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         Windsor House 

By Email Only          Homes England – 6th Floor 
           50 Victoria Street 

London 
SW1H 0TL 

 
 
 
Dear  
 
RE: Request for Information – RFI3473 
 
Thank you for your request for information which we have processed in accordance with the Freedom of 
Information Act 2000 (FOIA). 
 
For clarification, you requested the following information:  
 
1. Any correspondence concerning a proposal for a Garden Village/Community/Settlement at Jealott’s Hill in Warfield 
near Bracknell in Berkshire. 
 
2. Any reports/correspondence which contain(s) information about the government’s decision on whether the above 
proposal should receive assistance under the Garden Communities programme. 
 
3. Any assessments/evaluations which show whether the above proposal meets the criteria for assistance under the 
Garden Communities programme. 
 
Response 
 
We can confirm that we do hold information that falls within the scope of your request. We will address each of your 
points in turn.  
 
1. Any correspondence concerning a proposal for a Garden Village/Community/Settlement at Jealott’s Hill in 

Warfield near Bracknell in Berkshire. 
Please find attached Annex A, correspondence that Homes England holds regarding a bid from Bracknell Forest 
Council to the Garden Communities Programme submitted in 2018.  
 
Section 43 - Commercial interests 
Under section 43(2) Homes England is not obliged to disclose information that would, or would be likely to, prejudice 
the commercial interests of any party. 
 
We have withheld some of the information contained within this correspondence, being; 

- Bid application form 
- Proposed Project Milestones 
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This information engages Section 43(2) of FOIA as it is commercial in nature and its release would be likely to 
prejudice the commercial interests of Homes England and other interested parties to the information.  
 
Homes England has identified that the information requested, if released, would be likely to prejudice the effective 
usage of the site by the owner.  
  
Section 43 is a qualified exemption. This means that once we have decided that the exemption is engaged, Homes 
England must carry out a public interest test to assess whether or not it is in the wider public interest for the 
information to be disclosed. 
 
Arguments in favour of disclosure: 
 

• Homes England acknowledges there is a general public interest in promoting accountability, transparency, 
public understanding and involvement in how Homes England undertakes its work and how it spends public 
money; 

• Homes England acknowledges there is interest from the public in any proposed development at this site; and 

• Homes England acknowledges there is a pubic interest in how it assesses proposed schemes and applications 
to its funding schemes.  

 
Arguments in favour of withholding: 

• The information that has been withheld relates to an unsuccessful application to the Garden Communities 
funding programme. Therefore the proposals contained within have not been progressed under this 
programme. To release the information would put the third party at significant commercial disadvantage in 
applying for permissions, other funding sources and progressing with any future proposals at the site if the 
public were aware of previous unsuccessful proposals; 

• If the public were able to scrutinise an unsuccessful application to one of our funding schemes it would 
significantly prejudice the impartial assessment of future bids for funding. Applicants to funding schemes 
would be able to use the information to present an inaccurate submission. This would not be in the public 
interest as it could result in Homes England allocating funding in a way that did not accurately reflect public 
and local needs. This would put public funds entrusted to Homes England by the government at risk; and 

• Homes England has been unable to identify a wider public interest in disclosing the information requested. 

 

Having considered the arguments for and against disclosure of the information, we have concluded that at this time, 
the balance of the public interest favours non-disclosure. 
 
The full text of the legislation can be found on the following link: 
 
https://www.legislation.gov.uk/ukpga/2000/36/section/43 
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2. Any reports/correspondence which contain(s) information about the government’s decision on whether the 
above proposal should receive assistance under the Garden Communities programme. 
 And  
3. Any assessments/evaluations which show whether the above proposal meets the criteria for assistance under 
the Garden Communities programme. 
We can confirm that we do hold an internal assessment of this bid to the Garden Communities programme.  
 
Section 43 - Commercial interests 
Under section 43(2) Homes England is not obliged to disclose information that would, or would be likely to, prejudice 
the commercial interests of any party. 
 
The information requested relating to the bid assessment engages section 43(2) of the FOIA as it is commercial in 
nature and its release would be likely to prejudice the commercial interests of Homes England and other interested 
parties to the information.  
 
Homes England has identified that the information requested, if released, would be likely to prejudice the effective 
operation of Homes England funding schemes.   
  
Section 43 is a qualified exemption. This means that once we have decided that the exemption is engaged, Homes 
England must carry out a public interest test to assess whether or not it is in the wider public interest for the 
information to be disclosed. 
 
Arguments in favour of disclosure: 

• Homes England acknowledges there is a general public interest in promoting accountability, transparency, 
public understanding and involvement in how Homes England undertakes its work and how it spends public 
money; and 

• Homes England acknowledge there is a public interest in the robustness of our decision making and 
approvals process.  

