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Summary 

The Council has undertaken a Strategic Housing Land Availability Assessment (SHLAA) for Wokingham Borough which forms part of the 
evidence base for Wokingham Borough’s Local Plan (formerly referred to as part of the Local Development Framework (LDF). The introduction 
of the Town and Country Planning (Local Planning) (England) Regulations 2012, means that both the Core Strategy and the Managing 
Development Delivery Local Plan (MDD) are local plans and form part of the Borough’s Development Plan (which includes the Berkshire 
Minerals & Waste Local Plans). 

The SHLAA helps the authority demonstrate whether it is achieving both a rolling five year housing land supply requirement and the overall 
phased requirements of the adopted Core Strategy to 2026. This Summary SHLAA is an update of that produced in October 2013 detailing the 
housing land supply assessment at 1 April 2014. This updated version includes the implications for land supply at both 1 April 2014 and 2015 
following the adoption of the MDD together with details of development completed or approved up until 31 March 2014. The conclusions on 
housing land supply within this document therefore differ from that included in the earlier version associated with the September 2013 data.  

The Information in this SHLAA indicates that at both 1 April 2014 and 2015 the Council has at least five years supply of housing land 
(taking account of the 20% buffer required in line with the conclusions in the Report of the MDD Inspector that the Council has a 
persistent record of under delivery within the context of paragraph 47 of the National Planning Policy Framework (NPPF)). 
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1 Introduction 
1.1 The authority in line with the requirements of the National Planning Policy Framework (NPPF)1 has undertaken and maintained a 

Strategic Housing Land Availability Assessment (SHLAA) as part of the evidence base for its local plan (formerly referred to as a Local 
Development Framework (LDF)). NPPF (paragraph 47) emphasises the value of a SHLAA in helping the identification of sufficient 
deliverable sites for residential development as well as assessing whether a rolling five year supply of housing land is available.  

 
1.2 The authority recognises the value of a SHLAA in fully demonstrating that a five year supply of land is available at April 2014 (see 

section 4). Appendix 5 provides a summary assessment of 5 year supplies from 2006 until 2021. This edition of the SHLAA takes 
account of the Council’s Adoption of the Managing Development Delivery Local Plan (MDD) on 21st February 2014 together with details 
of development completed or approved up until 31 March 2014. 

 
1.3 The remainder of this document therefore provides an assessment of the availability of a rolling 5 year supply of housing land within the 

borough, taking account of the latest information on site delivery. 
 
2 The NPPF and the quantum of residential development for Wokingham Borough 
2.1 The Core Strategy (CS) in policy CP17 ‘Housing Delivery’ indicates that “provision will be made for the development of at least 13,230 

dwellings” within the borough in the period 2006-2026, which exceeds that required under the former South East Plan (SEP)2. In 
considering the quantum of residential development within the borough, the first bullet of paragraph 47 of the NPPF states that local 
authorities should: 

“use their evidence base to ensure that their Local Plan meets the full, objectively assessed needs for market and affordable 
housing in the housing market area, as far as is consistent with the policies set out in this Framework, including identifying key 
sites which are critical to the delivery of the housing strategy over the plan period;” 

 
2.2 The Berkshire Strategic Housing Market Assessment (SHMA) (2007)3 indicated that based on the information from the 2001 Census, 

Wokingham Borough was wholly within the West Central Berkshire Housing Market (figure 2.16) alongside all of the administrative 
areas of Bracknell Forest, Reading and West Berkshire Councils together with part of South Oxfordshire. Any objectively assessed 
needs for market and affordable housing would have to review these findings taking account of relevant recent information i.e. the 

1 Which replaced Planning Policy Statement 3 (PPS3) on 27 March 2012 which also required such an assessment 
2 The South East Plan was revoked by the Secretary of State on 25 March 2013 – see http://www.legislation.gov.uk/uksi/2013/427/contents/made.  
3 Available at http://www.wokingham.gov.uk/planningcontrol/planning/planningpolicies/housing/housing-market-assessment/.  
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emerging results of the 2011 Census taking account of the work of the Thames Valley Berkshire Local Enterprise Partnership (the LEP) 
as explained in paragraph 2.5.  

 
2.3 The relevance of the Berkshire SHMA to considering objectively assessed need for the borough was considered as part of the 

Examination of the Submitted MDD. Within the Inspector’s Report into the Examination of the MDD (sent to the Council on 23rd January 
2014), he concluded (paragraphs 14 and 15) that: 

“The Council has been criticised for the absence of an up-to-date Strategic Housing Market Assessment (SHMA) on which to 
base its housing requirement. The existing SHMA for Berkshire dates from 2007 [WBC/ 28]. However, it did not offer conclusions 
on the overall requirement for housing within Berkshire, indicating that this would be set by the SEP (South East Plan). As the 
CS is based on the SEP requirement, and was adopted in 2010, it clearly provides the most recent assessment of the overall 
requirement.  

 
No other credible basis for calculating an alternative overall level of housing need has been suggested. The 2008 based national 
projections, indicating an annual increase of 955 households per annum for the period 2006-2026 [WBC/11, Table 2] suggests a 
serious under-estimation of the housing requirement. However, the national projections vary from a potential requirement of 242 
dpa (2003) to 733 dpa (interim 2011). This suggests that reliance on a single projection would be unwise. Recent performance of 
around 330 dwellings completed per annum shows that even if the requirement were to be based on a higher estimate, it is 
unlikely that this could be achieved, in the short term at least. For these reasons and in this particular local context it is 
appropriate to rely on the CS numbers.” 

 
2.4 The Council’s assessment of whether it has a rolling 5 year supply of housing land is therefore based on achieving the phased targets 

within policy CP17 of the Core Strategy. This approach has been endorsed by the Inspector who examined the MDD. 
 
2.5 The meeting of the Council’s Executive on 20th February 2014 which considered that the recommendation that the MDD should be 

adopted also considered whether the authority should endorse the “Strategic Economic Plan: 2015/16 – 2020/21” (the Strategic EP) of 
the LEP. The Council endorsed the Strategic EP and this has subsequently been submitted to the Secretary of State 
(see http://thamesvalleyberkshire.co.uk/Strategic_Economic_Plan). Pages 22 and 23 of the Strategic Economic Plan state: 

“There is an established statutory planning process for local authorities to review their housing targets. Most of our local 
authorities have already committed to a joint Strategic Housing Market Area Assessment. This is an essential precursor to any 
revision of planned housing targets……….. We are therefore keen to ensure that a review of housing targets is carried out 
expeditiously, reflecting the ambitions set out in our Strategic Economic Plan, and that any necessary changes are implemented 
as soon as practicable and with the active co-operation of all those involved.” 
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2.6 Until the results of the new Joint Strategic Housing Market Assessment are known, the authority cannot assess whether any changes 

are necessary to the housing targets set by the Borough’s Core Strategy. Therefore, the phased requirements of the Core Strategy 
have been used in assessing the availability of a rolling 5 year supply of housing land. 

 
3 NPPF and maintaining a rolling 5 year supply of housing land 
3.1 As well as identifying sufficient housing land up to 31 March 2026, policy CP17 of the Core Strategy recognises that the authority also 

needs to maintain a rolling five year supply of sites at any point of time within the plan period, i.e. from 1 April 2014 to 31 March 2019, 
etc. The NPPF (paragraph 47 – second bullet) provides advice to local authorities on how assessments of supply should be undertaken, 
in stating that authorities should: 

“identify and update annually a supply of specific deliverable4 sites sufficient to provide five years worth of housing against their 
housing requirements with an additional buffer of 5% (moved forward from later in the plan period) to ensure choice and 
competition in the market for land. Where there has been a record of persistent under delivery of housing, local planning 
authorities should increase the buffer to 20% (moved forward from later in the plan period) to provide a realistic prospect of 
achieving the planned supply and to ensure choice and competition in the market for land “.  

 
 Does Wokingham Borough have a record of persistent under delivery of housing? 
3.2 It is therefore necessary to assess if Wokingham Borough has a record of persistent under delivery and consequently whether the 5% or 

20% buffer should be applied. Although details of the Council’s performance against its housing targets of former Structure Plans (pre-
2006) and the Core Strategy (since 2006) are included in appendix 1, the Inspector’s Report into his Examination of the MDD 
(paragraph 17) states “Despite the Council’s assertions, there can be no doubt that there has been underperformance in housing 
delivery over the past 6 years [1/4/07-31/3/13]: Appendix 3 to WBC/11 shows the average figure is 329 dpa [dwellings per annum]5 
compared to the 662 dpa to meet the overall housing requirement. This is clear evidence that, in accordance with para 47 of the NPPF, 
there should be a buffer of 20% moved forward from later in the plan period”. Therefore, the authority in the SHLAA assesses whether it 
can maintain a 5 year supply taking account of the MDD Inspector’s conclusions that a 20% is required.  

 

4 To be considered deliverable, sites should be available now, offer a suitable location for development now, and be achievable with a realistic prospect that 
housing will be delivered on the site within five years and in particular that development of the site is viable. Sites with planning permission should be 
considered deliverable until permission expires, unless there is clear evidence that schemes will not be implemented within five years, for example they will 
not be viable, there is no longer a demand for the type of units or sites have long term phasing plans (Footnote from page 12 of NPPF). 
5 This is the annual completion rate in Wokingham Borough from 1/4/07-31/3/13 (see appendix 1). 
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Should a flexibility allowance be applied to sources of housing land supply? 
3.3 The Council (in line with the approach of the Core Strategy) had applied a 10% flexibility6 allowance from all sources of supply except 

completions. The authority is aware that in several planning appeals7 for residential development outside of the borough, it has been 
accepted that a 10% flexibility allowance should be applied in addition to any buffers required by the NPPF. However, the NPPF 
(paragraph 47)8 indicates that sites with planning permission should be regarded as deliverable. Therefore, this indicates that there is 
no requirement to deduct a flexibility allowance from sites with permission.  

 
3.4 The authority has re-assessed whether a flexibility allowance should be applied in assessing whether a rolling five year supply is 

available, taking account of the appeal decision of 17th October 2013 (appeal APP/X0360/A/13/2198994 for the erection of 40 dwellings 
on land at Rosery Cottage and 171 Evendons Lane, Wokingham RG41 4DX) for a site within the borough. In this appeal, the Inspector 
concluded (paragraph 13) that: 

“The Framework [NPPF](p47) gives national policy and it provides for a 5% buffer to be moved forward from later in the plan 
period to ensure choice and competition, or a 20% buffer moved forward for the persistent under delivery of housing. This policy 
does not add the 5% and 20% buffers together and it does not require additional housing provision for housing units which might 
not be built for whatever reason. The aim of the regularly updated SHLAA is to help the identification of sufficient deliverable 
sites for residential development and assess whether a rolling five year supply of housing land is available. With the SHLAA and 
a 20% buffer, I see no reason to apply an additional 10% requirement.” 

 
3.5 Therefore, although the information in appendix 6 concerning expected delivery compared to the requirements of the Core Strategy 

retains the 10% flexibility allowance, taking account of the above appeal decision of 17th October 2013 (referred to in paragraph 3.4) , 
there is no need to apply this in assessing the availability of a rolling 5 year supply. 

 
Should an allowance for windfalls be incorporated in the five year supply taking account of paragraph 48 of the NPPF? 

3.6 The NPPF (paragraph 48) that: 
“Local planning authorities may make an allowance for windfall sites in the five-year supply if they have compelling evidence that 
such sites have consistently become available in the local area and will continue to provide a reliable source of supply. Any 
allowance should be realistic having regard to the Strategic Housing Land Availability Assessment, historic windfall delivery rates 
and expected future trends, and should not include residential gardens.” 

 

6 As explained in appendix 6 
7 i.e. see paragraph 39 of appeal APP/H1840/A/12/2171339 with respect of land between Station Road and Dudley Road, Honeybourne, Worcestershire  
8 See footnote 11 on page 12 of the NPPF 
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3.7 Although the Council in earlier SHLAA has not included an allowance for windfall sites within the five year supply, it recognises that in 
the appeal at Rosery Cottage, the Inspector (paragraph 23) stated: 

 
“The Council has assumed that the supply from windfall sites will tail off but this may be unduly pessimistic. The SHLAA allows 
290 for Identified Small Sites for the five years from 1 April 2013, dropping to 181 for the period from 1 April 2014, with none 
from 2016/17 onwards. The appellant’s figure for Small Sites/Windfalls for both five-year periods is 545. Over the six years from 
1 April 2013, the Council’s total is 290 sites and the appellant’s is 654.” 
 

It is therefore important to re-assess whether the Council has been unduly pessimistic in not including a windfall allowance from small 
sites9 as part of its assessment of the availability of a rolling 5 year supply. Taking account of the Inspector’s comments that the 
authority is being unduly pessimistic, the Council in its assessment of five year supply (see sections 4 and 5) provides two approaches 
for calculating 5 year supply. One includes a windfall allowance and the other continues the approach within the Core Strategy. The 
approach including a small windfall allowance only contributes towards supply once the capacity of sites with permissions is exhausted. 
The allowance is based upon the information within appendix 6 demonstrating an annual completion rate from small sites from 1/3/98 to 
31/4/14 of 108 per annum. 
 
Conclusions on the NPPF’s implications for assessing a five year supply of housing land 

3.8 Taking account of the review of the guidance in the NPPF within this section of the SHLAA, the Inspectors who have considered the 
MDD and the appeal at Rosery Cottage have concluded with respect of assessing a rolling 5 year supply of housing land that: 
a) The authority has a persistent record of under-delivery of housing warranting a 20% buffer in housing land supply; 
b) That there is no requirement to include a flexibility allowance in addition to the 20% buffer; and 
c) That the authority can include an allowance for future small site residential windfalls within its supply calculations. The information in 

section 4 therefore includes assessments with and without a windfall allowance. 
The authority in section 4 therefore provides an updated assessment of the availability of a five year supply at 1st April 2014, taking 
account the authority’s monitoring of the implementation of planning permissions at 31st March 2014. 

 
4 Assessing a five year supply of housing land at 1 April 2014 
4.1 As explained in paragraph 2.4, the Council has used the requirements of its Core Strategy in assessing the availability of five year 

housing land supply at April 2014. The Core Strategy housing requirement from 2006 to 2026 is to be provided in phases as set out in 
policy CP17 of the Core Strategy, which are as follows: 

9 A small site in Wokingham Borough provides up to 9 dwellings and covers a site area of less than 1 ha.  
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2006-11  (600 dwellings pa) 
2011-16  (700 dwellings pa) 
2016-21  (723 dwellings pa) 
2021-26  (623 dwellings pa) 

 
The Core Strategy housing requirement from 1 April 2006-31 March 2014 is therefore:  

600 x 5 (1/4/06-31/3/11) 
 

i.e. 600 for each of the 5 years between 1/4/06 and 31/3/11  =  3,000 
 

+ 700 x 3 (1/4/11-31/3/14)       =   2,100 
 

=  Total 5,100 
 

So far, 3,480 dwellings have been completed in the period 1/4/06 to 31/3/14 which gives a deficit of 1,620 at 1/4/2014, i.e. 
 

  5,100 (total required under Core Strategy)  
 
- 3,480 (dwellings completed 1/4/06 - 31/3/14)     =  1,620 
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The 5 year housing requirement from 1 April 2014 runs to 31 March 2019 and is therefore: 
 

700 for each of the 2 years between 1/4/14 and 31/3/16 =    1,400 
 

+ 723 x 3 (1/4/16-31/03/19)            =   2,169 
 
  + 1,620 (deficit at 31/3/14)            =  1,620 
  

        =  Total    5,189 
 

 
The annual rate (for the rolling 5 year supply) for the period 1 April 2014 – 31 March 2019 is therefore:  
 
Total for period             =   5,189  
 
Divided by 5 (years)            =   1,037.8 dwellings per annum  
 
Taking account of the need to apply a 20% buffer to address the MDD Inspector’s conclusion that the authority has a persistent record 
of under delivery within the context of paragraph 47 of the NPPF, this annual requirement needs to be increased by 20% (or multiplied 
by 1.2) as outlined below.  
 
1,037.8 x 1.2 = 1,245.36 
 

4.2 Having regard to the annual completions listed for the various sources of supply in appendices 2-5, together with the approach of 
Inspector’s summarised in section 3 with respect of the NPPF, table 4.1 provides the assessment of 5 years supply having regard to the 
Core Strategy’s requirements (including the 20% buffer in line with the NPPF). 
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Table 4.1 – Assessment of 5 year supply at April 2014 
Supply source10 Expected dwelling completions 

1/4/14 -
31/3/15 

1/4/15 – 
31/3/16 

1/4/16 – 
31/3/17 

1/4/17 – 
31/3/18 

1/4/-18 – 
31/3/19 

1/4/14 -31/3/19 
(5 year period) 

Hard Commitments  118 14 108 0 0 240 
Former Wokingham District Local Plan (WDLP) sites (MDD Policy 
SAL01) 

100 140 200 240 188 868 

Identified small sites 107 107 107 21 0 342 
Soft commitments 0 10 10 7 32 59 
Sites identified in major locations (MDD Policy SAL02) 30 168 146 228 122 694 
Sites identified in modest locations (MDD Policy SAL02) 0 65 50 25 0 140 
Sites identified in limited locations (MDD Policy SAL02) 0 0 0 0 0 0 
South Wokingham Strategic Development Location (SDL) (policy 
CP21 of the Core Strategy) 

120 120 220 360 360 1,180 

North Wokingham SDL (policy CP20 of the Core Strategy) 80 122 160 227 220 809 
South of M4 SDL (policy CP19 of the Core Strategy) 62 240 290 320 348 1,260 
Arborfield Garrison (policy CP18 of the Core Strategy) 0 0 100 250 285 635 
Total 617 986 1,391 1,678 1,555 6,227 
Annual requirement for 5 yr supply (inc 20% buffer) 1,245.4 1,245.4 1,245.4 1,245.4 1,245.4 6,226.8 
Difference (Annual requirement for 5 year supply minus the Total) -628 -259 146 433 310 0 
Cumulative -628 -888 -742 -309 0 0 

 
4.3 Table 4.1 indicates that the authority has 5 years supply of available and deliverable housing land at April 2014. This calculation is:  
 

Total of housing sources (6,227) / annual requirement for 5 year supply including 20% buffer (1,245.36) = 5.0001 which is rounded to 5.  
 
Alternatively, the authority has 100% of the requirement for a 5 year supply (including the 20% buffer), i.e. 6,227/ 6,226.8 (1,245.36 x 5) 
x 100 = 100.00003, which is rounded to 100. 

 

10 See definitions in appendix 6 following table A6.1 
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Table 4.2 – Revised assessment of 5 year supply at April 2014 (including windfalls) 
Supply source11 Expected dwelling completions 

1/4/14 -
31/3/15 

1/4/15 – 
31/3/16 

1/4/16 – 
31/3/17 

1/4/17 – 
31/3/18 

1/4/-18 – 
31/3/19 

1/4/14 -31/3/19 
(5 year period) 

Hard Commitments  118 14 108 0 0 240 
Former WDLP sites (MDD Policy SAL01) 100 140 200 240 188 868 
Identified small sites 107 107 107 21 0 342 
Windfall allowance 0 0 0 86 107 193 
Soft commitments 0 10 10 7 32 59 
Sites identified in major locations (MDD Policy SAL02) 30 168 146 228 122 694 
Sites identified in modest locations (MDD Policy SAL02) 0 65 50 25 0 140 
Sites identified in limited locations (MDD Policy SAL02) 0 0 0 0 0 0 
South Wokingham SDL (policy CP21 of the Core Strategy) 120 120 220 360 360 1,180 
North Wokingham SDL (policy CP20 of the Core Strategy) 80 122 160 227 220 809 
South of M4 SDL (policy CP19 of the Core Strategy) 62 240 290 320 348 1,260 
Arborfield Garrison (policy CP18 of the Core Strategy) 0 0 100 250 285 635 
Total 617 986 1,391 1,764 1,662 6,420 
Annual requirement for 5 yr supply (inc 20% buffer) 1,245.4 1,245.4 1,245.4 1,245.4 1,245.4 6,226.8 
Difference (Annual requirement for 5 year supply minus the Total) -628 -259 146 519 417 193 
Cumulative -628 -888 -742 -223 193 193 

 
4.3 Table 4.2 indicates that including a windfall allowance, the authority would have a 5.2 year supply of available and deliverable housing 

land at April 2014. This calculation is:  
 

Total of housing sources (including windfalls) (6,420 / annual requirement for 5 year supply including 20% buffer (1,245.36) = 5.155 
which is rounded to 5.2.  
 
Alternatively, the authority has 103% of the requirement for a 5 year supply (including the 20% buffer), i.e. 6,420 / 6,226.8 (1,245.36 x 5) 
x 100 = 103.103, which is rounded to 103. 

11 See definitions in appendix 6 following table A6.1 
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5 Assessing a five year supply of housing land within Wokingham Borough at 1 April 

2015 
 
5.1 The authority (in line with paragraph 4.82 of the Core Strategy) recognises that at April 2014, it also needs to provide an assessment of 

a 5 year supply of housing at April 2014. This is set out below using the same methodology as applied in section 4 for April 2014. The 
Core Strategy housing requirement from 1 April 2006-31 March 2015 (taking account of phased requirements set out in paragraph 4.1 is 
therefore: 
600 x 5 (1/4/06-31/3/11) 

 
i.e. 600 for each of the 5 years between 1/4/06 and 31/3/11  =  3,000 

 
+ 700 x 4 (1/4/11-31/3/15)      =   2,800 

 
=  Total 5,800 

 
As explained in section 4, 3,487 dwellings were completed in the period 1/4/06 to 31/3/14, with a further 617 expected for completion in the 
period 1/4/14 to 31/3/15 (there were 542 dwellings under construction at 1/4/14) which gives a likely deficit of 1,703 at 1/4/2015, i.e. 
 

