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Land at Old Forest Road, Wokingham - Accommodation Schedule

Plot Type Sq. Ft GIA Height Mix Tenure Garage 

1 apt 753 3ST AFFORDABLE 

2 apt 753 3ST AFFORDABLE 

3 apt 538 3ST AFFORDABLE 

4 apt 538 3ST AFFORDABLE 

5 apt 753 3ST AFFORDABLE 

6 apt 753 3ST AFFORDABLE 

7 apt 538 3ST AFFORDABLE 

8 apt 538 3ST AFFORDABLE 

9 apt 753 3ST AFFORDABLE 

10 apt 743 3ST AFFORDABLE 

11 apt 538 3ST AFFORDABLE 

12 apt 538 3ST AFFORDABLE 

13 apt 753 3ST PRIVATE

14 apt 753 3ST PRIVATE

15 apt 538 3ST AFFORDABLE 

16 apt 753 3ST PRIVATE

17 apt 753 3ST PRIVATE

18 apt 538 3ST AFFORDABLE 

19 apt 538 3ST AFFORDABLE 

20 apt 753 3ST PRIVATE

21 apt 753 3ST PRIVATE

22 apt 538 3ST AFFORDABLE 

23 3AA 1,090 2.5ST SEMI AFFORDABLE 

24 3AA 1,090 2.5ST SEMI AFFORDABLE 

25 3AA 1,090 2.5ST TER AFFORDABLE 

26 3AA 1,090 2.5ST TER AFFORDABLE 

27 3AA 1,090 2.5ST TER AFFORDABLE 

28 2B 776 2ST TER PRIVATE

29 2B 776 2ST TER PRIVATE

30 2B 776 2ST TER PRIVATE

31 4A 1,349 2.5ST SEMI PRIVATE Single

32 4A 1,349 2.5ST SEMI PRIVATE Single

33 4C 1,416 2ST DET PRIVATE Single

34 3B 1,046 2ST DET PRIVATE

35 4B 1,374 2ST DET PRIVATE Single

36 4A 1,349 2.5ST SEMI PRIVATE Single

37 4A 1,349 2.5ST SEMI PRIVATE Single

38 4B 1,374 2ST DET PRIVATE Single

39 3A 1,084 2ST SEMI PRIVATE

40 3C 1,084 2ST SEMI PRIVATE

41 3A 1,084 2ST SEMI PRIVATE

42 3A 1,084 2ST SEMI PRIVATE

43 3A 1,084 2ST TER PRIVATE

44 3A 1,084 2ST TER PRIVATE

45 3A 1,084 2ST TER PRIVATE

46 3D 1,084 2ST TER PRIVATE

47 4E 1,942 2.5ST DET PRIVATE Single

48 4E 1,942 2.5ST DET PRIVATE Single

49 4E 1,942 2.5ST DET PRIVATE Single

50 4D 1,825 2.5ST DET PRIVATE Single

51 4C 1,416 2ST DET PRIVATE

52 2A 755 2ST SEMI PRIVATE

53 2A 755 2ST SEMI PRIVATE

53 52,039
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30th September 2025 
 
 
Elstree Land Limited 
7 Grena Gardens 
Richmond 
TW9 1XP 
 
For the attention of:  Mr Daniel Bradbury - Director 
 
Site:  Section 106 Dwellings at Land at Old Forest Road Wokingham Berkshire RG41 1JA 
 
 
 

 Instructions  
 

1.1 We refer to your instructions dated 24th April 2025 to Haslams Surveyors LLP (Haslams), 
to undertake a marketing campaign on the Section 106 affordable housing dwellings at 
Land at Old Forest Road Wokingham Berkshire RG41 1JA (the Site). 

 
 Qualifications 

 
2.1 Haslams are based in Reading, Berkshire and cover multiple property advisory disciplines 

such as Commercial Agency, Residential Development, General Practice, Landlord and 
Tenant, Valuation, Rating, and Building Surveying. 
 

2.2 Haslams has extensive experience in the residential development and affordable housing 
sector with considerable exposure in the South of England. 
 

2.3 This instruction was handled by Mr Will Morris BSc (Hons) MSc MRICS, Registered Valuer, 
who is qualified and suitably experienced for the purpose of this instruction and has the 
knowledge, skills and understanding to undertake the work competently. 

 
 Location 

 
3.1 The site lies on the north side of Old Forest Road, approximately 300 metres to the north 

east of its junction with Reading Road in a predominantly residential location on the 
north-western outskirts of the Berkshire market town of Wokingham.  

 
 Description 

 
4.1 The property comprises the affordable housing element (21 no. dwellings) which form 

part of a new residential development scheme which is currently earmarked for 
development by Elstree Land Limited.  
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 Marketing Campaign 
 
5.1 On Monday 24th April 2025 Haslams sent the Affordable Housing Tender Pack to 11 no. 

Housing Associations (HAs) who have an active requirement in the South East.  
 

