crucial to understanding the local policy context for the development of 

an older person’s housing strategy is the document “A Vision for Older 
Peoples Services in Wokingham District”, published in November 2004. 
Among its key messages are: 

 
Older people will become an increasingly large and influential group 
within the Wokingham District in coming years, and they will deserve 
and expect a high quality of life and of support as they - and we - all 
grow older.   

 
5.1,3.  The document sets out a clear set of values and principles: 
 

“the following important principles  will guide all our work  with and for 
older people:  
 

1. Promoting healthy & independent lifestyles 
2. Promoting social inclusion and community locality services 
3. Participation and contribution from older people and their carers 
4. Partnerships between all parties 
5. Person-centred approach for services 
6. Paying attention to diverse cultural backgrounds and the needs 

of minority groups 
7. Publication and promotion of excellent and accessible 

information 
8. Preferred choices and outcomes for older people 
9. Places to live locally in safe and supportive surroundings, 

including opportunities for the high proportion of owner-
occupiers   

10. Prevention of accidents, ill-health, & unnecessary hospital stays 
11.Continuous development of services in response to needs of the 

           older population” 
 
5.1.4. The expected outcomes are also set down very clearly: 
 

“In practice, if our values & principles are in place, this will mean that older 
people can: 
 

1. Stay in their own homes as long as they wish 
2. Make their own decisions and be supported in carrying them out 
3. Be safe and secure, protected from abuse 
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4. Maintain contact with family and friends 
5. Manage their own money 
6. Know how to access services and community facilities 
7. Only be assessed, and have to give personal information, once  
8. Choose what support they have, how and when 
9. Have services which are sensitive to their cultural and religious  
      needs 
10. Have their home maintained to a good standard 
11. Stay healthy into ripe old age 
12. Get good healthcare when they need it 
13. Be treated with dignity and respect 
14. Be able to do things of their choice, at their own pace 
15. Find it easy to feed back and influence how their services work  
16. Have a say in how services are developed 
17. Have choice and control at the end of their lives” 

 
5.1.5.  In 2005 carrying forward the principles set out in the Strategy and 

endeavouring to ensure that the direction set out in the Strategy was 
pursued was part of the responsibility of the Wokingham Champion for 
Older People. Although this role no longer exists the responsibility is 
now clearly recognised within the corporate commitments of the local 
authority. 

 
5.1.6. The Wokingham Housing Strategy 2005 - 2008 “Promoting Quality and 

Choice” clearly identifies the consequences of failing to carry these 
principles through to the housing sphere when it asks: 

       “What will happen if we do not encourage self-reliance and independent 
living? 

 
1. Vulnerable local residents will continue to live in institutional     
 settings which do not enable them to live independent lives 
2.  The need for expensive care services will be higher and less 
 effective if delivered in an unsuitable environment 
3.  There will be unnecessary admissions to hospital and residential 
 care 
4. We will continue to see instances of repeat homelessness 
 arising particularly for our most vulnerable residents.” 

 
5.1.7. The Strategy also notes achievements in moving toward a new pattern     

and aspirations for the future: 
 

“We have also implemented a ‘housing with care’ scheme at Arnett 
Avenue. The scheme has transformed a part-residential, part-sheltered 
housing project, into sheltered housing with care provided by an RSL 
partner, Fernhill Care. The ethos of the project is to encourage more 
independent living and it has been an unqualified success. This 
success is now being enhanced with the launch of an extra care 
housing policy, which has built on a review of our own sheltered 
housing stock completed in 2002. Through this policy we are seeking to 
develop an older persons accommodation strategy, which will include a 
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broader range of extra care housing within the District as a cost 
effective, higher quality alternative to traditional models of residential 
care. Initial discussions with current tenants of sheltered housing have 
indicated that such developments will be welcomed.” 

 
5.1.8. The Wokingham Community Strategy, led by the local strategic 

partnership, sets out the overall community vision and ambitions. There 
is a Health & Social Care Partnership arrangement across West of 
Berkshire, comprising the 3 localities, Wokingham, Reading and 
Newbury/West Berkshire, plus the Acute Hospital Trust, Berkshire 
Healthcare (Mental Health) Trust, and Ambulance Trust.   

 
5.1.9 The first Community Strategy for Wokingham Borough was published in 

2002 as a 10-year vision for the continuing success of the Borough as 
an excellent place to live and work. This document is currently being 
revised by all the partners  to incorporate local priorities identified in the 
3-year Local Area Agreement - LAA - for Wokingham Borough between 
local partners and central government, which runs to March 2009. An 
LAA is a three year agreement, based on local Sustainable Community 
Strategies, that sets out the priorities for Wokingham Borough.  

 
The agreement is made between Central Government  and Wokingham 
Borough. Within the LAA there are specific targets where the agency / 
organisation responsible for delivering them has signed up to delivering 
greater than expected improvements in performance over a 3-year 
period. If this is achieved, the Government will pay a significant amount 
of reward grant. The Wokingham District Strategic Partnership played a 
key role in agreeing the priorities to be included in the current LAA.    

  
Central government policy is taken through the Communities and Local 
Government Department, whose vision is of prosperous and cohesive 
communities, offering a safe, healthy and sustainable environment for 
all.  

  
The Community Strategy sets out 4 Community Ambitions to ensure 
the sustained vitality and viability of the Borough:  
• Balancing economic prosperity with a sustainable quality of life  

• Being a healthy and well-educated community  

• Supporting and caring for people who need help  

• Being a community where everyone feels safe, welcome and 
respected. 

The Partnership is in the process of reviewing and refreshing these 
Community Ambitions. The aim of the refresh is to update the priorities 
within each ambition.    

 
5.1.10.The Supporting People programme has a major impact upon 

specialised housing for older people and upon the development of 
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other services, such as the Home Improvement Agency. The influence 
of Supporting People is perhaps most to be seen in the review process 
through which funding priorities within the District are set. The 
Wokingham District Supporting People Programme 5 year strategy 
2005 – 2010 notes: 

 
“We have not yet reviewed all our older people services.  These 
reviews are scheduled for 05 and 06.  Therefore it is difficult to 
ascertain a great deal of information as to whether these services are 
appropriately funded…….We know that our services need to be more 
flexible and cover cross tenure”. 

