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This planning advice note (PAN) provides guidance on the triggers and contributions required to 
mitigate the impact of planning proposals in Wokingham Borough. The note explains what the 
Council will do when dealing with a planning application for new residential development in 
accordance with the approach set out in the Core Strategy (adopted 29 January 2010). 

 
This advice note was introduced in June 2006 and revised on 31 May 2007. It was revised by 
Independent Member Decision in July 2008 and again in April 2010 to incorporate mitigation for 
the Thames Basin Heaths Special Protection Area. The Independent Member Decision provides 
for the PAN to be revised in respect of updated figures for calculation of education contributions. 

 
This advice note includes the 2010 revision of figures for pupil yields and the costs of 
school places. 

 
The advice note is in two parts; the first explains the approach adopted by the Council and the 
financial contributions involved, the second sets out the justification for each contribution. 

 
1.        APPROACH TO PLANNING OBLIGATIONS 

 

New developments create impacts, such as a need for additional or improved community 
facilities, without which there could be a detrimental effect on local amenity and the quality of 
the environment. Applicants will therefore need to either demonstrate how they propose to 
mitigate these impacts or provide a contribution via a planning obligation (normally Section 106 
of the Town & Country Planning Act 1990) to address this. Developments which do not mitigate 
direct impacts of this kind will normally be refused based upon adverse or harmful impacts. 
Further guidance is contained in: - 
a)    The National Planning Policy Framework “Delivering Sustainable Development‟; 
b)        The Community Infrastructure Regulations 2010; 
c)         The National Planning Policy Framework „Housing‟; and 
d)        Policy CP4 of the Wokingham Core Strategy. 

 
Thresholds: Contributions will be sought in relation to all new residential dwellings (net); though 
affordable housing will be dealt with as per Policy CP5 of the Wokingham Core Strategy. 
The way contributions are sought will be applied as follows: 

 
1.  New residential development of between 1-9 dwellings will be mitigated by the use of a 

standard charge approach this is because these developments will all have some impact 
but that impact is unlikely to be such that it would relate to a discrete piece of 
infrastructure.  The charges that will be applied are set out below.  The only exception is 
affordable housing provision. 

 

2.  New residential development of 10 or more will be mitigated on a case by case basis.  In 
part this will use the same contributions set out in the standard charge approach, as a 
guideline for the amounts that would be sought.   However, as these schemes may 
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require a specific piece of infrastructure to be provided or need to make a pooled 
contribution towards mitigating the cumulative impact of developments in an area. 

 

3.  Development in the four Strategic Development Locations will be mitigated as set out in 
Appendix 7 of the Borough’s Core Strategy the Infrastructure Delivery and Contributions 
SPD (October 2010). 

 

The  net  increase  in  dwellings  applies  to  agricultural  workers  dwellings  (or  any  other  tied 
dwelling)  and  also  to  mobile  homes  (including  traveller/gypsy  sites).  It does not  apply  to 
reserved matters applications save for the section related to the Thames Basin Heaths Special 
Protection Area. 

 
Drafting of Obligations: Planning obligations will be drafted by the Borough Council’s Legal 
Services Team or their agents. Applicants will be required to pay, upon completion of the 
agreement: - 
i)         The cost of drafting the agreement, and 
ii)         A monitoring fee, comprising: - 

a) £750 for non-residential applications falling within PS Codes 1-12 (major) and 
b) £375 for those non-residential applications falling within PS Codes 13-27 
(minor) or 
c) £200 for each dwelling for residential (C3) applications and, in the case of 
mixed development applications, £200 for each dwelling where an element of 
residential (C3) development is proposed. 

 
In addition applicants will be required to pay a minimum fee of £1000 for the Borough Council's 
legal fees for drafting the agreement.  This fee is payable as soon as work commences on the 
agreement and must be paid whether or not planning permission is ultimately granted. 

 

Copies of template agreements are downloadable from our website www.wokingham.gov.uk. 
Please note these are „standard‟ documents which should be treated with caution; indeed 
amendments are very likely to be needed and this draft is very much an attempt to get the „ball 
rolling‟. The agreement should be finalised between all parties so that a complete draft version 
can be submitted with the application. Ideally, on applications to be recommended for approval 
the Council should be in a position to grant planning permission and complete the agreement 
immediately  after  Planning  Committee  or,  in  the  case  of  applications  capable  of  being 
delegated, as soon as possible after agreement on the recommendation. 