  5,800 (total required under Core Strategy)  
 
- 3,480 (dwellings completed 1/4/06 – 31/3/14)  
 

 - 617 (dwellings expected to be completed 1/4/14-31/3/15)      =  1,703 
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The 5 year housing requirement from 1 April 2015 runs to 31 March 2020 and is therefore: 
 

700 for the period 1/4/15 and 31/3/16          =   700 
 

+ 723 x 4 (1/4/16 - 31/3/20)            =   2,892 
 
  + 1,703 (likely deficit)             =  1,703 

  
        =  Total    5,295  

 
The annual rate (for the rolling 5 year supply) for the period 1 April 2015 – 31 March 2020 is therefore:  
 
Total for period             =   5,295  
 
Divided by 5 (years)            =    1,059 dwellings per annum  
 
Taking account of the need to apply a 20% buffer to address the MDD Inspector’s conclusion that the authority has a persistent record 
of under delivery within the context of paragraph 47 of the NPPF, this annual requirement needs to be increased by 20% (or multiplied 
by 1.2) as outlined below.  
 
1,059 x 1.2 = 1,270.8 
 

5.2 Having regard to the annual completions listed for the various sources of supply in appendices 2-5, together with the approach of 
Inspector’s summarised in section 3 with respect of the NPPF, table 5.1 provides the assessment of 5 years supply having regard to the 
Core Strategy’s requirements (including the 20% buffer in line with the NPPF). 
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Table 5.1 – Assessment of expected 5 year supply at April 2015 
Supply source12 Expected dwelling completions 

1/4/15 – 
31/3/16 

1/4/16 – 
31/3/17 

1/4/17 – 
31/3/18 

1/4/18 – 
31/3/19 

1/4/19 – 
31/3/20 

1/4/15 -31/3/20 
(5 year period) 

Hard Commitments  14 108 0 0 0 122 
Former WDLP sites (MDD Policy SAL01) 140 200 240 188 120 888 
Identified small sites 107 107 21 0 0 235 
Soft commitments 10 10 7 32 41 100 
Sites identified in major locations (MDD Policy SAL02) 168 146 228 122 0 664 
Sites identified in modest locations (MDD Policy SAL02) 65 50 25 0 0 140 
Sites identified in limited locations (MDD Policy SAL02) 0 0 0 0 0 0 
South Wokingham SDL (policy CP21 of the Core Strategy) 120 220 360 360 324 1,384 
North Wokingham SDL (policy CP20 of the Core Strategy) 122 160 227 220 145 874 
South of M4 SDL (policy CP19 of the Core Strategy) 240 290 320 348 318 1,516 
Arborfield Garrison (policy CP18 of the Core Strategy) 0 100 250 285 300 935 
Total 986 1,391 1,678 1,555 1,248 6,858 
Annual requirement for 5 yr supply (inc 20% buffer) 1,270.8 1,270.8 1,270.8 1,270.8 1,270.8 6,354.0 
Difference (Annual requirement for 5 year supply minus the Total) -285 120 407 284 -23 504 
Cumulative -285 -165 243 527 504 504 

 
5.3 Table 5.1 indicates that the authority is likely to have a 5.4 year supply of available and deliverable housing land at April 2015. This 

calculation is:  
Total of housing sources (6,858) / annual requirement for 5 year supply (inc 20% buffer) (1,270.8) = 5.397, which is rounded to 5.4.  
 
Alternatively, the authority is likely to have 108% of the requirement for a 5 year supply, i.e. 6,858 / 6,354 (1,270.8 x 5) x 100 = 107.932, 
which is rounded to 108. 
 

  

12 See definitions in appendix 6 following table A6.1 
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Table 5.2 – Revised assessment of 5 year supply at April 2015 (including windfalls) 
Supply source13 Expected dwelling completions 

1/4/15 – 
31/3/16 

1/4/16 – 
31/3/17 

1/4/17 – 
31/3/18 

1/4/18 – 
31/3/19 

1/4/19 – 
31/3/20 

1/4/15 -31/3/20 
(5 year period) 

Hard Commitments  14 108 0 0 0 122 
Former WDLP sites (MDD Policy SAL01) 140 200 240 188 120 888 
Identified small sites 107 107 21 0 0 235 
Windfall allowance 0 0 68 107 107 300 
Soft commitments 10 10 7 32 41 100 
Sites identified in major locations (MDD Policy SAL02) 168 146 228 122 0 664 
Sites identified in modest locations (MDD Policy SAL02) 65 50 25 0 0 140 
Sites identified in limited locations (MDD Policy SAL02) 0 0 0 0 0 0 
South Wokingham SDL (policy CP21 of the Core Strategy) 120 220 360 360 324 1,384 
North Wokingham SDL (policy CP20 of the Core Strategy) 122 160 227 220 145 874 
South of M4 SDL (policy CP19 of the Core Strategy) 240 290 320 348 318 1,516 
Arborfield Garrison (policy CP18 of the Core Strategy) 0 100 250 285 300 935 
Total 986 1,391 1,764 1,662 1,355 7,158 
Annual requirement for 5 yr supply (inc 20% buffer) 1,270.8 1,270.8 1,270.8 1,270.8 1,270.8 6,354.0 
Difference (Annual requirement for 5 year supply minus the Total) -285 120 493 391 84 804 
Cumulative -285 -165 329 720 804 804 

 
5.3 Table 5.2 indicates that including a windfall allowance, the authority would have a 5.6 year supply of available and deliverable housing 

land at April 2015. This calculation is:  
 

Total of housing sources (including windfalls) (7,158 / annual requirement for 5 year supply including 20% buffer (1,227.8) = 5.633 
which is rounded to 5.6.  
 
Alternatively, the authority has 113% of the requirement for a 5 year supply (including the 20% buffer), i.e. 7,158 / 6,354 (1,2227.8 x 5) x 
100 = 112.653, which is rounded to 113. 

13 See definitions in appendix 6 following table A6.1 
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6 Implications of the five year supply assessment 
 
6.1 The assessment in sections 4 and 5 indicates that taking account of the sites allocated within the Borough’s Development Plan (the 

Core Strategy and the MDD) and the updated monitoring of development to 31 March 2014, the authority is able to demonstrate a 
rolling supply of at least 5 years (including the 20% buffer to address the MDD Inspector’s conclusion that the authority has a record of 
persistent under-delivery) at both April 2014 and 2015.  

 
6.2 Whilst housing delivery within the borough has mirrored that occurring locally and nationally, the Council has investigated other 

approaches for enhancing housing completions within the borough. Those which have been implemented include submission of the 
Managing Development Delivery document in December 2012, increasing the number of new sites with planning permission (since this 
provides an indication of market confidence) and working closely with the Strategic Development Location (SDL) Consortia in bidding 
for funding to accelerate delivery from the Homes & Communities Agency and Dept for Communities and Local Government (see 
appendix 8). Since the successful award of funding in December 201214 the Council has also successfully bid with the University of 
Reading for a loan to enable earlier delivery of the Shinfield Eastern Relief Road (March 2013)15 and therefore could further enhance 
delivery within the South of M4 and Arborfield Garrison SDLs. 

 
 

 

14 See http://www.wokingham.gov.uk/council/news-and-events/latest-news/financial-backing-for-high-quality-homes-and-communities/.  
15 See https://www.gov.uk/government/news/multi-million-pound-fund-to-get-stalled-sites-back-on-track.  
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Appendix 1 – Completion rates compared to phased plan requirements since 1991 
Year Dwellings Completed Dwellings required  Source of phased housing requirement and extent achieved 
1/4/1991 – 31/3/1992 576 510 Berkshire Structure Plan (BSP) 1991-2006 (Policy H2) 

Requirement (1/4/91-31/3/96) = 2,550 
Delivered (1/4/91-31/3/96) = 2,578 
Surplus at 31/3/96 = 28 

1/4/1992 – 31/3/1993 513 510 
1/4/1993 – 31/3/1994 304 510 
1/4/1994 – 31/3/1995 621 510 
1/4/1995 – 31/3/1996 564 510 
1/4/1996 – 31/3/1997 289 450 BSP 1991-2006 (Policy H2) 

Requirement (1/4/96-31/3/01) = 2,250 
Delivered (1/4/96-31/3/01) = 2,268 
Surplus at 31/3/01 = 18 

1/4/1997 – 31/3/1998 404 450 
1/4/1998 – 31/3/1999 615 450 
1/4/1999 – 31/3/2000 556 450 
1/4/2000 – 31/3/2001 404 450 
1/4/2001 – 31/3/2002 237 590 BSP 1991-2006 (Policy H2) & BSP 2001-2016 (Policy H2) 

Requirement (1/4/01-31/3/06) = 2,950 
Delivered (1/4/01-31/3/06) = 2,178 
Deficit at 31/3/06 = 772 (note: deficit against BSP 2001-16 was 
added to SEP requirement to derive target in CS Policy CP17) 

1/4/2002 – 31/3/2003 418 590 
1/4/2003 – 31/3/2004 492 590 
1/4/2004 – 31/3/2005 376 590 
1/4/2005 – 31/3/2006 655 590 
1/4/2006 – 31/3/2007 1,018 600 CS 2006-2026 (Policy CP17)  

Requirement (1/4/06-31/3/11) = 3,000 
Delivered (1/4/06-31/3/11) = 2,320 
Deficit at 31/3/11 = 680 

1/4/2007 – 31/3/2008 488 600 
1/4/2008 – 31/3/2009 368 600 
1/4/2009 – 31/3/2010 226 600 
1/4/2010 – 31/3/2011 220 600 
1/4/2011 - 31/3/2012 273 700 CS 2006-2026 (Policy CP17)  

Requirement (1/4/11-31/3/14) = 2,100 
Delivered (1/4/11-31/3/14) = 1,164 
Deficit at 31/3/14 = 936 

1/4/2012 - 31/3/2013 401 700 
1/4/2013 – 31/3/2014 490 700 

Appendix 1 – Historic completion rates 
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Appendix 2 – List of sites with planning permission at 31 March 2014 (and projected build 
rates) (hard commitments) 
 
App No (LDF 
site ref) 

Location Total 
C

apacity 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

F/2010/2515 Walkers Yard, 
Eversley Rd, 
Arborfield Cross 

12 9 0 6 3 0 0 0 0 Available – planning permission granted 
Suitable – Site has an extant planning permission granted in 
March 2011 
Achievable – Since 3 of dwellings were completed on the site 
during the 2012/13 monitoring year, it is considered that 
completion of the remaining dwellings is achievable.  

O/01945 
(1EA103) 

Land adj. The 
Square, 
Chalfont Way, 
Lower Earley 

20 20 0 0 20 0 0 0 0 Available – Outline planning permission granted.  
Suitable - This is a greenfield site within the Lower Earley 
District Centre. It is allocated for a mixed use scheme within 
policy SAL08 of the MDD. The site has an extant outline 
planning permission (O/01945) for the erection of 20 dwellings 
on the site. 
Achievable - Site promoter has confirmed site is achievable 
based upon approach of Core Strategy (including 40% 
affordable housing, S106 contributions and other assumptions in 
viability study). 

F/2007/2790 34a Hilltop, 
Earley 

10 10 10 0 0 0 0 0 0 Available – planning permission granted 
Suitable – Site has an extant planning permission and is located 
within the major development location of Earley. 
Achievable – Latest monitoring indicates construction had 
commenced during the 2011/12 monitoring year and therefore 
site is considered achievable, especially as the Council has 
received the Section 106 contributions required for the site. This 
receipt of payment indicated that development would occur 
faster than previously envisaged. 

O/2011/2628 
RM/2013/1232 
(3EA110) 

University of 
Reading - Sibly 
Hall, Redhatch 
Drive, Earley 

89 89 20 40 29 0 0 0 0 Available – The site has outline planning permission 
(O/2011/2628) for the erection of 89 dwellings (granted 15/2/12). 
Reserved matters application (RM/2013/1232) from Persimmon 
Homes was approved by the authority on 30/12/13.  
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App No (LDF 
site ref) 

Location Total 
C

apacity 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

Suitable – This mixed Greenfield and previously developed site 
is within the major development location of Earley and has 
extant planning permission. 
Achievable – Following the approval of planning permission 
(with appropriate contributions towards infrastructure), it is 
considered that this site is achievable. Dwelling completion 
forecasts takes account of the commencement of development 
of the site with 15 dwellings under construction at 1/4/14 and 
acknowledges that information supplied with the reserved 
matters application indicates that two house-builders will be 
involved in the development – Persimmon and Charles Church 
and therefore build rate is realistic especially as marketing of 
dwellings has commenced -
 http://www.charleschurch.com/berkshire_reading/sibly-park-
10199.   

F/2013/0517 Sutton Court, 
Culver Lane, 
Earley 

-70 -70 0 -90 20 0 0 0 0 Available – this site has planning permission for demolition of 
existing 90 flats and replacement with 20 houses (consequently 
net supply is -70). 
Suitable – this is a previously developed site within the major 
development location of Earley. 
Achievable – Planning permission was granted on 21/6/13 to 
replace existing flats with houses. The viability study submitted 
with the application indicates that there is insufficient demand for 
current accommodation and consequently a viable long term use 
is re-developing the site for houses. 

F/2012/2204 Twyford 
Orchards, 
London Rd, 
Ruscombe 

4 4 4 0 0 0 0 0 0 Available – planning permission granted for the development of 
20 gypsy and traveller pitches (net increase 4). 
Suitable – This is a green field site with the Green Belt. 
Achievable – Planning permission was granted in February 
2013 and it is not considered that there are any issues that 
would affect achievability of the proposal, especially as the 
Council is the developer and funding has been agreed. 

OFF/2013/2477 Marlborough 11 11 0 11 0 0 0 0 0 Available – Prior approval for conversion of office to 11 flats 
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App No (LDF 
site ref) 

Location Total 
C

apacity 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

House, 
Basingstoke Rd, 
Spencers Wood 

issued. Site has been marketed for redevelopment -
 http://www.marlboroughreading.co.uk/.  
Suitable – site has prior approval for the conversion to flats and 
is located within the modest development location of Spencers 
Wood. 
Achievable – it is not considered that there are any issues 
which would affect achievability of the site, as prior approval 
given on 21/1/14. 

F/2007/2441 
(1WK133) 

Junction of Molly 
Millars Lane & 
Ashville Way, 
Wokingham 

230 29 29 0 0 0 0 0 0 Available – planning permission granted  
Suitable – Scheme has an extant planning permission which 
was granted as a departure from the Wokingham District Local 
Plan (WDLP) since site is within a Core Employment Area. The 
MDD has not changed the boundary of the Core Employment 
Area.  
Achievable – Construction of dwellings underway at 31 March 
2014 with 201 completed and remaining 29 units in progress. 
Between 1/4/13 and 31/3/14, 85 dwellings were completed on 
the site compared to 96 dwellings in the previous year (1/4/12 to 
31/3/13). With all units either completed or under construction at 
31/3/14 it is very likely site will be completed as envisaged. 

WH3 – PWK42 
O/2007/0273 & 
RM/2010/1734 
(1WK108) 

Wokingham 
Cricket Club, 
Wellington 
Road, 
Wokingham 

124 26 26 0 0 0 0 0 0 Available – Planning permission granted (RM/2010/1734) for 
the erection of 124 dwellings and site is being promoted through 
SHLAA (ref 1WK108) 
Suitable – Site was allocated by saved policy in former WDLP 
(policy WH3) for the erection of 80 dwellings. It has an extant 
planning permission and is located within Wokingham town 
centre.  
Achievable – Planning permission granted and at 31 March 
2014, 98 dwellings had been completed with the remaining 26 in 
progress. Between 1/4/13 and 31/3/14, 70 dwellings were 
completed on the site, this compares to 28 in the previous year 
(1/4/12 to 31/3/13) (all in the last 6 months of the year). 
Developer (Taylor Wimpey) is selling last few dwellings on the 
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App No (LDF 
site ref) 

Location Total 
C

apacity 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

site - https://www.taylorwimpey.co.uk/find-your-
home/england/berkshire/wokingham/the-pavilions). Since site is 
under development, it is considered achievable. 

RM/2011/0036 & 
EXT/2013/0037 
(O/2013/0692) 

Folly Court, 
Blagrove Lane, 
Wokingham 

66 66 0 30 36 0 0 0 0 Available – Planning permission granted. 
Suitable – Site has an extant planning permission which was 
approved as a departure to the WDLP since it was within the 
countryside. However, through adoption of the MDD, the site is 
now within the major development locations of Wokingham and 
is also within the area allocated at Folly Court in MDD policy 
SAL02.  The allocation in SAL02 is for an additional 34 dwellings 
on the site. 
Achievable – An application (EXT/2013/0037) to extend the 
period for commencing development (associated with the 
original outline approval (O/2007/0279) was approved by the 
Council on 17/10/13. Additionally, an outline application 
(O/2013/0692) for the erection of 100 dwellings across both the 
site allocated in SAL02 and the area with extant permission was 
granted on 10/12/13 – the delivery of the additional dwellings 
associated with application O/2013/0692 are detailed in 
appendix 4. Site acquired by Bewley Homes who have 
commenced initial marketing -
 http://www.bewley.co.uk/development-
details.aspx?guid=FC48E050-C906-46BF-8755-
211FDF05499D.  

F/2012/0173 
(3WK191) 

The Chestnuts, 
Chestnut Ave, 
Wokingham 

34 34 17 17 0 0 0 0 0 Available – Planning permission granted. 
Suitable – Site has an extant planning permission and is located 
within the major development location of Wokingham. 
Achievable – Construction of dwellings underway at 31 March 
2014 with 31 dwellings in progress. Developer (Charles Church 
Developments) is marketing the dwellings –  
http://www.charleschurch.com/berkshire_wokingham/the-
chestnuts-10003.  

OFF/2013/1626 Mulberry House, 12 12 12 0 0 0 0 0 0 Available – Prior approval for conversion of office to 12 flats 
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App No (LDF 
site ref) 

Location Total 
C

apacity 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

Osbourne Rd, 
Wokingham 

issued. 
Suitable – site has prior approval for the conversion to flats and 
is located within Wokingham town centre. 
Achievable – it is not considered that there are any issues 
which would affect achievability of the site, as prior approval 
given on 12/9/13 and the conversion of the building was 
underway at 31/3/14. 

Total    542  240 118 14 108 0 0 0 0  
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Appendix 3 – List of sites with a resolution to grant planning permission at 31 March 2014 
(and projected build rates) (soft commitments) 
 
App No (LDF 
site ref) 

Location Total 
C

apacity 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

O/2012/1863 
(3WD113) 

Courtyard 
Offices, Sandford 
Farm, Perimeter 
Rd, Woodley 

27 27 0 10 10 7 0 0 0 Available - The landowner has indicated that they envisage 
development taking place between 2011 and 2016. An outline 
planning application (O/2012/1863) for the erection of 27 dwellings 
on this site was validated by the Council on 6/9/12. The Council 
(6/3/13) resolved to grant permission for this application. 
Suitable - This is a previously developed site within Woodley 
major development location. Whilst it forms part of the area 
allocated in MDD policy SAL01 for residential development, the 
numbers are additional to those listed for SAL01. 
Achievable – Development on adjoining Sandford Farm site had 
commenced by 30/9/13 (see details on Sandford Farm site in 
SAL01 section of appendix 4) this summer. Development on this 
site likely to occur in tandem with that on adjoining site.  

F/2013/0761 Continuing Care 
Community site, 
Sandford Farm, 
Perimeter Rd, 
Woodley 

73 73 0 0 0 0 32 41 0 Available – Whilst site is part of the area allocated in MDD Policy 
SAL01, for the reasons outlined it has been listed separately. The 
site had outline planning permission (O/2008/1282) which was 
granted on appeal (3/11/09) for 492 dwellings. The Council granted 
planning permission for the erection of 468 dwellings 
(F/2011/1629) together with a Continuing Care Community (Use 
Class C2) on 25/5/12. For the part of the site with permission for 
C2 Use in application F/2011/1629, the Council on 25/4/13 
validated an application (F/2013/0761) for an additional 73 
dwellings (these are additional to both the 27 dwellings on the 
Courtyard site (listed as a soft commitment in this appendix of the 
SHLAA) and 468 dwellings on the rest of the Sandford Farm site 
(within appendix 4 of the SHLAA – total from this site is therefore 
568 dwellings). The Council’s Planning Committee on 11/12/13 
resolved to approve application F/2013/0761, subject to the signing 
of a S106 agreement.  
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App No (LDF 
site ref) 

Location Total 
C

apacity 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

Suitable – Site is allocated for around 468 dwellings (in line with 
that approved under F/2011/1629) and is located within Woodley 
Major Development Location. 
Achievable – Taylor Wimpey (lead developer on site) have 
already commenced marketing of the homes -
 http://www.taylorwimpey.co.uk/newhomes/west+london/loddonpar
k/, with prices released and sales underway from another by Taylor 
Wimpey site in Bracknell. Additionally, at 31/3/14, 60 dwellings 
were in progress.  
Deliverability – since the lead developer (and applicant for this 
proposal) has commenced marketing of the dwellings on the site 
and there is already permission for 468 dwellings together with a 
resolution to grant a further 73 dwellings to the same developer on 
the site, it is reasonable to assume that the site will contribute 32 
dwellings to the achievement of a five year supply in the period to 
31/3/19, as development of this parcel of land will follow on from 
that on the remainder of the site (application F/2011/1629). 