 
5.1.11.The Best Value Review of Older People’s Services undertaken jointly 

by Wokingham District Council and Wokingham PCT between April and 
July 2002 recognised that the question “What is the role of housing in 
the service?” had not in the past been adequately addressed. Its 
relevance to issues identified within the Review, such as the rising and 
unsustainable cost of Nursing Home placements, was clearly 
recognised.  

 
5.1.12.Access to health services is clearly a key issue in maintaining people in 

their own homes and proposed changes in the delivery of Primary Care 
services will have a significant impact. The Future Health of 
Wokingham, Workingham PCT Strategy for the next five years sets out 
plans for locality working: 

 
“The increasing complexity and interdependency of primary healthcare 
professionals will require collaboration beyond the individual primary 
healthcare teams at the level of the locality.” The PCT has set out 
proposals for locality working which have been consulted upon and the 
proposals will be re-shaped in the light of that consultation. 
 
The localities might have a spread of between 45,000 and 55,000 
patients.  They will provide opportunity for: 
 

• Team working.  For example, community nursing will be grouped 
around localities to ensure emergency and out of hours cover. 

 
• Services.  For example, provision of services valuable to primary 

care such as counselling and physiotherapy would be much 
more efficiently provided on a locality basis along with primary 
care mental health facilitators. 

 
• Specialist services in primary care.  For example, GPs and 

others with special interests and expertise will provide services 
for their colleagues within the locality where greater expertise or 
specialist equipment is needed. 

 
• Allocation of resources according to the need of the locality.  

This is likely to mean that number of community nurses and 
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primary care budgets, including prescribing, will be allocated to 
each locality.” 

 
5.1.13.In relation to meeting mental health needs the Wokingham PCT and 

Wokingham District Council investment strategy for older people with 
mental health needs recognises the crucial role of accommodation of 
various kinds and of housing related services, they note: 

 
“1. Intermediate Care  

 
This integrated health and social care service now provides a single 
point of access to all intermediate care services in Wokingham. An 
RMN post and two care worker posts have been developed, funded by 
WDC, to enable older people with mental health problems to be 
included in the service. 

 
2. Residential/Nursing Homes 

 
Suffolk Lodge, a WDC residential home, has a 7 bed unit for people 
with dementia with consideration being given to the conversion of two 
further units.  

 
An 8 bed EMH unit is currently being developed by WDC, in an existing 
older persons facility at Fosters Elderly Person’s Home.  

 
The funding of private residential places for EMH has been difficult 
given the premium on prices for this client group. WDC has agreed to 
pay £40 a week above the Frail Elderly (FE) price for EMH residential 
places. 

 
Similarly WDC EMH Nursing home placements attract a £84 a week 
supplement to the FE price. WDC has a block contract for 3 beds and 
spot purchases others.  

 
The majority of EMH nursing home placements are now 100% health 
funded through PCT continuing care funding. WDC continue to provide 
care management for all individuals needing a placement in a nursing 
home whether funded by WDC or PCT. 

 
 

3. Home Improvement Agency    
 

A new agency for Wokingham district is funded from this financial year 
and is in the process of being set up.27 This was provided by Anchor, 
alongside their existing service to Reading. It is a generic service, 
which will be available to older people with mental health problems and 

                                                 
27 The developments mentioned herein the 2005 Strategy proved to be abortive and a new 
service has now been jointly commissioned from another provider by Wokingham, West 
Berkshire and Reading Borough. See paragraph 6.2.2 below. 
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their carers, to advise, assist access to home improvements of any 
sort, including maintenance, security and assistive technology. 

 
4. Handyperson Scheme 

 
 The original PDF finding for this scheme has been picked up by 
 WDC. The scheme is available to all older people, to provide 
 simple home adaptations and safety measures.” 
 

 
5.1.14 Major re-modelling, re-provision or new build of specialised 

accommodation for older people will all raise issues around planning 
and land use. The Wokingham District Local Plan adopted by the 
Council on 11 March 2004 sets out the authority’s land use planning 
policies until 2006.  A key aim of the Plan is for development to meet the 
needs of the whole community in a form that is sustainable (Policy 
WOS1).  Housing development should be concentrated in the district’s 
towns and villages ideally close to the facilities and services available.  
This will help minimize the need to travel by private car (Policies WH1 
and WH2). 

 
5.1.15 The Council’s land use policies reflect Government advice in Planning  

Policy Guidance note 3 (PPG3) “Housing”. The Government guidance 
emphasises the need to provide housing for the whole community in a 
range of tenures. 

 
5.1.16 The Council has started work on producing its land use planning  

strategy to guide development in the district between 2006 and 2021. 
The consultation process in relation to this strategy will be complete by 
June 2006 and the strategy submitted to the Secretary of State in July 
2006.28 

 
5.1.17 A Home from Hospital scheme to be operated by Age Concern has  
           been agreed and is now in preparation.

                                                 
28 The national timetable for this process has slipped and the process is still underway. 
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6  Current service provision 
 

6.1. 1.  The local authority itself provides a substantial amount of conventional 
sheltered housing for rent, details of which are set out in Table 
thirteen. The majority of this accommodation is in single bedroom flats 
although some is in bedsittingrooms. Much of the accommodation is 
old and some of the design limitations are more evident as the tenant 
population grows older. Most provide limited facilities for the delivery 
of care or for the delivery of cultural, educational and leisure 
programmes that will provide tenants with a rich pattern of life. As the 
tenant population ages increasing frailty makes it more difficult for 
tenants to find opportunities for cultural, educational and leisure 
pursuits outside the scheme. Investment of some level will be needed 
in every scheme, with re-provision over time being the most cost 
effective and satisfactory option in most cases. Since completion of 
the Strategy in 2005 Crescent House has been de-commissi9ned and 
the total units of sheltered housing for rent provided by the Authority 
reduced by forty-three units. The site is identified for development for 
Extra Care Housing and Housing for people with dementia. 

