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GRAZELEY GARDEN SETTLEMENT
EXECUTIVE SUMMARY
DELIVERY PROPOSALS:

THE ASK:

•

Unlocking/accelerating housing growth

•

£5m capacity funding

•

3 Unitary Authorities working together

•

£250m capital forward funding

•

Free standing Garden Settlement with
legacy funding and governance

•

Special powers to resist speculative
housing.

•

15,000 homes, including Starter Homes
and 5,250 affordable homes and
employment land

•

Accelerated CPO powers to deliver
key infrastructure.

•

Brokerage: E.g./ with Network Rail
and Office of Nuclear Regulation
etc.

•
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Regeneration of the sub-region:
•

£1.7bn GVA generated

•

60,000+ Jobs generated

•

£750m infrastructure investment

UNIQUE SELLING POINTS

55

•

A truly self-contained garden settlement of substantial scale planned from concept to
completion with its own unique identity.

•

Exceptional connectivity to air (Heathrow and Gatwick) road (M4/A33), rail (Reading
- Basingstoke / Paddington and Waterloo main lines), cycle (National Cycle Network
and local links) and pedestrian (4Km from Reading Town Centre) travel.

•

Ease of access regionally via Cross-rail into Heathrow and the City.

•

Rich riverine landscape providing opportunities for unique urban rural place making.

•

Access to superb employment (Reading) and educational (Reading University)
opportunities in the Thames Valley.

•

Public sector land within the area of the site allowing opportunities for public/private
partnership.

•

3 authorities in collaborative engagement with the private sector.

•

Locality has demonstrated an exceptionally high level of viability and deliverability of
infrastructure and housing.

•

Massive regeneration driver with huge capacity at sub-regional scale to breed
success from success in delivery.
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Grazeley - Regional Context

EXCEPTIONAL CONNECTIVITY
Air - Heathrow and Gatwick Airports
Road - M4 / A33
Rail - Paddington and Waterloo
main line / Basingstoke - Reading
Line / Crossrail
Cycle and Pedestrian - 4KM from
Reading Town Centre
3
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GRAZELEY GARDEN SETTLEMENT - LOCATION PLAN

Settlement Area:
Circa 770ha
77
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GRAZELEY GARDEN SETTLEMENT - HIGH LEVEL SPATIAL PLAN

READING

Legend
Potential road access from
A33
Existing east / west routes
with potential to upgrade
Public transport / pedestrian /
cycle bridge across the M4
Integrated green and blue
infrastructure with sustainable
transport links
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1. Background
This confidential Expression of Interest (EIO) has been prepared jointly by three West of Bekshire (WoB) Local
Authorities; Wokingham Borough Council (WBC), West Berkshire District Council (WBDC) and Reading Borough
Council (RBC) and is supported by the Englefield Estate and Hallam Land Management and Wilson Enterprises Ltd.,
and Thames Valley LEP.
Strategic Growth in West of Berkshire
The WoB authorities have made a clear commitment to growth ensuring that new development is high quality and
infrastructure rich. We aim to ensure that new communities are carefully planned, well designed and include
substantial, appropriate infrastructure to deliver good quality places for people to live and work. Wokingham is
already making strides in delivering its 2010 Local Plan commitment of 13,500 new homes by 2026, including
Table 1 – West of Berkshire Objectively
Assessed Need (WoB OAN)

10,000 new homes on four Strategic Development Locations (SDLs). West
Berkshire have set out to deliver at least 10,500 homes to 2026. Reading
has committed to deliver 10,930 homes between 2006 and 2026 and is

Authority

WoB - OAN
(Homes Per Annum to 2036)

Bracknell Forest

635

Reading

699

West Berkshire

665

Wokingham

856

All - Western HMA

2,855

currently developing a new Local Plan to meet housing need through to
2036.
Looking beyond the current Local Plan periods, WoB continue to focus on
locally planned growth which is high quality and infrastructure rich. The
Berkshire Strategic Housing Market Area (SHMA) is a distinct and
functioning Housing Market Area (HMA) where there is a need to deliver in
the region of 65,665 new dwellings to deal with population growth,
affordability, market factors, sustaining and improving economic growth and
6
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the impact of the growth of London. This means finding land for just under
3,000 homes per year.
As part of the Duty to Co-operate the Councils continue to work together in
preparing a non-statutory spatial framework which considers where there are
opportunities to accommodate growth in a strategic and planned way and which
explores opportunities that exist across administrative boundaries. The plan is
being prepared without boundaries in a truly collaborative way. A signed
memorandum of understanding between all Berkshire Authorities already exists
to support this working arrangement.
An introduction to Grazeley
Whilst local plan preparation needs to catch up with our aspirations for growth, the emerging WoB Spatial Framework
has identified a specific opportunity to consider a free standing, new settlement designed on garden city principles,
south of Reading, at Grazeley. Subject to confirmation through the plan preparation process and detailed technical
appraisal, in principle the site area is 770Ha (440Ha in WBC and 330Ha
Exploratory workshops