Total   100 100 0 10 10 7 32 41 0  
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Appendix 4 – List of residential allocations within the Borough’s Development Plan at 31 
March 2014 (and projected build rates) 
 
This appendix takes account of changes to allocations within the Development Plan arising from the Adoption of the MDD Local Plan on 21 
February 2014. Where an application number is used, the site has a valid planning permission. 
 
The details regarding information on sites within allocations of the Borough’s Development Plan are separated into separated tables relating to 
those covered by policies of the MDD and then one for each of the Strategic Development Locations allocated through policies CP18-21 of the 
Core Strategy. 
 
Sites allocated by policy SAL01 of the MDD Local Plan 
These sites had been allocated by policies WH3-WH5 of the former Wokingham District Local Plan. 
App No 
MDD ref 

Location  Total 
C

apacity in 
S

A
L01 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

O/2006/8687 
MDD - 2WI122 

Hatch Farm 
Dairies, 
Winnersh 

431 431 0 0 60 120 120 120 11 Available – Outline planning application submitted 
(O/2006/8687) for erection of 433 dwellings (431 dwellings net) 
on this site. The Council resolved to grant planning permission 
for this application on 16/10/11. 
Suitable – Site is within Winnersh Major Development Location. 
Site is allocated in policy SAL01 for around 431 dwellings (in line 
with application O/2006/8687). 
Achievable – Applicants were Bovis and Persimmon Homes 
which emphasises ability to deliver homes. Information from 
applicant indicates that the Section 106 Agreement will be 
signed shortly with a reserved matters application due later this 
year. 
Deliverability – taking account of the recognised lead in times to 
enable access to the site, the assessment of housing delivery 
from the site commencing in 2016/17 are considered reasonable 
and the rates proposed reflect that envisaged on Buckhurst Farm 
and achieved on Grazeley Rd, Three Mile Cross. Therefore this 
site will contribute 300 dwellings to the achievement of a five 
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App No 
MDD ref 

Location  Total 
C

apacity in 
S

A
L01 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

year supply in the period to 31/3/19. 
MDD - 
1WW104 

Junction of Hatch 
Ride/Old 
Wokingham 
Road, 
Crowthorne 
(Pinewood) 

100 100 0 40 40 20 0 0 0 Available – Site is being promoted through the SHLAA (ref 
1WW104) and owner has indicated it could accommodate 160 
dwellings or 130 dwellings plus a 60 bed care homes. A public 
exhibition by Bewley Homes took place on 11/1/14 seeking 
information to support their submission a planning application for 
the erection of up to 130 dwellings on the site 
(see http://www.cvag.org.uk/BewleyPoster18.12.13.pdf).  On 
27/1/14, the Council confirmed (application SO/2014/0025) that a 
future application for the erection of up to 130 dwellings together 
with a 5.2 ha SANG (Suitable Alternative Natural Greenspace) 
would not require an EIA. 
Suitable – This is a greenfield site within the modest 
development location of Pinewood (Crowthorne). The site is 
allocated in the MDD for the delivery of around 100 dwellings 
(together with the provision of SANG on adjacent land to the 
north (MDD policy SAL05). The site is within 5km of the SPA 
[Thames Basin Heaths Special Protection Area] and more than 
4km from Rooks Nest Wood. The provision of SANG on the 
adjacent land (in line with policy SAL05 and the SO/2014/0025) 
would contribute towards addressing the impacts upon the SPA. 
Achievable – The landowner has confirmed that the site is 
achievable, having regard to the approach of the Core Strategy 
(including the delivery of at least 40% of the units) as affordable. 
This reflects the financial appraisal of the site within the 
Submission MDD Viability Assessment (Dec 2012) (copy 
included as appendix 8). 
Deliverability – The confirmation of the imminent submission of 
a planning application (as indicated in the exhibition material), 
the viability of the site for development and the availability of a 
SPA avoidance solution means that it is reasonable to assume 
that this site will contribute 100 dwellings to the achievement of a 
five year supply in the period to 31/3/19. 

O/2008/1282 & Sandford Farm, 468 468 100 100 100 100 68 0 0 Available – site had outline planning permission (O/2008/1282) 
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App No 
MDD ref 

Location  Total 
C

apacity in 
S

A
L01 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

F/2011/1629 
MDD – WD111 

Woodley which was granted on appeal (3/11/09) for 492 dwellings. The 
Council granted planning permission for the erection of 468 
dwellings (F/2011/1629) together with a Continuing Care 
Community (Use Class C2) on 25/5/12. For the part of the site 
with permission for C2 Use in application F/2011/1629, the 
Council on 25/4/13 validated an application (F/2013/0761) for an 
additional 73 dwellings (these are additional to both the 27 
dwellings on the Courtyard site (both listed as soft commitments 
in appendix 3 of the SHLAA) and 468 dwellings on the rest of the 
Sandford Farm site – total from this site is therefore 568 
dwellings). The Council’s Planning Committee on 11/12/13 
resolved to approve application F/2013/0761, subject to the 
signing of a S106 agreement.  
Suitable – Site is allocated for around 468 dwellings (in line with 
that approved under F/2011/1629) and is located within Woodley 
Major Development Location. 
Achievable – Taylor Wimpey (lead developer on site) have 
already commenced marketing of the homes -
 http://www.taylorwimpey.co.uk/newhomes/west+london/loddonp
ark/, with prices released and sales underway from another by 
Taylor Wimpey site in Bracknell. Additionally, at 31 March 2014, 
60 dwellings were in progress. 
Deliverability – since the lead developer has commenced 
marketing of the dwellings on the sites and there is already 
permission for 468 dwellings together with a resolution to grant a 
further 100 dwellings, it is reasonable to assume that the site will 
contribute 468 dwellings to the achievement of a five year supply 
in the period to 31/3/19. The 100 dwellings subject to a 
resolution to grant are listed in appendix 3 of the SHLAA. The 
build rate is considered achievable as this reflects other large 
scale developments in the Borough i.e. Wokingham Cricket Club, 
Wellington Rd, Wokingham and land off Grazeley Rd, Three Mile 
Cross. 

Total   999  999 100 140 200 240 188 120 11  
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Sites allocated by policy SAL02 of the MDD Local Plan 
Sites allocated for development within major development locations 
MDD ref & 
planning app (if 
relevant) 

Location  Total 
C

apacity in 
S

A
L02 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

WD115 
(O/2012/0155) 

University of 
Reading’s 
Bulmershe 
Campus, 
Woodlands Ave, 
Woodley 

270 287 30 70 70 70 47 0 0 Available – Planning permission (O/2012/0155) for between 287 
and 300 dwellings (inc conversion of halls of residence) together 
with a care facility and shop was granted on 3/10/12. This 
compares to the allocation of around 270 dwellings for the site 
within the MDD. 
A reserved matters application (RM/2013/2411) from Cala 
Homes was submitted for the erection of 34 dwellings on part of 
the site. This was validated on 11/12/13. The meeting of the 
Council’s Planning Committee on 2 April 2014 is recommended 
to approve application RM/2013/2411 [Post 1/4/14 update – this 
application was approved on 3/4/14].  Cala Homes have also 
undertaken further consultion to inform submission of further 
reserved matters applications -
 http://www.cala.co.uk/bulmershecampus. This latest exhibition 
indicates that around 290 dwellings are envisaged, which 
exceeds the 287 dwellings envisaged on the site within the 
SHLAA. 
Suitable – This is a mixed previously developed/greenfield site 
split between the major development location of Earley and 
Woodley. The eastern part of the site us within a Site of Urban 
Landscape. The site is allocated for delivery of around 270 
dwellings in the MDD. 
Achievable – Site promoter has confirmed site is achievable 
based upon approach of Core Strategy (including affordable 
housing, S106 contributions and other assumptions in viability 
study). 
Deliverability - Since this site has planning permission for the 
erection of 287 dwellings on the site it is a deliverable site under 
paragraph 47 of the NPPF.  The build rate has been adjusted 
from that detailed in the outline permission since Cala Homes no 
longer envisages refurbishment of some of the Halls of 
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MDD ref & 
planning app (if 
relevant) 

Location  Total 
C

apacity in 
S

A
L02 

R
esidual 
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1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

Residence as had been envisaged. The build rate is considered 
achievable as this reflects other large scale developments in the 
Borough i.e. Wokingham Cricket Club, Wellington Rd, 
Wokingham and land off Grazeley Rd, Three Mile Cross. It is 
therefore reasonable to assume that this site will contribute 287 
dwellings to the achievement of a five year supply in the period 
to 31/3/19. 

TW103 Land west of 
Hurst Rd, 
Twyford 

20 20 0 0 0 20 0 0 0 Available - The landowner has confirmed that development of 
the site could take place between 2011 and 2016. This has been 
confirmed in representations submitted on their behalf to the 
Proposed Submission MDD (see appendix 7), although they 
consider the capacity of the site could be increased to 26 
dwellings.  
Suitable - This is a greenfield site within major development 
location of Twyford and is allocated for the delivery of around 20 
dwellings in policy SAL02. Whilst initial information indicates that 
the site lies in floodzone 2, a Flood Risk Assessment has been 
submitted which indicates (Section 9) that 94% of the site is 
within flood zone 1. 
Achievable - Site promoter’s response to the Proposed 
Submission MDD (see appendix 7) confirms the site is 
achievable based upon approach of Core Strategy (including 
35% affordable housing, S106 contributions and other 
assumptions in viability study). The viability of development on 
the site is re-affirmed in the Submission MDD Viability Study 
(see appendix 8). 
Deliverability – Through the submission of representations to 
the Proposed Submission MDD confirming that the around 20 
dwellings allocated in policy SAL02 can be delivered within the 
short term, it is reasonable to assume that this site will contribute 
20 dwellings to the achievement of a five year supply in the 
period to 31/3/19. 

WI114 Land to rear of 
40 Arbor Lane, 

30 30 0 0 0 30 0 0 0 Available - The site promoter has confirmed that development of 
the site could commence between 2011 and 2016. A planning 
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MDD ref & 
planning app (if 
relevant) 

Location  Total 
C

apacity in 
S

A
L02 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

Winnersh application (O/2010/1621) for the erection of 59 dwellings on the 
site was refused by the Council on 2/12/10. The subsequent 
appeal against this refusal was withdrawn by the appellant. 
Suitable - This is a greenfield site that is within the major 
development location of Winnersh and is allocated for delivery of 
around 30 dwellings. Whilst part of the site is in floodzone 2, the 
majority is within floodzone 1. The site promoter will need to 
demonstrate that noise from the A329(M) or other sources does 
not affect development of the site, although the increased 
distance between homes likely under the MDD allocation 
compared to the earlier application could address this. Taking 
account of flood risk issues, the MDD has allocated the land 
outside of the floodplain for development within policy SAL02 
with the remainder of the site allocated as open space in policy 
SAL04. The latter area is the part of the site outside of the 
development limit of Winnersh. The capacity of the site in the 
MDD has been reduced to take account of the smaller area 
allocated. 
Achievable – It is understood that a developer is interested in 
the site and there has been no indication that development of the 
site is not achievable based upon approach of Core Strategy 
(including 35% affordable housing, S106 contributions and other 
assumptions in viability study). 
Deliverability – The submission of a planning application 
(although subsequently refused) demonstrates that there is 
interest in developing the site. Although the earlier application on 
the site was refused, the allocation of the site entails fewer 
dwellings than this which enables the earlier concerns to be 
addressed. It is therefore reasonable to assume that this site will 
contribute 30 dwellings to the achievement of a five year supply 
in the period to 31/3/19. 

WK160 
(O/2013/0692) 

Land at Folly 
Court, Blagrove 
Lane, 

100 34 0 0 4 30 0 0 0 Available – Site had been promoted through SHLAA and has 
since been acquired by Bewley Homes who have commenced 
initial marketing - http://www.bewley.co.uk/development-
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MDD ref & 
planning app (if 
relevant) 

Location  Total 
C

apacity in 
S

A
L02 

R
esidual 
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1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

Wokingham details.aspx?guid=FC48E050-C906-46BF-8755-
211FDF05499D.  
Suitable - This site is within the major development location of 
Wokingham and is allocated for delivery of around 34 dwellings 
(in addition to the 66 permitted on the site under application 
RM/2011/0036). The site is a mix of green field and previously 
developed land, the latter located where development was 
approved under application RM/2011/0036).  Since it is within 7 
km of the SPA, and more than 50 dwellings are envisaged, 
mitigation for its impact is likely to be required. This could be 
provided by Rooks Nest Wood in line with that agreed as part of 
application RM/2011/0036. All the land within the site outside of 
Wokingham’s development limits is allocated as open space in 
SAL04. A planning application (EXT/2013/0037) to extend the 
period for commencing development on the existing outline was 
approved on 17/10/13. Additionally, an outline application 
(O/2013/0692) for the erection of 100 dwellings across both the 
site allocated in SAL02 and the area with extant permission was 
granted on 10/12/13.  
Achievable - Site promoter has confirmed site is achievable 
based upon approach of Core Strategy (including 35% affordable 
housing, S106 contributions and other assumptions in viability 
study). This is reflected in the submission within application 
O/2013/0692 which the authority has granted. Site acquired by 
Bewley Homes who have commenced initial marketing -
 http://www.bewley.co.uk/development-
details.aspx?guid=FC48E050-C906-46BF-8755-211FDF05499D 
Deliverability – The Council’s approval for the erection of 100 
dwellings across the whole site and previous planning history of 
the site indicates it is reasonable to assume that this site 
(including the area with extant permission will contribute 100 
dwellings to the achievement of a five year supply in the period 
to 31/3/19. 

WK175 Land off Smith's 18 0 0 0 0 0 0 0 0 Available – A planning application (O/2012/0901) for the 
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1/4/19 – 
31/3/20 

P
ost 

1/4/20 

(O/2012/0901 
& 
F/2013/0019) 

Walk, Fernlea 
Drive, Woosehill, 
Wokingham 

erection of 18 dwellings on the site was granted on 6/11/12. A 
planning application (F/2013/0019) for the erection of a one form 
entry Primary School on the site was granted on 28/3/13. Since 
the Primary School opened on 9th September 2013, the site is 
not considered to be available for residential development.  
Suitable – This is a greenfield site within the major development 
location of Wokingham (adjoining the Woosehill local centre). 
This site has been allocated for development within policy SAL02 
of the MDD with the capacity reflecting that proposed in 
application O/2012/0901. 
Achievable – Since landowner has confirmed that a one form 
entry primary school will be built on the site, it is not considered 
achievable for residential development. 
Deliverability – As a primary school opened on 9th September 
2013 it is reasonable to assume that this site will not contribute 
any dwellings to the achievement of a five year supply in the 
periods to either 31/3/19 or 31/3/20. 

WK176 
(O/2012/0549) 

Norton Rd, 
Wokingham 

7 7 0 7 0 0 0 0 0 Available – Planning permission was granted (8/4/13) for the 
erection of 7 dwellings on this site (O/2012/0549).  
Suitable – This is a previously developed site within the major 
development location of Wokingham. Whilst the site is within 
5km of the SPA, it is also within 4km of Rooks Nest Wood which 
could provide mitigation for impacts of residential development 
upon the SPA. This site is allocated for residential development 
in policy SAL02 of the MDD. 
Achievable - The landowner has confirmed that the site is 
achievable and this was confirmed through information submitted 
alongside the planning application. 
Deliverability - Since this site has planning permission for the 
erection of 7 dwellings on the site it is a deliverable site under 
paragraph 47 of the NPPF.  Furthermore, it is reasonable to 
assume that this site will contribute 7 dwellings to the 
achievement of a five year supply in the period to 31/3/19. 

WK179 Elms Field & The 190 150 0 0 0 75 75 0 0 Available - The landowner has confirmed that development will 
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31/3/20 
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Paddocks, Elms 
Rd, Wokingham 

occur from 2015 through to 2018. The EIA Screening and 
Scoping Report (application SO/2012/1044) (paragraph 1.32 
indicates that around 150 dwellings are envisaged for the site). 
Although a planning application F/2013/2284 (with the Council 
and Wilson Bowden Developments as joint applicant) for the 
erection of 151 dwellings as part of the mixed use regeneration 
of this site was validated by the Council on 15/11/13, this was 
withdrawn on 20/12/13. 
Suitable – This is a mixed previously developed/greenfield site 
within Wokingham town centre and there any proposal should 
accord with Core Strategy policies CP13 and CP15. Whilst the 
site is within 7km of the SPA, it is also within 4km of Rooks Nest 
Wood which could provide mitigation for impacts of residential 
development upon the SPA. The need for mitigation is 
dependent upon the type of residential accommodation delivered 
and whether 50 or more units are proposed. The Council has 
adopted a masterplan SPD for Wokingham town centre (24 June 
2010) which indicates that this site is to be developed for a mix 
of uses (as suggested). This site has been allocated for a mix of 
uses in policies SAL02 and SAL08. These uses include the 
delivery of around 190 dwellings. 
Achievable - Site promoter has confirmed site is achievable and 
this is demonstrated by the continuing work associated with the 
regeneration of Wokingham town centre as explained in 
Wokingham Borough News (Spring 2014) 
(see http://www.wokingham.gov.uk/EasySiteWeb/GatewayLink.a
spx?alId=269978). This newsletter confirms that a revised 
application will be submitted this year. 
Deliverability – The first phase of work on the regeneration of 
Wokingham town centre commenced in August 2013 
(refurbishment of buildings at junction of Rose St & Market 
Place). This demonstrates the commitment of the Council to 
deliver the regeneration of the town centre, especially as the 
operators of both the hotel and supermarket elements of the 
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mixed use proposal (in policies SAL02 & SAL08) have been 
identified – Premier Inn and Sainsbury together with the house 
builder partner – David Wilson Homes. Therefore it is reasonable 
to assume that this site will contribute 150 dwellings to the 
achievement of a five year supply in the period to 31/3/19, as a 
planning application is expected to be submitted later this year. 

WD108 
(O/2013/1212) 

Land off Mohawk 
Way, Woodley 

20 16 0 16 0 0 0 0 0 Available - The landowner has confirmed development could 
commence between 2011 and 2016. A planning application 
(O/2013/1212) from Hicks Developments (a local house builder) 
for the erection of 16 dwellings on the site was validated by the 
Council on 12/6/13. The Council’s planning committee on 
16/10/13 resolved to approve this application subject to the 
completion of a S106 agreement. 
Suitable - This is a greenfield site within the major development 
location of Woodley. It is allocated for the delivery of around 20 
dwellings in policy SAL02 of the MDD. 
Achievable - Site promoter has confirmed site is achievable 
based upon approach of Core Strategy (including 35% affordable 
housing, S106 contributions and other assumptions in viability 
study). This is reflected in the submission within application 
O/2013/1212 which the authority has resolved to approve. 
Deliverability – Through the Council’s resolution to grant 
permission for the erection of 16 dwellings, it is reasonable to 
assume that this site will contribute 16 dwellings to the 
achievement of a five year supply in the period to 31/3/19. 

WD109  
(O/2012/0320,  
F/2013/1136) 

Land at junction 
of Headley Road 
East & Spitfire 
Way, Woodley 

79 93 0 45 45 3 0 0 0 Available - Planning permission (0/2012/0320) was granted for 
the erection of 79 dwellings on this site on 17/5/12. The 
application also approved the erection of 3,249m2 of B1 
floorspace on an adjacent site. A planning application 
(F/2013/1136) from Redrow Homes for the erection of 94 
dwellings on the part of the site with permission for 79 dwellings 
in O/2012/0320 was approved by the Council on 27/2/14 and 
therefore the site capacity has been adjusted accordingly. A 
further planning application (O/2013/0668) for erection of 34 
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dwellings on adjacent site (area where 3,249m2 B1 floorspace 
approved in O/2012/0320) was refused by the authority on 
3/10/13. An appeal against this refusal has been submitted. 
Suitable - This is a previously developed site within the major 
development location of Woodley. The area approved for 
residential in the application (O/2012/0320) is allocated for 
residential development within policy SAL02 of the MDD. The 
remainder of the site has been retained within the Core 
Employment Area where policy CP15 applies. Residential uses 
are not compatible with the approach in CP15 and therefore the 
remainder of the site is not considered suitable for housing. 
Achievable - Site promoter in most recent application has 
confirmed site is achievable based upon approach of Core 
Strategy (including 30% affordable housing, S106 contributions 
and other assumptions in viability study). 
Deliverability - Since this site has planning permission for the 
erection of 94 dwellings on the site it is a deliverable site under 
paragraph 47 of the NPPF.  Furthermore, it is also reasonable to 
assume that site will contribute 94 dwellings to the achievement 
of a five year supply in the period to 31/3/19.  