5.2 The proposed Section 106 dwellings comprise of 10 no. 1-bedroom apartments, 6 no. 2-
bedroom apartments and 5 no. 3-bedroom semi-detached and terraced houses totalling 
approximately 1,414.73 sq. m (15,228 sq. ft).  
 

5.3 The affordable dwellings provide for 11 no. social rent apartments, 5 no. shared ownership 
apartments, 3 no. social rent houses and 2 no. shared ownership houses.  
 

5.4 In line with Wokingham Borough Council’s (WBC’s) affordable housing policy, the Tender 
Pack stipulated that the shared ownership dwellings will have a fixed initial purchase of 
35% and a cap on unsold equity at 1.5%.  
 

5.5 A list of HAs to whom the details were sent is set out below: - 
 
Company Name 
Abri 
Aster Group 
Housing Solutions Limited 
HSPG 
Legal & General Affordable Housing 
Loddon Homes Limited 
Metropolitan Thames Valley 
Places for People 
Sovereign Network Group 
Stonewater 
Vivid 

 
5.6 Following the bid deadline, we were disappointed to only receive two offers for the 

Section 106 dwellings, which were from Loddon Homes Limited and Housing Solutions 
Limited.  
 

5.7 For the avoidance of doubt, Loddon Homes offered on a mix of 16 no. dwellings, which 
was later superseded by the 21 no. dwellings.  
 

5.8 Loddon Homes’ offer was for a sum of £2,110,000 (two million, one hundred and ten 
thousand pounds), which equates to approximately £169 per sq. ft or £131,875 per 
dwelling. In our opinion, in the current market and in this location, this offer would make 
construction of the dwellings unviable for any developer. 
 

5.9 Housing Solutions’ offer was for a sum of £4,100,000 (four million, one hundred thousand 
pounds) for the 21 no. dwellings. The offer equates to approximately £269 per sq. ft or 
£195,238 per dwelling. It should be noted that the offer assumes the rented dwellings will 
be affordable rent rather than social rent and the rent on the unsold equity of the shared 
ownership dwellings will be capped at 2.75%. Both these assumptions conflict with 
WBC’s affordable housing policy and would therefore be deemed non-compliant.  
 

5.10 On the 12th September we were instructed to re-tender the Section 106 dwellings at the 
Property, however, after a marketing period of three weeks, no further offers were 
received.  
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5.11 During the marketing we were provided with feedback from several HAs who chose not 
to offer, which were as follows: 
 

5.12 Aster Group has a full programme up to April 2028 and is not looking at opportunities 
which are due to commence before that date. 
 

5.13 Sovereign Network Group, who is the largest HA in the area is currently only interested in 
sites of +50 units. 
 

5.14 HSPG stated that the onerous restrictions on the shared ownership properties, notably 
the 1.5% capped rent on unsold equity, make the scheme unviable.  

 
 Conclusion 

 
6.1 We are confident that the Affordable Housing Tender Pack was sent to the entire HA 

market who have an active requirement in the local area.  
 

6.2 Further to the offers received and feedback from various parties, we would recommend 
that Elstree Land seek to amend the Section 106 Agreement. In particular the rent cap of 
unsold equity of 1.5% is deemed as particularly onerous by the HA’s we have spoken to. 
 

6.3 We trust this report is satisfactory for your purposes, but please let us know if you 
require any further information.  
   

 
 
 
 
 
Will Morris, MRICS 
RICS Registered Valuer 
Partner 
 
For and on behalf of 
Haslams Surveyors LLP 
 
 
30th September 2025 
 
Our Ref:  WM/ 
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Currency in £      

       

REVENUE      

Sales Valuation Units ft² Sales Rate ft² Unit Price Gross Sales 

 Private 2 Storey Terr. Houses 7 6,664 501.45 477,380 3,341,663 

 Private 2 Storey Semi Det. Houses 6 5,846 497.42 484,653 2,907,917 

 Private 2 Storey Det. Houses 5 6,626 501.52 664,614 3,323,072 

 Private 2.5 Storey Semi Det. Houses 4 5,396 446.14 601,843 2,407,371 

 Private 2.5 Storey Det. Houses 4 7,651 446.14 853,354 3,413,417 

 Private 3 Storey Flats 6 4,518 399.00 300,447 1,802,682 

 Affordable 2.5 Storey Terr. Houses 3 3,270 169.00 184,210 552,630 

 Affordable 2.5 Storey Semi Det. Houses 2 2,180 169.00 184,210 368,420 

 Affordable 3 Storey Flats 16 9,888 169.00 104,442 1,671,072 

 Totals 53 52,039   19,788,244 

       

TOTAL PROJECT REVENUE    19,788,244  

       

DEVELOPMENT COSTS      

       

ACQUISITION COSTS      

 Land Value (Negative)   (781,040)   