in WBBC) and is considered to be capable of accommodating circa
15,000 new dwellings.
The area straddles the Wokingham/West Berkshire boundary and is
currently in multiple ownership; however four of the main land owners are
party to this bid, making the concept a real prospect worthy of support (an
indicative landownership Map is attached at Appendix C). A number of
the key parcels are currently being promoted jointly through the
Wokingham Local Plan Update Call for Sites process.
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GRAZELEY GARDEN SETTLEMENT - LOCATION PLAN

WBC, WBDC and RBC have engaged with
Englefield Estate, Hallam Land Management
and Wilson Enterprises Ltd., most recently by
way of a West Berkshire Delivery Forum; a
series of exploratory workshops held on June
16th, 17th and 23rd. These workshops were a
visioning exercise to explore the potential for a
new settlement at Grazeley.
Working together on a project of this
importance and scale makes economic sense
and the identification of the Housing Market
Area has identified the very real need for
effective joint-working. Essentially, we need to

plan in a more collaborative way, whilst still
preparing Local Plans which will be complementary but distinct and locally focussed. Our proposed Governance
Structure and Project Delivery Mechanism are outlined within the Delivery Chapter below.
A high level Infrastructure Delivery Plan, including indicative costs is included at Appendix B. There is much additional
technical work required in order to comprehensively understand the site’s constraints.
However, it is clear that a new settlement of this scale presents opportunities to provide large
scale social, environmental and economic infrastructure, including; a rail station, new transport
links, a new motorway bridge, schools, retail and employment opportunities, flood alleviation,
strategic scale green (and blue, based on local rivers) infrastructure and the ability to create a
new highly sustainable community for western Berkshire.
8
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Visioning a sustainable settlement at exploratory workshops - Grazeley Whiteboard

Local Market commentary
The housing market in the Wokingham / West Berkshire area consistently out-performs the market nationally and
regionally. Average house prices in the area are significantly
Average House Price Increase 2015/16

higher than the UK average. Coupled with this, sales of new build
properties in both local authority areas have been particularly

£450,000
£400,000
£350,000

15.6%

strong with various developments being sold out within hours of

13.1%

launching a phase.
Wokingham

£300,000

The buoyant housing market does result in affordability pressures

£250,000
8.2%

£200,000
£150,000
£100,000

West
Berkshire

for local residents, particularly for younger households. The

UK Average

median and lower quartile costs of market housing are on average
around nine times the equivalent earnings in Wokingham. In April

£50,000

2016 there were 1,430 people on the Wokingham Borough

£0
Jan-15

Jan-16

Council’s Housing Register and 2,578 people on the register in
West Berkshire. A further 1,141 households registered for “Help to
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Buy” products (such as, shared ownership) in Wokingham Borough.
Reading Borough is currently providing an average of more than 600 additional dwellings per annum, many in the form
of 1 and 2 bed flatted development, complementing the provision in the adjoining less urban authorities. Reading
Borough is experiencing unprecedented and
growing pressure for affordable housing within
the Borough. The Council’s housing register

The Berkshire (and South Bucks) Strategic Housing Market Assessment
suggests the housing mix below at a Western Berkshire HMA level

details very high levels of homelessness and
priority cases for new housing provision. The

1-bed

2-bed

3-bed

4+ bed

Market

5-10%

25-30%

40-45%

20-25%

Affordable

30-35%

30-35%

25-30%

5-10%

All Dwellings

15%

30%

35%

20%

SHMAA analysis of household formation also
forecasts very high levels of need for affordable
housing in Reading in the period up to 2036.
All three local authorities adopted the
Community Infrastructure Levy (CIL) in April
2015. Wokingham adopted the highest residential CIL rates in the country outside London. This process was rigorously
tested through an examination process and supported by robust evidence of development viability. WBC’s approach to
development since 2010 has been to allocate large strategic greenfield sites for housing. As the existing use values of
these sites are predominantly agricultural values, there is considerable uplift to be captured in bringing them forward for
residential use. WBC have been able to demonstrate that this can both deliver a reasonable return to the landowner
and fund large scale infrastructure. Since the adoption of CIL, there have been no viability cases submitted to the
planning authority, further demonstrating the strong viability characteristics of development in the area.
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2. A Garden Settlement for Grazeley - Mortimer