 
Arguments in favour of withholding: 

• The information would reveal Homes England and MHCLG’s (the Ministry of Housing, Communities and Local 
Government) decision-making and assessment process in relation to competitive bids for funding that will 
affect commercial enterprises. To release this information would not be in the public interest as it would 
undermine the necessity for public authorities to have a ‘safe space’ in which to assess and deliberate 
decisions that will directly affect commercial operations. Release of the information would inform future 
applicants of our scoring mechanisms and other assessment information that would prejudice the quality of 
future applications/submissions to the fund. There is a high likelihood that release would result in the mis-
allocation of public funds which would greatly impact the delivery of homes and housing infrastructure, the 
funding of which has been entrusted to Homes England by the government; 

• Those wishing to put forward proposals to our funding schemes will be reluctant to do so at all, or to provide 
sufficiently detailed information, much of which is financially and commercially sensitive, if they consider 
that Homes England would disclose such information publicly. Public disclosure of information would 
therefore mean that funding applications received would be less comprehensive than would otherwise have 
been the case, meaning that Homes England’s ability to undertake effective due diligence will be impaired. 
This would result in decision makers not having before them all relevant information, meaning the decisions  
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will be less robust and less likely to deliver value for money. Any decision based on incomplete information 
could lead to poorer outcomes which would not be an effective use of public money; Bids may be approved 
without appropriate challenge, and other bids may be rejected because needs and dependencies are not 
comprehensively stated. This will result in Homes England funding programmes as a whole not delivering the 
objectives and benefits that HM Treasury stipulated when it made the funding available to Homes England;  

• Releasing information that revealed Homes England’s assessment and scoring of bids for funding would be 
likely to distort our internal decision-making process, making it a less competitive and robust process. This 
would not be in the public interest as public funds could be allocated in a way that would distort regional 
need for development;  

• The consequences of releasing the data of unsuccessful applications for funding could damage our 
relationships with partners and put potential negotiations or future funding at risk. Releasing the 
information would be likely to negatively impact future development processes and proposals as interested 
parties may feel unable to provide all the relevant information necessary for fear of disclosure. This would 
impact the ability of Government officials to make effective, informed decisions regarding allocation of 
public funds. This would not be in the public interest as this could put potential homes in jeopardy and 
would undermine Homes England’s position and ability to deliver against its objectives and targets in our 
Strategic Plan; 

• If the public were aware of how Homes England assesses bids for funding this would be likely to negatively 
affect the ability of Homes England to rigorously and fairly allocate public funds. If the information were in 
the public domain third parties could distort or mis-represent information in order to secure funding 
applications. This would mean that decision makers would not be able to make decisions based on an 
accurate or complete picture which would not be in the public interest as it would be likely to result in mis-
use of public funds; and 

• Homes England has been unable to identify a wider public interest in disclosing the information requested. 

 
Having considered the arguments for and against disclosure of the information, we have concluded that at this time, 
the balance of the public interest favours non-disclosure. 
 
The full text of the legislation can be found on the following link: 
https://www.legislation.gov.uk/ukpga/2000/36/section/43 
 
 
Right to Appeal 
 
If you are not happy with the information that has been provided or the way in which your request has been 
handled, you may request an internal review. You can request an internal review by writing to Homes England via 
the details below, quoting the reference number at the top of this letter. 
 
Email: infogov@homesengland.gov.uk 
 
The Information Governance Team 
Homes England – 6th Floor 
Windsor House 
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50 Victoria Street 
London 
SW1H 0TL 
 
Your request for review must be made in writing, explain why you wish to appeal, and be received within 40 working 
days of the date of this response. Failure to meet this criteria may lead to your request being refused. 
 
Upon receipt, your request for review will be passed to an independent party not involved in your original request. 
We aim to issue a response within 20 working days. 
 
You may also complain to the Information Commissioner’s Office (ICO) however, the Information Commissioner does 
usually expect the internal review procedure to be exhausted in the first instance. 
 
The Information Commissioner's details can be found via the following link: 
 
https://ico.org.uk/ 
 
Please note that the contents of your request and this response are also subject to the Freedom of Information Act 
2000.  Homes England may be required to disclose your request and our response accordingly. 
 
Yours sincerely, 
 
The Information Governance Team 
For Homes England 

 



RFI3473 - Annex A













2

This e‐mail will be read by employees of the Council and all personal information will be dealt with in accordance 
with the Data Protection Act 1998, the General Data Protection Regulation and subsequent data protection laws.The 
views expressed in this e‐mail are those of the individual and not necessarily the views or opinions of Bracknell 
Forest Borough Council.  
 
This e‐mail and any files transmitted with it are confidential and intended solely for the use of the individual or 
entity to which they are addressed. If you have received this e‐mail in error please notify the system manager.  
Email: mail.administrator@bracknell‐forest.gov.uk  
 
This footnote also confirms that this e‐mail has been scanned for the presence of computer viruses. Although the 
Council has taken steps to ensure that this e‐mail and any attachments are virus free we advise that in keeping with 
good ICT practice the recipients should confirm this for themselves. 
 