 
Table 13 Provision of sheltered housing in Wokingham by the local  
  Authority in 200529 
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One bed 
flats 37  28 23 28  44 21 15 6 202 

One bed 
bungalows      10     10 

Bedsits      9   6+8 37 60 

Two bed 
flats 

 14         14 

Two bed 
bungalows 

 
10 8      1  19 

TOTAL  305 
(Source: Review of Sheltered Housing, Wokingham UA) 
 
6.1.2.  In addition to its conventional rented sheltered housing schemes the 

local authority has provided an enhanced form of sheltered housing at 
Cockayne Court where the tenants of twenty-four flats are provided 
with an enhanced service and the potential has been identified for the 

                                                 
29 Crescent House, listed above is now de-commissioned in preparation for re-provision on 
that site. 
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service to be extended to a number of the neighbouring bungalows in 
Arnett Avenue.30  

 

Table 14 Provision of enhanced sheltered housing in Wokingham  

Name of scheme Operator Number of 
units 

Cockayne Court Wokingham UA 24 
Kennet Court (Very 
Sheltered scheme) Retirement Security Ltd 44 

Total  68 
 
6.1.3 The Cinema and Television Benevolent Fund has carried out 

development of their provision at Glebelands to provide thirty-eight 
units described as Extra Care, of which seven are provided as 
affordable housing. Whilst the facilities do not, in all respects, meet 
the requirements for Extra Care Housing set out in the Wokingham 
Matrix of definitions included at page 49 and following of this 
document they have been counted as Extra care for the purposes of 
describing current supply at June 2008. 

 
6.1.4. The stock of sheltered housing for rent provided by Registered Social 

Landlords and Charitable bodies in Wokingham exhibits many of the 
characteristics of the Authority’s own stock and providers face many 
of the same challenges. 

Table 15 Provision of rented sheltered housing in Wokingham by 
Registered Social Landlords and charitable bodies 

Name of scheme Operator Number of 
units 

Cedar Place Woodley Poor's Lands Charities 18 
Douglas Court A2 Housing Group 40 
Rowan Court A2 Housing Group 32 
Sutton Court (1) James Butcher Housing Association Ltd 20 
Sutton Court (2) James Butcher Housing Association Ltd 70 
The Chestnuts James Butcher Housing Association Ltd 46 
Westende Almshouses Wokingham United Charities 27 
Woodclyffe Almshouses Woodclyffe Almshouse Trust 8 
Treacher Court Hanover Housing Association 8 
Hanover Gardens Hanover Housing Association 5 

                                                 
30 Work undertaken since the publication of the strategy in August 2005 has led to the 
provision of care services being brought back “in house”, changes in the pattern of service in 
the scheme and the associated day centre have made Cockayne Court more robust in 
responding to the needs of frail older people, especially those living with dementia. This in 
turn has allowed for a greater focus in the allocation of people to this scheme. 
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Elizabeth Court Wargrave-on-Thames Housing 
Association 47 

Howth Drive Housing Association to be confirmed – 
Completion July 2008 6 

Totals   327 
(Source: Elderly Accommodation Counsel database) 
 
 
6.1.5.  In 2005 the provision of sheltered housing for purchase on a 

leasehold basis was much more limited and demonstrated the 
relatively limited options available to home owners who wished to 
transfer to specialised accommodation in old age. Table 16 gives the 
details of the accommodation in 2005.  

Table 16 Provision of leasehold sheltered housing in Wokingham in 
2005 

Name of scheme Operator Number of 
units 

Acorn Drive Home 128 
Chestnut Grange Peverel Management Services 33 
Haydon Court Peverel Management Services 32 
Magnolia Court Peverel Management Services 34 
Old Silk Mill Broadleaf Management Services Ltd 44 
Stevens Court Peverel Management Services 40 
Swallowfield Park (Licence 
(returnable deposit)) Swallowfield Park Management Ltd 27 

Thamesfield Thamesfield 39 
Thamesfield Village Retirement Villages Ltd 35 
Willow Court Housing 21 28 
Woodbury Court Broadleaf Management Services Ltd 12 
Total   452 

(Source: Elderly Accommodation Counsel database) 
 
6.1.6 Table 16A sets out the situation in relation to leasehold sheltered 

housing in 2008 showing a significant increase in provision, in line with 
the Strategy of August 2005.  

Table 16A Provision of leasehold sheltered housing in Wokingham in 
2008  

Name of scheme Operator Number of 
units 

Acorn Drive Home 128 
Chestnut Grange Peverel Management Services 33 
Haydon Court Peverel Management Services 32 
Magnolia Court Peverel Management Services 34 
Old Silk Mill Broadleaf Management Services Ltd 44 
Stevens Court Peverel Management Services 40 
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Swallowfield Park (Licence 
(returnable deposit)) Swallowfield Park Management Ltd 27 

Thamesfield Thamesfield 39 
Thamesfield Village Retirement Villages Ltd 35 
Willow Court Housing 21 28 
Woodbury Court Broadleaf Management Services Ltd 12 
Imperial Court Millgate Homes 32 
Douglas Bader Court McCarthy and Stone 53 
Stevens Court McCarthy and Stone 35 
Chestnut Grange David Wilson Retirement Homes 44 
Total   616 

 
6.1.7 Since the publication of the Strategy in August 2005 a modest amount 

of sheltered housing has been developed on the basis of shared 
ownership and Table 16B details that. 

Table 16B Provision of shared equity sheltered housing in Wokingham  

Name of scheme Operator Number of 
units 

Imperial Court Millgate Homes 
10 

(75% 
shares) 

Howth Drive Housing Association (to be confirmed)
Completion July 2008 

11 
(50% 

shares) 
Total   21 

 
 
6.1.8.  Table seventeen summarises the provision of sheltered housing and 

enhanced sheltered housing in Wokingham by sector and tenure in 
2005. 

 
Table 17 Summary of Sheltered Housing available to older 

people in Wokingham 2005 
 Local Authority  

rented 
Voluntary 

sector  rented Leasehold Totals 

Category Two 
sheltered 305 327 452 1,0184 

Enhanced 
sheltered  24   44 68 

Total 1,152 
(Source: Contact Consulting, Elderly Accommodation Counsel database) 
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6.1.9 Table 17A sets out the position in 2008, demonstrating growth has 
been in the voluntary and commercial sectors both for rented and 
leasehold sheltered housing. 

 
Table 17A Summary of Sheltered Housing available to older 

people in Wokingham 2008 
 Local 

Authority  
rented 

Voluntary 
sector  
rented 

Leasehold 
Shared 

Ownership Totals 

Category 
Two 
sheltered 

262 327 616 
 

21 1,226 

Enhanced 
sheltered  24   44 

 
68 

Total  1,294 
 
6.1.10.  There is, as yet, no provision in Wokingham that meets the definition 

of Extra Care housing adopted by the Authority. The Re-Provision 
currently under development on the site of the former sheltered 
housing scheme at Crescent House will provide around fifty units of 
Extra Care and, within a sub-unit on the same site, ten units of 
housing for people with dementia. 

