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Our Vision
A great place to live, an even better place to do business
Our Priorities

Improve educational attainment and focus on every child
achieving their potential
Invest in regenerating towns and villages, support social
and economic prosperity, whilst encouraging business
growth
Ensure strong sustainable communities that are vibrant and
supported by well designed development
Tackle traffic congestion in specific areas of the Borough
Improve the customer experience when accessing Council
services
The Underpinning Principles

Offer excellent value for your Council Tax
Provide affordable homes
Look after the vulnerable
Improve health, wellbeing and quality of life
Maintain and improve the waste collection, recycling and
fuel efficiency
Deliver quality in all that we do
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Michael Firmager (ViceChairman)
Rachelle Shepherd-DuBey
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Lindsay Ferris

Tom McCann
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SUBJECT

1.

APOLOGIES
To receive any apologies for absence

2.

MINUTES OF PREVIOUS MEETING

3.

DECLARATION OF INTEREST
To receive any declarations of interest

4.

PUBLIC QUESTION TIME
To answer any public questions
A period of 30 minutes will be allowed for members of
the public to ask questions submitted under notice.
The Council welcomes questions from members of the
public about the work of this committee.

4.1

None Specific

Subject to meeting certain timescales, questions can
relate to general issues concerned with the work of the
Committee or an item which is on the Agenda for this
meeting. For full details of the procedure for
submitting questions please contact the Democratic
Services Section on the numbers given below or go to
www.wokingham.gov.uk/publicquestions
Tom Berman has asked the Chairman of the
Committee the following question
Question
When and how may the public have access to a
summary of consultee’s responses to the Local
Planning Enforcement Plan, (LPEP) consultation and
to the consequent amendments to LPEP, and when
and how will the Corporate Services Overview and
Scrutiny Committee carry out its duty to scrutinise any
such amendments before seeking the approval of the
Executive?

PAGE
NO.

7 - 12

4.2

None Specific

Philip Meadowcroft has asked the Chairman of the
Committee the following question
Question
Given the absence from this meeting’s agenda of
consideration of the Local Planning Enforcement Plan,
(LPEP) public consultation responses and the
proposed amendments to the LPEP document, the
Committee will have no input prior to the matter
coming before the Executive on July 30. This
contradicts the plan the Committee had previously
stated.
Is the Committee sufficiently concerned to implement
its purpose to overview and scrutinise by insisting on
arranging a meeting of the Committee prior to the July
30 Executive meeting so that it can submit to the
Executive for its July 30 meeting its own conclusions
on the LPEP consultees’ responses and the redraft by
officials of the LPEP proposals?

5.

MEMBER QUESTION TIME
To answer any member questions

6.

WORK PROGRAMME
To consider the Committee’s work programme for the
remainder of the municipal year.

13 - 18

REVIEW OF TOWN CENTRE REGENERATION
SCHEME
On 23 June 2014 the Overview and Scrutiny
Management Committee considered a request that an
overview and scrutiny review be undertaken of the
Wokingham Town Centre Regeneration Scheme.

19 - 66

7.

Emmbrook;
Evendons;
Norreys; Wescott

It was not decided not to undertake a full review, but
that the Corporate Services Overview and Scrutiny
Committee should be asked to consider a review of the
Wokingham Town Centre Regeneration Business
Case when available.
A report and appendices prepared by Bernie Pich, the
Head of Town Centre Regeneration is attached.
Exclusion of the public
The Committee may exclude the public in order to discuss the Part 2 sheets
above and to do so it must pass a resolution in the following terms:
That under Section 100A(4) of the Local Government Act 1972, the public be
excluded from the meeting for the following items of business on the grounds that
they involve the likely disclosure of exempt information as defined in Paragraph 3
of Part 1 of Schedule 12A of the Act as appropriate.

8.

Kevin Jacob
Tel
Email
Postal Address

ANY OTHER ITEMS WHICH THE CHAIRMAN
DECIDES ARE URGENT
A Supplementary Agenda will be issued by the Chief
Executive if there are any other items to consider
under this heading

CONTACT OFFICER
Principal Democratic Services Officer
0118 974 60598
susan.coulter@wokingham.gov.uk
Civic Offices, Shute End, Wokingham, RG40 1BN

MINUTES OF A MEETING OF THE
CORPORATE SERVICES OVERVIEW AND SCRUTINY COMMITTEE
HELD ON 10 MARCH 2015 FROM 7.05 PM TO 8.55 PM
Committee Members Present
Councillors: Norman Jorgensen (Chairman), Michael Firmager (Vice-Chairman),
Chris Bowring, Ken Miall and Rachelle Shepherd-DuBey and David Sleight.
Other Councillors Present
Councillor: Lindsay Ferris.
Officers Present
Susan Coulter, Senior Democratic Services Officer,
Simon Price, Head of Housing.
35.
APOLOGIES
Apologies for absence were submitted from Councillors Parry Batth (substituted by David
Sleight), Kate Haines and Shahid Younis.
36.
MINUTES
The Chairman advised that he had been made aware of a member of the public’s concern
that the minutes were inaccurate in that the public question had not been recorded as
presented at the last meeting. He stated that under Section 4.2.9.3, Notice of Question of
the Council’s Constitution, a question may be submitted on a matter included in the Public
Session of a particular meeting’s agenda (except in relation to “business” matters, such as
approval of the minutes). A Member suggested that the Constitution Review Working
Group might review this but the Committee did not feel that this was necessary.
The Minutes of the meeting of the Committee held on 27 January 2015 were confirmed as
a correct record and signed by the Chairman.
37.
DECLARATION OF INTEREST
Councillor Ken Miall delcared a personal interest in Item 42.1 on the grounds that he had
met Philip Meadowcroft through his work. Mr Meadowcroft would be asking a question
later on in the meeting.
38.
PUBLIC QUESTION TIME
Mr Meadowcroft asked the Chairman the following question:
38.1 Question
The January O & S Corporate Committee meeting was deliberately re-scheduled for
January 27 - being just two days prior to the January 29 executive meeting – for the prime
purpose of enabling the Committee to review the LPEP document and to pass the
Committee’s comments to the Executive prior to the Executive’s vote on January 29 to
approve LPEP being put out to public consultation.
I attended the January 29 Executive meeting and so did the Chairman of the O & S
Corporate Committee, Councillor Norman Jorgensen.
At the January 27 meeting of the Committee, Councillor Chris Bowring specifically raised
his concerns regarding the lack of any definitions of “planning harm” and “not expedient”.

His comments were heard by Councillor John Kaiser, the Executive Member for Planning
who was in attendance.
At the January 29 meeting of the Executive, in proposing the public consultation for LPEP,
Councillor Kaiser did not raise the critical points made by Councillor Bowring. The
proposal that LPEP was put out to consultation was approved without any material
comment from any member of the Executive.
My question is therefore one of governance – not the LPEP itself which I understand is not
an item on the Agenda for the March 10 O & S Corporate Committee meeting:
Will the Committee vigorously protest to the Executive the failure to raise and articulate at
the January 29 meeting of the Executive the undefined “no planning harm” and “not
expedient” concerns voiced by Councillor Bowring on January 27 - these being factors
which apply at the very heart of rigorous planning enforcement if it is to be effective?
Answer provided by the Chairman:
Comments about the LPEP were made by a number of Members of the OSC including
Councillor Bowring, at the meeting on 27 January 2015. These points where recorded and
are contained within the draft minutes of the meeting.
At the meeting, officers asked for clarification if the comments and minutes of the OSC
meeting should be submitted as a formal consultation response to the LPEP and I
confirmed that these should be. I understand that these comments/minutes have been
received as part of formal consultation process and will be fully considered as part of this.
I understand that Cllr Bowring has reposed to you separately following your question to
OSC (attached response). In this response he confirmed that as the officer (Clare
Lawrence) indicated that no refinement of these terms was possible or advisable, he
doesn’t see why Councillor Kaiser would need to take any different action when presenting
his paper to the Executive.
Supplementary Question:
Has the Committee submitted comments as part of formal consultation process?
Supplementary Answer provided by the Chairman:
I understand that comments contained in the minutes have gone into the consultation.
39.
MEMBER QUESTION TIME
There were no Member questions.
40.
DECENT HOMES WORKS
The Committee received a report, as set out on Agenda pages 15 to 18 on progress
towards meeting the Decent Homes Standard and targets.
The Committee was advised that the completion of the Decent Homes works programme
would see all Council owned properties meeting the Government’s Decent Homes
requirement, which would improve the standard of accommodation for around 1,300 of the
Council 2,600 households occupying Council owned dwellings. The works were 100%
funded by the Homes and Communities Agency (HCA) up to the value of the grant, which
was £5,117,757 over the two years 2013/14 and 2014/15.

The Council had undertaken a survey of its social housing stock and identified 1,050
properties requiring works to meet the government’s Decent Homes standard. A grant of
£2,940,939 was available from the HCA to fund works to 629 properties in the current
financial year.
At 13th February 2015, the expenditure in 2014/15 was £1,826,610 with 472 properties
delivered as decent leaving £1,517,555 (of which £403,226 was to be funded by the
Council) and 157 properties to be completed to meet the HCA requirement (but with a total
of 575 properties to be delivered to meet full decency – excluding the South Gorse Ride
properties).
There was confidence that the required expenditure will be achieved by the end of March
and the required number of decent homes will be delivered to allow the full grant to be
claimed.
Two key contracts were underway with completion dates planned before the end of March,
these being the replacement roofs at The Courts, a contract with costs of £949,773
outstanding and delivering 70 properties and a contract for repairs to render properties of
non-traditional construction, a contract with costs of £152,975 outstanding and delivering
349 properties. A smaller number of kitchen and bathroom and electrical works were also
continuing.
Failure to incur expenditure by 31st March to allow the claim of the full grant allocation
would result in costs to the Council equal to the full value of unclaimed grant. The HCA’s
reduction of the number of decent properties to be delivered was welcomed as this
reduced the risk of funding being withheld due to any minor slippage in the number of
properties to be delivered.
RESOLVED: That the report be noted.
41.
REVIEW OF COMMUTER PARKING
The Committee received a report, as set out on Agenda pages 19 to 22, which asked
Members to consider the draft terms of reference for the review.
The Committee amended the draft terms of reference for the review as follows:
Purpose of the Review:
To consider the problems of commuter and other parking at, or near, railway stations.
3. To consider whether a feeder bus service to stations would be desirable. The
potential for smart or through ticketing might also be examined
5. To consider the balance of parking restrictions and enforcement as to whether
motorists are being discouraged rather than being encouraged to change their
mode of travel.
6. To consider the effect on residents living in the area.
Key Objectives:

3. What planning should be initiated for the orbital and for other bus feeder services
suggested in the adopted Park & Ride Strategy? What through ticketing might be
possible?
4. What improvements in active transport have been achieved since the adoption of
LTP3 and what further improvements are planned and what further improvements
are needed?
5. Is the current balance between having parking restrictions and encouraging modal
shift correct and how should it be changed?
Scope of the Work:
7. To consider the impact of service changes.
Specific Areas for the Committee to Address:
3. The Committee to look at and make recommendations on a Commuter Parking
Policy.
5. The Committee invite Councillors Lindsay Ferris and David Sleight to assist as they
have knowledge, skills and contacts to help with the review.
Additional witnesses to be invited:







Rail user groups;
other Councillors;
Theresa May MP;
South West Trains
LSTP Officers;
Representative from the LEP

Reason:
To find out what they have done to tackle the problem of commuter parking.
Members discussed whether the review should be carried out by the whole Committee and
it was suggested that a Task and Finish Group be set up to undertake the work. Members
agreed that a Task and Finish Group of 7 Members was sufficient to allow for the group to
be quorate, should any Member be unable to attend a meeting.
RESOLVED: That:
1. the terms of reference for the review of commuter and other parking, be agreed,
subject to the above amendments; and
2. a Task and Finish Group of 7 Members, including Councillors David Sleight and
Lindsay Ferris, including be set up to undertake the review of Commuter and other
parking, to commence in June 2015.
42.