 

Financial contributions will be index linked using an appropriate Index (Affordable Housing will 
use  the  BCi  Index)  and  payment  will  normally  be  triggered  upon  commencement  of 
development (as defined in Section 56 of the 1990 Town and Country Planning Act).  The 
amounts payable will be updated at the beginning of April each year to reflect inflation. For 
clarity, the figures used in legal agreements will be those in force at the date of the signing it. 

 

Disputed cases - Viability 
Applicants will normally be expected to mitigate their own developments impact. In cases where 
it is not possible to agree provision in accordance with the Development Plan on grounds of 
viability, the Council will expect the argument to be illustrated by providing an open book 
approach and we will expect to see the following information (either formally or in confidence): - 
1.  The site purchase price; 
2.  Details of the proposals estimated Gross Development Value, including selling prices and 

rental streams; 
3.  Details of the location of the affordable housing (if on site); and 
4.  Details of any abnormal site development costs. 

 

In such cases it is likely that the Council will use an independent Valuer to carry out a market 
appraisal of your figures to assess whether you have demonstrated material considerations to 
justify not determining the application in accordance with the Development Plan. The Council 
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will ask you to undertake to meet the costs involved in the appraisal. 

 

Review 
 

This PAN will be reviewed annually.  Section 5.5.1(c) of the Council’s constitution provides for 
decisions relating to Planning Advice Notes to be made by Individual Member Decision. 

 

The Council is currently working on the impact on other services, amenity and infrastructure not 
covered in this note.  It is likely that there will be additions to the calculations relating to 
cemeteries, health and community care and sports pavilions, more detail will also be included in 
relation to highways matters.  It is anticipated that the PAN will be replaced by a Borough-wide 
Infrastructure Supplementary  Planning  Document  for  development  outside  the  identified 
Strategic Development Locations. 
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THE CALCULATIONS 
 

(i) AFFORDABLE HOUSING 
 

Trigger: 

Core Strategy Policy CP5 - Housing mix, density and affordability 
Planning permission will be granted for residential development providing a mix and balance of 
densities, dwelling types, tenures and sizes. Affordable housing must reflect the sizes and types 
that meet the proven needs of people who are not able to compete in the general housing 
market. 

 
All residential proposals of at least 5 dwellings (net) or covering a net site area of at least 0.16 
ha will provide up to 50% of the net additional units proposed as affordable dwellings, where 
viable. The Council will negotiate the tenure, size and type of affordable units on a site by site 
basis having regard to housing needs, site specifics and other factors. 

 
Subject to viability, the minimum percentages of affordable housing sought on 
site by land type and location are: 

 

Land types Location (CP9) Size trigger % 

Previously 
developed land 

Within development limits 5 to 14 dwellings (net) or between 
0.16ha and 0.49ha (net) 

20 

Previously 
developed land 

Within Major Development 
Location 

15 dwellings or more (net) or 
0.5ha (net) and larger 

30 

Previously 
developed land 

Within Modest or Limited 
Development Location 

15 dwellings or more (net) or 
0.5ha (net) and larger 

40 

Greenfield Within Major Development 
Location 

5 dwellings (net) or more or 
0.16ha (net) and larger 

35 

Greenfield Within Modest or Limited 
Development Location 

5 dwellings (net) or more or 
0.16ha (net) and larger 

40 

Any Outside development location 5 dwellings (net) or more or 
0.16ha (net) and larger 

40 

Any Strategic Development 
Location (policies CP18 – 21) 

5 dwellings (net) or more or 
0.16ha (net) and larger 

35 

 

Subsequent Development Plan Documents may vary the proportions for affordable housing of 
allocated sites having regard to the specific viability of the site. 

 
In relation to major employment development each application will be considered on its own 
merits in relation to employment growth and local housing need; provision is likely to be for key 
worker housing. 

 
Calculation: The tenure and mix of affordable housing is to be agreed with the Council on a site - 
by-site basis, following analysis and consideration of relevant needs and other data.  It is 
assumed that the affordable housing will be delivered without recourse to Social Housing 
Grant.   Further information on affordable housing is contained within the justification below. 
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(ii) EDUCATIONAL FACILITIES 
 

Trigger: A net increase in residential development (with the exception of sheltered housing, rest 
homes, nursing homes, hostels, student accommodation and one bedroom dwellings) where 
the development would result in local schools not being able to accommodate likely 
pupil generation. 