11
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Our Garden Settlement Principles
At the exploratory workshops the stakeholders agreed our principles for Grazeley based on garden city principles. Our
principles would allow Grazeley to come forward as a well planned, designed and sustainable garden settlement.
Accessibility
In terms of its sub regional context, Grazeley is

Our Garden City Principles:

located at a highly sustainable position in close

1. Development in the Right Place

proximity to existing transport links both by road

2. Finding purpose for the place

(M4), rail (Reading-Basingstoke / Waterloo /
Paddington lines), Crossrail and Heathrow airport.
As with any new development, enhancements will
be needed to these networks which can be

3. Integrating blue and green infrastructure
4. Encouraging Culture and Innovation
5. Understanding who is going to live there

captured through the implementation of the

6. Facilitating mix

infrastructure delivery plan.

7. Exploring + understanding identity
The scale of the

8. Encouraging Diverse Employment

•

Hub Spoke Model

Garden

9. Community and Governance

•

Integrated,
accessible
transport systems
with a series of
settlements linked
by rapid transport

Settlement, circa

10.Gravity and pull of infrastructure

15,000 dwellings,
will allow for it to
be self-contained. Modelling our Garden City principles, the settlement would function
as a self-sustaining satellite south of Reading. Existing and proposed transport
infrastructure will facilitate a closely integrated social, cultural and economic
experience for future residents
12
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Development in the right place

Grazeley
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An existing railway line immediately to the west of the site provides a superb opportunity to provide connections to
Reading, Basingstoke and beyond. The scale of the development, projected population of circa 36,000, means that the
delivery of a new station is a realistic opportunity and will help to sustain the new retail, community facilities, services
and industry that are planned. Opportunities to improve links to Reading by foot, cycle and Mass Rapid Transit (MRT)
have also been identified.
The delivery of high quality and accessible sustainable transport links by rail / MRT / foot / cycle will be key for ensuring
delivery of a successful
new community but they
will also help draw
people into the
settlement and help
sustain the new shops,
pubs and businesses
that will be delivered
within the settlement.
The linking of the
settlement to Reading station and Cross-Rail will make the settlement highly accessible to London.
Character and design
The development of a framework masterplan will ensure that Grazeley develops its own distinct identity. Features
within the natural landscape will play a key role here. The Foudry Brook runs through the centre of the site and
elements sit within the flood zone. Careful planning will allow the development to integrate green and blue
infrastructure within the design. A linear park is envisaged through the centre of the site, integrating an attractive
landscape and ecological asset within the settlement. The draw of the water and green spaces within the functional
14
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floodplain will provide recreational opportunities
throughout the community and extending in to the Core,
discouraging a ‘dormitory suburb’ mentality and promoting
active and healthy lifestyles. The settlement’s identity
therefore will be derived predominantly from its landscape
context
The new settlement will benefit from its own community
facilities. These will include formal Strategic Alternative
Natural Greenspace (SANG), sports facilities and public
open space, as well as retail and other town centre
amenities. Access to the central core and peripheral
facilities by sustainable modes of transport will be

DISTINCTIVE CHARACTER

‘designed-in’ through the masterplanning process. At a
neighbourhood scale, convenience facilities will be
situated within easy walking distance of all residential

•

Generous green space linked to the wider natural
environment

•

Strong local cultural, recreational and shopping
facilities in walkable neighbourhoods

•

Promoting active and healthy living

•

Integrated green and blue infrastructure

•

The very best of town and country living

parts of the site.
Local Employment Opportunities
The development of the Grazeley Garden Settlement will
support significant job creation in the area. Applying the
HBF multiplier to 15,000 dwellings generates 22,500 new
FTE jobs directly in the construction of homes with a
further 37,650 FTE indirect jobs created (total = 60,150).