********************************************************************** 
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From:
Sent: 06 November 2018 10:35
To:
Subject: Garden Communities Bid
Attachments: 1376 - Syngenta Core Leaflet.pdf

 
 
Please find attached the fuller document for the Jeallotts Hill proposals referred to in my previous email. 
 
Regards,   
 

 
 

Planning 
Place, Planning & Regeneration 
Bracknell Forest Council 
 
Tel:   
Email:   
Web: www.bracknell‐forest.gov.uk 
 
 
********************************************************************************* 
 
This e‐mail will be read by employees of the Council and all personal information will be dealt with in accordance 
with the Data Protection Act 1998, the General Data Protection Regulation and subsequent data protection laws.The 
views expressed in this e‐mail are those of the individual and not necessarily the views or opinions of Bracknell 
Forest Borough Council.  
 
This e‐mail and any files transmitted with it are confidential and intended solely for the use of the individual or 
entity to which they are addressed. If you have received this e‐mail in error please notify the system manager.  
Email: mail.administrator@bracknell‐forest.gov.uk  
 
This footnote also confirms that this e‐mail has been scanned for the presence of computer viruses. Although the 
Council has taken steps to ensure that this e‐mail and any attachments are virus free we advise that in keeping with 
good ICT practice the recipients should confirm this for themselves. 
 
********************************************************************** 
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s. 40(2)
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s. 40(2)
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Why do Syngenta want 
to develop their existing 
research facilities?
Increasingly, innovation is achieved by collaboration 
and partnership, rather than by individual, single 
companies or specialist teams. These include 
businesses in sectors as diverse as big data, remote 
sensing, satellite/drone technology, and gene 
manipulation who increasingly come together to ensure 
the world has the food it needs. Syngenta’s strategy is 
to become the world’s most collaborative agricultural 
products business and the Jealott’s Hill development 
can be at the heart of this strategy.

Syngenta believe that the new Science and Innovation Park could 
accommodate the very business and research teams that complement 
Syngenta’s Jealott’s Hill research interests in Agri-Tech, to drive 
forward a successful future for Syngenta and sustainable agriculture 
technology. 

Several current buildings need modernisation and significant investment. 
By contrast, a number of Syngenta’s facilities worldwide are modern 
and set within attractive surroundings, designed specifically to meet 
Syngenta’s needs. The Science & Innovation Park goes hand-in-hand with 
redevelopment of the existing Syngenta site.

Talented employees are crucial to the success of Syngenta. To attract and 
retain such employees, Syngenta need Jealott’s Hill to be an inspirational 
place to live and work. The highest competition is for talent within the 
20-35 age bracket, an age group that gravitate to cities and larger urban 
centres in search of opportunities, access to services / facilities and an 
exciting lifestyle. However, this age group, within Bracknell and the 
south east, have struggled with the cost of housing and the costs of 
commuting to work. 

These age groups therefore increasingly seek affordable housing and 
opportunities to cycle or walk to work, which, without a sustainable 
community around Jealott’s Hill and the new Science and Innovation 
Park, would place it at a disadvantage in the regional, national and 
world market to attract and retain talent. 

Similarly, without convenient access to affordable housing, services and 
facilities, it would be more difficult to attract the companies Syngenta 
desire in order to generate synergistic benefits. Borough median prices 
have risen 295% since 1997, an absolute price increase of £239,000 and 
in the rental sector lower quartile rent levels have increased by 17% 
between 2010 and 2015 – (an increase of £115 to £790). Resolving these 
afforability problems are crucial to business success. 

We plan to provide, with development partners, 95,400 sqm of new, 
high quality, innovative and flexible R&D and office space, of which, 
Syngenta would utilise a proportion to replace buildings removed 
as part of the expansion proposals, together with 4,000 new homes 
(including a significant 1,400 affordable homes). The scale of the new 
residential element would provide the critical mass to enable provision 
of necessary services, facilities and infrastructure improvements.
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Syngenta as a whole, and Syngenta’s Jealott’s Hill business as the largest 
of Syngenta’s UK sites, spends millions on sourcing products and services 
from UK businesses.  Syngenta’s Jealott’s Hill operations spends more 
than £100 million each year on salaries, purchases of goods and services, 
business rates etc.  The business supports over 20 UK suppliers who 
are paid more than £723,000 ($1 million) each year. These suppliers are 
principally: contract research organisations and testing laboratories; 
facilities management and energy companies; chemical providers and 
suppliers of chemical services; and consultancies.  Over £40 million 
of an expenditure of £100 million by Jealott’s Hill is on salaries and 
contract staff. This is income that will support the local economy – 
which can be defined as the Functional Economic Area as defined in the 
work commissioned by Bracknell Forest, Thames Valley Berkshire LEP 
and other Berkshire Local authorities. It is anticipated the Science and 
Innovation Park will enable:

•	Around 400 jobs will be created through the emergence of 
a cluster of closely related businesses. Many may have links 
with Syngenta, but others will not have any formal link with 
Syngenta, but with other businesses that find mutual benefit 
in a working in an innovation-rich environment with scope 
for interaction between people and businesses.