 
Determining Schools with Deficits: Department for Education (DfE) annual statistics will be 
used.  Development Control can advise whether a contribution is triggered by the local school 
being in deficit. Where a new school is required, the accommodation requirements will be 
calculated by reference to the maximum DfE guidelines as outlined in Building Bulletin No. 98 
(secondary schools) and Building Bulletin No. 99 (primary schools) and/or subsequent 
amendments.  The specification will also need to meet best practice for the type of school and 
government advice on design and environment 

 
The cost per school place, as advised by the DfE (including regional variation factor) and 
published on their www.teachernet.gov.uk website, is currently as follows: 

 

•    Primary School (4 – 10)                                      £12,257 + 5% regional variation 

•    Secondary School (11 – 16)                               £18,469 + 5% 

•    Post-16                                                                £20,030 +5 % 

•    SEN  (Special Educational Needs)                     £87,481 

Calculation (per dwelling): 

Primary School 

2 bed dwelling 0.261 x 12,257 x 1.052                                    = £3,346 per dwelling 
3 bed dwelling 0.491 x 12,257 x 1.05                        = £6,306 per dwelling 
4+ bed dwelling 0.381 x 12,257 x 1.05                      = £4,891 per dwelling 

 
1 This figure is derived from pupil yields as set out in the justification section 
2 This figure is derived from the DfE location factor as set out in the justification section 

 
Secondary School (11 -16) 

3 bed dwelling 0.17 x 18,469 x 1.05              = £3,297 per dwelling 
4+ bed dwelling 0.27 x 18,469 x 1.05           = £5,236 per dwelling 

 
Secondary School (Post-16) 
3 bed dwelling (0.17 x (2/5x57%))  x 20,030 x 1.05 = £815 per dwelling 
4+ bed dwelling (0.27 x (2/5x57%))  x 20,030 x 1.05 = £1,295 per dwelling 

 
SEN Places Primary 

2 bed dwelling 0.26 x 3.5% x 87,481            = £796 per dwelling 
3 bed dwelling 0.49 x 3.5% x 87,481            = £1,500 per dwelling 
4+ bed dwelling 0.38 x 3.5% x 87,481          = £1,163 per dwelling 

 

 
SEN Places Secondary 

3 bed dwelling 0.17 x 3.5% x 87,481            = £521 per dwelling 
4+ bed dwelling 0.27 x 3.5% x 87,481          = £827 per dwelling 

 
Note: Although the “mainstream” educational contributions will only be sought where 
the school(s) in the vicinity of the development are in deficit, the SEN contribution will be 
collected in all instances. 
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These financial contributions will normally be used to provide additional facilities at the existing 
schools in the Borough.  However, in certain circumstances at the discretion of the Council, e.g. 
where a large development is proposed, or where there is a cumulative effect of a number of 
neighbouring developments, the impact of the development(s) may require the building of a new 
school.  In this case, the developer(s) will be required to provide a suitable site for a new school 
and to construct the school to a specification agreed with the Council. 

 
 

These figures will be updated each year and an addendum to this document will be produced at 
that time; the effect is likely to be that the figures increase. 

 

 
 
 

(iii)       LEISURE, RECREATIONAL AND SPORT FACILITIES 
 

Trigger: a net increase in residential dwellings of 1 or more. 
 
The trigger for the requirement of contributions for Children’s Play in respect of one bed and 
studio units be amended to a nil requirement 

 
In relation to commercial development the trigger will be an increase in floor space or the 
number of employees. 

 
Requirement: The minimum standard for open space provision in hectares per 1000 population 
has been taken from the NPFA (National Playing Fields Association guidelines) and based on 
the borough average household size of 2.55 people.   Where sites cannot physically or 
appropriately accommodate open space on-site this will be provided in a financial contribution to 
enhance existing facilities in the area.  It is considered it would not be appropriate to expect that 
sites situated within walking distance of existing public open space provide facilities on site. 
Where open space is to be provided on site as part of a development the contribution may be 
reduced commensurate to the type and amount of open space to be provided and whether it is 
satisfactory. 

 
Calculation: The calculation for landscape and maintenance works has been carried out by 
using the appropriate rates within the Spons „Landscape and External Works Price Book, 2006‟. 
The costs set out below will be reviewed on a yearly basis and subject to fluctuations within the 
Retail Price Index, local labour market rates and any revised editions of the Spons “Landscape 
and External Works Price Book‟. 