15
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The Councils will develop an Employment Skills Plan (ESP) as part of the construction phase of this project focussed
on unemployed people, particularly young people aged 16 - 24, long term unemployed adults and people who face
barriers getting into work, such as disability or previous alcohol or drug dependencies. An Employment Skills Plan
(based on CITB baselines) will generate a mix of apprenticeships, graduate and general employment opportunities. In
addition, ESPs secure work experience and

Local Employment Opportunities

curriculum support activities to support young
people into employment.

37,650

36,000

These placements will provide individuals the
support they need to ensure that the

22,500

opportunities result in sustainable, long term
employment opportunities. The Councils have

15,000

also strong links to a network of partners to
access additional support, such as schools and
local FE colleges, as well as organisations such
as the Princes Trust and the Construction

Dwellings

Population

Direct FTE Jobs Indirect FTE Jobs

Industry Training Board.
Management and stewardship proposals for the proposed Garden Settlement
Grazeley Garden Settlement would provide the opportunity to maintain the quality of the new community in perpetuity,
using a ‘Letchworth’ style model. A portfolio of commercial and residential assets could be held by a charity, known as a
‘community benefit society’, i.e. a Grazeley Garden Settlement Heritage Foundation, to create a legacy funding stream
via generating rental value through the development of this property portfolio. This would cover running costs. Surplus
income could be re-invested into the community via charitable activities, services and grants. The ‘community benefit’
16
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society would have the power to hold land and power to invest, i.e. under the Co-operative and Community Benefit
Societies Act 2014.
The Foundation would not have any statutory responsibilities. However, they could run and fund facilities / services,
such as community, leisure and health facilities.
The Foundation would comprise a Board of Trustees who would be the main decision making body. A number of
governors would steer the strategic approach of the organisation. These could be a combination of elected governors
(i.e. elected by those within certain postcodes); nominated
(i.e. by registered clubs and societies), and general
governors appointed by Board of Management.
From within the governor group, a number of trustees could
be elected to serve as the Foundation’s Board. A multidisciplinary team could be employed by the organisation to
provide direct service support and to manage contracted
out service providers. Decisions on where to invest income
would rest with the Governors and Board of Trustees. The
Board could include Councillor representatives from the
respective Unitary Councils.
Local Community Support and Existing Commitments
The West of Berkshire Authorities have agreed to work together to deliver their housing needs. The leaders and chief
executives have already formed the West of Berkshire HMA, New Communities Board and this has now met twice,
producing a strategic framework plan confirming the highest level political support for working together and for pursuing
17
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strategic growth in the area promoted within this bid. However, given the early stage of plan preparation the nature of
the bid would need to remain confidential until such time as engagement has been undertaken to allow wider public
awareness of the details and collective agreement to the site
locally.
Wokingham, West Berkshire and Reading have agreed to
work together to explore the delivery the Garden Settlement
at Grazeley. West Berkshire and Wokingham are both land
owners within the affected area and this proposal could bring
forward local authority land for development should policy
support be forthcoming.
The TV Berkshire LEP supports this bid and has committed
transport consultancy funding to assist the agenda for
growth.
Hallam Land Management and Englefield Estate represent
major land owners in the area of Grazeley and are promoting the Garden Settlement. Both landowners are party to this
bid and are in pre-application dialogue with the local planning authorities having promoted the land through the
respective authorities call for sites through their local plan review process.

18
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Planning Status
The project is at an early stage of development, there
is a confluence of landowner and political will to
collectively seek out opportunities for high quality,
infrastructure rich new locally planned strategic sites
in the West of Berkshire HMA.
This site has been considered for a number of years
and has now presented itself at the appropriate time
to capture the benefits of a new planned community.
Berkshire Leaders and Chief Executives have at their
meeting on 15 July 2016 agreed that this area is a
suitable one to consider delivery of a new garden
settlement, subject to policy confirmation. WoB
clearly accepts the challenge of managed growth. This combines with the land being promoted by a group of land
owners with the will to pursue this development creates a real opportunity worthy of further consideration.
Track record of Delivery
All three Council’s have an excellent track record in planning and delivery. Wokingham Borough Council (WBC), who
have a dedicated delivery team, and a recent proven track record of successful delivery of strategic sites are leading on
this bid.
WBC has made a clear commitment to deliver 13,500 new homes by 2026, including 10,000 new homes on four
Strategic Development Locations (SDLs) around the Borough.
19
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The delivery team was established in 2012. Since then all four SDLs have applications or consents in hand for 8000+
dwellings. A further 2500 homes are in pre-application discussion. The Council is also currently constructing one new
primary school and one new secondary school and has also purchased additional land for education facilities and a
major new sports facility in the borough to facilitate the new developments. Mark Prisk MP and the HCA attended
Shinfield in 2013 for the commencement of construction of the Eastern Shinfield Relief Road, which was a major a
facilitator for housing growth and will be completed later in 2016. The successful bid for £24.7m was co-authored by the
developer and the Council.