WORK PROGRAMME

The Committee received a report, as set out on Agenda pages 23 to 25, which set out the
provisional items for the Committee to consider in 2015/16.
The Committee was advised that Members could suggest items to scrutinise and Members
were encouraged to advise the Chairman or the Senior Democratic Services Officer
accordingly.
The Committee was advised that as a task and Finish Group was being set up to carry out
a review of commuter parking, this item could be removed from the work programme.
RESOLVED: That
1) the Committee’s work programme for 2015/16 be noted; and
2) Members advise the Chairman or the Senior Democratic Services Officer of any items
they wish to scrutinise during 2015/16.

CORPORATE SERVICES OVERVIEW AND SCRUTINY COMMITTEE
Work Programme from June 2015

Please note that the work programme is a ‘live’ document and subject to change at short notice.
The information in this work programme is subject to approval at the Committee meeting scheduled for 22 June 2015

The order in which items are listed at this stage may not reflect the order they subsequently appear on the agenda / are dealt with
at the scrutiny meeting.

All Meetings start at 7.00pm in the Civic Offices, Shute End, Wokingham, unless otherwise stated.

CORPORATE SERVICES OVERVIEW AND SCRUTINY COMMITTEE
WORK PROGRAMME 2015/16
DATE OF
MEETING

ITEM

PURPOSE OF REPORT

REASON FOR
CONSIDERATION

RESPONSIBLE
OFFICER /
CONTACT OFFICER

22 June
2015

Review of Town
Centre
Regeneration
Scheme

To consider the business case for the regeneration
of the town centre and to scope the review

Referred to the
Committee by the
OSMC

Executive member
for Regeneration /
Bernie Pich

Work Programme

To consider the work programme for the committee
for 2014/15

Standing item

Democratic Services

DATE OF
MEETING

ITEM

PURPOSE OF REPORT

REASON FOR
CONSIDERATION

RESPONSIBLE
OFFICER /
CONTACT OFFICER

23 Sept
2015

Upkeep and
Maintenance of
Sports Pitches

To receive a report on the upkeep and maintenance
of sports pitches in the Borough and to consider
whether their condition has an impact on usage and
revenue.

Referred to the
Committee by the
OSMC.

Josie Wragg

Work Programme

To consider the work programme for the committee
for 2015/2016 so that the resources of the
committee can be used as effectively as possible.

Standing Item

Democratic Services

DATE OF
MEETING

ITEM

PURPOSE OF REPORT

REASON FOR
CONSIDERATION

RESPONSIBLE
OFFICER /
CONTACT OFFICER

23 Nov
2015

Road Repairs impact of expected
initiatives around
customer service
and public and
ward Member road
repair notifications.

To receive an initial report on the issue to include
impact of expected initiatives around customer
service and public and ward Member road repair
notifications so the Committee can seek assurance
that current arrangements are effective.

Referred by the
Overview and
Scrutiny
Management
Committee

Matt Davey

Work Programme

To consider the work programme for the committee
for 2015/2016 so that the resources of the
committee can be used as effectively as possible.

Standing Item

Democratic Services

DATE OF
MEETING

ITEM

PURPOSE OF REPORT

REASON FOR
CONSIDERATION

RESPONSIBLE
OFFICER /
CONTACT OFFICER

20 Jan
2016

Work Programme

To consider the work programme for the committee
for 2015/2016 so that the resources of the
committee can be used as effectively as possible.

Standing Item

Democratic Services

DATE OF
MEETING

ITEM

PURPOSE OF REPORT

REASON FOR
CONSIDERATION

RESPONSIBLE
OFFICER /
CONTACT OFFICER

14 Mar
2016

Update on the
Progress of the
Community Café at
Shuters,
Wokingham
Borough Council

To consider an update report on how the project
has developed from the group of young people
running the Café in order that the Committee can
understand the impact and value added of the
project.

Requested by the
Community
Partnership O & S
Committee in
March 2015

Brian Grady

(Transferred from
the Community
Partnerships O & S
Forward
Programme)
Work Programme

To consider the work programme for the committee
for 2015/2016 so that the resources of the
committee can be used as effectively as possible.

Standing Item

Democratic Services

POTENTIAL ITEMS FOR REVIEW REFERRED FROM
THE OVERVIEW AND SCRUTINY MANAGEMENT COMMITTEE
DATE OF
MEETING

ITEM

PURPOSE OF REPORT

REASON FOR
CONSIDERATION

TBC

Possible income
generation
possibilities from
the Cross Rail
project

To consider possible income generation
opportunities from the Crossrail project.

Referred to the
Community
Partnerships O & S
Committee by the
Overview &
Scrutiny
Management

RESPONSIBLE
OFFICER /
CONTACT OFFICER

(Transferred from
the Community
Partnerships O & S
Committee Forward
Programme).
TBC

To assess and
review and the
potential impact of
the Government’s
Right to Buy
Scheme

To consider how to progress a review of this
scrutiny review subject.

Review referred to
the Committee by
the Overview &
Scrutiny
Management
Committee

TBC

Town Centre Regeneration Overview and Scrutiny 22nd June 2015
Introduction to Regeneration
Wokingham Borough Council is undergoing a period of intense change.
In 2004 the Council started the process of developing the Core Strategy (Local Plan) which identified the best
locations for building the 13,232 new houses that needed to be delivered within the Borough in response to
the South East Plan (The Regional Spatial Strategy).
Following an extensive period of consultation and options reviews the decision was made to move forward
with the majority of new homes being delivered in four Strategic Development Locations (SDLs) at Arborfield
(3,500 new homes), South of the M4 (2,700 new homes), North Wokingham (1,600 new homes) and South
Wokingham (2,500 new homes). Locations for the remainder of the new housing were identified through the
Managing Development Delivery (MDD) process, which includes the allocation of Wokingham Town Centre
as a good location for sustainable residential growth. A plan of the local development can be found in
Appendix 1 – Overarching Plans
In addition to identifying where this residential growth should occur within Wokingham borough the Core
Strategy process also involved a comprehensive review of local infrastructure needs and what would be
required to support both the existing and the proposed local residential levels. A variety of assessments
were undertaken looking at areas such as roads, school places and leisure facilities. The infrastructure review
also looked in detail at retail provision across the Borough with the Council commissioning Donaldsons to
undertake a comprehensive Retail Study in 2007.
The Donaldson’s report looked at both food (Convenience) and non-food (Comparison) retail across the
borough, reviewing a range of factors such as local demographics, spend patterns, retail location and
quantity of existing provision. The results of the study identified that there would be a significant shortfall
within Wokingham Borough by 2026 of comparison and convenience retail floorspace necessary to support
the size of the local population. The Core Strategy and Study went onto identify the best locations for this
shortfall to be delivered in response to the SDL locations.
Wokingham town centre was identified as a key retail growth location. This reflected the level of local
development which would see 4,000 new homes delivered to the edges of Wokingham town centre, a
growth of circa 30% on the existing town base and Wokingham’s classification as an important sub-regional
centre within the South East Plan, and its identity as the major town centre within the borough.
Town Centre Masterplan
In order to provide clear, distinctive and deliverable vision for Wokingham, the Core Strategy identified the
need to produce an additional Supplementary Planning Document (SPD) which would look specifically at
development within Wokingham Town Centre. This document was titled the Wokingham Town Centre
Masterplan SPD and was adopted in June 2010 following extensive public consultation.
Work on developing a Masterplan began in 2008 when a public workshop was held to look at the level of
development and where it would best be located to create a successful and sustainable town centre that
met local resident and business’s needs.

To further guide this process the Council commissioned a Retail Study Refresh from Nathaniel Lichfield and
Partners (NLP) in February 2010 to ensure the Masterplan was based upon the latest retail needs
information. The NLP findings continued to demonstrate a significant shortfall in retail needs for the area.
The final Masterplan covers a comprehensive range of infrastructure including approaches to parking, public
transport, highways, leisure, residential and retail growth within the town centre. The role of the Masterplan
is to provide planning guidance on development within the town centre and it is a strong material
consideration in the assessment of planning application within the town centre.
A copy of the Masterplan can be seen in Appendix 1 – Overarching Plans or the full SPD document can be
downloaded from the Council website at http://www.wokingham.gov.uk/planning-and-buildingcontrol/planning-policy/supplementary-planning-guidance-and-documents/
Council Led Regeneration Scheme
The need for a strong local Masterplan vision had become increasingly evident in consideration of private led
development schemes emerging in the town centre.
Although, at the time, these schemes were generally acceptable in terms of planning policy there were
concerns that they could result in overdevelopment and potentially lead to a fracturing of the town centre
through the delivery of two retail locations which would work in competition rather than together to
reinforce the retail circuits identified in the Masterplan. There were also concerns that the developments
concentrated on profit making to the detriment of local residents and business. In addition it was becoming
unsure whether the private schemes could be delivered due to market shifts and concerns over commercial
viability.
Following discussions in June 2008 it was agreed to move forward with a Wokingham Borough Council led
regeneration scheme for Wokingham Town Centre. This initial phase of the project involved the locations of
Elms Field, the Paddocks car park and Peach Place, with the Carnival Pool site being brought forward in 2014
as a further phase of regeneration.
As this represented the first major mixed use commercial led development the council had been involved
with a decision was made to identify a development partner and project team with demonstrable
experience in delivering this type of scheme. Following a comprehensive OJEU Competitive Dialogue
procurement process Wilson Bowden and their partner company David Wilson Homes were identified as the
Council’s preferred development partners in October 2010 for the Elms Field, Paddocks and Peach Place
Regeneration projects.
A further procurement process was undertaken in July 2013 to identify a multi-disciplinary project team and
lead consultant to aid in developing a new Carnival Pool Leisure Hub and Multi-storey car park. Ove ARUP
was appointed in response to this process.
Objectives of Regeneration
Taking into account public consultations and the work done for the Core Strategy and Masterplan the
following objectives were set out for the Town Centre Regeneration project –



Improving the economic vitality and viability of the town
Improving the social vitality and viability of the town





Improving and enhancing public open spaces and active use of public realm
Enhancing the architectural quality of the town centre and public realm
Improving pedestrian accessibility in the town centre and access to the town

Further information on the objectives can be found in Appendix 2 – Wokingham Town Centre Project
Briefing Document.
Benefits of Council as Developer
A review of what needed to be done in order to meet the aforementioned objectives identified key points
which need to be addressed for the town to succeed. It was also agreed that the Council were best placed to
deliver regeneration directly if the following benefits are to be realised for the wider community.