 
The types of open space set out below corresponds to those listed in Appendix 6 of the 
Wokingham District Local Plan. 

 
Development  in  the  borough  creates  addition pressure  on  sites  resulting  in  the  need  for 
improved levels of provision. Contributions are sought to part fund the capital investment to 
cater for the increased demand. 

 
The following breakdown of information provides details in relation to the sum sought by the 
Parks & Open Spaces Team and the Sports & Leisure Team for the provision and maintenance 
of open space for a proposed residential development within the Borough. 

 
Please note that if elements of the Amenity type are provided on site, the amount relating to this 
provision may be deducted from the overall figure. 
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AMENITY TYPE 

 

TOTAL CONTRIBUTION PER 
DWELLING 

Children‟s Play (Equipped) 
(including 5yrs maintenance) 

 

£1899.20 

Playing Pitches & Recreation grounds 
(including 5yrs maintenance) 

 

£206.68 

Amenity Open Space 
(including 5yrs maintenance) 

 

£47.47 

Swimming Pool Provision £257.11 

Sports Hall Provision £483.48 
 

NOTES: 
 

• The above costs exclude any land costs. 

• These calculations for Swimming Pool and Sports Hall provision have come from Sport 
England calculator 

•  The average household size is based on 2.55 persons per dwelling, taken from the 2001 
census for the Wokingham Plan Area. 

 

 
(iv) COUNTRY PARKS/BIODIVERSITY/COUNTRYSIDE ACCESS 

 

Trigger: a net increase in residential dwellings of 1 or more. 
Development  in  the  borough  creates  addition pressure  on  sites  resulting  in  the  need  for 
improved levels of provision. Contributions are sought to part fund the capital investment to 
cater for the increased demand. 

 
The following breakdown  of  information provides  details  in  relation  to  the  sum  sought by 
Countryside Services:- 

 
 

 

AMENITY TYPE 

 

TOTAL CONTRIBUTION PER 
DWELLING 

Country Parks £348.00 

Biodiversity £56.00 

Countryside Access £174.00 

 

It is recognised that all of the borough’s Country Parks cater for a borough wide need. 
Where no on site provision of country parks is offered then the following contributions will apply. 
The Biodiversity element above is calculated as follows: 

 
If there are no significant biodiversity improvements delivered as a result of the development a 
contribution of £56 per dwelling will be requested which will be used to improve the boroughs 
biodiversity in line with the Authorities Biodiversity Action Plan. This contribution is calculated on 
the following biodiversity costs: 
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 Per annum cost 

WDC   Contribution   to   ongoing   Berkshire   Habitat   Mapping  Project 
(reviewed every 5yrs) 

£2,000 

WDC Contribution to Berkshire Biodiversity opportunity Mapping Project 
(reviewed every 5 yrs) 

£640 

WDC Contribution to review of the Berkshire Local Wildlife Site (WHS) 
selection criteria 

£500 

WDC Contribution to Thames Valley Environmental Records Centre £10,000 

WDC Contribution to Berkshire Biodiversity Co-ordinator (3 days a week) £3,800 

WDC Contribution to Biodiversity Opportunity Areas Project 
Implementation 

£7,500 

WDC  Countryside  Grants  budget  (grants  to  community  groups  for 
conservation projects) 

£6,000 

Implementation  of  Wokingham  District  Biodiversity  Action  Plan  2003- 
2012 

£7,500 

Miscellaneous additional protected/BAP priority species survey work £,1000 

 £38,940 
 

 

This means there is a proposed spend of £38,940 over the next 10 years. The Wokingham 
Local Development Framework identifies around 7000 houses are to be built in that period and 
consequently the contribution per house is £389,400/7,000 = £56 per dwelling 

 
With regards leisure contributions for commercial development, this will be based on floor 
space/employee ratio from the 1998 Babtie Employee Ration Survey and then multiplied by the 
cost per person for landscape provision and maintenance to come up with a contribution.  The 
costs will be based on the 2006 cost and are as follows: 

• Cost of open space provision per person = £13.46 

• Cost of open space maintenance (5yrs) per person = £19.35 
 

 
(v)     CULTURAL FACILITIES - LIBRARIES 

Trigger: A net increase in residential dwellings of 1 or more. 
 

Requirement: All of the Council’s existing library facilities and resources are utilised to full 
capacity.  All changes in or additions to housing and some changes in commercial, industrial or 
retail development will require the establishment, relocation, upgrading or enhancement of one 
or more existing library facilities. 