 
6.1.11 Table Eighteen sets out the number of places in registered care 

homes offering personal care and registered care homes offering 
nursing care. Among the latter an unspecified number of places are 
offered to older people with mental infirmities. 

Table 18 Nursing Home and Residential Care Home places for 
older people  

  Places 

Local Authority 72 Registered Care 
Home offering 
personal care Voluntary  and Private Sector 243 

Registered Care 
Home offering 
Nursing Care 

 444 

(Source: Contact Consulting drawing on Elderly Accommodation Counsel database) 
 
6.1.12.  When this data is put together in table nineteen it provides a basis for 

comparison with the average levels of provision for the country as a 
whole, as set out in table twenty. 
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Table 19 Provision of place for older people in Wokingham in 
2005 

 

Number of 
units/places 

Per 1,000 of 
the population 
65 years and 

over 

Per 1,000 of 
the population 
75 years and 

over 

Per 1,000 of 
the population 
85 years and 

over 

Sheltered and 
Very Sheltered 
housing 

1,084 60.5 142.3 525.7 

Residential 
Care places 315 17.6 41.4 152.8 

 
Nursing places 
 

444 24.8 58.3 215.3 

(Source: Contact Consulting 
 
6.1.13 Table 19A restates the ratios in the light of changes in levels of 

provision identified above.  
 
Table 19A Provision of place for older people in Wokingham in 

2008 
 

Number of 
units/places 

Per 1,000 of 
the population 
65 years and 

over 

Per 1,000 of 
the population 
75 years and 

over 

Per 1,000 of 
the population 
85 years and 

over 

Sheltered and 
Very Sheltered 
housing 

1,294 72.2 169.9 627.5 

Residential 
Care places 315 17.6 41.4 152.8 

 
Nursing places 
 

444 24.8 58.3 215.3 

(Source: Contact Consulting 
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Table 20 Provision of places for older people in England 
 

Number of 
units/places 

Per 1,000 of 
the population 
65 years and 

over 

Per 1,000 of 
the population 
75 years and 

over 

Per 1,000 of 
the population 
85 years and 

over 

Sheltered and 
Very Sheltered 
housing 

516,524 65.8 136.2 490.7 

Residential 
Care places 288,750 36.8 76.1 274.3 

Nursing Home 
places 157,500 20.1 41.5 149.6 

(Source: Contact Consulting, based on PSSRU for the Royal Commission on Long Term 
Care and ONS projections) 

 
6.1.14  By these comparisons Wokingham in 2005 was under provided with 

Residential Care places but relatively generously provided with 
sheltered housing and Nursing Home places. The position in relation 
to Registered Care homes, both those offering personal care and 
those offering nursing care, the situation remains much the same. The 
provision of sheltered housing has become even more generous but 
in part this is accounted for by the increasing availability of retirement 
housing on  a leasehold basis. 

 
6.2  Meeting the needs of people in general housing 
 
6.2.1  Although the future of specialised housing for older people is of great  

concern we do not lose sight of the fact that the majority of older 
people in Wokingham live in general housing, most of them as owner-
occupiers. In the past services to support older people in these 
settings have been under developed. This was evidenced a by 
Supporting People  needs analysis exercise in summer of 2006, from 
this exercise the need for tenure neutral floating support services for 
Older People was identified. This service was commissioned in May 
2007 as part of a wider floating support service with two FTE support 
workers dedicated to supporting elderly residents 

 
6.2.2.  Home Improvement Agencies will support older home owners in 

establishing the nature of the work that may be needed to repair, 
improve or adapt their home31. They will assist in preparing 
specification of work, identifying reliable builders, evaluating tenders, 
supervising work and dealing with any problems. They will also advise 
and assist in seeking funding for the work. This may be by application 
for a Disabled Facilities Grant or by guiding them through the 
procedures that will allow them to raise a loan, or by advising on the 
use of their own resources. The project will also offer general advice 

                                                 
31 There is a large literature on these schemes but see Leather & Mackintosh Maintaining 
Home Ownership  the agency approach, Longman, 1992 
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and reassurance to the older person and act as a focus for 
communication and liaison between the home owner and the various 
professionals and organisations involved.  

 
6.2.3. Wokingham Borough Council together with Reading Borough Council 

and West Berkshire Council commissioned an HIA with Ridgeway Care 
and Repair in Oct 2007, this service has locally based housing 
caseworkers with central technical support and an Adaptations service. 

 
6.2.4.  Handyperson schemes are often operated as an adjunct to a Home  

Improvement Agency and may provide a variety of services32. The 
foundation for most such services will be a tradesman with a van who 
can provide a flexible and relatively inexpensive response to 
requirements for small repairs. Some services specialise in safety and 
security, providing new door and window locks, door chains and door 
viewers, smoke alarms and similar equipment. This is often 
accompanied by an inspection to identify and rectify other hazards in 
the home such as overloaded electrical outlets, tripping hazards and so 
on. Wokingham Borough Council recognised the importance of the 
Handyperson service and doubled its capacity by commissioning a 
further Handyperson in December 2006. 

 
6.2.5 Wokingham Borough Council is exploring how Assistive Technology 

can assist people to maintain their independence, to facilitate this we 
appointed a jointly funded specialist Assistive Technology Occupational 
Therapist in 2007. 

 
 

                                                 
32 Appleton N Handyperson schemes – making them work, 1996 
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7 What are the requirements of a new pattern? 
 
 
7.1   General trends 
 
7.1.1 The new pattern of accommodation for older people in Wokingham 

needs to take account of a range of factors that will influence both the 
need for accommodation but also what will be acceptable to older 
people in the future. These include: 

 
1. The majority of older people will live until the very end of their lives in 

general housing and may need adaptations and other forms of help 
and advice to cope with their homes. 

 
2. An increasing proportion of older people are homeowners (see table 11 

in section 3 for details of the pattern in Wokingham) and they will be 
reluctant to transfer into rented accommodation in old age and see the 
value of the equity they have in their homes eroded. 

 
3. Much specialised accommodation is in sheltered housing, some of 

which is now quite old, lacks the space standards and facilities that are 
now accepted as normal. 

 
4. The average age of those living in such accommodation has moved 

upwards very rapidly in the last two decades, bringing higher levels of 
need for support than the design of these buildings readily allows. 