     (781,040)  

 Legal Fee   15,000   

     15,000  

       

CONSTRUCTION COSTS      

Construction ft² Build Rate ft² Cost    

 Private 2 Storey Terr. Houses 6,664 165.00 1,099,560   

 Private 2 Storey Semi Det. Houses 5,846 170.38 996,041   

 Private 2 Storey Det. Houses 6,626 238.48 1,580,168   

 Private 2.5 Storey Semi Det. Houses 5,396 177.07 955,470   

 Private 2.5 Storey Det. Houses 7,651 250.00 1,912,750   

 Private 3 Storey Flats 5,315 208.10 1,106,113   

 Affordable 2.5 Storey Terr. Houses 3,270 177.26 579,640   

 Affordable 2.5 Storey Semi Det. Houses 2,180 177.07 386,013   

 Affordable 3 Storey Flats 11,633 208.10 2,420,815   

 Totals       54,581 ft²  11,036,570 11,036,570  

       

Other Construction Costs      

 External works  10.00% 520,613   

 11 x garages   220,000   

 Contingency  5.00% 297,337   

 Abnormal costs   730,000   

     1,767,950  

Municipal Costs      
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 CIL costs   2,018,268   

 S106 costs   1,071,688   

 S278 costs   200,000   

     3,289,956  

       

PROFESSIONAL FEES      

 Professional fees  8.00% 475,739   

     475,739  

DISPOSAL FEES      

 Marketing & selling costs private  2.50% 128,609   

 Legal fee private           13 un 2,000.00 /un 26,000   

 Legal fee affordable   10,000   

     164,609  

       

TOTAL COSTS BEFORE FINANCE    15,968,783  

       

FINANCE      

 Debit Rate 8.00%, Credit Rate 1.00% (Nominal)      

 Total Finance Cost    218,000  

       

TOTAL COSTS    16,186,784  

       

PROFIT      

     3,601,460  

       

Performance Measures      

 Profit on GDV%  18.20%    
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Currency in £      

       

REVENUE      

Sales Valuation Units ft² Sales Rate ft² Unit Price Gross Sales 

 Private 2 Storey Terr. Houses 7 6,664 501.45 477,380 3,341,663 

 Private 2 Storey Semi Det. Houses 6 5,846 497.42 484,653 2,907,917 

 Private 2 Storey Det. Houses 5 6,626 501.52 664,614 3,323,072 

 Private 2.5 Storey Terr. Houses 3 3,270 387.09 421,928 1,265,784 

 Private 2.5 Storey Semi Det. Houses 6 7,576 446.14 563,326 3,379,957 

 Private 2.5 Storey Det. Houses 4 7,651 446.14 853,354 3,413,417 

 Private 3 Storey Flats 22 14,406 399.00 261,272 5,747,994 

 Totals 53 52,039   23,379,804 

       

TOTAL PROJECT REVENUE    23,379,804  

       

DEVELOPMENT COSTS      

       

ACQUISITION COSTS      

 Land Value   660,240   

     660,240  

 Stamp Duty  5.00% 33,012   

 Agent Fee  1.00% 6,602   

 Legal Fee   15,000   

     54,614  

       

CONSTRUCTION COSTS      

Construction ft² Build Rate ft² Cost    

 Private 2 Storey Terr. Houses 6,664 165.00 1,099,560   

 Private 2 Storey Semi Det. Houses 5,846 170.38 996,041   

 Private 2 Storey Det. Houses 6,626 238.48 1,580,168   

 Private 2.5 Storey Terr. Houses 3,270 177.26 579,640   

 Private 2.5 Storey Semi Det. Houses 7,576 177.07 1,341,482   

 Private 2.5 Storey Det. Houses 7,651 250.00 1,912,750   

 Private 3 Storey Flats 16,948 208.10 3,526,928   

 Totals       54,581 ft²  11,036,570 11,036,570  

       

Other Construction Costs      

 External works  10.00% 462,649   

 11 x garages   220,000   

 Contingency  5.00% 265,457   

 Abnormal costs   730,000   

     1,678,106  

Municipal Costs      

 CIL costs   2,892,737   

 S106 costs   1,071,688   
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 S278 costs   200,000   

     4,164,425  

       

PROFESSIONAL FEES      

 Professional fees  8.00% 424,731   

     424,731  

DISPOSAL FEES      

 Marketing & selling costs private  2.50% 227,241   

 Legal fee private           53 un 2,000.00 /un 106,000   

     333,241  

       

TOTAL COSTS BEFORE FINANCE    18,351,927  

       

FINANCE      

 Debit Rate 8.00%, Credit Rate 1.00% (Nominal)      

 Total Finance Cost    351,916  

       

TOTAL COSTS    18,703,843  

       

PROFIT      

     4,675,961  

       

Performance Measures      

 Profit on GDV%  20.00%    
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