WD110 Viscount Way, 
Woodley 

57 57 0 30 27 0 0 0 0 Available - The landowner has indicated that they envisage 
development taking place between 2011 and 2016. The site has 
been promoted through the SHLAA (ref 1WD110).  
Suitable - This is a previously developed site within the major 
development location of Woodley. The MDD has also allocated 
this site for residential development in policy SAL02. 
Achievable - On 30/10/13, Bloor Homes undertook an exhibition 
detailing their emerging redevelopment proposals for this site 
(see www.alliedbakerysitewoodley.info). The information 
provided for the exhibition indicates that Bloor Homes consider 
between 70 and 80 dwellings can be accommodated on the site.  
Deliverability – Through Bloor Homes holding of an exhibition 
regarding residential development on the site it is reasonable to 
assume that this site will contribute at least 57 dwellings to the 
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achievement of a five year supply in the period to 31/3/19. 
Total   791  694 30 168 146 228 122 0 0  

 
Sites allocated for development within modest development locations 
MDD ref Location  Total 

C
apacity in 

S
A

L02 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

RU103 Land at 146 
London Road, 
Ruscombe 

15 15 0 15 0 0 0 0 0 Available - The promoter has indicated they would like to 
develop their proposal between 2011 and 2026. A planning 
application (O/2011/2661) for the erection of 26 dwellings on this 
site was refused on 20/3/12. 
Suitable - This is greenfield site within the modest development 
location of Ruscombe. It is allocated for the delivery of around 15 
dwellings in policy SAL02. 
Achievable – Whilst the landowner will need to confirm that the 
site is achievable based upon the approach of the Core Strategy 
(including 40% affordable housing, S106 contributions and other 
assumptions in viability study), the viability of development of the 
site was thoroughly assessed in the Submission MDD Viability 
Study (see appendix 8). Consequently, the site is considered to 
be achievable. 
Deliverability – The submission of a planning application 
(although subsequently refused) demonstrates that there is 
interest in developing the site. Although the earlier application on 
the site was refused, the allocation of the site entails fewer 
dwellings than this which enables the earlier concerns to be 
addressed. It is therefore reasonable to assume that this site will 
contribute 15 dwellings to the achievement of a five year supply 
in the period to 31/3/19. 

SH174 land at The 100 125 0 50 50 25 0 0 0 Available - An outline planning application (O/2011/0204) for the 
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MDD ref Location  Total 
C

apacity in 
S

A
L02 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

(O/2011/0204) Manor, Brookers 
Hill, Shinfield 

erection of up to 126 dwellings was approved on appeal (8/1/13). 
The land owner (University of Reading) has commenced 
marketing of the site to allow its redevelopment -
 http://www.haslams.co.uk/getattachment/4a0d229a-b34c-45ec-
8a83-b5b3e20949ff/Manor-Site.aspx.  
Suitable - This is a previously developed site within the modest 
development location of Shinfield. In line with Core Strategy 
policy CP8, as the site lies within 7km of the SPA and 50 or more 
dwellings were proposed, appropriate avoidance measures for 
addressing impacts upon the SPA were required. These have 
been agreed through the outline planning permission. Whilst 
Core Strategy policy CP17 indicates that schemes should not 
generally exceed 100 dwellings within Shinfield, the appeal 
decision confirms that 126 dwellings are appropriate.  
Achievable – Achievability (including viability of development) 
was agreed through consideration of the planning appeal. 
Deliverability - Since this site has planning permission for the 
erection of 125 dwellings (net) on the site it is a deliverable site 
under paragraph 47 of the NPPF.  Furthermore, it is also 
reasonable to assume that site will contribute 125 dwellings to 
the achievement of a five year supply in the period to 31/3/19. 
This is because information on the South of the M4 SDL 
Consortium’s website (www.southofM4.com) indicates that 
development on the site is due to commence late 2014/early 
2015 (see https://southofm4.viewpointfeedback.co.uk/news-
events/february-update.aspx).  

Total   115  140 0 65 50 25 0 0 0  
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Reserve sites allocated by policy SAL03 of the MDD Local Plan 
Reserve sites allocated for development in modest development locations 
MDD ref Location  Total 

C
apacity in 

S
A

L03 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

FI140 Land to rear of 
216b-242a Nine 
Mile Ride, 
Finchampstead 
North 

40 40 0 0 0 0 0 0 40 Available - The landowner has confirmed that development 
could take place between 2011 and 2016. However, taking 
account of its allocation in policy SAL03, it is not considered to 
be readily available as none of the specified criteria have been 
met. 
Suitable - This is a greenfield site within the modest 
development location of Finchampstead North. Site is within 5km 
of the SPA and could be mitigated through the Rooks Nest Wood 
SANG. This site is allocated as a reserve housing allocation in 
policy SAL03 for the delivery of around 40 dwellings.  
Achievable - Site promoter will need to confirm site is 
achievable based upon approach of Core Strategy (including 
40% affordable housing, S106 contributions and other 
assumptions in viability study). 

Total    40   40 0 0 0 0 0 0 40  
 
Reserve sites allocated for development in limited development location 
MDD ref Location  Total 

C
apacity in 

S
A

L03 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

WK122 Land rear of 328-
348 Barkham 
Road, Barkham 
Hill 

25 25 0 0 0 0 0 0 25 Available - The landowner has confirmed that development 
could take place between 2011 and 2016. However, taking 
account of its allocation in policy SAL03, it is not considered to 
be readily available as none of the specified criteria have been 
met. Notwithstanding this, an application (F/2013/1483) for the 
demolition of 346 Barkham Rd and the erection of 25 dwellings 
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MDD ref Location  Total 
C

apacity in 
S

A
L03 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

on part of the reserve site was validated by the Council on 
25/7/13. This application was refused by the Council on 
24/10/13. 
Suitable - This is a greenfield site within the limited development 
location of Barkham Hill. This site is allocated as a reserve 
housing allocation in policy SAL03 for the delivery of around 25 
dwellings. 
Achievable - Site promoter will need to confirm site is 
achievable based upon approach of Core Strategy (including 
40% affordable housing, S106 contributions and other 
assumptions in viability study).  

WK151 Land north of 
The Shires (off 
Sandy Lane), 
Barkham 

5 5 0 0 0 0 0 0 5 Available - The landowner has confirmed that development 
could take place between 2011 and 2016. However, taking 
account of its allocation in policy SAL03, it is not considered to 
be readily available as none of the specified criteria have been 
met. 
Suitable - This is a greenfield site within the limited development 
location of Barkham Hill. This site is allocated as a reserve 
housing allocation in policy SAL03 for the delivery of around 5 
dwellings. 
Achievable - Site promoter will need to confirm site is 
achievable based upon approach of Core Strategy (including 
40% affordable housing, S106 contributions and other 
assumptions in viability study).  

SA104 Land at Valley 
Nurseries, 
Broadwater 
Lane, Hurst 

16 16 0 0 0 0 0 0 16 Available - The landowner has confirmed that development 
could take place between 2011 and 2016. However, taking 
account of its allocation in policy SAL03, it is not considered to 
be readily available as none of the specified criteria have been 
met. 
Suitable - This is a greenfield site within the limited development 
location of Hurst. This site is allocated as a reserve housing 
allocation in policy SAL03 for the delivery of around 16 dwellings 
Achievable - Site promoter will need to confirm site is 
achievable based upon approach of Core Strategy (including 
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MDD ref Location  Total 
C

apacity in 
S

A
L03 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

40% affordable housing, S106 contributions and other 
assumptions in viability study).  

WI111 Land off 
Wheatsheaf 
Close, 
Sindlesham 

24 24 0 0 0 0 0 0 24 Available - The landowner will need to confirm date and how 
long development could take (current suggestion is that this will 
be before 2016). However, taking account of its allocation in 
policy SAL03, it is not considered to be readily available as none 
of the specified criteria have been met. 
Suitable – This is a greenfield site within the limited 
development location of Sindlesham. This site is allocated within 
policy SAL03 as a reserve for the delivery of around 24 
dwellings. 
Achievable - Site promoter has confirmed site is achievable 
based upon approach of Core Strategy (including 40% affordable 
housing, S106 contributions and other assumptions in viability 
study).  

SO101 Land at Sonning 
Farm (off Glebe 
Gardens), 
Sonning 

25 25 0 0 0 0 0 0 25 Available - The landowner has confirmed that development 
could take place between 2011 and 2016. However, taking 
account of its allocation in policy SAL03, it is not considered to 
be readily available as none of the specified criteria have been 
met. 
Suitable - This is a greenfield site adjoining the limited 
development location of Sonning. The potential capacity has 
therefore been reduced accordingly. Although the site promoter 
has confirmed they accept this lower level of development on 
their site, they have not indicated where it could be 
accommodated. This site is within that allocated within policy 
SAL03 as a reserve for the delivery of around 25 dwellings. 
Achievable - Site promoter has provisionally confirmed site is 
achievable based upon approach of Core Strategy (including 
40% affordable housing, S106 contributions and other 
assumptions in viability study).  

Total    95   95 0 0 0 0 0 0 95  
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Sites within allocated Strategic Development Locations of the Core Strategy 
Arborfield Garrison SDL – Core Strategy Policy CP18 
Location 
illustrated in 
adopted SPD 
App No 

Location Total 
C

apacity in 
C

P
18 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

Area A Land in northern 
part of SDL 

1,050 1,050 0 0 100 250 285 300 2,565 Available – Areas are included within parcels of land 
suggested through LDF process. Areas A, B and the eastern 
part of C are within LDF site 1AR104, the western part of C is 
within LDF site 1FI125. Area D is within LDF site 1FI112. An 
outline planning application (O/2013/0600) for 2,000 dwellings, 
a district centre, schools, SANG & open space in the central 
and northern and extreme southern parts of the SDL was 
validated by the Council on 26/4/13 and withdrawn on 
19/11/13. 
Suitable – Site is located within both Arborfield Garrison 
Modest Development Location and the Arborfield Garrison 
SDL. The MDD defines development limits within the SDL 
where the development allocated by the Core Strategy can be 
delivered.  
Achievable – Secretary of State has confirmed that MoD 
presence at site will cease by 2015. Development can occur 
whilst MoD vacating site since only site 1AR104 involves MoD 
land. It is not therefore considered that there are any issues 
which would affect achievability of the proposal during the 
Core Strategy plan period provided any future application was 
consistent with the requirements of the Core Strategy, 
including a recognition regarding addressing the cumulative 
impact of all relevant proposals within the Core Strategy. The 
commencement and rate of delivery from the Arbofield 
Garrison site has been reviewed since the earlier application 
was withdrawn.  Taking account of the information on build out 
rates on large sites within central Berkshire and north 
Hampshire (appendix 10) and the ability to complete dwellings 
about 16 months after outline permission was granted (see 
Buckhurst Farm in South Wokingham SDL), the rates forecast 

Area B North of new 
district centre 

190 190        

Area C Around new 
district centre 

720 720        

Area D Land west of 
Hogwood Ind 
Estate 

1,540 1,540        
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Location 
illustrated in 
adopted SPD 
App No 

Location Total 
C

apacity in 
C

P
18 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

are realistic as a revised planning application is expected this 
autumn. 
Deliverability – Although the planning application has been 
withdrawn, a revised one is expected this autumn. 
Furthermore the successful funding from the HCA together 
with the evidence of rapid delivery on strategic sites detailed in 
the previous paragraph confirms that it is reasonable to 
assume that this site will contribute 635 dwellings to the 
achievement of a five year supply in the period to 31/3/19. 
Expected delivery of this and other SDL allocated in the 
Borough’s development plan whilst reflecting the landowners 
submissions to the HCA (see appendix 9) are also consistent 
with implementation of other land scale developments within 
Berkshire & Hampshire – see appendix 10. Information within 
appendices 3 and 5 of the SHLAA demonstrates that delivery 
rates on sites within the borough since April 2012 on sites 
providing at least 100 dwellings exceed the 50 
dwellings/site/annum which the authority has historically been 
advised of by the Home Builders Federation. Consequently, 
the rates used are appropriate, especially as Wokingham 
Borough News (Spring 2014) confirms a revised application is 
expected this year 
(see http://www.wokingham.gov.uk/EasySiteWeb/GatewayLink
.aspx?alId=269978).  

Total  3,500 3,500 0 0 100 250 285 300 2,565  
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South of the M4 SDL – Core Strategy Policy CP19 
Location 
illustrated in 
adopted SPD 
App No 

Location  Total 
C

apacity in 
C

P
19 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

Area D (part) Land north-east 
of Shinfield 
(south of 
Cutbush Lane) 

249 249 0 0 0 0 22 18 268 Available – Whilst site has not been suggested through LDF 
process, it was promoted through earlier planning application 
for delivering 2,500 dwellings around Shinfield.  
Suitable – Site is located within both Shinfield Modest 
Development Location and the S of M4 SDL (policy CP19). 
The MDD defines development limits within the SDL where the 
development allocated by the Core Strategy can be delivered. 
Achievable – The landowner (University) has not confirmed 
that development of land is not achievable. 

 North of Hyde 
End Rd, 
Spencers Wood  

59 59        Available – Site has been suggested through LDF process 
(1SH113C). Whilst site is outside of that covered by 
applications O/2013/0346 and F/2013/0347, they indicate how 
development of these two parcels of land could integrate with 
the remainder of the development to the east of Spencers 
Wood. 
Suitable – Site is located within both Spencers Wood Modest 
Development Location and the S of M4 SDL. The MDD 
defines development limits within the SDL where the 
development allocated by the Core Strategy can be delivered.  
Achievable – The promotion of the land through the SHLAA 
and the evidence within the applications referred to above 
demonstrate how this land could be delivered.  
Deliverability – the promotion of the site’s through the SHLAA 
and the information within application O/2013/0346 illustrating 
how development of land can integrate with wider 
development of SDL indicates site is deliverable.  

Area A & Area B 
(O/2013/0346) 

Land east of 
Three Mile Cross 
(A) and land 
north-west of 
Spencers Wood 
(north of Croft 

670 670 0 0 0 94 150 150 694 Available – Site has been suggested through LDF process 
(1SH113A & 1SH113B). An outline planning application 
(O/2013/0346) from Taylor Wimpey and David Wilson Homes 
for the delivery of around 900 dwellings across SPD Areas A 
and B together with WDLP PSH53) was validated by the 
Council on 6/3/13. This application was considered by the 
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Location 
illustrated in 
adopted SPD 
App No 

Location  Total 
C

apacity in 
C

P
19 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

Lane) authority’s Planning Committee on 18/9/13 where they 
resolved to approve it subject to a S106 agreement. 
Suitable – Site is located within both Modest Development 
Locations of Three Mile Cross and Spencers Wood together 
with the S of M4 SDL. The MDD defines development limits 
within the SDL where the development allocated by the Core 
Strategy can be delivered. The suitability of the site is 
confirmed by the Council’s resolution to grant planning 
permission. 
Achievable – The planning application has been submitted 
jointly by Taylor Wimpey and David Wilson as members of the 
S of M4 Consortium. Although the site is within 7km of the 
SPA (and over 50 dwellings are proposed on this parcel), the 
application submitted indicates how appropriate avoidance 
measures will be delivered – this will be through provision of 
SANG and contributions towards Strategic Access 
Management & Monitoring (SAMM). Rate of delivery of 
dwellings from S of M4 SDL reflects that detailed in successful 
submission to the Secretary of State/ Homes & Communities 
Agency funding for accelerating delivery of SDL – figures used 
are those without support (see appendix 9) and reflect that 
achieved on large scale developments in central Berkshire and 
North Hampshire (appendix 10).  
Deliverability – see summary at end of table. 

(O/2013/0565) S of M4 (WDLP) 
PSH48 - east of 
Basingstoke Rd, 
Spencers Wood 

100 100 0 40 40 20 0 0 0 Available –Site is being promoted through SHLAA (ref 
1SH138). A planning application for the erection of 100 
dwellings (O/2013/0565) was validated by the Council on 
26/3/13. The Council’s Planning Committee on 13/11/13 
resolved to grant permission for this application, subject to a 
S106 agreement. 
Suitable – Site is located within both Spencers Wood Modest 
Development Location and the S of M4 SDL. The MDD 
defines development limits within the SDL where the 
development allocated by the Core Strategy can be delivered. 
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Location 
illustrated in 
adopted SPD 
App No 

Location  Total 
C

apacity in 
C

P
19 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

The suitability of the site is confirmed by the Council’s 
resolution to grant planning permission 
Achievable – Application has been submitted by Gleeson. 
Whilst some of it is within 5km of the Thames Basin Heaths 
SPA (with the remainder within 7km), the application submitted 
indicate how appropriate avoidance measures will be delivered 
– this will be through provision of SANG and contributions 
towards SAMM. Delivery of dwellings from S of M4 SDL 
reflects that considered realistic for the whole site having 
regard to information in Appendix 10 on large scale 
developments in Central Berkshire and North Hampshire). 
Deliverability – taking account of the Council’s resolution to 
grant and the evidence on delivery on large scale 
developments, it is considered reasonable to assume all 100 
dwellings will be completed by 31/3/19. 

(O/2013/0346 & 
F/2013/0347) 

North of Hyde 
End Rd, 
Spencers Wood 
(part of former 
allocation of 
WDLP) 

276 276 0 100 100 56 0 0 0 Available – Site has been suggested through LDF process 
(1SH113C). An outline planning application (O/2013/0346) for 
the delivery of around 900 dwellings across SPD Areas A and 
B together with WDLP PSH53) was validated by the Council 
on 6/3/13. Additionally, a full application (F/2013/0347) for the 
erection of 276 on the majority of this site was also validated 
by the Council on 6/3/13. Application O/2013/0346 was 
considered by the authority’s Planning Committee on 18/9/13 
where they resolved to approve it subject to a S106 
agreement. Application F/2013/0347 was considered by the 
Council’s Planning Committee on 16/10/13 where they 
resolved to grant the application (subject to the completion of a 
S106 Agreement). 
Suitable – Site is located within both Spencers Wood Modest 
Development Location and the S of M4 SDL. The MDD 
defines development limits within the SDL where the 
development allocated by the Core Strategy can be delivered. 
The suitability of the site is confirmed by the Council’s 
resolution to grant planning permission. 
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Location 
illustrated in 
adopted SPD 
App No 

Location  Total 
C

apacity in 
C

P
19 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

Achievable – The planning application has been submitted 
jointly by Taylor Wimpey and David Wilson as members of the 
S of M4 Consortium. Although the site is within 5km of the 
SPA, the applications submitted indicate how appropriate 
avoidance measures will be delivered – this will be through 
provision of SANG and contributions towards SAMM. Delivery 
of dwellings from S of M4 SDL reflects that detailed in 
successful submission to the Secretary of State/ Homes & 
Communities Agency funding for accelerating delivery of SDL 
– figures used are those without support. Furthermore, the 
information of the South of the M4 SDL consortium’s website 
(www.southofM4.com) 
(see https://southofm4.viewpointfeedback.co.uk/news-
events/february-update.aspx) states that the first completions 
on this site are expected in 2015. 
Deliverability – see summary at end of table. 

Area D (part) 
(O/2013/0101) 

Land north-east 
of Shinfield – 
north of Cutbush 
Lane, Shinfield 

126 126 0 0 50 50 26 0 0 Available – Site has been suggested through the LDF 
process (1SH120). An outline planning application 
(O/2013/0101) for the erection of 126 on the part of the site 
north of Cutbush Lane was approved by the Council on 
24/12/13. 
Suitable – Site is located within both Shinfield Modest 
Development Location and the S of M4 SDL (policy CP19). 
The MDD defines development limits within the SDL where the 
development allocated by the Core Strategy can be delivered. 
The suitability of the site is confirmed by the Council granting 
planning permission. 
Achievable – The planning application has been submitted by 
the University of Reading as a member of the S of M4 
Consortium. Although the site is within 7km of the SPA (and 
over 50 dwellings are proposed on this parcel), the application 
submitted indicates how appropriate avoidance measures will 
be delivered – this will be through provision of SANG and 
contributions towards SAMM. Delivery of dwellings from S of 
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Location 
illustrated in 
adopted SPD 
App No 

Location  Total 
C

apacity in 
C

P
19 

R
esidual 

capacity at 
1/4/14 

Forecast Completions Assessment of site deliverability 

1/4/14 - 
31/3/15 

1/4/15 - 
31/3/16 

1/4/16 - 
31/3/17 

1/4/17 - 
31/3/18 

1/4/18 - 
31/3/19 

1/4/19 – 
31/3/20 

P
ost 

1/4/20 

M4 SDL takes account of that achievable on large scale 
developments in Central Berkshire and North Hampshire 
(appendix 10) and the submission as part of the successful 
Homes & Communities Agency funding for accelerating 
delivery of SDL – figures used are those without support (see 
appendix 9). 
Deliverability – Since site has planning permission, it is 
considered deliverable – see also note at end of table. 

Area C 
(O/2010/1432) 

Land west of 
Shinfield 

1,275 1,275 0 100 100 100 150 150 675 Available Outline planning application for the erection of 
1,200 dwellings + 150 units of specialist residential 
accommodation (75 units of both Use Classes C2 & C3) was 
allowed on appeal 8/11/12. 
Suitable – The approval of outline planning permission 
confirms the suitability of the site. Site is located within both 
Shinfield Wood Modest Development Location and the S of 
M4 SDL.  
Achievable – Site has outline planning permission. Delivery of 
dwellings from S of M4 SDL reflects that detailed in successful 
submission to the Secretary of State/ Homes & Communities 
Agency funding for accelerating delivery of SDL – figures used 
are those without support. Furthermore, the information of the 
South of the M4 SDL consortium’s website 
(www.southofM4.com) 
(see https://southofm4.viewpointfeedback.co.uk/news-
events/february-update.aspx) states that development of this 
site will commence in 2015. 
Deliverability – Since this site has planning permission for the 
erection of 1,275 dwellings (net) on the site it is a deliverable 
site under paragraph 47 of the NPPF.  Furthermore, it is also 
reasonable to assume that site will contribute 450 dwellings to 
the achievement of a five year supply in the period to 31/3/19 
since this reflects HCA submissions (appendix 9) and the 
implementation of other large scale schemes in Berkshire & 
Hampshire (see appendix 10). Information within appendices 3 
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and 5 of the SHLAA demonstrates that delivery rates on sites 
within the borough since April 2012 on sites providing at least 
100 dwellings exceed the 50 dwellings/site/annum which the 
authority has historically been advised of by the Home 
Builders Federation. Consequently, the rates used are 
appropriate. The information on the S of M4 Consortium’s 
website (see https://southofm4.viewpointfeedback.co.uk/news-
events/february-update.aspx) confirms the achievability of the 
site especially as the timetable for delivery of dwellings on the 
site on the consortium’s website is consistent with that detailed 
in the SHLAA. 