 

Calculation: The Council has adopted the SEMLAC [now MLA-SE] rationale and 
recommendations for a standard charge per dwelling for library provision in respect of all new 
housing developments.   SEMLAC has issued (January 2007) a revised edition of The South 
East Public Library Tariff. The standard charge per dwelling for 2007 is £229.27. 

 

 

(vi)     HIGHWAYS 
 

Trigger: A net increase in bedrooms. A room over 4 square metres in area would be considered 
capable of use as a bedroom; a first floor study may therefore be counted as an additional 
bedroom if it is above that size. 
Requirement: For smaller residential developments of less than 10 units it is unlikely that a 
specific improvement to the local highway network would result.  The Council seeks through its 
development plan policies that development is accessed by other means of transport than the 
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private car and contributions for schemes of less than 10 units will be pooled to assist in 
enhancing traffic management and also in promoting sustainable transport initiatives in the local 
area. 
Calculation:  This will be calculated based on each application proposal. 

 
 

(vii)     AIR QUALITY MONITORING AND ASSESSMENT. 
 

 

Trigger: New development within an identified Air Quality Management Area. 
Requirement: Where predicted values are below the level of concern for NO2 (<36) 3 years 
contribution are sought – to enable comparison of actual data with WDC predicted calculations 
to 2010. 

 
Where predicted values are between 36-40 5 years contribution are sought to ensure additional 
confidence in the actual results against the WDC predicted values. 
Calculation: The following formula is proposed for annual contributions: 

 
X = c(a/b) + d(a/b) + e 

 
Where 
a = no of new receptors 
b = no of existing receptors 
c = 0.5 of total continuous monitoring cost 
d = officer cost 
e = additional diffusion tube costs 
x = annual contribution 

 
Example of application of formula for 292 Reading Road 

 

The report predicts that levels at date of first occupation will be less than the level of concern so 
3 years contributions would apply 
A = 4 
B = 80 as at 22/03/2006 (to be confirmed for financial year end) 
C = £10,500 for 2006/07 
D = £24,708 x 20% x 0.5 where £24,708 is salary for grade 7 lowest scope as at 01/04/06 an d 
20% is on costs (WDC other costs of employee) £14,825 

E = 5 tubes @ £5 each for 12 months - £300 
x = 10,500(4/80) + 14,825(4/80) + 300 

= 525 + 741 + 300 
= £1566 excl VAT per annum 

Approximately £4,700 over 3 years. 
 

 
 

(viii) THE THAMES BASIN HEATHS SPECIAL PROTECTION AREA (SPA) 
 

Trigger: scheme for new residential development located within 5km of the SPA and large scale 
schemes (50+ dwellings) located within 7km of the SPA. 
Note:  this  section  of  the  PAN  does  not  apply  to  the  four  Strategic  Development 
Locations. 

 
Requirement: Following lengthy consideration the Council has resolved to provide mitigation for 
the impact of new residential development on the Thames Basin Heaths Special Protection 
Area (SPA) itself on a site in Barkham. Planning permission has been granted for the change of 
use of this land for recreational use and the details pursuant to conditions are currently being 
resolved; it is projected that the site would be open on 1 April 2011.  The costs of implementing 



PLANNING ADVICE NOTE
INFRASTRUCTURE IMPACT MITIGATION – CONTRIBUTIONS FOR NEW DEVELOPMENT

- 10 - 

 

 

 
the consent in a manner to satisfy Natural England are being calculated (based on tenders) and 
consideration given to legal advice that the amount of contribution should be based upon the 
size of  the  dwelling  to  be  built.    The contribution will also include  the  Strategic  Access 
Management mitigation for the SPA itself as advised by Natural England.  The figures provided 
are the culmination of that work and it is intended that planning applications lodged after 1 May 
2010 for new residential development within 5km of the SPA that can be mitigated using the 
land at Barkham will be considered on that basis to see whether this be acceptable.  Rooks 
Nest Farm may also mitigate the impacts of large scale schemes (50+ dwellings) lying within 

7km of the SPA where they are also within 4km of Rooks Nest Farm.   Mitigation can be 
provided by Rooks Nest Farm where an individual appraisal indicates that this is necessary. 
 