The town is declining and needs successful regeneration to occur in a timely manner when many
private schemes are failing or being delayed.
Regeneration needs to deliver the right balance of community and non-profit benefits and
commercially profitable elements to meet the desires of local residents and businesses.
Local residents need to be able to access a better variety of quality facilities and services in the town,
reducing their need to go elsewhere for shopping, socialisation and leisure.
The quality and range of retail, leisure and service offer should meet local aspirations and help
differentiate Wokingham from other larger local neighbours or ‘clone towns’
Development needs to be high quality and flexible to remain successful for the long term
Key sites need to be developed with an overarching regeneration so that they work together to
strengthen the town rather than in competition which risks weakening Wokingham
Wokingham needs to support and attract business by providing the infrastructure they request such
as hotels, business spaces, schools and good quality housing to attract skilled employees
A need to secure a good range of local jobs and employment opportunities to meet the needs of a
larger population
Regeneration is a starting point and needs to act as a catalyst to encourage other projects to come
forward in the town, both private and public, and to attract ongoing investment in Wokingham
Regeneration must be financially viable, self-funding and must not rely on additional tax payer
support to pay for its delivery.
The Council needs to invest in the community to create long term sources of funding for the council
which are not dependent on local council tax or central government allocations.

Project Scope
The Council’s regeneration proposals encompass four priority projects in line with sites identified in the
Masterplan. These have been designed to achieve both the objectives and the benefits identified within this
report, as well as through ongoing consultation with local residents, businesses and professional advisors.




Peach Place Refurbishment* (major façade refurbishment of the Rose Street/Market Place corner,
including the bringing forward of flats above Boots, replacement and enclosure of the staircase and
conversion of the empty offices above Clarks to Residential)
Peach Place Redevelopment* (Creation of a new retail/leisure units facing out onto Peach Street and
onto a new public square square with residential above and facing onto Rose Street)




Elms Field and the Paddocks car park** (Creation of new retail/leisure units, foodstore, hotel,
Cinema, new road and residential units framing an enhanced town centre park)
Carnival Pool (Refurbishment of existing swimming pool and creation of a new leisure/community
centre alongside a new multi-storey car park)

*Although Peach Place is a single physical site, a decision was made to break this down into two projects,
refurbishment and redevelopment phases, early on in the process. This would allow the Council to retain
Boots and Clarks within the town as they, along with the integrated John Wood Sports unit, were deemed
important anchor tenants to keep trading within Wokingham town centre. This will help maintain footfall as
well as generating ongoing rental income which helps to offset the costs of delivering the regeneration.
**The Elms Field and paddocks car park phase also include part of the Shute End offices car park which may
be required if the Council proceeds with a proposed through road to link Shute End with Wellington Road.
A plan of the key sites can be found in Appendix 1 – Overarching Plans
Project Viability and Funding
The overarching financial objective of the regeneration is that the project must be financially viable as a
project and that it must not rely upon additional financial support from the tax payer.
Effectively this means that the sales/investment value of the completed assets must exceed the value of the
cost of their delivery. This includes the cost of delivering all non-value elements such as the park, play-area
and leisure/community developments.
In order to ensure this objective is met, the project is a success and risks are mitigated the Council has been
undertaking the following control and review measures –







Continued financial appraisal reviews to ensure that the costs and income projections remain up to
date and reflect latest information
Continued viability testing to ensure that the project generates an agreed minimum profit on cost
percentage before it can proceed.
Further review of the Retail Study in 2013 to reflect commercial market conditions
Independent review of financial information through the planning pre-application process
Market Testing by Lettings advisors Strutt & Parker to ensure that any designs are fit for purpose and
that there is market interest in the scheme and Wokingham
Pre-lets of key units to commercial tenants to ensure that income is guaranteed before
commencement and that the right mix of businesses is secured for the town centre.

Due to the commercially sensitive nature of the detailed figures relating to the regeneration project, which
reflect both ongoing negotiations with third parties, and will be used to competitively procure a build
contractor, the detailed financial information relating to this project is to be considered in Part 2 of the
meeting.

Appendix 1 – Overarching Plans

The following plans show development around Wokingham and the town centre and are used to
demonstrate context and identify locations for the projects involved in Regeneration.
All of these developments contribute towards the ongoing process of improving Wokingham and are in line
with the Core Strategy, Managing Development Delivery plan and the Wokingham Town Centre Masterplan
SPD
The plans are as follows




Plan 1 – Wokingham Development
Plan 2 – Wokingham Town Centre Masterplan SPD
Plan 3 – Town Centre Infrastructure Improvement projects

Plan 1 – Wokingham Development
This plan shows the location of the North Wokingham and South Wokingham Strategic Development
Locations (SDL’s) and their proximity to the town centre regeneration projects.
Please note that this plan was produced in 2013 and as such does not show the latest regeneration schemes
as shown on Plan 3.

Plan 2 – Wokingham Town Centre Masterplan SPD
The following plan is taken from the Wokingham Town Centre Masterplan Supplementary Planning
Document (SPD).
The role of the Masterplan is to provide planning guidance on development within the town centre and it is
a strong material consideration in the assessment of planning application within the town centre.

Plan 3 – Town Centre Infrastructure Improvement Projects
This plan shows the major infrastructure projects delivered and planned for the town centre.

Key
Projects in Red are part of the Town Centre Regeneration programme
Projects in Blue are part of the Highways Infrastructure delivery programme
Projects in Green are part of the Environmental Improvements programme
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Purpose
of the document

1.1 The Town Centre
Renaissance Vision
The purpose of this Vision Document
is twofold:

Town Centre Vision
A primary function of this document
is to provide a strategic vision for the
renaissance of the town centre that
is to be promoted by the Council in
its role as custodian of the borough.
It has been developed in consultation
with key stakeholders, including local
business and residents.
The document establishes a series
of renaissance principles which
the Council has identified as key
components to be promoted to
ensure development within the
town centre delivers the planned
regeneration in a manner that
improves the social vitality and
economic viability of the town, whilst
enhancing the physical environment
by following an inclusive design,
access for all, concept. This needs
to be achieved by building upon the
historical and cultural identity of
Wokingham as a market town, and
enhancing the features which make
it unique amongst its neighbouring
towns
It is hoped, and intended, that the
Town Centre Vision will provide a
strong foundation on which the
bidders can assess the character
and function of the town centre and
identify opportunities for growth and
regeneration. The document also
sets out the spatial and planning
policy frameworks for the town, and
clearly defines the aspirations of the
Council for the renaissance of the
town centre.

Site Development Frameworks
The document is also to act as
a more specific development
guide for the potential partners
in the development of concepts
and masterplans for the areas of
opportunity, the identified sites,
which are being promoted for
comprehensively planned strategic
development by the Council..

1.3 Status of the
Document
It is important to note that this
document is not to be viewed as a
Planning Document, and has no such
function in terms of planning policy.
Further information on planning
policy context can be found in
section 2.3.

1.2 The Catalyst for
Renaissance
The Vision is intended to be
aspirational and challenging yet also
objective, commercially facing and
deliverable.
To ensure this is the case the Council
has appointed DTZ to provide
development consultant advice
and support in the preparation of
the vision and the procurement of
the Council’s Development Partner.
The urban planners and designers
David Lock Associates have also
been appointed to provide a spatial
analysis of the town and support the
Council and DTZ in the high level
assessment of the potential of the
town for strategic commercial and
residential growth.
The planning and delivery of
development at the identified
sites is seen as an important
catalyst to drive forward the wider
renaissance of the town centre. The
sites are of strategic importance
and offer the opportunity to
deliver comprehensively planned
development across a significant
area of the town centre.
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2.1 Wokingham
Prominently located in the county of
Berkshire, Wokingham is a thriving
historic market town set in the
picturesque and economically active
heart of the Thames Valley. The town
has a strong heritage with links to
authors such as Alexander Pope and
Jonathan Swift as well as a large
number of listed properties, some of
which date back to the 14th Century.
While the town is not classified as a
primary or secondary regional centre
within the draft South East Plan, it
is an important sub-regional centre,
and is one of the most attractive
and popular districts in which to
live. In 2007 the borough was voted
the number one place to live by the
Halifax Estate Agents.
With a borough catchment of circa
156,000 people, as at 2007, the
borough has an affluent population,
with a very attractive demographic
profile comprising a significantly
higher than average proportion
of catchment group A,B and C1s
compared to the UK as a whole.
Within this demographic profile
there is a large range of groups and
ages including families and young
people, adults and a rapidly growing
mature population. House prices
have historically been consistently
above the UK average, and that of
the South East.
Despite its attractive catchment
profile however, Wokingham town
centre has yet to realise its potential
share of retail and leisure spend with
much of its catchment travelling
to neighbouring centres for higher
order goods and services. This is
a result of a number of factors
including:
•



Limited private sector investment
in the town centre resulting in
limited stock

•

Limited retail offer which lacks
the national retail anchors
required to support a more
diverse range of offering such
as boutiques and specialist
shops. This is partly as a result
of poor quality and badly sized
accommodation.

•

The range of public and private
sector provided leisure and
recreation facilities within the
borough is adequate. However
some facilities are in a poor state
of repair and/or are not well
linked to the town centre or to
public open realm and therefore
underutilised

•

Poorly co-ordinated town centre
management and marketing

•

A limited non-retail employment
base

•

Under-utilisation of the
architectural heritage and historic
character of the town centre

•

A poor pedestrian environment
resulting from car dominance

The Council is seeking to promote
the sustainable growth and
revitalisation of the town centre
through the creation of a vibrant
town centre environment which
provides for the needs and
aspirations of residents during the
day and evening. It is also keen to
attract non-residents to visit and
spend time.

2.2 Growth and
Revitalisation of the Town
Centre
The opportunity presents itself for
the delivery of comprehensive and
strategically planned redevelopment
within Wokingham town centre to
significantly support the growth
and renaissance of the town
centre. The Council as major land

owner and leader in regeneration
is driving forward this opportunity
and is seeking a private sector
development partner with the
vision, experience and capability to
successfully plan and deliver this
comprehensive development.