20
2323

3. Delivery
Project Governance: The following diagram shows how the Governance Structure for the Garden Settlement would
operate.

21
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Project delivery mechanism
Early thoughts about a potential delivery vehicle are based upon the model used by Wokingham Borough Council in the
delivery of their strategic sites; the scale of development is similar and would require similar governance arrangements
within Wokingham and externally with our delivery partners. Wokingham would act as banker and infrastructure deliverer
as part of this model. The approach would need to be based upon a masterplan and infrastructure delivery plan from the
outset.
Timescales for Planning and Delivery
The table below gives an indicative timeline showing Local Plan allocation, outline consent, detailed consent,
infrastructure provision, proposed phasing of development and delivery of community facilities

Wokingham BC
LPU Timetable

Dec-17
Preferred Options complete

West Berks
Timetable

Preferred Options

Reading BC
Timetable

Submission

Joint Grazeley
Masterplan

Masterplan
Commissioning

Mar-18

May-18

Sep-18

Dec-18

Apr-19

Examination

May-19
Adoption

Examination
Examination

Adoption

Adoption

Masterplan Preparation

Grazeley application (circa
15,000 dwellings)

Nov-19

Consultation

Hybrid submitted (Full first
phase + Outline)

Adoption

Hybrid approved

Housing and Infrastructure Delivery
A high level Infrastructure Delivery Plan, including indicative costs is included at Appendix B. In order to fully understand
the settlement’s infrastructure requirements much additional technical work needs to be undertaken.
22
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Housing and infrastructure trajectory
Year
Dwellings
(350—450pa)

Nov-19

20-21

21-22

22-23

2324

2425

25-26

2627

2728

28-29

29-30

30-31

3132

3233

3334

3435

3536

0

150

350

350

450

450

450

450

450

450

450

450

450

450

450

450

450

Bus stop &
services
provision

Park & ride
expansion

Rail Provision

MRT Scheme Enhancements
New bridge across railway

Infrastructure

A33
improvements

M4 J11 improvements

Primary
School 2FE

Primary
School 2FE

New bridge across railway

New bridge
across M4

Secondary
School

Primary
School
2FE

Primary
School
3FE

SANG and Public Open
Space
Community
Facilities

Health and
Leisure
Provision

The IDP attached at Appendix B demonstrates that a large amount of
infrastructure investment is for enabling infrastructure and will be
needed up front or at the early stages of settlement delivery. This is
further illustrated above in the high level housing and infrastructure
trajectory table, focusing on infrastructure requirements up to 2036.
The graph on the next page provides a snapshot of the quantum of
developer contributions that are likely to come forward over the life of
the settlement. It is clear that while income from developer
contributions will accumulate across the lifetime of the site, it will not
23
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Community Facilities

provide sufficient upfront funding to ensure that the Councils can deliver the level of enabling infrastructure that is
required upfront to unlock this settlement.

CIL
Income
£140,000,000

Cumulative
CIL Income
£700,000,000

CIL Income Projections

£120,000,000

£600,000,000

£100,000,000

£500,000,000

£80,000,000

£400,000,000

£60,000,000

£300,000,000

£40,000,000

£200,000,000

£20,000,000

£100,000,000

£0

£0
17/18 21/22

22/23 26/27

27/28 - 32/33 - 37/38 - 42/43 - 47/48 31/32 36/37 41/42 46/47 51/52
CIL Income
Cumulative CIL Income

52/53 56/57
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4. The Package of Government Support
The Councils have made budget cuts over recent years and continue to face further cuts. Nevertheless we have
aspirations to deliver a large scale exemplar settlement. Given our existing commitments towards delivering planned
levels of growth, we currently do not have the resources to deliver a settlement such as this, in terms of staff numbers or
technical support. We propose the following to expediate delivery:
•

Special planning powers to resist speculative housing;

•

£5m capacity funding

•

£250m capital forward funding

•

Accelerated CPO powers to deliver key infrastructure.

•

Brokerage: Office of Nuclear Research (ONR) / Network Rail etc.