 
5. Some sheltered schemes have seen the retreat of amenities, such as 

shops, access to doctors and pharmacy, proximity to public transport, 
disappear making independent life for their residents more difficult. 

 
6. New models of enhanced and extra care housing have emerged, 

offering not only the possibility of supporting higher levels of 
dependency but also an environment for a lively and active old age. 

 
7. Local authority residential care provision is generally housed in 

buildings that are now showing the limitations of their design concepts, 
even when the fabric is in good condition. Whilst dedicated staff add 
enormous value to the lives of those who live in such homes the 
pattern is inherently institutional. Local authorities have generally found 
the continuation of the direct provision of such homes by them to not be 
feasible. 

 
8. In the private sector the provision of traditional residential care in 

relatively small units is financially precarious and many providers 
continue to leave the market. 

 
9. Whilst the nursing home sector continues to provide a context for the 

care of the more physically dependent and mentally confused older 

224



An Update of the Strategy for Housing for Older People in Wokingham-Jun 08 

 
 

45

people the steadily rising cost makes it imperative that other solutions 
are explored. 

 
10. The significant growth of the oldest section of the older population 

brings with it marked increases in the number of those with dementias 
and other forms of cognitive impairment. For them there is a desire to 
provide something more than the alternative of being cared for at home 
or going straight into a nursing home. Whilst the support of older 
people with such conditions in sheltered housing is sometimes difficult 
there are housing based models, often involving the use of new 
technology to manage risk, where a good quality of life can be 
achieved. 

 
11. Expectations among older people will continue to increase, both in 

relation to their physical surroundings and access to facilities but also 
their right to be consulted and to participate in decisions that affect their 
lives. 

 
7.2   Local considerations 
 
7.2.1 In the preparation of this strategy we consulted with wide range of  

professional stakeholders and directly with the older people of 
Wokingham, through a questionnaire. 

 
7.2.2. Many of the concerns of stakeholders among officers of the Authority 

were about the inter-connection of different areas of responsibility 
within the Council and with partner organisations. We have responded 
to some of those concerns through the preparation of a corporate 
checklist, included in appendix d, so that all concerned may be aware 
of the questions and issues that arise for colleagues when new 
initiatives are proposed. 

 
7.2.3 Other professional concerns were around the participation of those staff  

likely to be most closely involved, particularly sheltered housing officers 
and those working in the provision of home care services. The 
consultation and implementation phase of the strategy will continue the 
opportunities provided in the development of the strategy to date for the 
input of these important groups of staff. 

 
7.2.4. Staff also drew attention to the needs of people with functional mental  

illnesses in old age, those with dementia, those ageing with a learning 
disability and those experiencing sight or hearing loss. We believe that 
in the design of both accommodation and services the needs of these 
groups can be more adequately met. As new provision or major 
refurbishment of existing accommodation is considered on a scheme 
by scheme basis opportunities will arise to incorporate features that will 
meet the requirements of older people with a wide range of needs. 

 
7.2.5. The provision of specialised accommodation can also contribute to the  
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support of Intermediate Care and rehabilitation services and this 
requirement needs also to be borne in mind as individual schemes or 
new build or refurbishment are proposed. 

 
7.2.6. Among the general population of older people in Wokingham the  

majority of those who responded to our consultation were living in 
general housing of whom 84% were living as home owners without a 
mortgage. Asked about the features of their current housing that they 
found attractive a high proportion mentioned their location and the 
characteristics of the house itself, or the garden. Access to shops and 
other local amenities and the nearness of friends and family also 
featured highly. 

 
7.2.7. When asked about the things that might jeopardise their ability to  

remain where they were around a quarter mentioned the size of the 
garden and a similar proportion mentioned possible problems with the 
repair and upkeep of the house. About the same number mentioned 
health issues whilst a slightly smaller number mentioned financial 
concerns. The loss of the ability to drive and concerns for poor public 
transport were clearly linked in the minds of some as they considered 
their future access to shops and other amenities. 

 
7.2.8. When considering other forms of housing the great majority had heard 

of sheltered housing. Sheltered housing with a resident manager was 
the best known with 93% of respondents saying they had heard of it. 
Extra Care housing was, unsurprisingly the least well known but 43% 
did indicate that they had heard of it. 

 
7.2.9. In spite of this level of knowledge only 15% indicated that sheltered 

housing with a manager would be their preference for housing in 
retirement. Rather more, 23% would opt for retirement apartments. The 
great majority: 66% would prefer to be in general housing. When 
pressed to choose an alternative if remaining in general housing were 
no longer viable 42% chose retirement apartments and 37% sheltered 
housing with a manager. Only 5% opted for life in a residential care 
home and just 2% for a nursing home. 

 
7.2.10.72% of residents would prefer to make such a change, if it became 

necessary, on the basis of ownership rather than as a tenant. 
 
7.2.11.When asked to identify the factors they thought would force them to a 

change around 50% cited reasons connected with their health. Other 
key factors mentioned were bereavement, inability to cope with existing 
accommodation, fears about security or financial considerations. 

 
7.2.12.In choosing a new location around 40% cited location as a key 

consideration with around a third citing the attractiveness of the 
accommodation and its gardens. Other prominent considerations were 
proximity to family and friends, costs, local amenities and the degree of 
help and care available. 
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7.2.13.Asked for any further factors respondents mentioned, in descending 

order: the adequacy of health services, the availability of public 
transport, the size of the accommodation, closeness to family and 
friends and care services. 58% mentioned a desire to avoid 
concentrations of older people!
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8 Outline of an intended pattern of accommodation 
and care 

 
 
8.1.1. We envisage a future in which the services for older people living in 

general housing will become more comprehensive and connected, 
offering information, advice and practical support in managing the 
home and maintaining an independent life within it.  

 
8.1.2. We see a probable reduction in conventional sheltered housing to rent, 

through the withdrawal of the older or less attractive stock, together 
with an overall reduction in traditional residential care in both public and 
private sectors.  

 
8.1.3. We expect that these developments will be more than balanced by the 

development of extra care housing and housing based provision for 
people with dementia, alongside the enhancement of some existing 
sheltered stock.  

 
8.1.4. We see all of these models being offered on the basis of a range of 

tenures from renting, through shared ownership to outright sale.  
 
8.1.5. We look for this range of accommodation options being supported by a 

matching range of care and support services that allow people to delay 
or eliminate moves into more specialised accommodation: fulfilling the 
aspiration of most older people that they should stay in their existing 
home for as long as possible. 