•	The science and innovation park will generate and foster 
opportunities for small and medium enterprises in the area 
and the region. Syngenta’s global reach in 90 countries 
provides an excellent route to market for such businesses

•	Capacity for creation of around a further 840 to 1,600 
jobs elsewhere on the Science and Innovation Park.  These 
jobs are expected to be in businesses that have a less 
direct linkage to the cluster of Agri-Tech or Life Sciences 
businesses. However, the occupiers are likely to be R&D 
focused, involved in sectors as diverse, for example, as digital 
technology, engineering or waste management.

•	An expected increase in business rates payable to around 
£2.6m pa, which would accrue to Central Government or 
Bracknell Forest Council depending on the timing of the 
development

•	Potential for around 287 jobs pa in the construction sector 
during the build out of the Science and Innovation Park, 
with an around 200 additional jobs supported by the 
indirect spending of construction workers

•	Thames Valley Berkshire LEP estimates that the total GVA 
of the Berkshire Economy in 2014 was about £30bn.   The 
annualised value of GVA generated by the development once 
fully built out and occupied is estimated to be £318m to 
£348 m.  On this basis the GVA created by the development 
will be the equivalent of around 1% to 1.6% of the total value 
of the Berkshire economy in 2014.
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Planning Context

There is considerable need for more affordable housing and 
employment floorspace over the emerging Local Plan period (to 
2034) and beyond. Jealott’s Hill presents an opportunity to use 
a site, which is already a major development site and provides a 
limited contribution to the function of the Green Belt, to create 
an exciting new Science and Innovation Park and sustainable 
garden village community with significant associated benefits. 
There are several important exceptional circumstances to 
support the case of the site’s removal from the Green Belt.

The adopted Local Plan provides a focus for new 
development in a north western arc from Bracknell 
town itself, incorporating strategic development sites 
at Warfield, Blue Mountain, Amen Corner (north and 
south). As a result of a number of constraints to the 
south of the Borough, particularly the proximity to 
the Thames Basin Heaths Special Protection Area, 
the focus for development remains to the North of 
Bracknell in the emerging Draft Local Plan. 

The Council’s Draft Local Plan has been reduced in 
duration, now covering the period to 2034 (previously 
2036) and seeks to deliver 3,651 dwellings against a 
need council states is 3,216 dwellings. The Council 
have used the Government’s as yet draft standardised 
methodology to calculate Objectively Assessed Housing 
Need (OAHN). However, there is also a considerable 
need for affordable housing that will not be met by the 
proposed level of identified housing provision within 
the Draft Local Plan. From an economic standpoint, 
despite the Council’s Economic Development Needs 
Assessment identifying a need of 348,520sqm (GEA) 
for all B class employment uses across the period to 
2036 (therefore not directly matching the Council’s 
amended Plan period), the Council have included 
allocations which total only 34,100 sqm for B1, B2 and 
B8 uses. The proposals at Jealott’s Hill would make 
significant contributions towards these needs. 

The area to the North of Bracknell town, including the 
site at Jealott’s Hill, is predominantly located within the 
Green Belt. The National Planning Policy Framework 
(NPPF), which sets out the Government’s Policy with 
regard to Green Belts, attaches great importance to 
the protection of the Green Belt (Paragraph 79), the 
fundamental purpose of which is to prevent urban 
sprawl by keeping land permanently open; the essential 
characteristics of Green Belts are their openness and 
their permanence. 

At paragraph 80 of the NPPF, the Government sets out 
the five purposes Green Belt land is intended to serve, 
these are:

1.	 To check the unrestricted sprawl  
of large built up areas;

2.	 To prevent neighbouring towns  
merging into one another;

3.	 To assist in safeguarding the  
countryside from encroachment;

4.	 To preserve the setting and special  
character of historic towns; and

5.	 To assist in urban regeneration, by encouraging  
the recycling of derelict and other urban land.
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In consideration of the performance of the site 
against the above Green Belt objectives, it is apparent 
that it makes some contribution, by definition, to 
safeguarding the countryside from encroachment but 
a limited or no contribution to the remaining Green 
Belt purposes. Further, being a significant existing 
development within the Green Belt, Syngenta’s Jealott’s 
Hill site already significantly influences the character 
and openness of the Green Belt in this location. Given 
this fact, the proposed new Science and Innovation 
Park and sustainable new community would have 
limited greater impact on the openness and character of 
the wider Green Belt beyond the site than the current 
status quo. 

Paragraph 83 of the NPPF states that once established, 
Green Belt boundaries should only be altered in 
exceptional circumstances, through the preparation 
or review of the Local Plan. Significant exceptional 
circumstances exist to justify the release of the Green 
Belt at Jealott’s Hill to accommodate the proposed 
Science and Innovation Park and new sustainable 
community built on garden village principles. These 
exceptional circumstances are summarised through 
this document, supplemented by a detailed Exceptional 
Circumstances report which forms part of our 
submission to Bracknell Forest.