Special planning powers to resist speculative housing—Planning freedoms
Wokingham, West Berkshire and Reading have a proven track record of locally planned strategic growth and are
interested in working with government to continue our track record of housing delivery. In exchange for the right package
of planning freedoms we would be willing to consider the allocation of housing over and above our objectively assessed
housing need through the creation of a new garden settlement.
In exchange for guaranteed housing delivery, we would be interested in securing planning freedoms ensuring that there
is certainty about being able to resist speculative residential planning applications, and to continue protecting amenity
land in the urban area, the countryside and the Green Belt. The planning status of Grazeley and the overall housing
numbers would however need to be confirmed through the plan making process and we would need to explore and be
25
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satisfied with the concept of ‘special powers’ being able to generate the kind of controls which would be acceptable.
Capacity Funding
Wokingham have a dedicated strategic sites delivery team which is working at capacity towards the successful delivery
of 10,000 homes across four strategic sites to 2026. West Berkshire does not have a specialist delivery team in place. In
order to unlock the potential of Grazeley up front capacity funding is required to enable technical studies and delivery
staff necessary to fully understand and enable delivery of infrastructure requirements. The capacity funding package
required is set out in detail at Appendix A. However it is summarised in the table below:

Capacity Funding Requirements 2016-22

Total

New Posts to Support Settlement Delivery

£2,310,000

Maintaining Existing Delivery Team

£1,778,000

Joint feasibility and design work/commissioning

£1,300,000

Total

£5,388,000

Forward funding, infrastructure bonds and peak debt easing fund –
There is potential for up to £650m in developer contributions towards infrastructure over the lifetime of the settlement.
There is also as estimated £750m in infrastructure investment required. A large proportion of that infrastructure
investment / borrowing will be required upfront in order to unlock the settlement. To seek this level of investment upfront
from the developers would make the settlement unviable. Likewise the Councils have limited reserves and consequently
do not have the ability to forward fund or underwrite infrastructure on this scale. Infrastructure will need to be pump
primed by means of treasury backed infrastructure bonds or a revolving infrastructure fund.
It is estimated that up to £250m will be required between 2018/19 and 2026/27 in order to unlock the full potential of the
26
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settlement. An estimated £158m would be required between 2018/19 and 2022/23, with a further £92m required between
2022/23 and 2026/27.
Accelerated Compulsory Purchase (CPO) Powers to Deliver Key Infrastructure
Given the scale of the infrastructure which is likely to be required, it is anticipated that accelerated compulsory purchase
powers would be desirable to secure land necessary to deliver infrastructure.
Brokerage: ONR / Network Rail etc.
The government’s commitment to unblock any technical cross cutting inter governmental or statutory undertaker issues
to prioritise the delivery of how homes and the infrastructure associated would be of great assistance. The settlement is
in the consultation zone for Atomic Weapons Establishment (AWE) Burghfield. In the first instance it is considered that
assistance may be required to clarify the status of safeguarding by the ONR at AWE Burghfield and the ability to procure
commitment from Network Rail for a new railway station at Grazeley. Similar interventions as they arise would be critical
in securing timely delivery of the garden settlement.
Summary
Capacity funding is the first step so that the Councils can carry out the technical work in order to establish the exact level
of infrastructure interventions required to deliver and accelerate the settlement. Special planning powers would provide
the confidence of developers and the community that the wider strategy is not to be unpicked by speculative developers
in the wrong place without the planned infrastructure and community involvement in selection.
Following that an infrastructure forward funding mechanism needs to be in place from 2018/19 onwards to enable this
garden settlement. Forward funding will be used to provide strategic enabling infrastructure such as transport links,
schools and strategic flood infrastructure. Brokerage and accelerated CPO would be tools necessary to assist in delivery.

27
3030

Forward funding, infrastructure bonds and peak debt easing fund to accelerate delivery
Estimated Funding Position

Estimated Funding Position WITHOUT Funding Support
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The graph on the top left presents the existing funding
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Estimated Funding Position WITH Capacity Funding Support AND £250m Forward Funding

position. The hatched area is the infrastructure funding gap.
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the level required. The graph on the top right illustrates that
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borrowing capacity. The result is that and housing and employment delivery is accelerated by 10 years.
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Appendix A - Capacity Funding Requirements
Grazeley - Mortimer capacity funding requirements
New Posts to Support Delivery
Delivery Manager - Wokingham
Delivery Manager - West Berks
Planning Officer - Wokingham
Planning Officer - West Berks
Drainage Officer - Wokingham/West Berks
Landscape Officer - Wokingham
Ecologist Officer - Wokingham/West Berks
Planning/Transport Officer Reading
Total
Maintaining Exisiting Project Team
Delivery Team Manager
Programme Manager
Finance Manager
Legal Support
Urban Designer