O/2007/2268 & 
RM/2010/2576 

Land north of 
Grazeley Rd, 
Three Mile Cross 

272 62 62 0 0 0 0 0 0 Available – Outline planning permission (O/2007/2268) 
granted 25/2/08 for the erection of 272 dwellings. Reserved 
matters application (RM/2010/2576) granted 21/10/11.  
Suitable – Site has an extant planning permission and is 
located within both Three Mile Cross Modest Development 
Location and S of M4 SDL.  
Achievable – 210 dwellings on site completed by 31/3/13 with 
a further 55 under construction. Between 1/4/13 and 31/3/14, 
175 dwellings were completed on the site (these were split 63 
by Bellway and 112 by Bovis). This compares to 37 dwellings 
in the previous year (1/4/12 to 31/3/13). Whilst there were two 
developers on site (Bovis and Bellway), only the former has 
dwellings left for sale – see 
(http://www.bovishomes.co.uk/new-homes-at-reading/mitford-
fields/). The latter had approval (June 2012) to substitute 
house types on part of the site (RM/2011/2607) (for 63 
dwellings).  
Deliverability – Since site has permission and is currently 
under development by a volume house builder, it is 
reasonable to assume that it will contribute 62 dwellings to the 
achievement of a five year supply in the period to 31/3/19. 

Total    3,027 2,817   62  240  290  320  326  300 1,369 Deliverability. Since the Council has resolved to grant 
permission for 1,000 dwellings within the SDL in addition to the 
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1,673 which either have already been completed (210 
dwellings) or have permission means it is robust to assume 
that 1,238 dwellings will be completed in the SDL to contribute 
towards the achievement of a five year supply in the period to 
31/3/19. This is because this of the information on expected 
delivery within the HCA submissions (appendix 9) (including 
the agreement of the HCA for a loan to facilitate early delivery 
of the Shinfield Eastern Relief Road (see paragraph 5.2 of the 
SHLAA), the information on the implementation of other large 
scale schemes in Berkshire & Hampshire (see appendix 10) 
and the details from the consortia regarding when 
development will commence. In addition, the authority has 
recognised that the information in appendix 10 indicates that 
development on large sites have not consistently achieved 
above 350 dwellings per annum. Taking account of 
development on The Manor site in Shinfield (allocated in MDD 
policy SAL02), the expected rates for the SDL reflect these 
limits. Information within appendices 3 and 5 of the SHLAA 
demonstrates that delivery rates on sites within the borough 
since April 2012 on sites providing at least 100 dwellings 
exceed the 50 dwellings/site/annum which the authority has 
historically been advised of by the Home Builders Federation. 
Consequently, the rates used are appropriate. Additionally, the 
information 
at https://southofm4.viewpointfeedback.co.uk/news-
events/february-update.aspx confirms that delivery of 
dwellings in Spencers Wood and Shinfield will commence in 
2014 and 2015 (respectively) and therefore the expected 
delivery within the next five years is reasonable.  
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North Wokingham SDL – Core Strategy Policy CP20 
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adopted SPD 
App No 
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Area A Land at 
Matthews Green 
Farm, Matthews 
Green Road, 
Wokingham 

810 810 0 50 50 100 125 100 385 Available – Area is included within LDF site 1WK110. 
Suitable – Site is located within both Wokingham Major 
Development Location and the N Wokingham SDL. The MDD 
defines development limits within the SDL where the 
development allocated by the Core Strategy can be delivered. 
Achievable – This area of land was promoted by the N 
Wokingham through the examination of the Core Strategy. 
Whilst this area is within 7km of the Thames Basin Heaths 
SPA, the consortium has provisionally indicated how the 
impacts upon this SPA could be avoided. Subject to 
confirmation that the proposed avoidance measures are 
acceptable to Natural England and are consistent with the 
requirements of the Habitats Directive, it is not considered that 
there are any issues which would affect achievability of the 
proposal during the Core Strategy plan period provided any 
future application was consistent with the requirements of the 
Core Strategy, including a recognition regarding addressing 
the cumulative impact of all relevant proposals within the Core 
Strategy. Delivery of dwellings reflects that detailed in the 
Infrastructure Delivery Plan submitted with the planning 
application on the western part of Kentwood Farm (application 
O/2013/2295) (see appendix 11). Furthermore, Wokingham 
Borough News Spring 2014 
(see http://www.wokingham.gov.uk/EasySiteWeb/GatewayLink
.aspx?alId=269978) confirms that pre-application discussions 
are underway for this site. 
Deliverability – see summary at end of table. 

(F/2012/2031) Plough Farm, 
Plough Lane, 
Wokingham 

30 30 20 10 0 0 0 0 0 Available – Area is included within LDF site 1WK109. A 
planning application from Bellway Homes (F/2012/2031) for 
erection of 30 dwellings was approved on 14/11/13. 
Suitable – Site is located within both Wokingham Major 
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Development Location and the N Wokingham SDL. The 
suitability of the site is confirmed by the Council granting 
planning permission 
Achievable – Site has planning permission and at 31/3/14, 4 
dwellings on site were under construction. Furthermore, the 
developer has commenced initial marketing of the site -
 http://www.bellway.co.uk/new-homes/thames-valley/foundry-
court, with sales starting in Summer 2014.  
Deliverability – see summary at end of table. 

Area B (part) 
(O/2013/2295) 

West Kentwood 
Sector (Land 
west of 
Warrenhouse 
Road, 
Wokingham) 

236 225 0 0 50 65 65 45 0 Available – Area is included within LDF sites 1WK105 & 
1WK123. A planning application (O/2013/2295) for the 
erection of up to 225 dwellings on this site was validated by 
the Council on 25/11/13. This application was considered at 
the meeting of the Council’s Planning Committee on 5/3/14 
where they resolved to grant permission (subject to a S106 
agreement). 
Suitable – Site is located within Wokingham Major 
Development Location and the N Wokingham SDL. The MDD 
defines development limits within the SDL where the 
development allocated by the Core Strategy can be delivered. 
The suitability of the site is confirmed by the Council’s 
resolution to grant planning permission. 
Achievable – Whilst this area is within 7km of the Thames 
Basin Heaths SPA, the consortium has indicated how the 
impacts upon this SPA could be avoided and has been 
demonstrated by the Council’s resolution to grant permission. 
Delivery of dwellings reflects that detailed in the Infrastructure 
Delivery Plan submitted with the planning application 
(O/2013/2295) (see appendix 11).  
Deliverability – see summary at end of table 

Area B (part) 
(O/2011/0699 & 
RM/2013/1164) 

East Kentwood 
sector (Land at 
Kentwood Farm, 

274 274 60 62 60 62 30 0 60 Available – Area is included within LDF sites 1WK105 & 
1WK123. Planning permission granted to Crest Nicholson on 
appeal 2/7/12 for erection of 274 dwellings. A reserved matters 
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Warrenhouse 
Rd, Wokingham) 

application (RM/2013/1164) for the delivery of the 274 
dwellings approved on the site was granted on 14/10/13. 
Suitable – Site is located within both Wokingham Major 
Development Location and the N Wokingham SDL. The 
suitability of the site is confirmed by the planning permissions. 
Achievable – Site has planning permission with Crest 
Nicholson as applicant. Delivery of dwellings from N 
Wokingham SDL reflects that detailed in the Infrastructure 
Delivery Plan submitted in application O/2013/2295 on the 
adjacent site.  
Deliverability - Since this site has planning permission for the 
erection of 274 dwellings on the site it is a deliverable site 
under paragraph 47 of the NPPF.  Furthermore, it is also 
reasonable to assume that site will contribute 274 dwellings to 
the achievement of a five year supply in the period to 31/3/19 
since this reflects the information submitted by the developer 
of this site as part of the Infrastructure Delivery Plan for the 
adjacent land (application O/2013/2295 (extracted in appendix 
11)). The developer has commenced construction of the roads 
and dwellings (80 were under construction at 31/3/14) together 
with initial marketing of the development 
(http://www.crestnicholson.com/mulberrygrove/). Information 
within appendices 3 and 5 of the SHLAA demonstrates that 
delivery rates on sites within the borough since April 2012 on 
sites providing at least 100 dwellings exceed the 50 
dwellings/site/annum which the authority has historically been 
advised of by the Home Builders Federation. Consequently, 
the rates used are appropriate. 

(F/2007/2517) Plough Lane, 
Wokingham 

150 0 0 0 0 0 0 0 0 All dwellings completed by 30 September 2012 

Total 

 

1,500 1,339   80  122  160  227  220  145  445 Deliverability of sites in table 6 where not summarised above. 
Since the expected delivery of development on this site 
reflects that within the Infrastructure Delivery Plan for 
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application O/2013/2295 and the evidence on the 
implementation of other large scale schemes in Berkshire & 
Hampshire (see appendix 10), it is appropriate to assume that 
those parts of the SDL without permission will contribute a 
further 325 dwellings to the achievement of a five year supply 
in the period to 31/3/19.  

 
South Wokingham SDL – Core Strategy Policy CP21 
Location 
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adopted SPD 
App No 
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Area A 
O/2010/1712 
RM/2013/0242 

Buckhurst Farm, 
London Rd, 
Wokingham 

160 154 120 34 0 0 0 0 0 Available – Outline planning permission for 650 dwellings 
granted on 18/12/12.  
Suitable – Site is located within both Wokingham Major 
Development Location and the S Wokingham SDL. The 
suitability of the site is confirmed by the outline permission.  
Achievable – Site has planning permission with David Wilson 
as applicant. Reserved matters application to deliver the 
SANG + 162 dwellings (RM/2013/0242) (phase 2 of the 
development) was approved by the Council on 5/11/13. 
Delivery of dwellings from S Wokingham SDL reflects that 
detailed in successful submission to the Secretary of State/ 
Homes & Communities Agency funding for accelerating 
delivery of SDL – figures used are those without support. 
Marketing of dwellings by David Wilson and Barratts has 
commenced see http://www.dwh.co.uk/new-
homes/wokingham/H458501-Montague-Park/ 
and http://www.barratthomes.co.uk/new-
homes/wokingham/H511001-Montague-Park/ respectively.at 
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31/3/14, 6 dwellings on site had been completed with a further 
61 in progress. 
Deliverability - Since this site has planning permission for the 
erection of 650 dwellings on the site it is a deliverable site 
under paragraph 47 of the NPPF, especially as it is under 
development at 1/4/14.   

Area A 
O/2010/1712 

Buckhurst Farm, 
London Rd, 
Wokingham 

490 490 0 86 120 120 120 44 0 Available – Outline planning permission for 650 dwellings 
granted on 18/12/12.  
Suitable – Site is located within both Wokingham Major 
Development Location and the S Wokingham SDL. The 
suitability of the site is confirmed by the outline permission.  
Achievable – Site has planning permission with David Wilson 
as applicant. Reserved matters applications to deliver part of 
the southern distributor road (RM/2013/0240) together with the 
SANG + 162 dwellings (RM/2013/0242) (phases 1 & 2 of the 
development respectively) were approved by the Council on 
12/6/13 and 5/11/13 (respectively). An application for phase 5 
of the development (RM/2014/0265) – the erection of 206 
dwellings was validated by the authority on 12/2/14. Delivery 
of dwellings from S Wokingham SDL reflects that detailed in 
successful submission to the Secretary of State/ Homes & 
Communities Agency funding for accelerating delivery of SDL 
– figures used are those without support. Marketing of 
dwellings by David Wilson and Barratts has commenced 
see http://www.dwh.co.uk/new-homes/wokingham/H458501-
Montague-Park/ and http://www.barratthomes.co.uk/new-
homes/wokingham/H511001-Montague-Park/ respectively.  
Deliverability - Since this site has planning permission for the 
erection of 650 dwellings on the site it is a deliverable site 
under paragraph 47 of the NPPF.  Furthermore, it is also 
reasonable to assume that site will contribute 560 dwellings to 
the achievement of a five year supply in the period to 31/3/19 
since this reflects HCA submissions, the implementation of 
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other large scale schemes in Berkshire & Hampshire (see 
appendix 9) and the involvement of two volume house builders 
(Barratts & David Wilson Homes) on the site. This is 
reasonable as the Council has approved the reserved matters 
applications for phases 1 & 2)  

Area B Land off 
Easthampstead 
Rd 

870 870 0 0 100 250 250 270 970 Available – Area is included within LDF site 1WW102. 
Suitable – Site is located within both Wokingham Major 
Development Location and the S Wokingham SDL. The MDD 
defines development limits within the SDL where the 
development allocated by the Core Strategy can be delivered. 
Achievable – This area of land was promoted by the S 
Wokingham through the examination of the Core Strategy. 
Whilst this area is within 5km of the Thames Basin Heaths 
SPA, the consortium has provisionally indicated how the 
impacts upon this SPA could be avoided. Subject to 
confirmation that the proposed avoidance measures are 
acceptable to Natural England and are consistent with the 
requirements of the Habitats Directive, it is not considered that 
there are any issues which would affect achievability of the 
proposal during the Core Strategy plan period provided any 
future application was consistent with the requirements of the 
Core Strategy, including a recognition regarding addressing 
the cumulative impact of all relevant proposals within the Core 
Strategy. Delivery of dwellings from S Wokingham SDL 
reflects that detailed in successful submission to the Secretary 
of State/ Homes & Communities Agency funding for 
accelerating delivery of SDL – figures used are those without 
support. 
Deliverability - Since the expected delivery of development 
on this site reflects the HCA submissions (appendix 8) and the 
implementation of other large scale schemes in Berkshire & 
Hampshire (see appendix 9), it is appropriate to assume that 
those parts of the SDL without permission will contribute a 

Area C Land south of 
railway 

830 830        

Area D Land east of 
Tesco 

140 140        
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further 600 dwellings to the achievement of a five year supply 
in the period to 31/3/19.  

Total  2,500 2,484 120 120 220 370 370 314 970  
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Appendix 5 – List of small site planning permissions at 31 March 2014 
 
App no. Location Net Dwellings not completed at 31/3/14 
F/2012/1517 48 Bearwood Rd, Barkham Hill 1 
F/2012/1966 294 Barkham Rd, Barkham Hill 1 
F/2005/4123 25 Park View Drive South, Charvil 5 
F/2007/2103 249-251 Wokingham Rd, Earley 8 
F/2008/2432 96 Elm Rd, Earley 7 
F/2009/0234 2 Church Rd, Earley 3 
F/2009/0440 8 Elm Lane, Earley 1 
F/2010/2104 36-50 Pitts Lane, Earley 10 
F/2010/2764 36-38 Chiltern Crescent & land r/o 34,40, 42 Chiltern Crescent, Earley 10 
F/2011/0133 373 Wokingham Rd, Earley 9 
F/2011/1889 301 Wokingham Rd, Earley 4 
F/2011/2595 Bridges Hall, Whiteknights Rd, Earley 1 
F/2013/0540 Douglas Court, Wilderness Rd, Earley 8 
F/2012/0282 53 The Drive, Earley 3 
F/2013/0807 34a Hilltop Rd, Earley 6 
F/2013/1129 48 Sutcliffe Ave, Earley 5 
F/2013/1925 6 The Drive, Earley 1 
F/2013/2223 Land adj. 342 London Rd, Earley 1 
F/2013/2248 Land adj. 1 Betchworth Ave, Earley 1 
F/2010/2299 88a Reading Rd, Finchampstead 2 
F/2011/2468 Crowlands, Heath Rise, Finchampstead North 1 
F/2012/0833 Heatherbrow, The Ridges, Finchampstead 1 
F/2012/1104 Moor Green Farm, Lower Sandhurst Rd, Finchampstead 1 
F/2012/1282 White Lodge, The Ridges, Finchampstead 1 
F/2012/1380 451 Finchampstead Rd, Finchampstead North 2 
F/2012/1402 9 Ravenswood Ave, Crowthorne 2 
F/2012/1809 The Queens Oak, Church Lane, Finchampstead 1 
F/2012/1904 Larchwood Farm Stables, White Horse Lane, Finchampstead 1 
F/2012/2459 24 Kiln Ride, Finchampstead North 2 
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App no. Location Net Dwellings not completed at 31/3/14 
F/2013/0446 Niakabano, Heath Ride, Finchampstead North 1 
F/2013/0504 77 Kiln Ride, Finchampstead North 1 
F/2013/0972 Chandlers Cottage, Wick Hill Lane, Finchampstead 1 
F/2013/2354 Constant Springs, Fleet Hill, Finchampstead 1 
F/2013/2496 Lake View, Heath Ride, Finchampstead North 1 
F/2013/2522 Heathercot, Heath Ride, Finchampstead North 1 
F/2011/0126 Kilgerran, Wargrave Rd, Remenham 1 
F/2012/1964 Thames Bridge House, Henley Bridge, Henley-on-Thames 4 
F/2012/2280 Culham Court, Aston Lane, Remenham 1 
F/2013/0917 4 Kennel Cottage's, West End Lane, Waltham St. Lawrence 1 
F/2013/1972 Land adj Dovercote, West End, Waltham St. Lawrence 1 
F/2010/2166 Wheat Sheaf, Church Lane, Grazeley 1 
F/2011/0197 8 Fairmead Road, Shinfield North 1 
F/2011/2651 Grazeley Court Farm, Kybes Lane, Grazeley 1 
F/2012/0583 44 Falcon Ave, Reading 1 
F/2012/1117 Land r/o Ashdown, Basingstoke Rd, Spencers Wood 4 
F/2012/2504 183 Hyde End Rd, Spencers Wood 1 
F/2013/0198 Land at 55 & 57 Hyde End Rd, Shinfield 2 
F/2013/0282 Trophy House, Great Lea Terrace, Three Mile Cross 4 
F/2013/0420 Land adj. 35 Clares Green Road, Spencers Wood 1 
F/2013/0656 Tankerton House, Basingstoke Road, Spencers Wood 1 
F/2013/0667 Land adj Seasons Cottage, Basingstoke Rd, Spencers Wood 3 
F/2013/0927 28 The Square, Spencers Wood 2 
F/2013/1581 Land r/o 72-76 & 82 Oatlands Rd, Shinfield 7 
F/2013/1913 81 Clares Green Rd, Spencers Wood 1 
OFF/2013/2037 Sheraton House, Basingstoke Rd, Three Mile Cross 5 
F/2013/2281 The Old Bakery, Basingstoke Rd, Spencers Wood 2 
F/2013/2439 Style Centre, Basingstoke Rd, Spencers Wood 2 
VAR/2014/0016 84-86 Grazeley Rd, Three Mile Cross 2 
F/2007/0690 Greendown, Pearson Rd, Sonning 1 
F/2011/2151 7 Old Bath Rd, Sonning 1 