When examining local plans, an independent inspector 
will need to consider whether the Local Plan has been 
prepared in accordance with the Duty to Cooperate, 
legal and procedural requirements, and whether it is 
sound. In order to be considered sound, a plan must be;

1.	 positively prepared by seeking to meet  
objectively assessed development and  
infrastructure requirements;

2.	 justified in that it is the most appropriate  
strategy having considered reasonable alternatives 
and based on proportional evidence;

3.	 effective in that it is deliverable over  
its plan period; and

4.	consistent with national policy. 

In order to be considered deliverable over the Plan 
period, a site must be able to demonstrate that there 
is a reasonable prospect of delivering the allocated 
development over the Plan period. Footnote 11 of the 
NPPF states that to be considered deliverable, sites 
should be available now, offer a suitable location for 
development now, and be achievable with a realistic 
prospect that housing will be delivered on the site and 
in particular that the site is viable. To be considered 
developable, sites should be in a suitable location for 
housing development and there should be a reasonable 
prospect that the site is available and could be viably 
developed at the point envisaged. 

In order to demonstrate that the proposed Science 
and Innovation Park is both deliverable and the site 
is developable, a specialist consultant team have 
been appointed to advise and guide the proposals. 
The findings obtained from the consultant team have 
effectively demonstrated that the site can be developed, 
and where constraints exist, suitable mitigation can be 
provided. A benefit of this exercise has been not only 
to ascertain potential constraints and what mitigation 
would be appropriate, but it has also enabled the robust 
development of the indicative masterplan, based upon 
specialist analysis and input, and the identification of 
a number of significant benefits which will benefit the 
local area and surrounding region. 

Each consultant has provided a summary of their 
analysis, and these have been provided within this 
document for ease of reference.

Assessment of the Site’s Performance against 
NPPF Purposes for land within the Green Belt
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Barton Willmore has undertaken an assessment of the contribution of the site to the Green Belt:

NPPF Purposes of 
the Green Belt

Existing 
Contribution 

of the Site
Strategic Assessment Part 2 Assessment

To check the 
unrestricted 

sprawl of large 
built up areas

Limited 
Contribution

The Site is not a large built up area.  
The Site does not border a large built 

up area.  There is no evidence of 
ribbon development in the vicinity of 
the Site and it does not form part of a 
wider group of land parcels that act 

to prevent urban sprawl.  

The boundaries of the area 
proposed to be released from the 

Green Belt form strong defensible 
limits to development that would 

prevent the sprawl of the built 
elements within the boundary.  The 

defensible boundaries would provide 
development with an element of 
separation from the surrounding 

countryside whilst creating an 
obvious extent to the settlement.

Development of the Site would  
not represent an outward 

extension of an urban area or 
form a physical connection 

between urban areas as it is not 
adjacent to any urban areas.

Development of the Site provides 
the opportunity to create strong 

and defensible settlement 
boundaries.

To prevent 
neighbouring 

towns merging into 
one another

Limited 
Contribution

The Site is not adjacent to any 
towns.  The agricultural land and 
woodland of the Site is adjacent to 

the hamlets of Moss End, Tickleback 
Row, Hawthorn Hill and Nuptown 
and therefore provides separation 

between the existing employment site 
at Jealott’s Hill and these hamlets. 

Development at the Site provides the 
opportunity to strengthen settlement 
boundaries to create definite extents 

to development.

Development of the Site would 
not result in the merging of towns 

and would not constitute a step 
towards the coalescence of any 

settlements. Development of 
the Site offers the opportunity 
to create strong and defensible 

landscape buffers.

To assist in 
safeguarding the 
countryside from 

encroachment

Contribution

The Site encompasses areas of 
development and associated facilities 
within its central core. A commercial 

recycling facility is located within 
Weller’s Covert. The surrounding 

land largely comprises agricultural 
land and lines or small blocks of 

woodland. As such parts of the Site 
are already developed and do not 
contribute to a permanently open 

character of the Green Belt.

The Site is contained by obvious 
natural boundaries that are 
formed by tree belts lining 

bridleways.  Where these existing 
boundaries are not present, 

the comprehensive landscape 
strategy would create strong and 
defensible boundary that would 

allow for a small amount of 
expansion while preventing any 
encroachment into the adjacent 

landscape.

To preserve the 
setting and special 

character of 
historic towns

Limited 
Contribution

The Site is not located adjacent to 
any historic town.

To assist in urban 
regeneration, 

by encouraging 
the recycling of 

derelict and other 
urban land

Limited 
Contribution

The Site is not ‘derelict or other urban 
land’ but development of the Site 

would not prejudice derelict or other 
urban land being brought forward for 
urban regeneration due to the scale of 
development able to be delivered as a 

sustainable new settlement.
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Landscape
A Landscape and Visual Appraisal (LVA) and Green Belt Review has been 
undertaken to establish the opportunities and constraints to development 
from a landscape and visual perspective; the suitability of the site to 
accommodate residential development; and to assess the contribution that 
the Site makes towards the purposes of the Green Belt as set out in the 
NPPF (paragraph 80). It has concluded that the introduction of additional 
development and landscape enhancements within the currently undeveloped 
agricultural areas of the Site would not cause the loss of any valued landscape 
elements or features that contribute to the wider farmed valley landscape.  
 