FTE

16/17

17/18

18/19

19/20

20/21

21/22

Total Bid

1
1
1
1
1
1
1
1

£0
£0
£0
£0
£0
£0
£0
£0
£0

£61,000
£61,000
£54,000
£54,000
£54,000
£54,000
£54,000
£54,000
£446,000

£62,000
£62,000
£55,000
£55,000
£55,000
£55,000
£55,000
£55,000
£454,000

£63,000
£63,000
£56,000
£56,000
£56,000
£56,000
£56,000
£56,000
£462,000

£64,000
£64,000
£57,000
£57,000
£57,000
£57,000
£57,000
£57,000
£470,000

£65,000
£65,000
£58,000
£58,000
£58,000
£58,000
£58,000
£58,000
£478,000

£315,000
£315,000
£280,000
£280,000
£280,000
£280,000
£280,000
£280,000
£2,310,000

1
1
1
1
1

£0
£0
£0
£0
£0
£0

£94,000
£57,000
£57,000
£73,000
£62,000
£343,000

£96,000
£58,000
£58,000
£74,000
£63,000
£349,000

£98,000
£59,000
£59,000
£75,000
£64,000
£355,000

£100,000
£60,000
£60,000
£77,000
£65,000
£362,000

£102,000
£61,000
£61,000
£79,000
£66,000
£369,000

£490,000
£295,000
£295,000
£378,000
£320,000
£1,778,000

£87,500
£50,000
£87,500
£25,000

£262,500
£150,000
£262,500
£75,000

£0
£0
£0
£0

£0
£0
£0
£0

£0
£0
£0
£0

£0
£0
£0
£0

£350,000
£200,000
£350,000
£100,000

Total
Joint feasibility and design work/commissioning – West
Berks / Wokingham / Reading
Transport modelling and feasibility
Drainage modelling and feasibility design work
Masterplanning support
Valuation and viability (Inc. Garden Village legacy funding
model work) consulting and resource
Joint CIL Review
Communications and public engagement specialist consultant
to promote and facilitate the garden village concept
Scientific Studies (Office of Nuclear Research)
Total

£25,000
£25,000

£75,000
£75,000

£0
£0

£0
£0

£0
£0

£0
£0

£100,000
£100,000

£25,000
£325,000

£75,000
£975,000

£0
£0

£0
£0

£0
£0

£0
£0

£100,000
£1,300,000

Total Bid

£325,000

£1,764,000

£803,000

£817,000

£832,000

£847,000

£5,388,000
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Appendix B - Indicative Infrastructure Requirements
Infrastructure Item

Estimated Cost

Anticipated funding source and/or means of acquisition

Strategic Transport
Improve, upgrade or move Mortimer station; or investigate rail provision in relation to GreenPark
and/or Mortimer.
New station car park & public transport interchange

£up to 25 - 30m

£20m

Provision of land via s.106
Combination of CIL / LEP / Local Growth Funding
Dependent on scenario, tbc
Combination of CIL / LEP / Local Growth Funding

£24m

CIL / LEP / government loan

New bridge across M4

£16

CIL / LEP / government loan

Park and Ride

6m

CIL / LEP / government loan

Mass Rapid Transit scheme enhancements

£55m

CIL / LEP / government loan

New bus services

£12m

Developer via s.106

Bus stop infrastructure

£1m

Developer via s.106

My Journey Travel Plan contribution

£10.125m

Developer via s.106

Car parks

£7,000 per
space
£55m

New linkages across the railway (2 assumed)

M4 Junction 11 upgrade
A33 and associated Junction Upgrade

£20m
Tbc

Pending technical studies, upgrade of westbound
vehicular routes
New bridge over Kennet and Avon canal

£6m

Site contained strategic routes. Estimated 8km.