 
 
8.2   Achieving some shared definitions 
 
8.2.1. One of the difficulties encountered by those working in the area of 

accommodation for older people is the lack of nationally agreed 
definitions. This is most evident in the emerging field of Extra Care 
Housing where different commissioners and providers have widely 
disparate assumptions about what this will comprise. In seeking to 
describe a new pattern of accommodation for older people some 
degree of precision is required if misunderstanding is to be avoided. 

 
8.2.2. Some measure of diversity is desirable and some elements that we 

might see as desirable may be difficult to achieve in all settings. We 
therefore propose a matrix that sets out what, in Wokingham, will be 
regarded as the essential and desirable characteristics of the various 
categories of accommodation that we see as making up the range of 
options for older people here. 

 
8.2.3. The matrix seeks to identify the key characteristics of the people for 

whom we would expect each category of accommodation to be 
suitable. From that it goes on to identify the design and facility features 
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and the pattern of service that we would recognise as required to 
respond to the needs and expectations of that population. 

 
8.2.4. It is our hope that this will help partner organisations, such as housing 

and care providers, and older people considering their future 
accommodation options, to have some idea of what is meant by the 
various titles for accommodation that we use. It is intended that all 
categories of accommodation should be available to people who 
currently occupy their home either as a tenant or as an owner and that 
a proportion of accommodation in each category would be offered for 
rent, for out-right sale or on the basis of shared ownership. 

 
Figure B Toward definitions for older people’s housing - the 

Wokingham Matrix 
Housing Type Characteristics 

of population 
Design and facility 
requirements 

Services 

Essential Independent 
population 
 

Self contained 
accessible 
accommodation. 
A sustainable 
location in terms of 
access to local 
amenities and 
services. 

Community 
Alarm 

Retirement 
accommodation 

Desirable  
 
 

Built to meet 
lifetime homes 
standards. 
Guest room with a 
range of facilities 
Providing two 
bedrooms in each 
unit. 

Visiting warden 
service on 
demand 

Conventional 
Sheltered 
Housing 

Essential Independent 
population 
 
 

En suite private 
accommodation 
Communal facilities 
High standard of 
accessibility internal 
and external 
Guest room with a 
range of facilities 

Facilitated 
access to care 
services 
Dedicated 
warden service 
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 Desirable Capacity to 
cope with 
occasional 
care needs 
 
 

Enhanced 
communal facilities: 
eg craft facilities, IT 
suite, etc. 
Infra-structure in 
place for assistive 
technology. 
Generous storage 
space in addition to 
that within the 
individual unit. 
 
 

Facilitated 
social and 
recreational 
activity 
programme 

Essential Mixed 
dependency 
population 
Including up to 
12 hrs per 
week care 
needs 
 

Assisted bathing  
facilities 
Access to meals 
service 
Recreational/Leisur
e facilities 
Infra-structure in 
place for assistive 
technology 
Guest 
accommodation 
with range of 
facilities 

Manager based 
on site to 
provide support 
and facilitate 
access to 
services 
Expedited 
access to care 
services 
Facilitated 
social and 
recreational 
activity 
programme 

Enhanced 
Sheltered 
Housing 

Desirable Aggregate 
care needs 
150-200 hrs 
per week 
 

Restaurant 
Fully equipped craft 
rooms 
IT Suite 
Exercise suite 
Generous storage 
space in addition to 
that within the 
individual unit. 

On site care 
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Essential Mixed 
dependency 
population, 
around 1/3rd 
having care 
needs in 
excess of 12 
hrs care per 
week. 1/3rd low 
care needs. 
1/3rd no 
current care 
needs. 
Aggregate 
care needs at 
least 240 hrs 
per week. 
 

En suite one 
bedroom+ 
accommodation 
Restaurant 
Fully equipped craft 
rooms 
IT Suite 
Exercise suite 
Scheme design 
encourages 
orientation. 
Infra-structure in 
place for assistive 
technology 
Generous storage 
space in addition to 
that within the 
individual unit. 

Manager based 
on site to 
provide support 
and co-
ordination 
24x7 on site 
care 
Facilitated 
recreation, 
social, cultural 
programme. 

Extra Care 
Sheltered 
Housing 

Desirable Existing 
residents 
supported in 
extreme frailty 
Some  
residents with 
moderate 
levels of 
dementia 

Some utilisation of 
assistive technology 
Communal facilities 
available for older 
people in local 
community 
 
 
 

Access to 
nursing 
services 
Access to 
dementia 
services. 

Essential Minimum care 
needs 16 hrs 
per week up to 
highest level of 
personal care 
short of 
nursing. 

In space and design 
standards meeting 
the requirements of 
the Commission for 
Social Care 
Inspection. 
Infra-structure for 
assistive technology 

In staffing 
levels and 
practice 
meeting the 
requirements of 
the 
Commission for 
Social Care 
Inspection. 

Registered 
Care Home 

Desirable Capacity to 
cope with 
highest levels 
of physical and 
mental frailty 

Exceeding the 
minimum space 
standards and with 
additional facilities 
to enrich the life 
experience of 
residents. 
Guest 
accommodation 
with a range of 
facilities. 
Some utilisation of 
assistive 
technology. 

Evidence of 
highest 
professional 
practice and 
staffing to 
support life 
enrichment for 
residents. 
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(© Contact Consulting & Wokingham UA 2005) 
 
8.3   Building a range of provision 
 
8.3.1. We have looked for guidance to a set of norms under development for 

the Department of Health to and the Office of the Deputy Prime 
Minister to support local planning. The model assumes that a “norm” for 
conventional sheltered housing to rent would be around 50 units per 
1,000 of the population over 75 years of age and around 75 units per 
1,000 of leasehold conventional sheltered housing. This inverts the 
current levels of provision in most places but reflects the rapidly 
changing tenure balance where around 70% of those over 75 years of 
age are home owners. This matches the situation in Wokingham where 
supply of rented and leasehold accommodation for older people is 
currently in inverse proportion to the tenure pattern among the older 
population. 

 
8.3.2. Some of the loss in conventional sheltered housing for rent will be off 

set by the provision of enhanced sheltered housing with a projection of 
around 30 places per 1,000 people over 75, divided between 
ownership and renting in the ratio of two thirds to one third.  

 
8.3.3. Full Extra Care Housing offers the possibility of housing a balanced 

community of people with relatively limited care needs through to those 
who might otherwise be living in residential care, total provision is 
projected at 25 per 1,000, again divided between rent and sale.  