The Site offers a limited contribution to the purposes of the Green Belt, and 
provides the opportunity to accommodate development whilst enhancing 
access and creating strong, defensible boundaries through the provision of 
green space and planting that better enables the surrounding area of Green 
Belt to meet its purposes. It is considered within the capacity of the landscape 
to accommodate the type of development proposed at Jealott’s Hill.

The LVA has included a review of published landscape 
character information, planning policy, and field work 
to determine the landscape characteristics of the Site, 
its function in the wider landscape, and its influence 
within views from the surrounding areas.

The findings of this LVA indicate that the Site varies 
in character, with the developed central core of 
the research facility at Jealott’s Hill generally set 
within agricultural fields and woodland blocks and 
belts of trees which provide a high degree of visual 
containment to parts of the Site.  Despite its elevated 
location on a ridge of land, the existing research 
facilities and some adjoining fields benefit from a 
high degree of visual enclosure provided by a strong 
existing landscape framework.  Other parts of the Site 
are more visually exposed, notably land to the west 
of Maidenhead Road, and the south eastern parts of 
the Site when seen from parts of Warfield and the 
surrounding area.  

The proposed development aims to consolidate 
the existing developed context of the central core, 
where higher density residential development and a 
Science and Innovation Park is set within the existing 
framework of mature woodland and tree cover.  The 
consolidation of development within this area would 
be in line with policies GB5 (Syngenta – a major 
developed site within the Green Belt) of the Local Plan 
and LP17 (Developed Site in the Green Belt: Jealott’s 
Hill International Research Centre) of the Draft Local 
Plan.  Lower density development occupying the more 
open and visually sensitive land that is currently in 
agricultural production would be afforded some visual 
screening from existing tree belts, hedgerows and 
woodland blocks that surround the land.  This more 
sympathetic development, along with the provision 

of green space, belts of shrub and tree planting along 
contour lines and drainage features, would create a 
landscape framework within which development is 
more dispersed, which would integrate it into both 
long and close range views; and thus reflect the 
characteristics of the wider Landscape Character Type 
C: Clay Farmlands that Landscape Character Area C1, 
and Landscape Character Area C2, within which the 
Site is situated.  

Enhancing the existing belt of vegetation along the 
A3095 Maidenhead Road/A330 Ascot Road in the 
north of the Site (between Penry’s Lane and Cruchfield 
Manor House) would provide a buffer between the 
existing properties and future development, as well 
as screen any views into the site for visual receptors 
in the vicinity.  The planting buffer would provide the 
heritage asset of Cruchfield Manor House with physical 
and visual separation from development whilst 
complementing and supplementing the associated 
woodland copse.  

Additional structural planting throughout the 
proposed development to supplement the existing 
visual containment and strengthen boundaries would 
enable the proposed development to be assimilated into 
the local and wider landscape character while limiting 
its visibility in both close range and long distance 
views.  This structure planting would also create strong 
boundaries that form a rational extent for development, 
while forming accessible green corridors through and 
around the Site. 

Development to the west of Maidenhead Road will help 
to consolidate the existing settlement pattern around 
the junction of Gough’s Barn Lane and Maidenhead 
Road.  Where the development in this area is seen in 
long and wide ranging views from the west (such as 
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Knowl Hill), it would be seen against the backdrop of 
the existing hilltop development that is set amongst 
established vegetation.  The landscape framework 
and open spaces within the proposed development 
would help it to assimilate into the landscape in these 
longer views where it would not form a conspicuous 
component of the wide ranging vistas.

The creation of a large amount of Suitable Alternative 
Natural Greenspace (SANG) along the southern, 
eastern and northern boundaries of the Site will 
create definite, robust and permanent boundaries to 
development that would not reduce the neighbouring 
adjacent land to meet the purposes of the Green Belt 
that are set out within the NPPF.  Furthermore, the 
creation of substantial green open spaces that are 
linked by green corridors throughout the Site, would 
provide access to a large area for outdoor sport and 
recreation along with a substantial green corridor 
that connects the public rights of way (PRoW) to the 
north and west of the Site with the Frost Folly Country 
Park to the south.  The landscape strategy would 
provide large scale landscape, visual amenity and 
biodiversity enhancements.  Shrub and tree planting 
within the SANG will contribute to a physical and 
visual separation between development at the Site and 
existing rural settlements as well as the Conservation 
Area at Warfield to the south-east, while providing 
habitat and recreational benefits.