£24m

New footways / cycleways (adj. and non-adj to carriageway)

£12m

Developer via s.106
CIL / LEP / government loan
CIL / LEP / government loan
Provision of land via s.106
Construction: CIL / LEP / government loan
Provision of land via s.106
Construction: CIL / LEP / government loan
Provision of land via s.106
Construction: major routes – CIL
Construction: other roads - developer via s.106
Provision of land via s.106
Construction: major routes – CIL
Construction: other roads - developer via s.106
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Infrastructure Item
Strategic Flood Alleviation
TBC (detailed flood modelling work required to determine interventions)
Education
Assuming 15,000 dwellings, long term need for:
- Primary: 3x2FE and 3x3FE (including nursury
class)
- Secondary: 2x 1,250 place
Further and Higher Education
Lifelong learning (Courses are delivered from a variety of venues – college sites, libraries and community use centres)
Special Education Needs Provision (Approximately
1% of the child population need education in a Special School and these serve discrete need groups.
No strategic need.)
Suitable Alternative Natural Greenspace - SANG

Estimated Cost

Anticipated funding source and/or means of acquisition

tbc

Provision of land via s.106
£150m
Construction of facilities - via. CIL
tbc

CIL
CIL

tbc
CIL
tbc

1.73-2.16ha / 1,000 people (416 dwellings @ 2.4
persons per dwelling). Schemes between 5-7km of
Thames Heath Basin SPA (i.e. Grazeley) cost circa
£1,500 per dwelling to mitigate.).

SANG on site – provision of land for later adoption and delivery of facilities –
developer via s.106.

tbc

Maintenance / commuted sum paid by developer

Assuming 15,000 dwellings, up to 78ha SANG required, to be delivered by developer through s106
obligation. Commuted sum for maintenance upto
£7.2million
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Public Open Space
Allotments –
0.52ha /1000 people (416 dwellings @ 2.4 persons
per dwelling). Assuming 15,000 dwellings, up to
18.75ha of land for allotments is required, although
CIL receipt will cover construction costs.
Public Parks –
2.08ha /1000 people (416 dwellings @ 2.4 persons
per dwelling). Assuming 15,000 dwellings, up to
75ha of Public Parks/Amenity Open Space are required, to be delivered by developer through s106
obligation.Commuted sum for maintenance at least
£4.05million (depending on actual area of POS delivered)

Provision of land for later adoption – developer via s.106
tbc
Construction of allotment facilities - via. CIL

tbc

Provision of land for later adoption and delivery of landscaping - developer
via s.106.
Maintenance / commuted sum paid by developer.

Infrastructure Item

Estimated
Cost

Anticipated funding source and/or means of acquisition

Public Open Space
Childrens Play –
0.25ha /1000 people (416 dwellings @ 2.4 persons per
dwelling). Assuming 15,000 dwellings, up to 9ha of Public Parks/Amenity Open Space are required, to be delivered by developer through s106 obligation.Commuted
sum for maintenance at least £13.5million (depending
on actual area and types of play facilities delivered)

tbc

Maintenance / commuted sum paid by developer

Playing Pitches –
1.66ha /1000 people (416 dwellings @ 2.4 persons per
dwelling). Assuming 15,000 dwellings, up to 60ha of
land for playing pitches is required, although CIL receipt
will cover construction costs ( the overall area can be
reduced through the provision of high value ATPs.
Community
SONC suggests that facilities need to be delivered at
145m2/1000 people. Assuming 15,000 dwellings land for
the delivery of a 5,000m2 community building/s to be delivered by developer, although CIL receipt will cover construction costs.

Provision of land for later adoption and delivery of facilities - developer
via s.106.

Provision of land for later adoption - via s.106
tbc
Construction of facilities - via. CIL

Provision of land – via s.106.
£13.5 million
Construction costs funded via. CIL

1 GP practice

tbc
2

MDD DPD standard is 8.26m /1000 people. Assuming
15,000 dwellings, land for the delivery of a 300m2 pool
space to be delivered by developer, although CIL receipt
will cover construction costs. Possibly to be delivered at
Arborfield Garrison site

Provision of land – via s.106.
tbc
Construction costs funded via. CIL

MDD DPD standard is 65.43m2/1000 people. Assuming
15,000 dwellings, land for the delivery of a 2400m2
Sports hall activity space to be delivered by developer,
although CIL receipt will cover construction costs. Possibly to be delivered at Arborfield Garrison site

Provision of land – via s.106.
tbc
Construction costs funded via. CIL

Waste
Waste disposal

tbc

Recycling

tbc
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Infrastructure Item

Estimated Cost

Utilities
Water supply / waste water

tbc

Energy generation supply and distribution

tbc
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Anticipated funding source and/or means of acquisition

Indicative Landownership Plan
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Appendix D - Berkshire LEP Letter of Support
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