Appendix 5 – Small identified sites 60 



Wokingham Borough Summary SHLAA Mar 2014 (Apr 2014) – UNCLASSIFIED 

App no. Location Net Dwellings not completed at 31/3/14 
F/2012/1309 51 West Drive, Sonning 1 
F/2013/0140 August Field, Charvil Lane, Sonning 3 
F/2013/0149 Former Fire Station and land to rear, Pound Lane, Sonning 2 
F/2013/0714 19 Old Bath Rd, Sonning 1 
F/2004/2940 Manor Farm, Binfield Rd, Binfield 1 
F/2006/8115 Broad Common Farm, Broad Common Rd, Hurst 2 
F/2010/2050 Magpies, Nelsons Lane, Hurst 1 
F/2012/1313 Rose Cottage Stables, Binfield Rd, Hurst 1 
F/2013/1452 Land adj. Grange Farm, Islandstone Lane, Hurst 1 
OFF/2013/1692 Unit 2, Broom House, Maidenhead Rd, Hurst 1 
F/2013/1757 Buttercups, Broadwater Lane, Hurst 2 
F/2008/0103 Fairlands, Church Hill, Farley Hill 1 
F/2011/0118 Kingsbridge Farm, Lambs Lane, Spencers Wood 1 
F/2011/2660 Dog & Partridge, Basingstoke Rd, Riseley 3 
F/2012/2261 Leanette, Church Rd, Swallowfield 1 
F/2013/0402 Maytrees, Basingstoke Rd, Swallowfield 1 
F/2012/1890 104 & 106 Wargrave Rd, Twyford 2 
OFF/2013/0337 42 Station Rd, Twyford 1 
F/2013/0490 58-60 Wargrave Rd, Twyford 4 
OFF/2013/1112 44 Station Rd, Twyford 1 
F/2013/1695 2 Ruscombe Rd, Twyford 1 
OFF/2013/2534 41 London Road, Twyford 1 
F/2008/2504 Copper Beech House, Hennerton, Wargrave 1 
F/2009/0369 The Shack, Willow Lane, Wargrave 1 
F/2011/1470 68a High St, Wargrave 2 
F/2011/1821 Porters Cross, Crazies Hill, Wargrave 1 
F/2011/2140 Arcadia, Loddon Drive, Wargrave 1 
F/2011/2493 Weirside, Loddon Drive, Wargrave 1 
F/2012/1506 Elizabeth Court, Victoria Rd, Wargrave 2 
F/2013/0577 The Paddocks, Crazies Hill, Wargrave 1 
OFF/2013/1345 Wentworth House, Blakes Rd, Wargrave 4 
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App no. Location Net Dwellings not completed at 31/3/14 
F/2010/2270 21 & 22 Allnatt Avenue, Winnersh 2 
F/2012/2420 1 & 2 New Rd, Sindlesham 2 
F/2013/0320 5-7 Mayfields, Sindlesham 4 
OFF/2013/2542 2 King Street Lane, Winnersh 5 
F/2005/4471 58 Reading Rd, Wokingham 4 
F/2008/0251 Station Pine Furniture Co, 46 Station Rd, Wokingham 3 
F/2008/0790 31 & 33 Chestnut Ave, Wokingham 4 
F/2008/2600 11 South Drive, Wokingham 1 
F/2010/0589 Adj 54 Woosehill Lane, Wokingham 2 
F/2010/1224 Land r/o 76-78 Easthampstead Rd, Wokingham 1 
F/2010/2208 2 Caroline Drive, Wokingham 1 
F/2011/1644 54 Woosehill Lane, Wokingham 1 
F/2011/2335 Designbrook House Waterford Way Wokingham 9 
F/2012/0136 18 Broad St, Wokingham 4 
F/2012/0453 18 Lowther Rd, Wokingham 1 
F/2012/1064 The Old School, Reading Rd, Wokingham 4 
F/2012/1678 38-42 Market Place, Wokingham 5 
F/2012/2011 8 Evendons Close, Wokingham 5 
F/2012/2258 57 Peach St, Wokingham 1 
F/2012/2418 51-53 Plough Lane, Wokingham 1 
F/2012/2453 35 Tangley Drive, Wokingham 1 
F/2013/0212 97 Oxford Rd, Wokingham 1 
F/2013/0314 2 Rectory Close, Wokingham 3 
F/2013/0463 61 Peach St, Wokingham 7 
F/2013/0473 184 and land r/o 182 Finchampstead Rd, Wokingham 2 
F/2013/0499 71 Easthamsptead Rd, Wokingham 4 
F/2013/0641 18 Oxford Rd, Wokingham 3 
F/2013/0700 Chadmore Close & Chadmore Dean, Gipsy Lane, Wokingham 2 
OFF/2013/1209 63 Peach Street, Wokingham 4 
F/2013/1259 15 Oaklands Drive, Wokingham 1 
OFF/2013/1342 Ashridge Manor, Forest Rd, Wokingham 6 
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App no. Location Net Dwellings not completed at 31/3/14 
F/2013/1456 51a Barkham Rd, Wokingham 1 
OFF/2013/1481 Guildgate House, Shute End, Wokingham 8 
F/2013/1523 38 Arthur Rd, Wokingham 1 
F/2013/1663 6 Shute End, Wokingham 1 
F/2013/1741 18 Broad St, Wokingham 1 
OFF/2013/1935 16 Oxford Rd, Wokingham 1 
F/2013/2045 64 Reading Rd, Wokingham 2 
F/2013/2083 Tudor House, 43 Broad St, Wokingham 2 
F/2013/2402 3 Barkham Rd, Wokingham 3 
F/2013/2481 32 Broad St, Wokingham 1 
F/2013/2483 Southfields School, Gipsy Lane, Wokingham -2 
F/2010/2283 Ravenswood Bungalow, Ravenswood Ave, Crowthorne 1 
F/2012/0581 3 Pinewood Ave, Crowthorne 1 
F/2012/0664 85 Ellis Rd, Crowthorne 1 
F/2012/1033 35 The Avenue, Crowthorne 1 
F/2012/2203 49 New Wokingham Rd, Crowthorne 1 
F/2013/0793 Plot 2, 87 Ellis Rd, Crowthorne 1 
F/2013/0929 Plot 1, 87 Ellis Rd, Crowthorne 1 
F/2013/1379 Land adj. 12 Hinton Drive, Crowthorne 1 
F/2010/2206 317-331 Headley Rd East & 10-16 Enstone Rd, Woodley 3 
F/2011/1365 Farriers, Farriers Cl, Woodley 1 
O/2012/0414 Land r/o 6 Phillips Cl, Beggars Hill Rd, Woodley 1 
F/2012/0661 3 Southlake Parade, Kingfisher Drive, Woodley 1 
F/2012/2248 83 Loddon Bridge Rd, Woodley 1 
F/2012/2520 The Garden Cottage, Warren Rd, Woodley 1 
OFF/2013/1210 Cockcayne House, Crockhamwell Rd, Woodley  8 
F/2013/1307 57 Colemans Moor Lane, Woodley 1 
OFF/2013/2273 Loddon Vale Centre, Hurricane Way, Woodley 1 

  
342 

 
A small site can deliver up to 9 dwellings and involves a site area of less than 1 hectare. 
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Summary of completions on small sites in Wokingham Borough 
Year Completions on small sites 
1/4/1998 – 31/3/1999 58 
1/4/1999 – 31/3/2000 92 
1/4/2000 – 31/3/2001 74 
1/4/2001 – 31/3/2002 120 
1/4/2002 – 31/3/2003 122 
1/4/2003 – 31/3/2004 113 
1/4/2004 – 31/3/2005 103 
1/4/2005 – 31/3/2006 145 
1/4/2006 – 31/3/2007 160 
1/4/2007 – 31/3/2008 168 
1/4/2008 – 31/3/2009 102 
1/4/2009 – 31/3/2010 112 
1/4/2010 – 31/3/2011 100 
1/4/2011 – 31/3/2012 87 
1/4/2012 – 31/3/2013 80 
1/4/2013 – 31/4/2014 79 
Total 1,715 
Annual average (Total / 17 years)  107.1875 
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Appendix 6 – Summary of housing land supply at 1 April 2014 
(Updated information from that within appendix 6 of Core Strategy and the revisions to this within appendix 14 of the MDD) 
Table A6.1 - Detailed information on housing delivery by source from 2006-26 (Explanation of each source follows the table). 

  2006-2007 

2007-2008 

2008-2009 

2009-2010 

2010-2011 

2011-2012 

2012-2013 

2013-2014 

2014-2015 

2015-2016 

2016-2017 

2017-2018 

2018-2019 

2019-2020 

2020-2021 

2021-2022 

2022-2023 

2023-2024 

2024-2025 

2025-2026 

2006-2026 

Completions 1,018 488 368 226 220 273 397 490 0 0 0 0 0 0 0 0 0 0 0 0 3,480 
Hard 
Commitments  

0 0 0 0 0 0 0 0 118 14 108 0 0 0 0 0 0 0 0 0 240 

WDLP sites 
(Policy SAL01) 

0 0 0 0 0 0 0 0 100 140 200 240 188 120 11 0 0 0 0 0 999 

Identified small 
sites 

0 0 0 0 0 0 0 0 107 107 107 21 0 0 0 0 0 0 0 0 342 

Soft Commitments 0 0 0 0 0 0 0 0 0 10 10 7 32 41 0 0 0 0 0 0 100 
Sites identified in 
major locations 
(SAL02) 

0 0 0 0 0 0 0 0 30 168 146 228 122 0 0 0 0 0 0 0 694 

Sites identified in 
modest locations 
(SAL02) 

0 0 0 0 0 0 0 0 0 65 50 25 0 0 0 0 0 0 0 0 140 

Sites identified in 
limited locations 
(SAL02) 

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

S Wokingham 
SDL (CP21) 

0 0 0 0 0 0 0 0 120 120 220 360 360 324 310 300 245 120 5 0 2,484 

N Wokingham 
SDL (CP20) 

0 0 0 0 0 0 0 0 80 122 160 227 220 145 100 100 75 75 35 0 1,339 

S of M4 SDL 
(CP19) 

0 0 0 0 0 0 0 0 62 240 290 320 348 318 300 250 195 150 75 0 2,548 

Arborfield Garrison 
SDL (CP18) 

0 0 0 0 0 0 0 0 0 0 100 250 285 300 300 300 300 280 300 295 2,710 

Total 1,018 488 368 226 220 273 397 490 617 986 1,391 1,678 1,555 1,248 1,021 950 815 625 415 295 15,076 
Core Strategy 600 600 600 600 600 700 700 700 700 700 723 723 723 723 723 623 623 623 623 623 13,230 
Difference 418 -112 -232 -374 -380 -427 -303 -210 -83 286 668 955 832 525 298 327 192 2 -208 -328 1,846 
Cumulative 418 306 74 -300 -680 -1,107 -1,410 -1,620 -1,703 -1,417 -749 206 1,038 1,563 1,861 2,188 2,380 2,382 2,174 1,846 1,846 
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Notes on table A6.1: 
Hard commitments are sites with a planning permission (at 1/4/14) for at least 10 dwellings (excluding sites allocated in either the Core 
Strategy (policies CP18-21) or the MDD (Policies SAL01-03)). 
Wokingham District Local Plan (WDLP) sites are those listed in policy SAL01 of the MDD. 
Soft commitments are sites with a resolution to grant planning permission (at 1/4/14) for at least 10 dwellings (excluding sites allocated in either 
the Core Strategy (policies CP18-21) or the MDD (Policies SAL01-03)).  
Identified small sites are those that have a planning permission (at 1/4/14) for up to 9 dwellings (listed in appendix 5). The stock of permissions 
is then built out at the historic rate achieved 1/4/1998-31/3/2014.  
Sites in major, modest and limited development locations are those allocated in MDD policy SAL02. 
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 Housing trajectory for Wokingham Borough 2006-26 
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Comparison of annual progress against phased housing requirements 
 

 
 
The above chart indicates that during the period from 2009/10 until 2016/17, the authority will be below the cumulative targets for each year of 
the Core Strategy. 
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Sources of housing land supply 
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Table A6.2: Data to inform trajectory 

Year ending 
Core Strategy housing 

requirement 
Housing 
completions 

Forecast 
completions Manage 

31/3/2007 600 1,018 0 642.7 
31/3/2008 600 488 0 651.3 
31/3/2009 600 368 0 668.0 
31/3/2010 600 226 0 695.6 
31/3/2011 600 220 0 727.3 
31/3/2012 700 273 0 759.8 
31/3/2013 700 401 0 787.7 
31/3/2014 700 490 0 812.5 
31/3/2015 700 0 617 830.3 
31/3/2016 700 0 986 814.7 
31/3/2017 723 0 1,391 750.7 
31/3/2018 723 0 1,678 634.8 
31/3/2019 723 0 1,555 503.3 
31/3/2020 723 0 1,248 379.2 
31/3/2021 723 0 1,021 250.8 
31/3/2022 623 0 950 76.0 
31/3/2023 623 0 815 -170.3 
31/3/2024 623 0 625 -568.0 
31/3/2025 623 0 415 -1,551.0 
31/3/2026 623 0 295  
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Table A6.3: Information on 5 yr supply of housing land 2006-21 

5 yrs from  
5 year requirement Available supply in next 5 years 

Annual16  Total17 Total18 % of 5 yr requirement Years supply 
1/4/2006 600.0 3,000 2,320 77.3% 3.9 
1/4/2007 536.4 2,682 1,575 58.7% 2.9 
1/4/2008 578.8 2,894 1,484 51.3% 2.6 
1/4/2009 645.2 3,226 1,606 49.8% 2.5 
1/4/2010 740.0 3,700 1,997 54.0% 2.7 
1/4/2011 836.0 4,180 2,763 66.1% 3.3 
1/4/2012 926.0 4,630 3,881 83.8% 4.2 
1/4/2013 991.2 4,956 5,162 104.2% 5.2 
1/4/2014 1,037.8 5,189 6,227 120.0% 6.0 
1/4/2015 1,059.0 5,295 6,858 129.5% 6.5 
1/4/2016 1,006.4 5,032 6,893 137.0% 6.8 
1/4/2017 852.8 4,264 6,452 151.3% 7.6 
1/4/2018 641.8 3,209 5,589 174.2% 8.7 
1/4/2019 455.4 2,277 4,659 204.6% 10.2 
1/4/2020 330.4 1,652 3,826 231.6% 11.6 
1/4/2021 250.8 1,254 3,100 247.2% 12.4 

 
Note: Assessments of 5 year supply after 1/4/22 are not available. This is because annual housing targets after 1/4/26 will be set in a future 
Development Plan Document (local plan) – see section 2 of the SHLAA. 

16 Calculated based on requirements in Core Strategy Policy CP17 from 1 April 2006 until 5 years after this date, less completions (inc forecast post 1/4/14) 
since 1 April 2006 as indicated in total row of table A6.1 
17 Annual requirement x 5  
18 Calculated from actual/expected completions for subsequent five years based on total row in table A6.1 
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Appendix 7 – Copies of representations submitted on Proposed Submission Managing 
Development Delivery DPD from site promoters regarding deliverability of those in policies 
SAL01 or SAL02 
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Appendix 8 – Extract of Wokingham Borough’s Viability Assessment which accompanied 
submission of the Managing Development Delivery Local Plan (December 2012) 

Appendix 8 – Extract of MDD Viability Assessment 
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1 INTRODUCTION 

1.1 Wokingham Borough Council has prepared a new planning policy document entitled Managing 

Development Delivery Development Plan Document (MDD DPD) which will be submitted  to the 

Secretary of State for Examination in Public.  As well as allocating sites for residential and other 

uses, the document provides additional detailed policies to use when considering development 

proposals. The MDD DPD alongside the Council’s adopted Core Strategy (2010) will form the Local 

Plan for Wokingham Borough until 2026. 

1.2 Statutory consultation on the MDD DPD ended in August 2012 and a number of representations 

were received, particularly in respect of viability.   Some parties indicated that they considered the 

policies to be too onerous in viability terms, largely in respect of residential development, and as 

such the policy was 'not sound'. 

1.3 Section 173 of the National Planning Policy Framework states that: 

Pursuing sustainable development requires careful attention to viability and costs in plan-

making and decision-taking.  Plans should be deliverable.  Therefore the sites and the scale 

of development identified in the plan should not be subject to such a scale of obligations and 

policy burdens that their ability to be developed viably is threatened.  To ensure viability, the 

costs of any requirements likely to be applied to development, such as requirements for 

affordable housing, standards, infrastructure contributions or other requirements should, 

when taking account of the normal cost of development and mitigation, provide competitive 

returns to a willing landowner and willing developer to enable the development to be 

deliverable.   

1.4 Accordingly, GL Hearn has been commissioned by the Council to assess the impact on viability of 

the policies in the Local Plan, and in particular the MDD DPD, on residential proposals.  We have 

worked with quantity surveyors Northcroft to ensure that our cost assumptions are accurate and 

fully reflect the requirements of the MDD DPD. 

1.5 In undertaking this work 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”. 
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2 METHODOLOGY 

2.1 Whilst the key purpose of the report is to assess the cumulative impact of the MDD DPD, in arriving 

at assumptions for costs associated with development we have had regard to the Council’s Core 

Strategy and the submission MDD DPD.  

2.2 The MDD DPD implements and enhances policies set out in the Core Strategy and once adopted 

will supersede the remaining saved polices in the Wokingham District Local Plan (2004).  Regard 

has also been given to the  Council’s Planning Advice Note (PAN) 2010 which provides guidance 

on development costs and planning contributions and this has been the basis of our costing except 

where the MDD replaces this.  

2.3 The PAN provides guidance on the triggers and contributions required to mitigate the impact of 

planning proposals in the Borough. Although not a SPD, the PAN (including revisions) has been 

applied since 2007 both by the Council and by Inspectors in planning appeals. Infrastructure 

elements of the PAN will be replaced by a Community Infrastructure Levy. The Council assisted by 

GL Hearn is undertaking work to develop a CIL Charging Schedule with an Examination into the 

Charging Schedule expected in autumn 2013. 

2.4 The Core Strategy was subject to viability testing in particular with regard to Policy CP5 Housing 

Mix, density and affordability and Policies CP18-21 and Appendix 7 in respect of the Strategic 

Development Locations. An Infrastructure Delivery Plan was also produced. These policies, the 

Infrastructure Delivery Plan and viability were tested through the Examination in Public and found to 

be sound. 

2.5 Core Strategy policies CP18-21 identify four Strategic Development Locations (SDLs) to deliver the 

majority of the housing requirement for the Borough through to 2026. Appendix 7 of the Core 

Strategy sets out the infrastructure requirements for each SDL. The Council also has an adopted 

Infrastructure Delivery and Contributions Supplementary Planning Document for the SDLs. The 

Infrastructure Delivery and Contributions SPD was subject to viability testing by GL Hearn. 

Development Scenarios 

2.6 The Council has provided us with five specific sites to test as being representative of likely 

development that will be impacted on by the MDD DPD.  These sites are allocated either as 

housing development sites or reserve housing sites under Policies SAL02 and SAL03 of the MDD 

DPD. 

• Land at junction of Hatch Ride and Old Wokingham Road, Pinewood – 100 dwellings (WW104)

• Land west of Hurst Road, Twyford – 30 dwellings (TW103)

• Land at 146 London Road, Ruscombe – 15 dwellings (RU103)
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• Land north of the Shires, Barkham Hill – 5 dwellings (WK151) 

• Land at Sonning Farm, Sonning – 25 dwellings (SO101) 

2.7 To ensure our viability assessment is representative of the impact of policy on the Borough as a 

whole we have appraised scenarios based on these potential schemes and on a spread of values 

as outlined below. 

2.8 The detailed mix examined is shown on the table at Appendix 1. 

Value Assumptions 

2.9 We have reviewed residential values achieved across the Borough.  The market analysis indicates 

that there is a hierarchy of locations with the village locations (especially in the north of the 

Borough) achieving the highest values (£400 per sq ft plus) followed by Wokingham and its 

surrounds (£350 per sq ft) with the secondary towns such as Woodley and Early (£300 per sq ft) 

achieving the lower values in the Borough.  

2.10 With that said for new build accommodation even relatively small sub-areas can experience wide 

variations in sale values within the Borough. For that reason we have concluded that the most 

appropriate approach to financial modelling is to examine the spread of values across the Borough 

on a non-location-specific basis.  

2.11 Specifically we have used the results of our property market research to inform a range of “Value 

Points” which we consider represent the breadth of the typical local new build market. The Value 

Points group areas of similar values together and allows the results of this analysis to be used 

independently of location and, more usefully, by approximate development value.  

2.12 For ease of reference the three 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) 

2.13 The information obtained in respect of affordable housing values indicates that there is little value 

change between affordable housing tenures i.e. social rented, shared ownership and affordable rent 

tenures. For the purposes of modelling we have adopted a blended affordable housing value of 

£1,873 per sq m (£174 per sq ft) for all value points which we consider reflects the Council’s required 

tenure mix and is based on our understanding of recently achieved values. We have also 

undertaken sensitivity analysis in respect of the affordable housing values based on a 20% reduction 

in the blended affordable housing value. The analysis indicates that although clearly this has an 

impact on the resultant residual land value it does not impact on the overall conclusion set out in 

section 3. 
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Cost Assumptions 

2.13 Build cost assumptions are a key variable in this study, the purpose of which is to test the impact of 

policy on development viability. 

2.14 At Appendix 2 we have outlined key relevant policies against which our cost assumptions have 

been referenced, and a commentary is set out below.  GL Hearn has worked with Northcroft 

quantity surveyors to ensure that all costings are reflective of the current construction market.   

2.15 Base build costs – we have applied rates of £1,115 and £950 per sq m for flats and houses 

respectively.  These are both in line with the upper end of Northcroft’s cost range for Berkshire. 

2.16 MDD Policy CC04 requires residential development to be constructed to Code for Sustainable 

Homes Level 4.  The Code for Sustainable Homes is the national standard for assessing the 

sustainability of new housing in England, Wales and Northern Ireland. The Code was introduced in 

2007 as a voluntary standard, measuring the sustainability of homes against nine design categories 

and providing a rating on a six star system (the six Code levels).  

2.17 MDD Policy CC04 amplifies Core Strategy Policy CP1. The mandatory dwelling emission rate 

standard at Code Level 4 is equivalent to the standard expected to be introduced as the regulatory 

minimum when the Building Regulations are revised in 2013.  It is expected that all housing will be 

built to a standard that is equivalent to today’s Code Level 4 homes. The requirements set out in 

Policy CC04 reflect this approach. The tightening of Building Regulations would be sufficient to 

ensure new residential development meets Code Level 4's energy requirements in 2013 but 

building regulations alone would not require compliance with any of the Code's other criteria (for 

example, water efficiency or biodiversity).  

2.18 Wokingham Borough is included in the Blackwater Valley Watercycle Scoping Study which shows 

that it is within an area of water stress and as such the Council is seeking potable water 

consumption targets due to the level of population growth and the level of water stress in the 

Borough.  

2.19 We have not made a specific cost allowance for contributions towards achieving potable water 

consumption targets and SuDS but consider that our 15% allowance on top of build costs for 

‘external works’ as well as the uplift to build costs to attain Code Level 4 should be sufficient to 

provide installations for reducing water consumption and also potential SuDS requirements.  

2.20 To achieve the Code Level 4 dwelling emission rate standard, the common approach seems to be 

an enhanced level of fabric standard, combined with a PV array.  There is a tendency to further 
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enhance the standard of fabric efficiency in order to reduce reliance on low carbon technology when 

achieving Code Level 4. 