 
8.3.4. Within the model a modest provision is made for the development of 

housing forms to provide a context for the care of those people with 
dementia who cannot be supported in their existing home but require 
an alternative to residential or nursing home care, the norm here is 6 
places per 1,000. 

 
8.3.5. In relation to residential care in all sectors it is assumed that capacity 

can be allowed to decline below the current national average of around 
76 places per thousand people over seventy-five years of age to 
around 65 places per thousand. This reflects the capacity to support 
older people who would otherwise be allocated to residential care in 
other forms of accommodation, such as extra care housing and 
improved support to people in their existing home. The decline in 
capacity is likely to be achieved largely by continuing exodus of small 
and medium providers, or the enhancement of services to provide 
nursing home care. In Wokingham provision is currently below that 
ratio and the projected trend would be for some slight further reduction 
due to market forces. 

 
8.3.6. In relation to nursing home care it is expected that the national level of 

provision will remain at approximately its current level and the norm of 
40 places per thousand of those seventy-five years and over has 
therefore been adopted. Given the deficiency in residential care places 
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in Wokingham it is likely that the level of nursing home places will 
remain above the national level and therefore of the norm suggested in 
this model. 

 
8.3.7. These norms are all set at 2001 population levels, projected forward 

this means that, as numbers in the upper age groups increases, the 
ratio of institutional and specialised housing provision will decline, in 
line with national government targets to support an increasing 
proportion of older people in their existing homes. 

  
8.3.8. These “norms” are inevitably arbitrary and may be moderated to take 

account of the rate of change that would be required to meet them. The 
pattern projected is for the medium to long-term and may need to be 
adjusted as newer forms are developed and mature. Table Twenty-one 
sets out possible targets for the provision of the various forms of 
accommodation for older people. When suggestions for future levels of 
provision are set against projections for increases in the population of 
older people there may appear to be a substantial discrepancy. We 
believe that the trends we have identified indicate that proportionately 
fewer people will look for, or need, specialised accommodation but will 
rather remain in their existing housing. The viability of this future will 
depend upon the availability of adequate packages of care and support 
both in relation to the needs of the older person and the accessibility 
and general appropriateness of their accommodation. Table 21 sets out 
the figures projected on the assumptions that were current in 2005. 

 
Table 21 Indicative levels of provision of various forms of 

accommodation for older people in Wokingham  
2010-2015 

 
Current 

provision 
Increase or 
decrease 

Resulting 
number of 

units 

Provision per 
1,000 of 

Population 
75+ 

Conventional sheltered housing 
for rent 566 -185 381 50.0 

Leasehold sheltered housing 452 +119 571 75.0 

For rent 43 +33 76 10.0 Enhanced 
sheltered 
housing For sale 44 +108 152 20.0 

For rent NIL +95 95 12.5 Extracare 
sheltered 
housing for sale NIL +95 95 12.5 

Housing based provision for 
dementia NIL +46 46 6.0 

Registered 
Care Home - 

Local 
Authority 40 +30 70 9.2 
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personal care Private 243 +8 251 32.9 

Registered Care Home - 
nursing Care 444 -72 372 48.9 

(Source: Contact Consulting) 
 
8.3.9 Since the publication of the Strategy in August 2005 thinking about the 

appropriate levels of provision has continued to develop. The numbers 
set out in Table 21 were moderated to take account of the degree of 
change that might be achievable. The relative under-supply of 
registered care home places offering personal care has continued to 
exert pressure on the availability of places and consequently upon the 
cost to public funds of making placements for those in need of some 
measure of help with personal care. The direction set by the Strategy of 
2005 is that capacity should increase through the encouragement of 
housing based forms and in this re-statement that is reflected in further, 
more ambitious, targets for the provision of Extra Care units. The 
suggestion that additional capacity should be provided by the 
development of housing based forms to support people with dementia, 
relatively radical at the time the 2005 Strategy was being developed, is 
now much more widely accepted. This is an area of particular pressure 
in Wokingham with limited options currently available. For these 
reasons Table 21A also has slightly increased targets for this category 
of provision. The timeframe is also adjusted forward to reflect the same 
five to ten year timeframe but with 2008 as the baseline. 

 
 
Table 21A Indicative levels of provision of various forms of 

accommodation for older people in Wokingham  
showing provision in 2008 and targets for 2013 to 
2018 

 
Current 

provision 
Increase or 
decrease 

Resulting 
number of 

units 

Provision per 
1,000 of 

Population 
75+ 

Conventional sheltered housing 
for rent 589 -208 381 50.0 

Leasehold and shared equity 
sheltered housing 637 Exceeds 

target 571 75.0 

For rent 24 52 76 10.0 Enhanced 
sheltered 
housing For sale 44 +108 152 20.0 

For rent 38 +171 209 27.5 Extracare 
sheltered 
housing for sale NIL +209 209 27.5 

Housing based provision for 
dementia NIL +76 76 10.0 
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Local 
Authority 72 -2 70 9.2 Registered 

Care Home - 
personal care Private 243 +8 251 32.9 

Registered Care Home - 
nursing Care 444 -72 372 48.9 

(Source: Contact Consulting) 
 
8.3.10Some commercial providers may see levels of potential demand that 

exceed those suggested in these projections and propose 
developments that carry levels of provision above those suggested 
here. (This is already the case in relation to leasehold retirement 
housing.) The Authority will adopt a relaxed attitude to such outcomes, 
whilst not encouraging such a level of over provision that may draw 
large numbers of older people into the area who will subsequently look 
to local services for support. 

 
8.3.11 In addition to adjustments in specialised accommodation the future 

pattern of provision will include the Home Improvement Agency and 
Handyperson services. In addition the Authority will explore the 
potential of Assistive Technology to provide flexible support to older 
people in a variety of accommodation settings. 

 
8.3.12Assistive Technology covers a wide range of devices and applications 

from those that are well established to those that are still in 
development. There is a growing literature in this field where potential 
has sometimes seemed to take a long time to develop into measurable 
outcomes.33 

 
8.3.13Sheltered Housing has long depended upon voice communication  

between a central point, such as the Warden’s Office, and individual 
flats. This has generally included the provision of pull cords for 
emergencies, located in bathrooms, toilets and bedrooms. All Very 
Sheltered Housing schemes may be expected to have such systems in 
place. Current good practiced would see staff equipped with portable 
units that allow them to communicate with residents where ever they 
are in the scheme and care staff to communicate with one another if 
they need assistance. Door entry can also be controlled from the 
portable units. 