2.3 Planning Policy
Context
The opportunity to regenerate
the town centre is set against a
favourable planning policy context
which encourages town centre
development and supports major
housing growth within the Borough.
Although it is expected that the
development will stand alone in
regards to transport and planning,
Developers need to be aware and
understand the impact on the town
of the council’s aspirations within
the Core Strategy. These include
the development of SDL’s to the
North and South of the town and
the possible development of new
link roads to the outside of the town
centre.

National Planning Policy
Context
Planning Policy Statement 6 (PPS6)
contains the Government advice
on Planning for Town Centres. The
Government’s key objectives for
town centres is to promote their
vitality and viability by planning
for the growth and development
of existing centres and promoting
and enhancing existing centres by
focusing development in them and
encouraging a wide range of services
in a good environment, accessible
to all. Where existing centres are
in decline, Councils should assess
the scope for consolidating and
strengthening these by seeking to
focus a wider range of services,
promote the diversification of uses
and improve the environment.

This map is based upon Ordnance Survey Material with the permission of Ordnance Survey on
behalf of the Controller of HMSO © Crown Copyright. Unauthorised reproduction infringes Crown
Copyright and may lead to prosecution or civil proceedings. Wokingham Borough Council License
No. 100019592 2008. For reference purposes only. No further copies may be made.
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Figure 1 Retail Hierarchy and Population Comparison
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PPS6 also advises that Councils
should prepare planning policies
to help manage the evening and
night-time economy. Such policies
should encourage a range of
complementary evening and nighttime uses ensuring that provision
is made where appropriate for a
range of leisure, cultural and tourism
activities. It also recognises that
street markets can make a valuable
contribution to local choice and
diversity in shopping as well as the
vitality of town centres and the rural
economy. As an integral part of the
vision for their town centre local
authorities should seek to retain and
enhance existing markets.
PPS6 also contains advice on
assessing need and capacity
for additional retail and leisure
development; currently the
Government is revising PPS6 and
the revised version subject to
consultation included changes in the
way that need should be assessed.
PPS6 would need to be taken into
account in any planning submission.
In addition to PPS6 other
Government guidance in the series
of Planning Policy Guidance Notes
or Statements will be of relevance in
the determination of any planning
submission. Worthy of note is the
content of Planning Policy Guidance
Note 17 (PPG17) which covers
Open Space and Recreation; this
requires development which results
in the loss of any open space to be
carefully justified and the onus for
this is placed upon the developer.



Regional Planning Profile
Current Policy Framework
The current operational regional
policy framework influencing
development in Wokingham is the
Berkshire Structure Plan. This plan
is in the process of being replaced
by the South East Plan, which is
expected to be adopted by early
summer 2009.
The Berkshire Structure Plan sets
out through Policy S1 and schedule 1
the role of centres within the region.
Reading is the major regional centre
for the wider Thames Valley and
other centres sit below it in retail
hierarchy terms. In terms of function
and scale the plan identifies that
Wokingham is predominantly a
convenience shopping centre with
limited provision of comparison/
specialist floorspace.
The aims for the future set out in
the Structure Plan are to maintain
and capitalise on the market town
character of the centre, expanding
floorspace in line with the need to
improve service to the catchment
population of the growing town;
to maintain vitality and to reduce
the leakage of local custom to
adjoining centres. It states that
service improvements should focus
on enhancing quality and variety
in all types of in-town shopping,
leisure and entertainment uses
and increasing the proportion of
comparison goods shopping. Mixed
use schemes should include high
density housing to support the use
of the town centre.
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Emerging Regional Planning
Policy

Bracknell:

The adoption of the (draft) South
East Plan provides the strategic
planning policy framework for
the region and its policies and
objectives guide and direct local
planning policy. The draft South
East Plan has passed through the
public consultation and enquiry
stages and has been modified by the
Government Office for the South
East following the Inspector’s report.
Final consultation on the proposed
changes has occurred and the final
South East Plan is due to be adopted
by early Summer 2009.

Maidenhead:

Within the South East Plan, at
policy WCBV1, it is important to
note that Wokingham has not been
identified as a settlement of regional
importance or as a sub-regional hub
and as such is not seen as a main
centre for transport investment or
development in the sub-region. It is,
however, a centre of local importance
and the growth of the borough will
need to satisfy and cater for the
local catchment population and the
increase to this catchment resulting
from the additional housing growth
targeted for the district.
For the sake of clarity the regional
and sub-regional hubs identified in
the Western Corridor and Blackwater
Valley sub-region are as follows:

Basingstoke:
a primary tier regional hub

High Wycombe:
a primary tier regional hub

Reading:
a primary tier regional hub

Slough:
a primary tier regional hub

a secondary tier sub-regional hub
a secondary tier sub-regional hub

Newbury:
a secondary tier sub-regional hub
It is of strategic importance to note
that the South East Plan identifies
the area of Greater Reading as an
area for major planned economic
and housing growth, an area which
incorporates parts of the Wokingham
Borough administrative area.

Local Planning Context
Current Policy Context
The Wokingham District Local
Plan was adopted in March
2004. This, together with the
Berkshire Structure Plan, currently
constitutes the development plan
for the area for the purpose of
determining planning applications.
Following introduction of the Local
Development Framework system
the Council sought to save policies
in the Local Plan until such time as
the Local Development Framework
is progressed; this was agreed by
the Government Office for the South
East.
There are several policies within the
Local Plan that are seen as relevant
for development within the town
centre, notably policy WSH15. The
Council seeks to retain and enhance
the historic character of Wokingham
as a market town and maintain its
position in the sub-regional retail
hierarchy.
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Emerging Local Planning Policy
Context
The Council has submitted its Core
Strategy to the Secretary of State
and the Examination in Public started
on 17 March 2009. Policy CP15 of
the Core Strategy Development Plan
Document specifically relates to the
renaissance of Wokingham Town
Centre. It highlights the fact that
it is a major town centre suitable
for growth which should maintain
its position in the Berkshire retail
hierarchy and retain and enhance
the historic market town character.
Further information on how
proposals for the town centre
contribute to that policy are set out
in the Town Centre Development
Guide Supplementary Planning
Document which has recently been
the subject of public consultation.
The Guide will help to establish
a shared vision as to the most
sustainable approach to the
renaissance of the town centre
and give a long term framework
for future development. The key
objectives for the Town Centre are:
•

To ensure that development
occurs in a co-ordinated way;

•

To create a high quality network
of streets and spaces to improve
the environment of the centre;

•

To promote the centre as a
shopping and leisure destination
through re-development; and

•

Promote traffic management
and pedestrian / cyclist priority
measures within the centre.

Please note that David Lock
Associates, working closely with the
Council’s appointed Town Centre
Development Consultant DTZ, have
been appointed by the Council to



prepare a spatial framework for the
town and undertake concept work on
various sites based on the principles
in the Town Centre Guide.
As part of the Submission Core
Strategy the Council has identified
that major housing development
will occur to the north and south
of Wokingham in the form of urban
extensions for around 4,000 homes;
this will increase the population
catchment of the town and should
assist in supporting the retail
function. As part of both strategic
housing developments there will
be strategic and local transport
network improvements which should
result in a reduction of through
traffic in the Town Centre chiefly
by providing an alternative route to
the south of the town. The Council’s
consultants, WSP, are working on the
strategic transport model to look at
the impact of major developments
around the town centre and to
consider the traffic implications
of opportunities and proposals
identified in the Development Guide.

Special Protection Area status
The Town Centre is located within
7km of the Thames Basin Heaths
Special Protection Area (SPA). This
designation relates to EU legislation
in relation to protected species
of ground nesting birds; advice
from Natural England is that new
residential development within 5
km of the SPA would be detrimental
to the protection of the area unless
mitigation can be provided in the
form of Suitable Alternative Natural
Greenspace. The Council is currently
working on its Interim Delivery Plan
to provide mitigation land for which
developers will then be expect to
contribute through Section 106
payments.
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3.1 Overview of the
Development Partner’s
Role
The Council and the preferred
Development Partner are to
agree a Development Partnership
Agreement, or such other joint
venture agreement. This agreement
will establish the mechanism to
ensure the successful planning and
delivery of the renaissance of the
town centre identified sites.

3.2 Development
Partnership Principles
Further information on the key
development partnership principles
being promoted by the Council can
be found within the accompanying
Invitation to Participate in Dialogue
(IPD) document.

To ensure the successful delivery
of the long term renaissance
and growth of the town centre,
Wokingham Borough Council is
seeking an experienced Development
Partner with a successful track
record to work with it to plan
and deliver the comprehensive
redevelopment of the identified
development sites.
It is intended that the Council
will enter into a Development
Partnership Agreement, or such
other form of joint venture
agreement, with the Development
Partner. The Development
Partnership Agreement, or other
such contract, will be conditional
upon the Development Partner
producing a detailed Masterplan,
for the approval of the Council,
and the securing of a satisfactory
planning consent for the approved
Masterplan. Once satisfactory
planning approval has been granted,
and subject to all other conditions
being met, the Development
Partnership Agreement, or
other such contract, will become
unconditional and the Partner will
progress the development phases in
accordance with the term of the joint
venture agreement.
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4.1 Vision Statement

4.2 The Key Factors

Wokingham will capitalise on its
unique assets and historic character
to create a busy, high quality and
special town centre experience,
with a thriving retail and business
economy and an attractive and
diverse social scene that provides
for the lifestyles of all residents, and
is attractive to visitors and those
who work in the town. The town
will be the heart of the community,
supporting the well being of
residents and visitors alike through
the sense of place, the high quality
of its architecture and environment,
and through the broad range of
opportunities it provides for active
leisure and relaxing recreation.

It is worthy of note that Wokingham
is an attractive town with a number
of positive strengths on which to
build, including the following:

The town centre will be an attractive
place for residents, workers and
visitors alike to spend time; whether
browsing the shops and market,
taking time to enjoy the company
of colleagues, friends or family over
a drink or meal at one of the many
cafes, bars and restaurants, spending
time pursuing active leisure or
simply appreciating the high quality
public realm and managed open
spaces.
Wokingham will be regarded as one
of the best places to live and work in
the UK.