In Summary, whilst the consolidation of the existing 
development in the central core and the introduction of 
additional development and landscape enhancements 
within the currently undeveloped agricultural areas 
of the Site, would result in the loss of some farmland, 
a broad swathe of clay farmland landscape (within 
which the Site is located) would remain, and the 

robust boundary to the development would limit 
the extent of effects upon the remainder of the Clay 
Farmlands landscape.  The existing trees, hedges and 
woodland on the Site would be retained to form the 
basis of the landscape framework, which would be 
substantially enhanced, providing a setting within 
which to accommodate the proposed development and 
associated open space.   In addition, the Site currently 
offers a Limited Contribution to the purposes of the 
Green Belt and as such, provides the opportunity to 
accommodate development whilst creating strong 
and defensible boundaries through the provision of 
green space and planting, without reducing the ability 
of the surrounding area of the Green Belt to meet its 
purposes.  

Although an area of undeveloped agricultural land 
would be lost to development, the comprehensive 
landscape framework would enable the creation of 
areas of landscape that are higher in value than the 
existing agricultural land that it currently comprises, 
while retaining and enhancing the landscape assets on 
the site and providing accessible green links through 
the site that would increase the wider PRoW network.  

It is considered within the capacity of 
the landscape to accommodate the type 
of development proposed at Jealott’s 
Hill.
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Economic Need and Benefits
The development of the proposed Science and Innovation Park and New Community 
will secure very substantial benefits for Bracknell Forest Borough, Thames Valley 
Berkshire and the UK. It will secure the long-term future of Jealott’s Hill by enabling 
the development of collaborative research programmes between Syngenta and its 
partners, and collaboration between other occupiers of the Science and Innovation 
Park.  The development could address the significant jobs deficit in Bracknell Forest, 
and support the creation of high value jobs in science-rich sectors such as agri-tech, 
life sciences, clean-tech and related activities. The development could over time 
contribute as much as a 1% uplift to the annual economic output of Berkshire.

Syngenta is a major international agri-business 
company employing around 28,000 people across 
the world, and 2,500 people in the UK. Syngenta’s 
Jealott’s Hill Research Campus is one of the company’s 
most important centres globally for research and 
development. 

Jealott’s Hill is located in the centre of one of Europe’s 
largest technology clusters. Thames Valley Berkshire is 
a location of choice for many major global technology 
businesses, fast growing ambitious mid-sized firms 
and, more recently, entrepreneurial, disruptive tech 
start-ups.  

Jealott’s Hill is a key part of this technology cluster and 
a key asset in terms of the UK Science and Technology 
base.  The Jealott’s Hill Research Campus has the scale, 
depth and breadth of expertise and reputation in the 
core scientific skills required to address the global 
challenges facing the agricultural sector.  

Around 850 people work at Jealott’s Hill, the great 
majority being research scientists. The research team at 
Jealott’s Hill is currently managing bio-science research 
projects with a total value in excess of £1 billion. The 
UK does not have any comparable sites in this sector.

However, there is a need to invest in redeveloping 
functionally redundant research buildings at Jealott’s 
Hill and to create the environment for a leap forward 
in collaborative research.  This is required in order 
for Syngenta and other related businesses to compete 
globally. 

Syngenta is proposing to develop around 95,400 sq m 
of new R&D floorspace in the form of a new Science 
and Innovation Park. This will, in part, replace 23,300 
sq m of B class floorspace which is functionally 
redundant. This new space is to be used by Syngenta, 
its commercial partners, and related businesses.

The new Science and Innovation Park and the 
redevelopment of the existing buildings will encourage 
Syngenta to sustain and build upon the existing 
infrastructure and the expertise of its staff at Jealott’s 
Hill. The opportunities for collaboration with related 
businesses will re-inforce the Jealott’s Hill’s research 
capabilities. 

The Science and Innovation Park, is expected to 
attract occupiers in the agri-tech sector, life sciences 
and, over time, a broader spectrum of industries such 
as environmental management, waste management 
and clean energy businesses. Occupiers will include 
small and medium-sized enterprises as well as larger 
businesses.

The Science and Innovation Park will be unique in a 
UK context of having at its heart, one of the largest 
commercial R&D facilities in the UK, run by an 
international business that has global reach; and that 
wants to work collaboratively with other businesses, 
small and large. 

 The Government’s Industrial Strategy published 
in 2017 recognises the critical importance of R&D 
collaboration between international businesses, 
small and medium size enterprises, and universities.  
Syngenta already works in close partnership with many 
UK universities. 

The Government has recognised the substantial 
opportunities for the UK in the agri-tech sector in 
the Industrial Strategy published in 2017 and has 
identified it as a priority sector. This builds upon 
the Government’s 2013 document ‘A UK Strategy for 
Agricultural Technologies’. 

As Syngenta develops its programme of collaborative 
R&D with partners, it envisaged that this network of 
relationships could lead to the creation of around 400 
jobs. Some of these jobs will arise from projects that 
involve Syngenta. However, is expected that other jobs 
will be created through collaborations between other 
businesses attracted to the Science and Innovation 
Park because of the mutual benefit in a working in an 
innovation-rich environment with scope for interaction 
between people and businesses. 