2.21 An uplift of 7.3% and 9.4% (flats and houses) has been applied to both market and affordable build 

costs to reflect the requirement for Code for Sustainable Homes Level 4.  This equates to £5,000 

per dwelling for a 2-bed flat and £8,000 per dwelling for a 3-bed house.   

2.22 Lifetime Homes - a study undertaken by the Lifetime Homes Organisation has shown that the 

additional cost associated with the introduction of Lifetime Homes would be £550.  

2.23 From costs derived from Northcroft projects, we have found that the cost for provision of entrance 

level WC and shower drainage and the tracking hoist route are typically higher than the Lifetime 

Homes report by £200 to £300 however we do not consider this to be significant in terms of the 

overall development cost. Therefore the assumption of £600 per unit can be used. 

2.24 Solar water heating systems typically cost £3,000.  However there may be savings from efficiently 

designed heating system.  We have therefore made a build cost allowance of 3%. 

2.25 Photovoltaics have become more common in residential developments in recent times due to the 

falling costs of technology and improved payback periods through Feed in Tariffs. They are often 

utilised as a method of providing renewable energy.  Whilst the capital cost of installing PVs has 

fallen in recent years, there has also been a considerable fall in tender prices. We have therefore 

made an allowance of 6.2%. 

2.26 In terms of the provision of Ground Source Heat Pumps, we would consider that the 3% addition 

is reasonable in terms of a ‘best guess’ approach without any design or site specific information.   

2.27 We have assumed that the inclusion of a solar watering heating system, photovoltaics and ground 

source heat pumps would be required to achieve the 10% reduction in carbon emissions that is a 

requirement of MDD policy CCO05 (which amplifies Core Strategy Policy CP1). As such we have 

applied all associated costs to all dwelling types (market and affordable) for each of the scenarios 

tested. 

2.28 In addition to the above we have made an allowance of 15% on top of base build costs for external 

works, site preparation, site specific s106 and s278.   

2.30 Internal Space Standards - in undertaking the viability work for Core Strategy Policy CP5 on 

affordable housing, Levvels applied the Housing Corporation scheme room size standards as well as 

being informed by work they had undertaken with private sector housebuilders. 
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2.31 Table 2 below shows differences between standards applied in Levvels Study and standards set out 

in Policy TB07.  

2.29 An analysis of a number of the recent residential schemes in the Borough would indicate that in 

many cases Policy TB07 Space Standards are already being achieved as indicated in Appendix 4. 

As such we have appraised units of the size which confirms with the minimum space standards 

(Policy TB07) as indicated in the table above.  

Planning Contributions 

2.30 In producing the Infrastructure Delivery Plan for the MDD DPD the Council sought information from 

a range of sources, including service providers within the Council such as education, transport, 

housing, and leisure as well as from external organisations such as the Primary Care Trust, Utilities, 

Police, Fire and Rescue. The Council has also undertaken work with Parish and Town Councils 

regarding local infrastructure needs.  

2.31 In general the response from infrastructure and service providers was that sites proposed for 

allocation in the Submission MDD will not either collectively or individually require additional 

strategic infrastructure. There will be site-by-site infrastructure requirements which will be 

negotiated through the planning process and the use of Section 106 agreements to reflect the 

requirements set out in the Local Plan policies and the PAN to mitigate the impact of that 

development.  A CIL charge will also be applied once the Council has an adopted Charging 

Schedule in place. 

2.32 Transport - WSP, the Council’s in house transport consultants, undertook a traffic assessment of 

the sites to be allocated in the Submission MDD using the Wokingham Strategic Transport Model. 

The modelling indicated that the effect of adding additional trips associated with MDD sites on the 

overall junction performance would be minimal. The report goes on to state that the junctions likely 

to be affected by the additional trips generated by MDD sites are signalised and their performance 

can potentially be improved by optimising signal timings. In light of the above we have not made a 

Size of dwelling Standards in Levvels 

Study  gross internal 

area (sq m)  

Standards in Policy 

TB07 

Gross internal area 

(sqm) 

2 bed flat (3 person) 57 sqm (4 person) 61 sqm 

2 bed house (4 person) 75 sqm (4 person 83 sqm 

3 bed house (5 person) 85 sqm (5 person) 87 sqm 

4 bed house (6 person) 100 sqm (6 person) 100 sqm 
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specific allowance for contributions to the road network but our 15% allowance on top of build costs 

for ‘external’ does assume some allowance for s278 works. 

2.33 Education – the PAN sets out a series of educational contributions which will be required “where 

the development would result in local schools not being able to accommodate likely pupil 

generation”.  For the purposes of this exercise where the scenarios we are examining are relatively 

modest in scale, we have only applied this in the case of the 100-unit scenario where we have 

applied a £5,000 per unit contribution for primary education.   

2.34 On top of this, there is a mandatory Special Educational Needs (SEN) payment for all schemes. 

We have made an allowance for this of £2,000 per unit for all typologies – this is set between the 

combined Primary and Secondary Places contribution for 3- and 4-bed dwellings (and significantly 

above that for 2-bed dwellings). 

2.35 Contributions for Indoor and Outdoor leisure space of £2,649 and £992 per dwelling respectively 

have been applied.  These represent an uplift compared to the existing Core Strategy from £2,153 

and £740 respectively.  A more detailed breakdown is provided at Appendix 3. 

2.36 In addition to these we have allowed the following amounts per dwelling: 

• Library - £229

• Allotment - £448

2.37 For mitigation of impact on the Thames Basin Heaths Special Protection Area (SPA) we have 

applied a cost of £3,500 per unit.  The PAN sets a variable rate for contributions by typology for 

SPA Access management and monitoring as well as delivery and management of Rooks Nest Farm. 

Our assumed cost represents an average figure across all typologies, set at slightly in excess of the 

3-bed contribution of £3,337.68 per dwelling for schemes within 5km of the SPA. 

2.38 It is important to note that a significantly lower rate is set for schemes between 5 & 7km of the SPA 

and no contributions are required beyond that radius.  Our allowance of 15% on top of build costs 

for “externals” would also go some way to bearing the cost of on-site mitigation and so our 

assumption here must be considered a worst case scenario. 

2.39 This last comment is reflective of our overall approach to this exercise.  We are seeking to analyse 

the impact of the MDD DPD on viability and clearly if schemes are viable based on assumptions 

which are at the ‘worst case’ end of the scale then this shows that the policies are ‘sound’. 

2.40 So, for example, our build cost assumptions attach a premium for achieving Code Level 4 and 

additional allowances for such items as photo-voltaics etc.  In some cases this may actually 

represent double counting, but if that is the case then viability will improve.  Similarly if SPA 
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mitigation can be achieved on site within the 15% cost allowance we have added for ‘abnormals’ 

the additional SANGS contribution may not be required.  Again this will only improve viability.   

2.41 Affordable Housing - Wokingham operates a variable affordable housing policy dependent upon 

location and site type.  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.  We have therefore assumed the top 

rate of 40% is required with the exception of the 25 unit scenario where we have applied 35% 

affordable housing requirement through discussions with the Council. In addition we have assumed 

20% i.e. 1 affordable housing unit for the 5 dwelling scenario.   As such this reflects a worst case 

scenario – clearly if lower levels of affordable housing are required then viability will improve. 

Other Assumptions 

2.42 We have applied what we consider to be industry standard assumptions on a range of other 

elements of the appraisals including: 

• Developer’s profit – 20% on cost 

• Finance – 7% 

• Professional fees – 12.5% 

• Marketing – 3% GDV 

2.43 Developer’s profit is a key consideration that must be taken into account if residential development 

is to be undertaken. If profit levels fall below a certain point then developers will not take the risk of 

developing a site nor in many cases will funding organisations lend them the finance to develop. 

Equally, if the price offered by a developer to a landowner for a site is too low, the landowner may 

not sell and instead continue with, or pursue, an existing or higher value use. 

2.44 GL Hearn’s experience of working with a range of developers indicates that typically Developer’s 

Profit requirements are in the region of 25% on cost for private and 8% for affordable. In the context 

of the study we have adopted a blended developer’s profit rate of 20% on costs for all units which 

we believe represent a robust assumption for testing. 

2.45 Debt interest charged in respect of the schemes has been assumed at 7% to reflect the risk margin 

involved and also the likely short to medium term continued lending constraints. 

 Financial appraisals 

2.46 Individual development appraisals have been produced using a commercial software package, 

Argus Developer, to undertake development appraisals using the residual valuation method. This is 

in line with generally accepted best practice and the emerging RICS guidance note “Financial 

Viability in Planning”. The residual method calculates land value using the following formula: 
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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) 

Less 

Planning obligations (CIL, affordable housing etc) 

Equals 

   Residual Land Value 

 

2.47 The results of these need to be benchmarked against a measure of existing site value – clearly a 

landowner will not bring forward land for development unless this will produce a land value which 

exceeds existing value along with an appropriate premium to reflect risk. 

2.48 There is limited evidence of recent land transactions in Wokingham so in arriving at appropriate 

benchmark land values we have had regard to Valuation Office data, similar studies in the wider 

area and our own judgement.   

2.49 We have tested the appraisals against three benchmark land values.  These have been selected to 

provide a broad indication of likely land values across the Borough, but it is important to recognise 

that other site uses and values may exist on the ground.  There can never be a single threshold 

land value at which we can say definitively that land will come forward for development and there is 

minimal recent transactional evidence on land sales to provide definitive guidance. 

2.50 Accordingly for the highest of our benchmark land values we have had regard to the most relevant 

published land value date which is the Valuation Office Agency residential land value for Reading.  

Whilst this is set at £2.75m per hectare, a combination of locational factors, the need to reflect 

planning risk, the slightly dated nature of the report and the subsequent removal of affordable 

housing grant has led us to reduce this to a figure of £1.5m per hectare. 
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2.51 The second and third benchmark land values are based on low value uses – redundant industrial or 

storage land at £500,000 per hectare (Benchmark Value 2) and £300,000 per hectare (Benchmark 

Value 1) for other uses, including greenfield sites. 

2.52 To apply the benchmarking, we have deducted the benchmark land value from the output of the 

residual appraisal.  Where this figure is positive, the scenario modelled can be considered to be 

viable. 

2.53 To aid the reading of these results – we have of course tested quite a number of scenarios - we 

have expressed the analysis using a traffic light system (RAG analysis). It indicates those 

development scenarios which indicatively might be regarded as viable (green), where viability is 

marginal (yellow) and which are not viable (red). 
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Appraisal Outputs – Residual Value minus Benchmark Land Value 

 

Residual Land Value per ha (35 DPH)               

                    

              Colour Code 

Residual Land Values               

Scenarios Dwellings 
Affordable Housing 

Assumption 
  Residual Land Value 

Residual Land Value per ha 

(35 DPH) 
  

Benchmark Land 

Value 1 

£300,000 per ha 

Benchmark Land 

Value 2 

£500,000 per ha 

Benchmark Land 

Value 3  

£1.5 m per ha 

Scenario 1 

    Value Point 1 £5,431,898 £1,901,164   £1,601,164 £1,401,164 £401,164 

100 Dwellings 40% Value Point 2 £3,157,250 £1,105,038   £805,038 £605,038 Neg £394,963 

    Value Point 3 £1,835,888 £642,561   £342,561 £142,561 Neg £857,439 

                    

Scenario 2 

    Value Point 1 £3,103,953 £4,345,534   £4,045,534 £3,845,534 £2,845,534 

25 Dwellings 35% Value Point 2 £1,870,307 £2,618,430   £2,318,430 £2,118,430 £1,118,430 

    Value Point 3 £1,376,847 £1,927,586   £1,627,586 £1,427,586 £427,586 

                    

Scenario 3 

    Value Point 1 £2,201,829 £3,853,201   £3,553,201 £3,353,201 £2,353,201 

20 Dwellings 40% Value Point 2 £1,468,646 £2,570,131   £2,270,131 £2,070,131 £1,070,131 

    Value Point 3 £1,088,829 £1,905,451   £1,605,451 £1,405,451 £405,451 

                    

Scenario 4 

    Value Point 1 £1,647,659 £3,844,538   £3,544,538 £3,344,538 £2,344,538 

15 Dwellings 40% Value Point 2 £1,024,666 £2,390,887   £2,090,887 £1,890,887 £890,887 

    Value Point 3 £755,732 £1,763,375   £1,463,375 £1,263,375 £263,375 

                    

Scenario 5  

    Value Point 1 £892,425 £6,246,975   £5,946,975 £5,746,975 £4,746,975 

5 Dwellings 20% Value Point 2 £552,567 £3,867,969   £3,567,969 £3,367,969 £2,367,969 

    Value Point 3 £416,624 £2,916,368   £2,616,368 £2,416,368 £1,416,368 

Green = viable  
Yellow = marginal  
Red = not viable
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3 CONCLUSIONS 

3.1 As can be seen from the table in the previous section the large majority of the scenarios which we 

have modelled are showing viable development.   

3.2 There are two exceptions to this.  Both of these relate to the 100-unit scenario being brought 

forward on the highest of our benchmark land value assumptions and it is only the combination of 

the highest benchmark land values and the lower two value points which are showing an unviable 

scheme.   

3.3 We do not consider this to be problematic for two reasons.  The first is that schemes of this scale 

are more likely to be brought forward on greenfield sites, or at least sites with lower existing use 

values. This scenario is viable for Benchmark Land Value (BLV) 1 & 2 at all value points i.e. it is 

viable on greenfield sites 

3.4 Secondly, this scenario is the only one which contains flats, a typology for which there is limited 

market in Wokingham.  Quite possibly a scheme with this number of units would actually be more 

weighted towards houses which would improve the viability.  By way of sensitivity analysis we have 

rerun Scenario 1 based on a 100% housing scheme (i.e. no flats included within the mix) and the 

analysis demonstrates that development is viable or marginal at all bar the combination of the 

lowest value point and the highest BLV. 

3.5 It will be noted that the 5-unit scenario is producing significantly higher land values than the others.  

This is largely a factor of the affordable housing requirement being only 20%.  It may be that unit 

build costings for smaller schemes will actually be greater than we have assumed but there is 

plenty of margin within the surplus which we have identified to allow for this. 

3.6 Clearly individual sites can vary quite widely in terms of such items as topography, contamination, 

road access etc.  It is not practical to model all possible developments that will come forward in the 

plan period.  (The Council does have the ability to negotiate s106 around viability should it wish to 

see less viable schemes coming forward).  

3.7 However, we consider our modelling covers a representative cross section of built form, value 

profile and site conditions.  As such we conclude that from a viability perspective the Council’s MDD 

DPD, which enhances and implements policies in the Core Strategy, is sound. 
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1. Scenarios – Residential unit mix 

 Scenario 1 Scenario 2 Scenario 3 Scenario 4 Scenario 5 

1-bed flat 6     

2-bed flat 16     

3-bed flat 0     

2-bed house 20 5 2 5 1 

3-bed house 32 4 8 3 3 

4-bed house 21 10 7 7 1 

5-bed house 5 6 3   

Total 100 25 20 15 5 
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2. Relevant Plan Policies 

Our cost assumptions are set out in section 2 of the main report.  We have summarised below a number of 

key policies with an influence on cost and financial viability. 

Core Strategy Policies 
 

CP1 Sustainable Development Seeks at criteria 12 developments to contribute towards the 
goal of zero carbon development including use of on-site 
renewable and minimising energy and water consumption.  
(See CC04 and CC05 below) 
 

CP3 General Principles of 
Development 

Along with Appendix 4 sets out the requirement for a 
framework of open space along with recreational/sporting 
facilities.  (See TB08 below) 
 

CP5 Housing Mix, Density and 
affordability 

Set out the percentage of affordable housing required on 
different land types and locations subject to viability. The level 
of affordable housing ranges from 20% to 40%.   
 

MDD Policies 
 

CC04 Sustainable Design and 
Construction 

It is expected that all housing will be built to a standard that is 
equivalent to today’s Code level 4 homes.   
 

CC05 Renewable Energy and 
Decentralised energy networks 

Seeks a 10% reduction in carbon emission on top of, rather 
than a contribution to, meeting Building Regulation Part L 
requirements for energy efficiency. 
  

TB07 Internal Space Standards Provides minimum standards for 2-bed flats and 2-, 3- and 4-
bed houses. 
 

TB08 Open space, sport and 
recreational standards 

Based on outcomes from Wokingham PPG17 Open Space, 
Sport and Recreation Study Standards Paper (2012).  Further 
detail is provided at Appendix 3. 
 

TB12 Employment Skills Plan Relates to a local labour and training scheme around the 
construction industry, apprenticeships and trainees. 
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3. Leisure Space comparison between Core Strategy and MDD DPD 

Outdoor Leisure 

 
Typology CS Standard 

(ha/1000) 

CS (cost per 

dwelling) 

MDD DPD 

Standard 

(ha/1000) 

MD (Cost per 

dwelling) 

Commentary (Standard) Cost Differential 

per dwelling 

(MDD cf DS) 

Parks and Gardens 1.73 £47.47 1.1 £57.07 Small overall cumulative increase of 

0.35 ha 

£9.60 

Amenity Open Space 0 0.98 

Natural/semi natural green 

space (excl. Country Parks) 

1 2.84 

Provision for children and young 

people 

0.25 £1,889.20 0.25 £1,889.20 No change £0 

Allotments 0.52 0 0.52 £447.68 Already collected in major 

settlements.  MDD requires this 

across the Borough 

£447.68 

Civic Space 0 0 0.01 0 Very small increase in standard but 

only likely to be applied to SDLs and 

Wokingham Town Centre 

development 

£0 

Outdoor sports facilities 1.67 £206.68 1.65 £204.20 Small decrease in standard -£2.48 

Cemeteries 0 £0 14.4 grave 

plots 

£41.21  £41.48 

Total POS requirement 4.17  4.51    

Total Cost (Outdoor) per 

dwelling 

 £2,153.35  £2,649.37  £496.02 
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Indoor Leisure 

Typology CS Standard 

(ha/1000) 

CS (cost per 

dwelling) 

MDD DPD 

Standard 

(ha/1000) 

MD (Cost per 

dwelling) 

Commentary (Standard) Cost Differential 

per dwelling 

(MDD cf DS) 

Sports halls (4-bad court) 43.1 £483.48 65.43 £717.74 Additional cost includes indoor bowls 

and fitness stations 

£234.26 

Swimming Pools 10.51 £257.11 8.26 £274.27 Standard has gone down but cost has 

gone up 

£17.16 

Activity Halls 41.31 41.31 

Total Cost (Outdoor) per 

dwelling 

£740.59 £992.01 £251.42 
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4. Examples of floorspace achieved in recent developments. 

Application 
Number Address 

Plot 
number 

Internal Space 
Standards 

Area 
(sqm) Comments Obligations 

RM/2010/1734 

Wokingham 
Cricket 
Club, 
Wellington 
Rd 

113 
(3bed)* Bedroom 1 38.799 

*taken from 
Taylor 
Wimpey 
marketing 
brochure Highways 

   Bedroom 2 13.2995  Libraries 
   Bedroom 3 11.975  Schools 
   Kitchen/dining 9.5676  Leisure 
   Living 21.3634  SANG 
    95.0045  SAMM 
   Gross floor area 118.53sqm   
   Net Floor area 110.26sqm   

   
Combined 
kitchen/dining/living 30.931   

       

  
54 
(4bed)* Bedroom 1 12.789 

*taken from 
Taylor 
Wimpey 
marketing 
brochure 54 (4bed)* 

   Bedroom 2 8.323   
   Bedroom 3 13.601   
   Bedroom 4 6.346   
   Kitchen/Breakfast 10.556   
   Living/Dining 21.315   
    72.93   
   Gross floor area 116.07sqm   
   Net floor area 113.88sqm   
  

 
Combined 
kitchen/dining/living 31.871   

       
Application 
Number Address 

Plot 
number 

Internal Space 
Standards 

Area 
(sqm) Comments Obligations 

F/2011/2047 

155 Victoria 
Road 
Wargrave 

3 
(4bed) Bedroom 1 19.2225  Biodiversity 

   Bedroom 2 13.27  
Country 
Parks 

   Bedroom 3 12.76  
Countryside 
Access 

   Bedroom 4/study 10.56  Highways 
   Kitchen/Living/Dining 31.08  Libraries 
   Drawing room 24.375  Open Space 

    111.2675 

excludes 
hallway, 
toilet etc Pitches 

   Gross floor area 155.15 
excludes 
garage Play areas 

   
Combined 
kitchen/dining/living 31.08  

Primary 
Education 
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Secondary 
Education 

      SEN 
      Sixth Form 
                   Sports Halls 
      Swimming 
       
Application 
Number Address 

Plot 
number 

Internal Space 
Standards 

Area 
(sqm) Comments Obligations 

RM/2010/2576 

Land at 
Grazeley 
Road Three 
Mile Cross  (4bed)* Bedroom 1 14.981 

*taken from 
Bovis 
homes 
marketing 
brochure 

Open space 
maintenance 

   Bedroom 2 12.4362  
Bus subsidy 
1 to 5 

   Bedroom 3 10.3395  Leisure 

   Bedroom 4 7.9929  
Primary 
education 

   Kitchen/Dining 24.255  
Secondary 
education 

   Sitting 15.975  Libraries 

   Study 5.0904  
Play areas 
maintenance 

    85.9796 

excludes 
hallway, 
toilet etc 

Primary 
education 

   Gross floor area* 124.68 
*taken from 
plan 

Monitoring 
fee 

   
Combined 
kitchen/dining/living 40.23  

Primary 
SEN 

      
Youth 
provision 

      Biodiversity 
      Highways 

      
Country 
parks 

      
Secondary 
SEN 

      SAMM 
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Application 
Number Address 

Plot 
number 

Internal Space 
Standards 

Area 
(sqm) Comments Obligations 

F/2011/2614 

Douglas 
Court 
Wilderness 
Road 
Earley 

1 
(4bed) Bedroom 1 16.44  

Affordable 
housing 

   Bedroom 2 10.5  Leisure 

   Bedroom 3 10.15  
Primary 
school 

   Bedroom 4 8  
Secondary 
education 

   Kitchen 15.83  SEN 

   Living 17.18   

   Dining 8.99   

    87.09 

excludes 
hallway, 
toilets etc  

   Gross areas* 124.8sqm 
*taken from 
plan  

   
Combined 
kitchen/dining/living 42   

       
Application 
Number Address 

Plot 
number 

Internal Space 
Standards 

Area 
(sqm) Comments Obligations 

F/2012/0282 

53 The 
Drive 
Earley 

1 
(4bed) Bedroom 1 12.88  

Children's 
Play 

   Bedroom 2 9.48  

Pitches and 
recreation 
ground 

   Bedroom 3 10  
Amenity 
open space 

   Bedroom 4 7.7  
Country 
parks 

   Kitchen 14.28  Biodiversity 

   Living/Dining 25.2  
Countryside 
access 

   Study 7.04  

Swimming 
pool 
provision 

    86.58 

excludes 
hallway, 
toilets etc Sports Hall 

   Gross areas* 117.6sqm 
*taken from 
plan Library 

   
Combined 
kitchen/dining/living 39.48  

Primary 
School 

      

Special 
Education 
Needs 

      Highways 
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Wokingham Prospectus for Growth… building on Garden City principles 

Introduction 

1. Wokingham Borough Council has made a clear commitment to growth and to ensure that
the new development is carefully planned, well designed and includes the appropriate
infrastructure to deliver good quality places for people to live. We aim to deliver 13,500
new homes by 2026, including 10,000 new homes on four Strategic Development
Locations (SDLs) around the Borough.  These are at North and South Wokingham,
South of the M4 and at Arborfield (as shown on the map in Appendix 1).