It is proposed to secure the contribution through an agreement under Section 106 of the Act and 
to grant consents with a Grampian condition preventing commencement of development until 1 
September 2010 and occupation until 1 April 2011.   A second Grampian condition would be 
imposed to restrict occupation of the dwelling until either 1 April 2011 or the opening of the 
Rooks Nest  Farm  SANG  (if  this  occurred  before  this  date).    Applications  lodged  after  1 
September 2010 would be granted with one Grampian condition preventing occupation before 1 
April 2011 or the opening of the SANG. 
 

Calculation: 
Scheme within 5km of Thames Basin Heaths Special Protection Area 

 
 

Dwelling 
size 

 

SPA Access management 
& monitoring (per dwelling) 

 

Delivery & Management of Rooks 
Nest Farm SANG (per dwelling) 

 

Total SPA mitigation 
charge (per dwelling) 

1 bed £376.86 £1,567.98 £1,944.84 

2 bed £492.61 £2,049.59 £2,542.21 

3 bed £646.76 £2,690.93 £3,337.68 

4 bed £852.47 £3,546.86 £4,399.33 

5 bed+ £1,019.22 £4,240.62 £5,259.84 

 

Any scheme within 5km of the SPA (subject to clause below) would have avoided their significant impacts 
upon the SPA where they pay the total contribution (for that size of property) detailed above. 

a)   Any scheme that is within 4km of Rooks Nest Farm; or 
b)   Any scheme for up to 9 dwellings (net) more than 4km from Rooks Nest Farm. 

 

Scheme between 5 and 7km of Thames Basin Heaths Special Protection Area and also within 4km 
of Rooks Nest Farm (ie parts of north Wokingham). 

 

Where an individual assessment indicates that proposals for 50+ dwellings are likely to have a significant 
effect upon the Thames Basin Heaths SPA either on their own or in combination with other proposals, the 
following approach to mitigation solution can be delivered. 

 
 

Dwelling 
size 

 

SPA monitor (per 
dwelling) 

 

Delivery & Management of Rooks Nest 
Farm SANG (per dwelling) 

 

Total SPA mitigation 
charge (per dwelling) 

1 bed £101.69 £423.35 £525.05

2 bed £132.93 £553.39 £686.32

3 bed £174.52 £726.55 £901.07

4 bed £230.03 £957.65 £1,187.68 

5 bed+ £275.03 £1,144.97 £1,419.99 
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THE JUSTIFICATION 

 
(i)     AFFORDABLE HOUSING 

The Council will seek to secure affordable housing to meet local need on residential schemes, 
using the criteria set out in the adopted Core Strategy (Policy CP5). 

 
The Major Development Locations are: Earley, Green Park, Shinfield (N of M4), Twyford, 
Winnersh,  Wokingham  &  Woodley.  The  Modest  Development  Locations  are:  Arborfield 
Garrison, Pinewood (Crowthorne), Finchampstead North, Ruscombe, Shinfeld, Spencers Wood, 
Three Mile Cross and Wargrave. The Limited Development Locations are: Arborfield Cross, 
Barkham Hill, Charvil, Finchampstead, Hurst, Riseley, Sindlesham, Sonning and Swallowfield. 

 
The provision of a variety of types and sizes of accommodation is desirable across the borough, 
so that the housing needs of as many households as possible can be met. This helps to ensure 
that the Plan is sustainable in meeting the housing needs of the community in line with the 
National Planning Policy Framework. 

 
The Council expects that, having regard for management issues, the location of affordable units 
should be dispersed across the development as far as is reasonably practicable (i.e. pepper 
potted). 

 
The tenure of any affordable housing (whether it is rent, shared ownership, or intermediate rent) 
is to be agreed with the Council on a site-by-site basis, following analysis and consideration of 
relevant needs and other data.   However, the general assumption is that affordable housing 
provision will be based upon a 70:30 split between social rent and intermediate housing as 
detailed in the Affordable Housing Viability Study. The Council will use this split as the starting 
point for negotiations on affordable housing but apply flexibility where there are viability and 
other site specific issues. 

 

In line with the National Planning Policy Framework, the Council wishes to ensure that any 
shared ownership housing delivered within a scheme is genuinely affordable to local residents 
having regard to house prices and incomes  in  the  Borough.  Typically,  the  Council  will  
expect  shared  ownership  units  to  be delivered with 35% equity shares available to purchase 
and a maximum rent on unsold equity of 1.5% per annum. This will ensure that the average 
household on the shared ownership waiting list can afford (within 25-30%) of their income to 
purchase a share in the average house in Wokingham Borough. 