•

An affluent and active catchment
population with perceived loyalty
to the Town

•

Low levels of crime and high
levels of public safety

•

Excellent levels of good health
and high life expectancy within
the borough

•

Housing of good quality and high
value relative the the UK average

•

Access to good schools, both
public and private education

•

Good rail access and private
transport access links from the
town centre to other regions and
London

•

Situated in the M4 / M3 corridor
close to Heathrow and Gatwick

•

Wokingham Borough is also
the home to some major global
businesses

•

Good access to countryside

•

A good, if relatively limited
in diversity, offer of cafes,
restaurants and bars

•

A car friendly attitude with
ample public surface car parking
for its existing profile, however
the quality, design and location
of spaces could benefit from
improvement

•

A town centre of historic
character and architectural
interest
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A compact town centre, which is
well connected to its surrounding
residential areas, and where
walking and cycling can be
further encouraged especially
through the use of improved
linkages
A good selection of independent
shops and some presence of
national multiples including
Waitrose and M&S

However Wokingham town centre
does suffer from some elements
which impact on the ability of the
town to function to its best which
is constraining the potential of the
town centre.
•

Limited road-based public
transport access to the town
centre

•

Traffic congestion in the town
centre at peak times

•

Poor legibility through the town
centre for pedestrians due to
lack of directional signage, street
patterns and impact of road
network with a dominance of
traffic over pedestrians within the
town centre

•

Not enough attractions and
facilities for children and families,
including limited opportunities for
active leisure, relaxing recreation
and family dining

•

Relatively low levels of
employment in non-retail
occupations, such as offices and
tourism, and limited opportunities
for expansion (excluding the
identified sites)

•

Lack of leisure and recreational
attractions and facilities for the
more mature adult population
and the elderly

•

Poor quality, use and
fragmentation of open spaces,
green spaces and recreation
areas

•

Limited opportunities for active
leisure and socialising for
adolescents and young adults (1425yrs)

•

Poor marketing and management
of what the town centre has to
offer and its attractions

•

No co-ordinated public realm
strategy

•

No significant opportunity for
indoor or outdoor events

•

Limited attractions for longer
visits to the town centre

•

Encourages single transaction
visits rather than multi-purpose
stays

•

Public car parking could be of
higher quality and more suitably
located, with improved efficiency,
and better integrated within the
Town Centre.
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5.1 Key Principles
Opportunities do exist to further
strengthen the town through
carefully planned regeneration and
long term management.

Improving the Economic
Vitality and Viability of the
Town
Retail
The Council is keen to promote the
sustainable growth of the retail offer
within the town centre, however it
is sensitive to the character of the
town and its position in the regional
hierarchy of retail centres.
It is not the intention of the Council
to seek to challenge such Primary
Regional Centres as Reading or
Secondary Regional Centres such
as Bracknell, Maidenhead, Windsor
and Camberley, as classified in the
draft South East Plan. Instead it
plans to complement these centres
by offering an alternative town
centre experience based on its
historic and compact qualities and
its independent shops, supported by
key anchors. The retail function of
Wokingham town centre is to provide
a comparison and convenience
offer to cater for the borough’s
local catchment and visitors. The
objective is to retain local customers,
and attract new customers, by
providing a retail and leisure offer
that prevents leakage to nearby
town centres rather than to compete
with them by offering identical
services. The strength of the local
population catchment also provides
opportunities for the provision of a
strong niche, high value and quality
retail offer.
Wokingham town is a low density yet
compact commercial centre, which
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lacks coherence in retail terms and
does not have any strong or flowing
retail circuits. The centre is currently
restricted in its ability to provide
accommodation that is attractive to
the multinational retailers with many
of the existing units being of a small
size. The town centre is also traffic
dominated, with heavy vehicle flows
along Peach Street and Broad Street,
and into Rose Street effectively
severing the town centre in to two
halves. The servicing of shops can
also create problems as deliveries
can affect the flow of vehicular
traffic through the town.
While the town centre does provide
core retail space of a quantum that
is currently considered adequate for
the borough, the offer is considered
to be relatively small and open for
improvement and extension. The
range of goods on offer is limited
and the opportunity exists for
sustainable growth and revitalisation
of the retail provision through the
introduction of greater choice and
a more diverse comparison goods
offer. With an active and affluent
catchment population, it is the
Council’s opinion that the potential
exists for the provision of more
middle-high value comparison
retailing, some limited additional
convenience retail, and A3-5 uses.
The limited quantum and range of
the retail offer, together with the
restrictive nature of the road system,
do have a detrimental impact on
the attractiveness of the town for
retailing and leisure. Currently the
retail offer (excluding A3-5 uses)
of the town centre predominantly
provides for two principle markets,
namely:
•

Higher value convenience
retailing (Waitrose, Marks &
Spencer Food Store)

•

Low-middle value comparison
retailing typically operated from
small shop units

There are exceptions to this basic
presumption, most notably the
comparison goods offer provided
by the Marks & Spencer store and
some of the specialist higher value
niche retailing. However the Marks &
Spencer store is a relatively modest
mixed offer unit and the number
of medium-high value retailers,
particularly multinationals is small,
whether providing a clothing or
non-clothing offer. The number of
medium-high end clothing retailers
with a presence in the town is
small, and non-clothing high-value
national retailers are also not well
represented.
There is a qualitative need for town
centre comparison goods retail
development and opportunities
exist for an improved comparison
non-catering retail offer range
across such types as: Clothing and
Footwear; Audio and Visual; Crafts
and Antiques; Jewellery and Gifts;
Furniture, Household Appliances and
Home Furnishings to increase the
attractiveness of the town centre
and to reduce the need for residents
to travel for frequently purchased
comparison goods. Wokingham
is well placed to provide a strong
base for the offering of medium to
high value goods, both mainstream
brands and more specialist niche
offer.
An increase in the diversity of retail
and catering establishments would
increase the length of people’s
visit (dwell time) and increase the
vitality of the Town centre. There
may be capacity for edge of centre
comparison goods development.
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The Donaldson Retail study,
completed in August 2007, indicates
that there will be sufficient
expenditure to support moderate
town centre retail development in
Wokingham post 2011 (in addition to
that already committed, including
Peach Place) of a scale appropriate
to the size and role of the Town
centre. Donaldsons indicate this
could be in the region of 12,350 sq m
by 2026.

It is not the intention of the Council
to promote the introduction of
large-scale convenience retailing in
to the town centre. A more limited
additional food-store offer may be
acceptable but care would need to
be taken to mitigate any possible
negative impacts such development
may have on the road network
serving the town centre and on the
historic character through scale and
form of such development.

To improve the retailer demand for
Wokingham, the provision of mixed
sized retail units should attract a
variety of new retailers. At this time
the Council is not seeking to be
overly prescriptive as to the mix of
units, and is keen to understand the
research-backed views and expert
opinion of the Bidders as to the
possible quantum and range of new
retailers. However based upon the
information in the retail study, the
Council has some thoughts around
the provision of large-scale units.

The Council is also not promoting
the introduction of one large
department store style anchor
within the town centre. It may
however look more favourably on
the provision of medium sized offers,
possibly to cater for the relocation
and expansion of an existing major
occupier or to attract a new anchor
retailer.

The Council is also keen to
achieve high quality and multifunctional open space to host a
variety of formal and informal
outdoor activities and events. This
should build on the success of the
continental and farmers markets
that regularly trade in the town
centre. It is looking for the successful
developer to identify and support
such initiatives. The opportunity
also exists for the enhancement and
extension of the offer provided by
the regular street market.
Given the profile of the current
retail offer when compared to the
catchment population it is perhaps
not too surprising that the market
capture is poor. Despite this there
is a perception that the resident
population would have strong loyalty
to the town if it better provided for
its needs.

11

05

key renaissance principles

Commercial Business
It is also important to recognise
that Wokingham is not only a retail
centre but also functions as one
of the borough’s key commercial
business centres. This role is
currently restricted due to the
availability of suitable office space
within the town and the competition
faced from existing in-town office
centres and out of town business
parks in such towns as: Reading;
Bracknell; Maidenhead. The town
centre has historically suffered
from the proximity and perceived
attractiveness of these competing
regional centres and the out of
town business parks such as Green
Park, Thames Valley Business

12

Park, and Winnersh Triangle. It
is to such business centres that
major employers have historically
gravitated.
It is not expected that Wokingham
town centre will seek to compete
directly with the major business
parks and regional commercial office
locations. The opportunity presents
itself for office accommodation in
the Town Centre to provide for the
needs of small to medium sized
businesses, catering for a more local
office market. As a commercial
business centre Wokingham
currently only provides for a limited
local market, and the presence of
the Council office in the town centre
provides the main office working

population of approximately 700
people. Current and emerging
planning guidance is driving the
provision of appropriate business
accommodation such as offices
towards the more environmentally
and socially sustainable
environments of town centres. This
policy supports the opportunity for
Wokingham town centre to become
a well established local office centre
that is highly accessible by both
public and private transport.
The viability of the town centre could
also benefit more directly from the
close proximity of the Molly Millar’s
Industrial Estate which is located
on the edge of the town centre. The
Estate currently suffers from poor

05

key renaissance principles

pedestrian, cycle and mobility vehicle
accessibility to the town which could
be improved through careful access
planning at the appropriate gateway
to the town centre and greater
permeability through the town.
Its attractiveness as a commercial
business centre may also have been
impacted by the relatively limited
retail and leisure offer existing within
the town. However the attractiveness
of such locations as Wokingham
town centre, as a business district,
is increasing. With its strong rail
links to London and the primary
regional centres, and the increasing
move back to town centres being
promoted by the Government
through the planning process, the
opportunity exists to expand and
improve the commercial business
heart of the town. When viewed in
tandem with the improvement and
revitalisation of the retail and leisure
offer of the town it is easy to see
how Wokingham may become a more
important business centre in the
region.

Hotel and Tourism
Located in the heart of the Thames
Valley, with good access to the
road, air and rail network and
benefiting from its historic character,
Wokingham is in a prime position
to take advantage of the tourism
and visitor market. The region
benefits from a number of national
attractions, including: Thorpe Park,
Windsor Castle, Ascot, and Legoland,
and the attractions of the Thames
Valley countryside.

The Council is keen to promote
the provision of high quality
accommodation, facilities and
services that will attract visitors,
tourism and business to the town,
particularly the provision of a high
quality hotel and conference facilities
and events that will attract visitors
in their own right. Attractions and
business services that may be
provided include such uses as: spas;
business conferencing; high quality
dining.

The possible opening of the direct
rail link to Heathrow and the
existing regular rail links to Gatwick
airport, Reading and London will
make Wokingham a more attractive
location, particularly if favoured by
a stronger town centre retail and
leisure offer.