 
8.3.14Speech communication systems provide a platform on which a number 

of other devices may be provided. These fall into two main categories: 
 
8.3.15Devices that will monitor safety: detecting low temperature, excess heat 

(for example if a hotplate has been left unattended, flood warnings (if 
taps have been left on) and so on. 

 

                                                 
33 See Brownsell, Bradley & Porteus (editor), 2003, Riseborough, 1997 
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8.3.16Devices that monitor activity: detecting whether the subject is in bed, or 
in a chair, or moving about in their flat. Often these will be set up to 
generate an alert when a set time has elapsed: for example that 
someone has left their bed and gone to the bathroom but not returned. 

 
8.3.17Clearly such devices have potential for unobtrusively supporting 

independence and managing risk. 
 
8.3.18Ethical issues arise whether such devices are to be deployed and those 

who are to be monitored by them have a limited capacity to give 
informed consent. 

 
8.3.19Advanced software is able to process the data generated by 

combinations of these devices either to document patterns of behaviour 
or even to predict changes in pattern leading to risk. Some patterns are 
indicative of the risk of falling for example. 

 
8.3.20Assistive Technology can also encompass low tech equipment and 

devices that allow individuals to go on carrying out the tasks of daily 
living without assistance or with limited assistance. Very Sheltered 
Housing Schemes should by their design: accessible doorways, 
automated door openers, lever taps, level access showers, and so on 
provide these opportunities for overcoming barriers to independence. 
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9 Action Plan for Wokingham 2008 onward 
 
                       2008          2009       2010                    2011                  2012 

 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 
45 place Extra 
Care scheme 
(Crescent House 
re-provision) 

                    

10 place dementia 
scheme on 
Crescent House 
site 

                    

Upgrade to 
“Enhanced 
Sheltered” 
standard one RSL 
scheme 

                    

120 unit Extra Care 
retirement village 
on mixed tenure 
basis 

                    

2 x 9 place 
dementia scheme 

                    

                     
 
. 
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Berkshire, Buckinghamshire and Oxfordshire Wildlife Trust

The Lodge
1 Armstrong Road

Littlemore
Oxford

OX4 4XT
pennysilverwood@bbowt.org.uk

01865 775476

CIL Team
Wokingham Borough Council
CIL@wokingham.gov.uk

By email only
14th March 2014

Dear Sir/Madam,

CIL Draft Charging Schedule Consultation 

Thank you for consulting with BBOWT on the CIL Preliminary Draft Charging Schedule. We set out

our comments below on matters relating to compliance with the Habitats Regulations.

We are satisfied with the mechanism proposed in the Infrastructure Planning and Funding Gap

Assessment for securing the appropriate avoidance and mitigation measures to ensure compliance

with the Habitats Regulations1.

We would like to suggest some additional wording to be added to the template Section 106 Agreement

drawn up to represent the mechanism for securing SANG payments. Page 13 details the Council’s

Covenants in relation to both SAMM and SANG. Covenant 1 details a covenant on the Council to

apply the SAMM payment for managing and monitoring SPA sites. It then lists 11 activities that may

be included. We would like to suggest that the wording:

“In accordance with the Thames Basin Heaths Special Protection Area Delivery Framework
2”

1 The Conservation of Habitats and Species Regulations 2010 (as amended).
2

http://www.wokingham.gov.uk/planning/policy/ldf/managingdevelopmentdelivery/submissiondocuments/?assetde
t4611016=210618&categoryesctl5943728=3386
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should be included within this covenant to ensure that the agreed spending on SAMM with

regards to these 11 activities is adhered to. The wording used at present in this covenant could be

interpreted to mean that all of the SAMM contribution provided could be used for one of these 11

activities as opposed to being spent according to the Delivery Framework.

The Delivery Framework states at paragraph 5.7:

“Sufficient SANG should be provided in advance of dwelling completion to ensure that there is 

no likely significant effect on the SPA”

The Draft Instalments Policy makes no reference to this requirement of the avoidance and mitigation

measures to ensure compliance with the Habitats Regulations. The Draft Instalments Policy proposes

to allow the payment of CIL in instalments within varying days of commencement of the development.

However, the top slice of CIL for SANG contribution needs to be paid in advance of completion as

above. We appreciate that a situation is unlikely to occur whereby the development is occupied prior

to the final instalment of CIL being paid, for example for a development of more than £250,000 the 4th

and final instalment is required within 360 days of commencement of the development, and it is highly

unlikely that a development of this size would be completed with 360 days. However, we suggest that

suitable worded provisions are included with the Draft Instalments Policy to ensure this requirement of

the Delivery Framework is secured.

BBOWT would welcome the opportunity to discuss these issues in more detail with the Council.

Yours faithfully,

Penny Silverwood

Conservation Officer 
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HEAD OF SERVICE: Adrian Duffield 

 

 
 

CONTACT OFFICER:  
heike.wetzstein@southandvale.gov.uk 

Tel: 01491 823769 Fax: 01491 82 
Textphone: 18001 01491 82 

 
Benson Lane, Crowmarsh Gifford 

Wallingford OX10 8ED  
 

 Your reference:   
Our reference:  

14 March 2014  
 
By email: CIL@wokingham.gov.uk. 

 

South Oxfordshire District Council comments on Wokingham 
Borough Council CIL draft charging schedule 

Dear Sir/Madam, 
 
The comments of South Oxfordshire District Council on Wokingham’s CIL draft 
charging schedule are as follows. 
 
The South Oxfordshire District Council has considered Wokingham’s CIL draft 
charging schedule and the supporting viability and infrastructure evidence and has 
the following comments to make:   
 

a. The approach to the viability work on the four Strategic Development 
Locations should also be applied to the “Rest of Borough” sites with a 
revised residual S106 obligation for the larger sites (100 and 500 units) as 
these should also be in excess of £1,000.   

b. The Council welcomes that the viability assessment has been updated to 
include viability modelling for older people’s accommodation, resulting in a 
CIL charge of £100 per square metre, and  

c. that a review of the proposed retail CIL rates has been undertaken with the 
introduction of an “out of town centre” retail rate of £50 per square metre.  

 
Yours sincerely 
 

 
Adrian Duffield  
Head of Planning  
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