 

Applicants for planning permission who wish to suggest a provision below that in policy CP5 
based on a viability case must submit with their planning application an open book appraisal of 
the development finances which demonstrates that the proposal is clearly not viable without a 
lesser affordable housing provision and/or Social Housing Grant. The applicant would also need 
to consider the implications of a different mix of social rent/intermediate housing units. 

 
An off-site contribution towards the provision of affordable housing may be acceptable where it 
is impractical to include on-site, particularly due to the small number of units proposed. Whilst 
the National Planning Policy Framework indicates that proportions of affordable housing could 
vary around the area, the Council currently operates a borough-wide waiting list. It is therefore 
not able to separate the need out to individual settlements. To ensure adequate affordable 
housing is provided in smaller communities, notwithstanding the lower threshold, the Council 
considers it necessary to allow for rural exceptions. Further guidance on where affordable 
housing may be permitted as an exception to usual planning policy is set out in policy CP9. 

 
In   recognition   of   the   changing  needs   and  demographics  within   the  Borough,  larger 
developments (including SDLs) should provide a range of different sizes and types of housing, 
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which address these needs across all tenures. This will include the provision of “Lifetime 
Homes” and other accommodation for the elderly and the vulnerable. Lifetime Homes 
incorporates design features which help to make them more adaptable to meet the varying 
needs of different occupiers or changing needs through a family’s lifetime occupancy.  This will 
assist the Council in meeting the needs of an ageing population in the Borough highlighted in 
the Council’s Housing Strategy for Older People. 

 
 

The provision of Affordable Housing will normally be achieved through the involvement of a 
Registered Social Landlord nominated by the Council and registered with the Homes and 
Communities  Agency,  so  that  properties  can  be  secured  for  successive  occupiers. The 
affordable housing will need to be delivered to Homes and Communities Agency development 
standards current at the time of the planning decision.  It is assumed that the affordable housing 
will be delivered grant free. 

 
On larger sites the delivery of affordable housing units will be phased throughout the housing 
development and all of the affordable units should be in place before the first occupation of no 
more than 40% of the market units within that phase of the development. 

 
Developers are expected to make provision for affordable housing on site. However, 
consideration will be given in exceptional circumstances, where there is sufficient justification, to 
a financial contribution towards provision of affordable housing elsewhere within the Borough. 
The methodology for calculating an in lieu payment is based on the difference in the residual 
development value of a scheme without on-site affordable housing and the same scheme with 
on-site affordable housing.  Further details, including a template for the calculation, can be 
found in the Levvel‟s Affordable Housing Viability Study Report (points 3.10 and 3.11). 

 

 
(ii)      EDUCATIONAL FACILITIES 

 

Pupil Yields: The figures for pupils yielded by new housing in Wokingham are derived from a 
Pupil Yield Survey carried out on behalf of Wokingham and other Berkshire Unitary Authorities 
in 2010.  This survey superseded a similar one carried out in 2005. The yields are as follows: 

� Primary Education (4 – 10) 
� 0.26 pupils per 2 bedroomed dwelling 
� 0.49 pupils per 3 bedroomed dwelling 
� 0.38 pupils per dwelling with 4 or more bedrooms 

 
�   Secondary Education (11 – 16) 

� 0.17 pupils per 3 bedroomed dwelling 
� 0.27 pupils per dwelling with 4 or more bedrooms 

 
� Post-16 Education 

� 0.17 pupils per 3 bedroomed dwelling 
� 0.27 pupils per dwelling with 4 or more bedrooms 

 
NB  For  the  calculation  of  the  Post-16  contribution,  the  pupil  yield  is  divided  by five  and 
multiplied by 2 to reflect the two years study at this level, and multiplied by 57% which is the 
current “stay on rate” from Year 11 to Year 12 across the Borough. 

 

The DfE published its revised table of location factors in January 2009 on its website 
www.teachernet.gov.uk.  This is designed to take account of the regional variations in building 
costs around the country, and it shows a location factor for Wokingham of +5%. 

 
Special Educational Needs (SEN) Contributions: Building Bulletin 77, issued by the DfE, 

provides guidance on the provision of special schools and SEN space.   It advises that an 
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average of 38 m2 of space should be provided per pupil at an indicative cost in 2006 in excess 
of £2,000 per square metre – i.e. approximately £75,000 per pupil in 2006 terms.   This figure 
has subsequently been increased to £87,481 using the BCIS General Building Cost index. 