13
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Improving the Social
Vitality and Viability of the
Town
Leisure and Recreation
In parallel with the objective to
improve the economic position of
the town centre it is also an equally
important objective for the Council
to support the social, physical and
cultural well being of residents and
visitors alike. To achieve these aims
the Council is determined to create
a truly sustainable 18 hour economy
for the town, during the week and
at the weekends. It is seeking to
achieve this through the provision
of facilities and attractions that
will encourage people to dwell,
interact and spend more time within
the town, and view it as a primary
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destination for leisure, recreation
and the arts in addition to its local
retail and commercial function.
A positive strength of Wokingham
is the emerging cafe, bar and
restaurant attractions which are
drawing people in to the town at
all times of the day and evening.
This is a good start, however it is
relatively limited to providing a
catering-based offer. It is recognised
that the town centre currently does
not fully function as a destination
where people would look to
spend significant time relaxing or
undertaking active leisure pursuits,
and in so doing to spend more
money within the borough.
To achieve this position the town
centre cannot act solely as a retail
and/or commercial employment

centre. It must also provide an
environment with leisure and
recreation attractions that generate
interest and footfall during the day
and the evening, which will expand
the economic base of the town
centre’s economy and make the
town centre the social hub for the
community.
This environment should provide
opportunities for new forms of
commercially viable and attractive
active leisure attractions that will
cater for the full socio-demographic
population, and build on existing
attractions and events. The needs of
a wide range of population groups
from children and families, to young
people, adults and retired people
needs to be considered

The provision of support facilities
for families that enables parents
more opportunity to spend time
in the town, such as crèches and
children’s activity centres, are also
opportunities the Council is keen to
promote. There is also an increasing
mature population within the town
that needs to be taken into account
when providing facilities.
An integral part of the renaissance
proposal for the Town Centre is
the provision of new facilities, and
support for new services, to benefit
the health and well being of the
community. The Council is seeking to
promote healthy lifestyles, greater
social interaction and improve
accessibility to the arts and culture
for residents and visitors to the
town, and the proposal for the

identified sites will need to support
this key objective. The renaissance
of the town centre should provide
opportunities for people to be
entertained and stimulated through
the provision of arts and cultural
activities and facilities.
The Council is seeking to make
Wokingham Town centre the
focal point for social interaction
and recreation by providing an
environment and attractions that
cater for the full range of socioeconomic groups using the town,
including:
•

Residents of all ages

•

Residents with disabilities

•

Workers

•

Commuters

•

Tourists and visitors

Such attractions and activities will
support the retail and commercial
offer during the day and establish
a thriving social environment
during the evening. It is important
to note, however, that there are
already a large number of leisure
and recreation facilities within a
relatively close distance of the
town centre e.g. Dinton Pastures,
Wokingham Theatre, the Winnersh
Cinema. The Council does not wish
to unduly impact on the viability of
these existing uses and proposals for
the Town Centre should not compete
too directly with these provisions.
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High Quality Living in the Town
Centre
The opportunity also presents itself
for the establishment of a high
quality and well designed mixed
occupation residential heart to the
town, bringing life to the town centre
which will further support the 18
hour economy. A broad range of
lifestyles could be accommodated,
from singles and couples living
in high quality apartments and
townhouses, to families living close
to high quality green open spaces
and public realm areas of active and
passive leisure.
Information relating to the councils
approach to affordable homes and
housing can be found in the current
planning policy documents

16
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Improving and Enhancing
Public Open Spaces and
Active Use of Public
Realm
Urban Park and Active Open
Spaces
The creation of enhanced and
actively used high quality green open
spaces and public realm that will be
at the living heart of the town is an
important objective for the Council.
The development of an urban park
and aesthetically attractive public
realm of high quality is a key priority.
These spaces need to be both
attractive and promote active use,
providing opportunities for social

interaction and cultural events. For
example such events as town fairs,
carnivals, open air theatre and music
events can be promoted that will
benefit the well-being of residents
and attract visitors to the town.
The Council would ask that bidders
give thought to the types of
activities and events that could
be developed to activate the open
spaces, green spaces and public
realm, and would welcome ideas
and proposals from bidders as to
the possible programme of activities
that could be promoted. Traditionally
Elms Field has been the centre for
active open space uses, currently
supporting a large children’s play
area and tennis courts. In the past
it has also provided a pitch and putt
course, which proved unviable and
has subsequently been taken out of
use.

While it is not essential for the
quantum of green open spaces and
public realm currently provided to
be retained the loss of any existing
public open spaces and public realm
will need to be carefully justified
in accordance with Planning Policy
Guidance Note 17. Proposals will need
to clearly show how an alternative
provision to the existing open green
space will enhance the public realm
and recreational offer for residents
and visitors to the town and improve
accessibility and linkage across the
town centre. This is to ensure that
the attractiveness and usability
of such spaces is improved and
sufficient scale of such open spaces
and green spaces is retained.
The opportunity exists to
significantly enhance the public
realm and active leisure and
recreation uses, and potentially to
provide a new gateway to the town.
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Passive Open Space and Public
realm
It is important that the non-active
public realm, including open green
space, is of a high quality and that
the design of features such as public
art and architectural detailing is
such that all new development will
be sensitive to the character of the
town centre.

Enhancing the
Architectural Quality
of the Town Centre and
Public Realm
Wokingham town centre is an
attractive and historic place, with an
architectural heritage of which many
towns would be proud. However
the town centre does not make
full use if its heritage and design
quality. Limited investment in the
public realm, relatively poor quality
development undertaken during
the 1960-70s, and roads running
through the centre have all had a
negative impact in the quality and
attractiveness of the town.
Development sensitive in design and
quality to the character and heritage
of the town, whilst bringing high
quality contemporary 21st century
style to the town, will enhance the
environment and make Wokingham
a more attractive place to live, work
and spend time. Proposals for the
identified sites are expected to
respect and enhance the quality of
design and aesthetic qualities of
the existing town centre to create a
unique and vibrant modern market
town identity.
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Basic design principles that are
viewed as important to the Council
include the following:
•

The design, scale, mass and
layout of buildings together with
landscaping and materials provide
high quality active frontages
which must have regard to the
surroundings

•

Proposals should utilise
architectural styles that are
respectful of previous periods but
reflect the modern 21st century
market town that Wokingham has
become

•

Proposals should have regard to
the nearby listed buildings and
the conservation area located
adjacent to Elms Field

•

Proposals must integrate well
with neighbours and with the
existing public realm.

High quality new areas of public
realm, with new features of interest
and interaction, can provide useable
spaces that attract people to the
town centre and become a focal
point for leisure and relaxation.
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Improving Pedestrian
Accessibility in the Town
Centre and Access to the
Town
To further support the promotion
and attractiveness of the town centre
as a friendly and accessible retail
and leisure destination the Council is
keen to work with bidders to identify
how accessibility, pedestrian, cyclist
and mobility vehicle flow patterns
may be improved. The Council is
also investigating how best it may
improve the access to the town
centre for private transport to make
it a more attractive location for
commercial employment.
Proposals for the identified sites
will need to have regard to the
Council’s desire to reduce through
traffic in the town centre, and make
a positive contribution towards
the improvement of the network
of footpaths and cycleways.

Consideration should be given as
to how to encourage the use of
alternative methods of transport
through the provision of facilities
for pedestrians and cylists as well as
improvements to the links they use
within the area. Of particular note is
the improvement of the retail circuit
within the town centre and access
between the town centre and the
railway station.
Please note that the Council has
appointed consultants to undertake
transport modelling for the town,
and proposals are being explored
for the construction of roads to the
south and north of the town and the
pedestrian priority or traffic calming
of the routes travelling through the
town centre. The Council will allow
bidders to meet with the consultants
however such contact is to be
carefully managed and all requests
for meetings must be made to the
Council which will arrange suitable
times.

Across the redline sites identified as
having the potential for development
there currently exists 284 public car
parking spaces at the Paddocks and
43 spaces at the Rose Street car
park. While it is not a requirement
to significantly increase the
number of car parking spaces to be
provided other than to service the
proposed development and in line
with planning policy, the Council
would not want to see a significant
reduction in the number provided
unless this is carefully justified.
Improvement to the quality of public
car parking is deemed an important
objective.
The Council is also seeking to
strengthen the quality and form of
the public realm and improving the
legibility of existing pedestrian retail
routes to provide cohesive retail
circuits.
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5.2 Civic Objectives
Improving Civic Facilities
As an integral, if potentially longer
term objective for the project, the
Council will be looking to re-locate its
central office located in Shute End,
as part of the strategic development
proposal. The new Civic Office will
be of smaller scale than the current
provision, which is in the region of
90,000sq ft GIA, although exact
requirements and scale have not
been established at this time.
Bidders should note, however,
that the Council has a policy of
supporting remote and homeworking, and while it will look to
replicate civic facilities the amount
of work-space required is expected
to be significantly less than
currently catered for. The quantum
of space required by the Council
may fall by up to 50% of current
accommodation, and it is also
prepared to consider the possibility
of combining Council requirements
with private sector business
accommodation and/or cultural
activities in a campus with shared
facilities.
It is proposed that further
information will be provided to
the bidders during the detailed
dialogue stage as to the Council’s
civic requirements. This will enable
bidders to prepare proposals for
the re-use, or redevelopment,
of the Shute End site and reprovision of Council facilities and
accommodation.
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6.1 Planning Policy
Current Saved Planning Policy
There are a number of saved policies
that would be relevant to any
application for development within
the town centre; the most pertinent
is policy WSH15 which follows from
the structure plan policy S1. The key
strategy is that the Council will seek
to retain and enhance the historic
character of Wokingham as a market
town and maintain its position in the
retail hierarchy. This would involve
strengthening the retail character
of the town, including enlargement
of the market; examining ways of
reducing through traffic; giving
greater priority to the pedestrian
while improving public transport and
conserving areas of historic interest
and enhancing environmental
quality.
The local plan was informed by
public consultation on ‘A vision for
Wokingham’. The results showed
broad support for the creation of a
safe, lively town by removing through
traffic and creating a pedestrian
friendly priority zone around the
Market Place. The plan sought
to secure this vision by bringing
forward development on sites
identified in the plan for mixed or
single use development; specifically
to prioritise the mixed use proposal
at Rose Street and the regeneration
of the area around Wokingham
Station to provide a station, public
transport interchange and other key
town centre uses, including office
use. Neither proposal has come
forward within the plan period.

Related to the Vision for Wokingham
the Council engaged Chestertons
to develop a Wokingham Town
Centre Strategy (2002) which
proposed an action plan comprising
approximately 70 projects to secure
the Vision; this document was
approved by the Council and widely
accepted by stakeholders in the
town.

Affordable Housing
Currently the Local Plan seeks to
secure 26% provision of affordable
housing on site for residential
development over 15 dwellings or
0.5 hectares. The Submission Core
Strategy seeks to increase this to
30% as a minimum and up to 50% in
locations where there is a need and
this would be viable. The Council will
seek to negotiate the tenure, size
and type of affordable units on a site
by site basis and currently expects
on site delivery without grant.

Developer Contributions and
Infrastructure Impact Mitigation
Currently the Council seeks
to mitigate the impact of new
development on services, amenities
and infrastructure by securing
financial contributions in line with
the adopted Planning Advice Note.
This is essentially a tariff based
approach which covers education,
libraries, open space, leisure,
countryside access, highways, air
quality and affordable housing. The
Council’s Local Development Scheme
has identified that an Infrastructure
Supplementary Planning Document
will be produced to cover this
area; work on this has begun and
consultation is expected in the latter
part of this year. It is likely that the
sites within the town centre will be
considered on a case by case basis,
especially in relation to transport
infrastructure.