2. We have established the Wokingham Development consortia with whom we are working
closely to deliver the growth of our town centre and the SDLs.  Key players in the
consortia include major landowners such as the Defence Industry Estates (DIO
managing former MOD land), University of Reading, and major house builders such as
Bovis Homes, Crest Nicholson, Taylor Wimpey, David Wilson Homes, Miller Homes,
Gleesons, Wates and Keir.

3. To date, 274 dwellings have been consented in North Wokingham SDL and there is a
resolution to grant 650 dwellings in the South Wokingham SDL.  We are engaged in pre-
application working on a number of other SDL sites.

4. We are engaging with such organisations as the Town and Country Planning
Association, the Homes and Community Agency, the Self Build Network and the South
East Design Review Panel to ensure that we learn from best practice.  In bringing
forward new development in Wokingham we will build on the quality and integrity of the
local towns and villages to develop innovative solutions to new housing development, put
in place governance arrangements that will last for many years to come, and ensure that
the benefits of jobs and business growth through development are captured locally.

5. This is an ambitious work programme requiring the Council to promote and enable this
development.  We are promoting growth based on the garden city principles and building
on the principles of sustainable development.  This requires enhanced resources, new
skills and different ways of working.  The costs for Stages 1 and 2 of our proposed
programme are set out in Appendix 2. The Council is confidently leading this work and
clear that with better resources we can speed up the delivery of the planned new
neighbourhoods and much needed new homes in the borough.

Wokingham’s plans for growth… progress to date 

6. In October 2011, the Council adopted Supplementary Planning Documents (SPDs)
setting out a spatial framework and development principles for each of the SDLs and
their infrastructure requirements.  Since then, the developers have increased the pace of
their activity.  Developers and major landowners are actively bringing forward proposals
and are keen to secure the delivery of new homes as soon as possible. The housing
market in Wokingham is still buoyant and developers are consistently telling us that they
will bring forward new homes as soon as their proposals are agreed.
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7. In addition to bringing forward the SDLs, the Council is funding and promoting a major 
regeneration scheme in Wokingham town centre.  This is of critical strategic importance 
to the Borough and will support the housing growth in the SDLs.  Significant Council 
resources, both financial and staffing, have been dedicated to the successful delivery of 
the Town Centre project and the Council expects to run up a peak debt of just under 
£55m. This is a substantial part of our borrowing capacity.   

 
8. Clearly Wokingham has adopted a confident and ambitious growth and regeneration 

programme, but the resources and skills we need are beyond those we have or are able 
to plan for without additional funding. The Council’s resources have not significantly 
increased over what we had when we were managing ‘normal’ development pressure 
(pre-SDLs), so we have struggled to keep pace with the demands upon us.  Regrettably 
there have been delays in dealing with major applications such as Buckhurst Park and 
appeals at Kentwood Farm and Shinfield West. The developers/ landowners have 
expressed a commitment to work together with the Council to avoid future appeals. A 
key condition for this is that the Council must have an adequately resourced and focused 
approach to development delivery. 

 
9. We have learnt from our experience and have developed a greater corporate 

understanding of the issues we need to plan for in bringing forward new neighbourhoods 
with a package of carefully planned infrastructure.  To support the SDLs, we will need to 
bring forward seven new schools, four new roads, eight bridge improvements, seven 
new local and neighbourhood centres and four sports hubs…with the pursuant designs, 
workshops, community engagement sessions, and solutions to be agreed. This will 
generate more than 50 major outline and detailed planning applications and reserved 
matters to be determined by the Council. An ambitious agenda! Nevertheless, we are 
confident that with extra support we can speed up our delivery of development without 
compromising quality.  

 
10. The extra support will also help realise important investment and economic growth, 

creating new jobs and growth in the local economy.   
 

Investment to speed up delivery 
 
11. Wokingham Council has worked in collaboration with the leading landowners and 

developers within the SDLs and can confirm that with the right support we can speed up 
the delivery of new homes and key infrastructure in the Borough. This will be hugely 
welcomed by local people since it would give confidence in the area, end some of the 
uncertainty over the slow start in development getting going and, not least of all, bring 
new facilities that existing and new residents will benefit from.  

 
12. The charts in appendices 3-8 show the scale of speed up we believe we could achieve 

with additional support.  Between April 2013 and April 2017, it is anticipated that 
additional resources could result in more than 575 additional dwellings coming forward. 

 
13. Within the South of M4 SDL alone, new development is expected to create more than 

2600 full time jobs and 75 apprentices/part time jobs.  Across all four SDLs, over the 
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period 2013-2017, the additional housing that would come forward as a result of the 
extra funding is likely to create almost 650 extra new jobs. 

Four packages of support to enable speed up of development and some quick wins 

14. We have embarked on a growth programme to 2026, however, there will be a lag
between resources needed and additional income being available. In common with other
councils Wokingham has made budget reductions over recent years and continues to
face further cuts. Nevertheless, we have made a commitment to deliver the growth areas
and whilst we have allocated additional resources to this work these are clearly not
adequate in terms of numbers of staff and skills. We are struggling to meet the financial
challenges of this work, particularly in advance of the added income that should in due
course come from increases in the New Homes Bonus and council tax.

15. We propose four packages of support that would enable Wokingham to speed up
delivery. These are:

1) Resources to increase capacity;
2) Feasibility, design and project development;
3) Grants to bring forward major infrastructure quick wins; and
4) An Infrastructure Investment Fund

1) Resources to increase capacity; and
2) Feasibility, design and project development

16. We plan to build on our existing resources and establish a new major growth team to
drive the delivery of development across our growth areas and to provide a focus for
our members, corporate colleagues and external partners to capture existing skills and
resources to enable development to be brought forward. We will be developing our
capacity to achieve a range of innovative housing and community project to support
the sustainable communities e.g. self build housing, extra care housing and low carbon
solutions.

17. We need additional capacity to act as the catalyst for investment and drive forward the
delivery of local infrastructure such as the new link roads, neighbourhood centres,
community facilities and schools.

18. We propose the following activities, which are costed in Appendix 2:

Increase staffing in core project team 
 Provision of a Major Growth Team Manager, two regeneration officers, an

urban designer and a project assistant. Support to speed up delivery of high
quality new homes and sustainable communities, to extend consultation and
engagement with key partners and stakeholders and to capture the benefits of
local employment and training and employment project for local people. (PL1)
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South Wokingham SDL 
 Funding to speed up of design and procurement of a primary school, 

neighbourhood centre, and sports hub (SW1). 
 Funding to accelerate work on the Wokingham Southern Relief Road (SW2) 

including three railway bridge improvements. This would result in the road being 
brought forward in a more comprehensive manner and enable houses to be 
built earlier. 

 Funding to support the improvement of safety and improved accessibility via the 
pedestrian/cycle bridges across the railway (SW3) to a point where the projects 
have detailed designs and contractors have been appointed.   

 
North Wokingham SDL 
 Work on the design and procurement of a community centre and school (NW1). 
 Funding for a detailed design of the Cantley Sports and Leisure Hub to meet 

the future communities needs (NW2).  
 
South of the M4 
 Capacity to design and procure two primary schools, a local centre and Ryeish 

sports hub (SM1). 
 Accelerate work on the Eastern Relief Road to enable development to be 

brought forward more quickly and accelerate the delivery of the University of 
Reading Science Park (SM2). 

 
Arborfield 
 Masterplanning, design and detailed technical support to ensure that this large 

new development is well designed as new sustainable development designed 
along garden city principles.  This additional, specialist support will speed up 
the Council’s partnership work with the land owners and developers (AR1). 

 Arborfield Cross by pass -funding to confirm preferred route (AR2). 
 
3)  Grants to bring forward major infrastructure quick wins 

 
19. Wokingham is ready to bring forward the following schemes early but does not have 

the capacity to support this in capital or revenue terms.  It is recognised in many places 
that there are clear benefits from capital grants in acting as the catalyst for 
development.   

 
20. There is good evidence that public investment in major infrastructure provides 

confidence in the leadership of a place, and will act as a trigger for the wider 
development package to come forward. Wokingham has broadly agreed infrastructure 
plans for each SDL. We do not however have the funds to pay for these big tickets 
items.  

 
21. Wokingham would welcome the opportunity to explore the possibility of capital grants 

for the following priority schemes: 
 

 Southern Relief Road to bring forward South Wokingham SDL.  Cost £20m. 
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 Bridges project - Rail crossing/linking communities project working with
Network Rail Programme to reduce the number of level crossings and provide
new bridges over the railway linking homes to schools, local services and the
station. Cost tbc.

 Northern Relief Road (NRR). Enhancing access to North Wokingham access, if
major scheme depending on feasibility consultancy which Council undertaking
max cost est. £21m.

 Cantley masterplan delivery including purchase of land est cost  £3-6m.
 Ryeish Green Sports Hub est cost £3- 6m.
 Shinfield Eastern Relief Road £25m.
 Arborfield Cross by-pass £9m.

4) Infrastructure Investment Fund – a revolving fund

22. In speeding up development we will need to gather developer’s contributions for major
schemes and at appropriate stages commission the construction of infrastructure. The
Council has limited reserves and does not have the ability to underwrite or forward
fund these planned large projects.

23. If an infrastructure grant is not forthcoming, the Council is also keen to establish a
revolving fund. We have made an in principal decision to set this up but do not have
large enough capital reserves to underwrite any more than up to £5m of loan without
any additional borrowing. This is a derisory figure compared with the cost and value of
development (circa £1.5bn of value across all 10,000 proposed dwellings in the SDLs
based on ONS data) and up to £300m in respect of the costs of infrastructure based on
best estimates. The effect of such a fund would be speed up the delivery of major
infrastructure, as set out in the Infrastructure Delivery Plans for each SDL and thus
enable housing development to come forward.

Next steps 

24. We propose to continue to work with the Wokingham Development Consortia, with key
partners, agencies and local people to deliver the growth plans for Wokingham.  We
will put in place clear project management plans for each SDL and monitor to ensure
timescales are met and quality of outcomes in line with community aspirations.

25. If we are supported in this bid for growth funding, we would be delighted to work with
DCLG and the HCA to deliver growth and investment in Wokingham.
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Appendices 

Appendix 1:  Map of borough identifying Strategic Development Locations. 
Appendix 2:  Table of preliminary costs to deliver growth in Wokingham. 
Appendix 3:  Showing how additional support would speed up housing delivery 
across all four SDLs. 
Appendix 4:  Showing how additional support would create additional construction 
jobs. 
Appendix 5:  Showing how additional support would speed up of housing delivery on 
the North Wokingham SDL. 
Appendix 6:  Showing how additional support would speed up of housing delivery on 
the South Wokingham SDL. 
Appendix 7:  Showing how additional support would speed up of housing delivery on 
the South of M4 SDL. 
Appendix 8:  Showing how additional support would speed up of housing delivery on 
the Arborfield SDL. 
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Appendix 1:  Wokingham's Strategic Development Locations (and Wokingham Town Centre) 



Appendix 2:  Proposed costs to speed up growth in Wokingham

Rate 2012/13 2013/14 2014/15 2015/16 2016/17

Growing Project Team
Delivery Team Manager (x1) 100,000£   25,000£         100,000£       100,000£         
Regeneration Officers (x2) 60,000£     30,000£         120,000£       120,000£         
Urban Designer (x1) 60,000£     15,000£         60,000£         60,000£           
Project Assistant (x1) 30,000£     30,000£         30,000£           
Consultancy 25,000£         100,000£       100,000£         

South of Wokingham SDL
SW1 - Increasing the pace of delivery

Funding to enable design and 
procurement of a primary 
school, neighbourhood centre 
and sports hub 44,000£         124,000£       96,000£           21,000£         

SW2- Southern Distributor Road
Preliminary design and 
consultation 32,500£         130,000£       32,500£           
Preparation of planning 
application documents 199,000£         132,500£       
Detailed design and 
appointment of contractor 106,000£       212,500£       

SW3 - Wokingham Bridges Project
Preliminary design and 
consultation 11,000£         33,500£         
Planning application costs 12,000£         36,000£           
Detailed design and 
appointment of contractor 7,000£             28,000£         7,000£           

North Wokingham SDL
NW1 - Increasing the pace of delivery

Funding to enable design and 
procurement of community 
centre and school (including 
community engagement) 48,000£         71,000£         

 Only costed over two year 
funding period 

 [To allow completion of 
projects commenced within 

initial funding period] 



NW2 - Cantley Sports and Leisure Hub
Prepare concept plans, agree 
design, and facilitate discussion 
with land owners (excluding 
land purchase) 42,000£         264,000£       

South of M4 SDL
SM1 - Increasing the pace of delivery

Working through consortia to 
speed up detailed designs , 
Support designing and 
delivering schools and 
community infrastructure 60,000£         150,000£       

SM2 - Eastern Relief Road
Agree delivery, detailed design 
and appointment of contractor 50,000£         

Arborfield SDL
AR1 - Demonstrating Garden City principles

Masterplanning support 10,000£         50,000£         
Costs to support further 
community engagement 15,000£         15,000£           

AR2 - Arborfield Cross Bypass
Preliminary design and 
consultation 26,500£         106,000£       26,500£           

Annual costs 369,000£      1,415,500£   822,000£         287,500£      219,500£      
TOTAL REQUIREMENT

Present - 31 March 2015
Present - 31 March 2017 3,113,500£   

 £                                2,606,500 
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Appendix 4:  Job creation from new development 
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Appendix 5:  Housing and infrastructure 
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Appendix 6:  Housing and infrastructure 
delivery in the South Wokingham SDL 
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the Southern Distributor Road and Bridges Project 
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delivery in the South of M4 SDL 
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Appendix 8:  Housing and infrastructure 
delivery in the Arborfield SDL 
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Appendix 10 – Information on Build out rates of major residential schemes in Central 
Berkshire and North Hampshire

Appendix 10 – Extract of Build out rates 116 



Annual Housing Completions on Major Sites in North Hampshire & West Central Berkshire (April - March)

1977/1978

1978/1979

1979/1980

1980/1981

1981/1982

1982/1983

1983/1984

1984/1985

1985/1986

1986/1987

1987/1988

1988/1989

1989/1990

1990/1991

1991/1992

1992/1993

1993/1994

1994/1995

1995/1996

1996/1997

1997/1998

1998/1999

1999/2000

2000/2001

2001/2002

2002/2003

2003/2004

2004/2005 

2005/2006

2006/2007 

2007/2008

2008/2009

2009/2010

2010/2011

2011/2012

2012/2013 Total
Basingstoke & 
Deane
Chineham 30 48 298 298 386 360 326 420 439 342 296 195 102 92 75 53 38 22 89 58 75 15 3 23 6 87 79 207 48 0 0 4,510
Hatch Warren 
Basingstoke 0 0 0 0 0 0 0 0 0 111 619 256 211 179 159 205 202 117 88 12 0 0 2,159
Kempshott Park, 
Basingstoke 78 310 229 213 281 84 33 24 0 0 1,252
Park Prewett, 
Basingstoke 58 82 37 102 0 0 0 0 0 307 214 219 146 33 34 1,232
Taylors Farm 
Basingstoke 0 56 79 81 86 88 51 143 141 88 813
Land at Popley 
Fields 105 172 118 186 126 44 0 751
North of Popley 65 57 16 28 0 0 166

Hart
Velmead Farm, 
Fleet 1 104 193 89 101 52 101 113 130 74 102 48 4 1,112

Ancells Farm, Fleet 7 139 273 116 92 113 44 39 6 0 829
Elvetham Heath 
Fleet 192 300 297 307 287 238 103 139 6 0 1,869
QE2 Barracks 56 56

Bracknell Forest
Jennet's Park, 
Peacock Lane 0 0 0 0 153 154 145 168 136 179 935
Crown Wood 32 16 567 674 0 11 218 75 1,593
North Bracknell 
Sites 9 100 83 167 144 99 75 500 454 694 699 604 428 145 4,201
Whitegrove/ Jigs 
Lane 5 356 335 416 471 258 132 19 1,992

West Berkshire
Beansheaf Farm 50 107 237 169 420 258 79 0 1,320
Kennet Heath, 
Thatham -14 98 163 135 84 162 119 28 775
Dunston Park, 
Thatcham 18 92 100 92 57 99 113 134 68 89 82 43 15 40 1,042

Wokingham
Lower Earley 30 165 434 351 715 1,316 1,328 744 504 182 175 34 57 71 40 27 43 122 12 40 121 66 27 0 0 0 10 83 56 6,753
Woosehill 103 92 143 295 241 307 428 263 169 103 108 91 2 0 0 36 0 20 0 2,298
Woodley Airfield 44 95 137 141 170 106 127 123 174 54 113 115 90 67 32 0 1,588

Sources: Hampshire County Council, Wokingham Borough Council, West Berkshire Council & Bracknell Forest Council
Notes: Berkshire completions cover 1 July to 30 June until 30/6/81. Then 1/7/31-31/3/82
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Appendix 11 – Extract of Infrastructure Delivery Plan submitted as part of application 
O/2013/2295 – Land west of Warren House Rd, Wokingham 

Appendix 11 – Extract of N Wokingham IDP 118 



Page 25 of 43 
North Wokingham 
Infrastructure Delivery Plan 

Table 3: Overall Planned Phasing based on 1,320 dwellings at Kentwood (Area B – 510), 

Matthewsgreen (Area A – 810) and 180 at Plough Lane* 

Cumulative delivery of 1,309 dwellings Kentwood 
Neighbourhood  
(projection for 499 
dwellings) 

Matthewsgreen 
Neighbourhood 
(projection for 
810 dwellings) 

Column A Column A* Column B Column C Column D Column E 

Year Core 
Strategy 

(2010) 

(1,500 
dwellings) 

WBC 
SHLAA 
Update 
(2013) 

(1,350 
dwellings) 

Planned by 
NWC 

(1,309 
dwellings) 

East 274 

(phase 1) 

West 225 

(phase 2) 

810 dwellings 

(phase 3)  

2010/11 50 - - - - - 

2011/12 100 - - - - - 

2012/13 250 - - - - - 

2013/14 450 100 30 (30) 30 - - 

2014/15 650 120 90 (60) 60 - - 

2015/16 850 232 202 (112) 62 - 50 

2016/17 1,050 342 362 (160) 60 50 50 

2017/18 1,250 504 589 (227) 62 65 100 

2018/19 1,450 684 779 (190) - 65 125 

2019/20 1,500 824 924 (145) - 45 100 

2020/21 - 984 1,024 (100) - - 100 

2021/22 1,140 1,124 (100) - - 100 

2022/23 - 1,240 1,199 (75) - - 75 

2023/24 - 1,340 1,274 (75) - - 75 

2024/25 - 1,350 1,309 (35) 35 

*Plough Lane – implemented scheme for 150 dwellings – hence unable to contribute to the

infrastructure requirement. 

3.15 In respect of highways, the WSTM 3 model provides for a slightly more ambitious delivery by 

2017 (taken as meaning 31 March 2017): 

· Matthewsgreen, 440 dwellings (NWC assumption 100 dwellings)

· Kentwood, 357 dwellings (NWC assumption 262 dwellings)

3.16 The SHLAA also assumes that only 342 dwellings will be delivered by 2017.  A sensitivity test 

may therefore be required.  The position of the NWC is that the most weight be provided to 

the 2026 end year, when it is likely that all development will be built out.  
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