 
Currently 3.5% of the Borough’s pupils are statemented SEN pupils.  Children with special 
educational needs may receive their education at schools which are not local to their home, 
perhaps because they need to attend a Special School or because a specialised unit for their 
specific need is located at a more distant school.  Because of this, a Borough -wide approach is 
taken to these contributions. 

 

 
 

(iii)     LEISURE AND RECREATION 
 

The minimum standard for open space provision in hectares per 1000 population has been 
taken  from  the  NPFA  (National  Playing  Fields  Association  guidelines)  and  based  on  the 
Borough average household size of 2.55 people. Where sites cannot physically or appropriately 
accommodate open space on-site this will be provided in a financial contribution to enhance 
existing facilities in the area.  It is considered it would not be appropriate to expect that sites 
situated within walking distance of existing public open space provide facilities on site.  Where 
open space is to be provided on site as part of a development the contribution may be reduced 
commensurate to the type and amount of open space to be provided and whether it is 
satisfactory.  The types of open space sought correspond to those listed in Appendix 6 of the 
Wokingham District Local Plan. 

 
It is recognised that all of the Borough’s Country Parks cater for a Borough wide need. 
Development  in  the  Borough  creates  addition pressure  on  sites  resulting  in  the  need fo r 
improved levels of provision. Contributions are sought to part fund the capital investment to 
cater for the increased demand. 

 

 
 

(iv)     COUNTRY PARKS: the justification is set out above along with the calculation. 
 

 
 

(v)      CULTURAL FACILITIES 

The  Council  is  finalising  its  Cultural  Strategy.  This  will  articulate  the  Borough‟s  needs, 
aspirations  and  plans  across  the  whole  spectrum  of  cultural  provision  including  the  arts, 
heritage, leisure, libraries and sport.  Until its adoption the Council will continue to use existing 
local, regional and national standards and draw on the advice of relevant agencies in calculating 
the level of cultural facilities (including provision of public libraries, community learning, public 
art, etc.) required through each planning obligation. 

 
As a Public Library Authority, WBC has a statutory duty to provide a comprehensive, efficient 
and modern library service – including provision for adult community learning - to those who 
live, work or study within its boundaries. Individual developments will as a minimum require an 
increase in overall stock and resources and will contribute to the Borough’s need for larger or 
additional facilities. Over time, cumulative development may also cause a shift in the centre of 
population to the extent that an existing service point is no longer appropriately located, and 
relocation may be required. 

 

All of the Council’s existing library facilities and resources are utilised to full capacity.  All 
changes in or additions to housing and some changes in commercial, industrial or retail 
development will require the establishment, relocation, upgrading or enhancement of one or 
more existing library facilities. Contributions will therefore be sought from all new residential 
developments. 
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(vi) HIGHWAYS 
 

This will be provided on a site by site basis in relation to each application proposal.  Where 
Traffic Assessments (TA) are provided these will inform the highways works required and level 
of  contribution or requirement for developers to carry out  off site highway works with the 
relevant agreement under the Highways Act.  It will assist if the scope of any TA is agreed with 
the Highway Authority.   The Highway Authority is currently working up a modelling protocol 
which will then be made available on the Council website. 

 
(vii)     AIR QUALITY MANAGEMENT 

 

The council operates two continuous monitoring units.   One of these is within the existing 
AQMA.  The contribution is based on a proportion of the operating cost of the unit within the 
AQMA (the data derived from other locations in the AQMA require data from this unit for 
statistical analysis).   The proportion is derived from the number of new receptors within the 
AQMA divided by the number of existing receptors in the AQMA. 

 
The contribution is also based on a proportion of WBC officer cost (This is based on WBC 
officer time spent on air quality work, including monitoring, assessment, action planning and 
development.  Such work may in reality be undertaken by a number of officers for varying 
durations and at various grades.  For the purpose of this formula it is estimated that the officer 
cost should be derived from 0.5fte of a grade 7 officer). 

 
In addition, a contribution to Air Diffusion monitoring costs is calculated – based on actual cost 
of  supply  and  laboratory  analysis  of  additional  tubes  in  vicinity  of  the  development 
(emplacement of tubes and assessment of results is included in the proportional officer cost). 

 
(viii)     THAMES BASIN HEATHS SPECIAL PROTECTION AREA 

 

This is set out in the attached pages extracted from Appendix 2 of the Individual Executive 
Member Decision. 
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