6.2 Transport and
Infrastructure
One of the key elements that will
influence the development proposals
for the renaissance of the town
centre is how any changes impact
upon the transport needs of the
town. Currently the town benefits
from very good access from the
regional transport network, both
by road and rail, however its
accessibility at the local level is more
challenging, notably the pivotal role
it plays in the primary distribution of
through traffic to access local areas.
The Council’s current local transport
plan sets out the objectives for
transport across the Borough:
•

To improve the road
infrastructure, maintenance and
targeted improvements to the
road network to improve traffic
flow

•

To improve the integration of
transport policy and land use
planning to create a more
efficient transport system

•

To improve road safety for all
road users, through cost effective
solutions, education and training

•

To develop cost effective
transport solutions that are
sensitive to the varying nature
of the Borough and improve
accessibility to key facilities

•

To improve the convenience of
travel that involves using more
than one mode of transport

•

To promote sustainable travel
choices through various travel
planning initiatives.
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The impact of development in the
town centre is a critical element
and a key objective will be to
ensure that travel patterns are not
impacted in a way that reduces
accessibility to the town centre or
travel through it. An aspiration is
to increase the attractiveness of
the town centre to pedestrians,
cyclists, wheelchair and mobility
vehicle users while not negatively
impacting on the accessibility to and
through the town. There is a need
to strike a strong balance between
excellent access to the town, the
need for travel both north/south
and east/west through the town, and
permeability for pedestrians, cyclists
and other users.

6.3 Market Commentaries

The Council is currently developing a
long term transport strategy (LTTS).
This will take into account the longer
term development proposals across
the Borough and the infrastructure
needs these will generate. The LTTS
will be available in draft form in May
2009. In tandem with this two traffic
models have been developed – a
Borough wide SATURN model and a
town centre VISSIM model. It will be
a requirement to use these models to
test proposals for the town centre.

This economic situation has been
in part driven by unsustainable
growth in real estate asset values
(notably housing) and by the impact
of the considerable bad debts and
considerable exposure to high
risk assets held by the financial
institutions, hedge funds and
corporate investors that have been
dependent on continued growth
in capital values and revenue to
support high levels of gearing. As
such factors as house prices rose
to unsustainable levels, requiring
relaxation of credit ratios, the level
of bad debt default increased and
the extent of the financial exposure
became clearer, confidence fell
resulting in revaluation of assets and
income. The revaluation has led to
significant falls in land, real estate
and business profitability and in
some cases huge corporate losses.

There are currently draft proposals
for infrastructure in and around the
town centre that will impact upon
local travel patterns. Development
proposals for the town centre should
be made with an understanding of
these potential schemes but should
not rely on them in terms of any
benefits they may deliver.
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General Economic Overview
During a period of relative economic
stability and high levels of credit
availability over the past two
decades, the economy of the UK has
experienced good levels of growth.
This situation has led to continued
growth in consumer spending with
resultant implications for the growth
of retailing and leisure.
This economic position has now
fundamentally changed due to the
credit crunch and the resultant
decline in the economy of the
UK, and globally, leading to a full
recession.

This position has resulted in a
considerable restriction in the level
of credit and finance being made
available for the commercial sector
and private households, which in
turn has led to further decline in
business and consumer confidence.
Falling consumer confidence results
in lower spending patterns which in
turn negatively impacts on retailing
and manufacturing which further
impacts on employment. As this
situation continues it results in
continued downward pressure on the
economy.
To counter act this negative cycle,
interest rates have been reduced
to historically low levels and the
Government is trying to stimulate
the credit markets. In the longer
term such measures should
increase the disposable incomes of
households in employment, however
it will take time for this situation to
lead to the increase in consumer
confidence which will stimulate
the economy through increased
consumer and business spending.
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Impact on the Market

Wokingham Overview

6.4 Community Safety

With tightening credit conditions and
increasing levels of unemployment,
consumer confidence has suffered
and retail spending has fallen.
Against this economic backdrop
retailers are tightening their
belts, or are going out of business
altogether, resulting in lowering
levels of demand for new space and
increasing vacancies rates.

It is the view of the Council, and its
adviser DTZ, that Wokingham is in a
strong position to take advantage of
the economic recovery and attract
development and investment given
the strengths of its fundamentals.

Wokingham borough is the third
safest place in the country – the
development / regeneration of
the town centre will consider its
contribution to maintaining the low
levels of crime and the high levels of
public safety that currently exist. The
council would welcome developer
engagement and dialogue with the
Community Safety Partnership on its
schemes to ensure current standards
are maintained and improvements
can be made wherever possible.

While retail spending is declining and
the demand for shop units falling,
the supply or potential supply of
new accommodation across the
UK and the South East region is
relatively high. This is a result of the
development pipeline of projects
under construction or with secured
planning consent. There are also a
number of opportunities that were
being actively progressed at the
design and planning stage. Many of
the schemes that could be slowed
down or put on hold have been.
While it is difficult to predict the
timing of the bottom of this current
economic cycle, many commentators
are of the opinion that we are close
to this point, with many expecting
stabilisation and possibly the
commencement of a slow but steady
recovery during 2010/11. A number of
investors and developers are starting
to make, or at least plan to make,
preparations for the recovery.
One impact of the current economic
crisis is that developers and
investors are taking a more prudent
approach to development and
investment, with the fundamentals
of new opportunities being more
closely investigated. This is a
situation that is unlikely to change
for a considerable period of time.

As the market recovers, projects will
need to achieve the fundamental
principles essential for successful
development. Wokingham is in a
strong position benefitting as it
does from such key principles as the
following:
•

Strong catchment demographic

•

Limited local supply constraints

•

Pro-active and supportive local
authority with key assets

•

Good local and regional
accessibility by car and public
transport

•

A thriving, if limited, evening
economy

•

An attractive and historically
appealing environment

Current priorities for the Community
Safety Partnership include:
•

Reducing anti-socal behaviour

•

Reducing the adverse impacts of
alcohol

•

Reducing the fear of crime /
raising public confidence

•

Reducing serious acquisitive
crime (burglaries / thefts from /
of vehicles)

•

Reducing serious violent crime

•

Tackling persistent offenders

•

Reducing Domestic Violence

•

Reducing hate crime

Community safety issues for
Developers to consider should
include:
•

Impact of new businesses on the
town centre (especially licensed
premises)

•

Building / Premise security

•

Car park design and security

•

Noise

•

Surveillance (CCTV)
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The spatial framework diagram has
been prepared to guide bidders
towards a form of inclusive design
development which will contribute
to the town centre as a whole, relate
well to the surrounding context and
improve pedestrian and public space
connectivity. This builds upon the
existing Wokingham Town Centre
Development Guide, which is a draft
Supplementary Planning Document.

7.1 Spatial Analysis
The principal street pattern of the
town centre has remained largely
the same for over the last century
characterised by three main axes,
Peach Street, Denmark Street and
Broad Street, converging on the
Market Place; and with the Railway
Station set back.
The historical identity of the town
centre has been reinforced by
residential development adjoining
the town throughout the 20th
century and the absence (on the
whole) of large scale commercial and
retail developments out of scale with
the historic fabric and street pattern.
This poses both an opportunity, in
terms of attractive character and
distinctiveness, and a challenge
regarding how to allow the town to
grow in a commercially viable and
competitive fashion.
The overall framework should build
on Wokingham’s unique assets, in
particular:

24

•

Well conserved historic built
fabric which is visually attractive
and is well related to the town’s
heritage and culture.

•

A healthy and stable place with a
discerning population who value
choice, quality and leisure time.

•

Existing open space with mature
trees - beauty, space and outdoor
activity can all contribute to a
unique sense of well being in the
town.

•

A compact town centre – allowing
greater social interaction and a
more pedestrian-oriented centre.

•

Partnership and Collaboration
- the potential for united
commitment to the town’s
improvement through strong local
leadership, public involvement
and a positive business culture.

The town can support a variety
of new uses including offices,
residential, hotels, leisure, retail
and arts & culture but the real
value derives from the ability to
enhance and promote the public
space, attractive streets, historic
environment, special events and
festivals and the involvement of
the people who live and work in the
town.
At a wider level, the town centre
traffic system detracts from
Wokingham’s inherent attractive
qualities by creating two large loops
within which there are dead-ends
and cul-de-sacs. The objective should
be to repair this through the creation
of well connected streets and spaces
which encourage different movement
choices and prioritise pedestrians
over vehicles. This also requires a
rethink over parking arrangements
through a new parking strategy for
the town.
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Figure 2 Historic Map (1899)
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Figure 3 illustrates the key strengths
and weaknesses of the town centre,
which can be summarised as:

Strengths

Weaknesses

•

Attractive historic architecture
and townscape, including a high
number of listed buildings and
Conservation Areas, creating a
real sense of heritage to the town
and it’s past.

•

Poor quality sense of arrival at
the railway station or on key
roads with indistinct gateways
and a lack of directions to lead
people into the town

•

•

Strong market town image
focussed on Market Place and the
Town Hall

Some recent developments and
permissions which detract from
the character of the town

•

•

Good offer of restaurants,
cafes and pubs including mix of
independents and popular chains

Lack of high quality public realm
and car domination on some
streets

•

•

High quality and popular food
stores

•

Railway Station within easy
walking distance and with good
connections to Reading, London
and Gatwick airport

Absence of high quality facilities
for children, youth, families,
the elderly and people with
disabilities.

•

Poor use and/or fragmentation
of open space and recreational
areas

•

Poor, or unclear, permeability for
pedestrian and cyclist movement

•

Lack of non-food anchor retail
space and retail units of an
attractive size

•

Limited employment development

•

A variety of community and
leisure uses including modern
library, swimming pool and gym

•

High quality residential
neighbourhoods within easy
walking and cycling distance of
the town centre

•
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Large enhancement and
development opportunities
controlled by the Borough Council
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Figure 3 Strengths and Weaknesses
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7.2 Towards a Spatial
Framework
In the context of establishing the
key renaissance principles and the
spatial analysis undertaken by DTZ
and David Lock Associates (DLA),
workshops have been held with
key Borough Council Officers and
Members, and with the Town Centre
Forum and Steering Group, and
reference has been made to the
broad principles set out in the draft
Town Centre Development Guide.
This analysis has guided the setting
of the key renaissance principles
and the preparation of an Indicative
Spatial Framework. Please note, this
document has no planning status
at the current time but it provides
a steer to developers bidding in this
Competitive Dialogue process on key
issues to take into account.
•

•
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An extended street pattern,
with new connections to
improve access and movement
opportunities, and to open
up opportunities for new
development frontage
Street enhancement in Denmark
Street, Broad Street and Peach
Street to redress the balance
between pedestrians and vehicles

•

Opportunities for high quality,
multi-functional urban open
space to host a variety of formal
and informal outdoor activities
and to provide an attractive
setting for new development

•

Opportunities for a variety of
town centre land uses to enhance
the vibrancy and appeal of the
centre

•

Opportunities for retail anchor
stores to reinforce the retail
circuit based on Denmark Street

•

Improved points of arrival to
the town centre, giving clear
orientation to visitors

•

Improved parking provision,
closely related to arrival points,
and giving clear and easy onward
access to the heart of the town
centre for pedestrians

•

Changes to junctions at
Wellington Road/Station Road,
Denmark Street/Wellington
Road and around the Town
Hall to improve cycling access,
pedestrian, and other users
amenity and safety and reduce
the amount of town centre land
given over to highway space

•

A new transport interchange and
station facility, and associated
access, to improve the appeal of
public transport

In due course Wokingham Borough
Council may take forward these
ideas to develop a Supplementary
Planning Document providing more
detail and site briefs.
The compact nature of the town
centre means that the vast majority
of the improvements proposed
by the Framework can be realised
through the development of the
key sites at Peach Place, Shute End,
Elms Field and The Paddocks. In
order to maximise the opportunity
presented by these sites, the redline
boundaries have been extended to
take in important areas of existing
public space which can be improved
in association with new development.

08	development framework FOR the sites
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8.1 Peach Street/Rose
Street
This site is currently in multi
ownership.
Located at the heart of the town
centre this site is in a prime position
to provide high quality and flexible
space for new retailing, both
multinational retailers and specialist

niche operators. It also provides
the opportunity to deliver high
quality living at the heart of the
town and/or the creation of a small
business community serving local or
regional needs and create a further
commercial anchor for the town.
Redevelopment of this key site may
provide the opportunity for the
inclusion of a new medium sized
anchor or the relocation/expansion

of the existing Marks & Spencer,
which will enhance the overall retail
offer of the town. Redevelopment
of the site should also improve the
circulation patterns of the centre.
Development of this key site should
be seen as a truly mixed use
environment, bringing high quality
retail, catering, living, and possibly
commercial employment to the heart
of the town.

Future Redline Site
Identified Redline Sites

Shute End

Paddock
Car Park

Peach Street/
Rose street

Elms Field

Figure 5 Development Sites
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It is essential that the development
of this site delivers the following
Framework objectives:
•

account should be made in the
design for the existing listed
buildings and access to the
Methodist Church Centre, which is
an important community facility

•

the development should present
its primary frontage and accesses
to the surrounding streets in
order to concentrate a maximum
amount of activity in the public
realm

•

parking should be designed as
integral to the development, and
should not impair the pedestrian
experience

Physical constraints exist, not least
the segregation of the site from the
town hall side of the Market Place
by the road system of Peach Street

30

and Broad Street. Overcoming this
segregation is a primary objective to
enable better pedestrian flows and
create a safer and more attractive
environment.
Importantly the current site provides
public car parking that serves the
town centre. This provision needs
to be maintained, improved, and if
deemed necessary increased. The
impact, and possible solutions, of
new net additional retail space on
the provision and location of car
parking will need to be investigated
by bidders, and the quality of the
parking environment should be
enhanced.
This site has been the subject of
planning applications for mixed use
development and details of those
applications can be found on the
Council website.

Peach Street

08	development framework FOR the sites

8.2 Elms Field and the
Paddock Car Park
These sites are in the ownership of
Wokingham Borough Council
An important gateway to the town,
the Elms Field and Paddocks site
offers the opportunity to create
a vibrant mixed-use environment
providing opportunities for
socialising, active leisure, relaxation,
business, limited retailing, and
possibly the introduction of high
quality living, all focused around
high quality public realm and
useable open spaces. The Council is
promoting the opportunity for Elms
Field and the Paddocks to become
the leisure and possible business
heart of the town to complement the
more retail dominated heart centred
around the Town Hall square and
Peach Street.
Through the provision of a range
of high quality catering uses such
as cafes, restaurants, bars, and the
introduction of more active leisure
opportunities and passive recreation,
Elms Field and the Paddocks
can become the focal point for
socialising, leisure, and community
activity within the town centre. The
attractions of Elms Field and the
Paddocks will cater for the lifestyles
of the people of Wokingham, and
attract visitors from further afield.

It is important to recognise that the
town has several existing leisure
and recreation facilities, including:
First Bowl, the nightclub and the
swimming pool that sit at the end of
Denmark Street and on the edge of
the Elm’s field site. It is intended that
the development of the Elms field
and Paddocks area can significantly
improve the link to these attractions
and integrate them more
successfully in to the town centre.

As the focal point for the town
and borough, Elms Field and the
Paddocks area should incorporate
some community uses, including
a meeting place for all ages and
Council sponsored leisure facilities
to cater for all residents. It is to be
noted however that many such noncommercially operated community
uses can be provided for in multiuse facilities, optimising the use of
buildings.

The opportunity exists to create
an attractive urban park and multifunctional open space that provides
a sustainable and inspiring focal
point for the town that could become
the centre for active leisure and
relaxing recreation. The quality
of the space and its function as
a place for active leisure and
recreation should be significantly
improved. Proposals should clearly
demonstrate the ability of the space
to accommodate a range of events
as well as permanent features
including inspiring children’s play
facilities.

Any development at Elms Field and
the Paddocks must be design driven
and sensitive to the heritage of the
town and contribute positively to
the character of the town centre
Conservation Area.

Elms Field

Furthermore, the current site
provides public car parking that
serves the town centre. This
provision needs to be maintained,
and if possible increased, and the
quality of the parking environment
should be enhanced.
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8.3 Shute End
This site is in the ownership of
Wokingham Borough Council
The Council is in the early stage
of strategically assessing its
operational requirements and
occupational strategy across the
borough. This assessment may offer
the opportunity for the Council to
rationalise its occupation of the
Shute End Civic Office and bring
forward some or all the site for
future redevelopment. At this time
the Council has not completed
its assessment of its future
occupational requirements. Should
the Council offer part or all of the
site for development it would be
seeking proposals that promote the
site for predominantly employment
and/or hotel and conference uses
and some community functions.
The site is strategically located
close to the major public transport,
Wokingham rail station, adjacent
to Elms Field which will be the
social hub of the town, and within
minutes of the retail heart of the
town centre. Given its strategic
location and opportunity to
provide business and community
facilities the Shute End site is a
gateway location which can play an
important part in strengthening and
diversifying the town’s economy. As
an important gateway to the town,
the redevelopment of the site should
also look to significantly improve
the access to and around the town
centre, and notably provides the
opportunity to enhance accessibility
to Elms Field and the Paddocks.
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FINANCIAL CONSIDERATIONS

9.1 Best consideration/
financial receipts/profits
Viable Development
It is expected that the project will be
commercially viable without recourse
to public sector subsidy, both in its
entirety and for each phase, subject
to phase cross-subsidy requirements
if required. The project is therefore
expected to be self-funding, and the
Development Partner will take full
responsibility for the securing and
funding of project finance unless
otherwise agreed by the Council, at
its absolute discretion.

Council Receipts
While the Council is not primarily
focused on securing significant
capital receipts from the project,
it is seeking to secure additional
long term revenue in excess of that
currently derived from current car
parks. Revenue may be delivered
from a number of sources including:
•

Geared ground rents derived from
the sale of long leasehold(s) to
the Development Partner or third
party investors;

•

Increased car parking income
achieved by increasing the
number of public spaces or
more efficient management of
enforcement;

•

Returns received from holding
land and assets in joint venture
for long term investment and
management.

The Council is not averse to the
receipt of capital income, in addition
to the securing of long term revenue
streams, and is also keen to explore
such methods as:
•

Profit sharing arrangements;

•

Overage returns through the
sharing of net development
profit after the payment of an
acceptable developer’s priority
return.

It is the Council’s current expectation
that it will seek to retain the freehold
of all areas of land currently in its
ownership, and for all land acquired
through private negotiation or
compulsory purchase. The Council’s
intention is to provide long
leasehold interests to the successful
Development Partner which may be
subject to geared ground rents for
areas providing for non-residential
accommodation. The only exception
to this position may be the sale
or transfer of freehold land to
purchasers of residential property or
to the Development Partner.
At the Council’s discretion, the
Council may decide to reinvest
some or all receipts received from
development to the provision of
community facilities or for the
long term management of public
realm, public highways and public
open spaces associated with the
completed scheme.

Grants / Funding
As noted above, ultimately, the
scheme should be self-funding. If
there is a funding gap then it is the
bidders’ responsibility to identify it
and justify to the Council the need
for grant funding. Where justified,
the Council will work with the bidders
to identify possible grant funding
sources providing that it has been
demonstrated by way of the viability
appraisals the provision of such
funding does not breach state aid
rules.

9.2 Council Resource
Management and Costs
All costs properly and reasonably
incurred by the Council in relation to
the procurement of a Development
Partner and for the continued
operation of its project management
function through the delivery of the
Town Centre renaissance are to be
funded by the Development Partner,
including any externally appointed
advisers and consultants.

9.3 Long Term Property
and Facilities Management
The Council is not seeking to take
management and cost responsibility
for future management and
maintenance of the completed
scheme except for areas set aside
for public realm, public highways and
access routes, and public open space.
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the disclaimer

10.1 Confidentiality Clause
Please note that this document may
contain confidential information
for the use of the bidder and must
be used in compliance with the
Confidentiality Agreement signed by
the bidder and Wokingham Borough
Council (“the Council”).

10.2 Misrepresentation
Clause
DTZ and the Council give notice that:
i) these particulars are a general
outline, for guidance of the
prospective purchasers, and do
not constitute the whole or any
part of an offer or contract;
ii) neither DTZ nor the Council
can guarantee the accuracy of
any description, dimensions,
references to condition,
necessary permissions for use
and occupation and other details
contained herein and prospective
purchasers or tenants must not
rely on them as statements of
fact or representations and must
satisfy themselves as to their
accuracy;
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iii) rents quoted in these particulars
may be subject to VAT addition;
iv) neither DTZ nor the Council
will be liable, in negligence or
otherwise, for any loss, damage
or inconvenience arising from the
use of these particulars;
v) the reference to any plant,
machinery, equipment, devices,
fixtures, or fittings at the
property shall not constitute a
representation (unless otherwise
stated) as to its state or condition
or that it is capable of fulfilling
its intended function. Prospective
purchasers/tenants should satisfy
themselves as to the fitness of
such items for their requirements;
and
vi) no employee of DTZ (and its
subsidiaries) or the Council,
except where the bidder has
been notified to the contrary, has
any authority to make or give
any representation or warranty
to enter into any contract
whatsoever in relation to this
project.
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