The investment in new buildings and creating an 
innovation-rich working environment will help build 
upon the very substantial contribution that Syngenta 
makes to the local economy. Around 650 people 
currently work at Jealott’s Hill. This makes Syngenta 
one of the largest employers in Bracknell Forest. 
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Syngenta is the largest employer of scientists 
in Bracknell Forest, and a source of well-paid 
employment. Staff at Jealott’s Hill are paid on average 
14% more that the average employee in Bracknell 
Forest.  This reflects the specialist technical skills and 
business expertise of those who work for Syngenta at 
Jealott’s Hill 

Syngenta’s Jealott’s Hill operations spend more than 
£100 million each year on salaries, purchases of goods 
and services, business rates etc.  Over £40 million of 
the expenditure of £100 million by Jealott’s Hill is on 
salaries and contract staff. This expenditure supports 
many jobs in the local economy.

There will be capacity for creation of around a further 
840 to 1,600 jobs elsewhere on the Science and 
Innovation Park in addition to the 400 jobs associated 
with the development of life-science and related 
activities, in which Syngenta will be a key participant.  

These jobs 840 to 1,600 are expected to be in 
businesses that have a less direct linkage to the cluster 
of agri-tech and life sciences businesses. However, the 
occupiers are likely to be R&D focused, involved in 
sectors as diverse, for example, as digital technology, 
engineering and waste management.

This investment will mean that total employment at 
Jealott’s Hill could eventually grow to as much as 2,090 
to 2,850 jobs including the 850 existing Syngenta jobs 
on site. It would take time to achieve these levels of 
employment since the aim is to be selective in who is 
allowed to locate in the Science and Innovation Park, in 
order to foster creative interaction between occupiers. 

The residential aspect of the proposals entail 
development of a new community of 4,000 homes. This 
is a key part of the integrated development proposals 
for Jealott’s Hill providing jobs, homes and community 
facilities. 

Providing an attractive working and living environment 
is critical to employers enabling them to recruit and 
retain top talent; top talent will deliver innovation, 
jobs, exports for the UK and support growth in the 
local economy. A key benefit of working at Jealott’s Hill 
will be that staff will be able to live within walking and 
cycling distance of their place of work.  

The combined offer of a creative working environment 
in an attractive location, a concentration of some of the 
best minds in the industry, and the opportunity to live 
in a thriving community with all essential amenities 
and within walking or cycling distance of their place 
of work, will distinguish Jealott’s Hill from many other 
business and science parks.  

The development of the new community will also create 
further jobs in the provision of services to the new 
community (eg schools, shops, leisure activities) that 
are part of the proposals for Jealott’s Hill. The number 
of jobs created is expected to grow as the population of 
the new community increases. 

In addition, a significant number of construction jobs 
would also be created and maintained over a long 
period of time, associated with the building of the 
Science and Innovation Park and the new homes and 
related buildings such as schools. 

The anticipated time frame for development of the 
Science and Innovation Park and the Jealott’s Hill 
residential community is 2023-2049.  In this time 
frame, the development could deliver the following 
economic benefits, depending on the pace of take-up of 
business space:

•	£10.8 m in Business Rates (cumulative 2023-34) 
and £41.6 million in Business Rates (cumulative 
2035-49)

•	Retention of 850 existing jobs and enabling of 
between 1,240 and 2,000 new jobs associated 
within the Science and Innovation Park

•	By 2034 it is expected that total employment 
associated with the Science and Innovation Park 
could be around 2,090 to 2,850 jobs

•	Additional economic output of £3.9 bn to 
£4.3bn measured in Gross Value Added (GVA) 
(cumulative total for the period 2023-49)

•	The full economic benefits in terms of economic 
output will be delivered in the period 2050-69. In 
this time frame the additional economic output is 
estimated at £318-348 million pa

The residential elements of the Jealott’s Hill would also 
generate significant financial, GVA and employment, 
outputs over the period 2023-2049 as follows:

•	£19.6 m of Council Tax revenues (cumulative 
2023-34), and £76.8 m in Council Tax revenues 
(cumulative 2035-39)

•	A potential for payment of £26.7 million in 
New Homes Bonus, based on development of 
4,000 homes, of which 35% are assumed to be 
affordable homes

•	Additional economic output measured in GVA 
associated with additional employed residents 
of £674m (cumulative total for 2023-34) rising to 
£4.7bn (cumulative total for 2050-69)

Further employment and economic outputs (GVA) 
would be created in construction and related activity, 
for example direct investment in equipment and 
purchase of services by businesses on the Science 
and Innovation Park.  The scale of these benefits will 
depend on the speed of development and take up of the 
new floorspace that could be provided on the Science 
and Innovation Park.

Thames Valley Berkshire LEP estimates that the total 
GVA of the Berkshire Economy in 2014 was about 
£30bn.   The annualised value of GVA generated by 
the development once fully built out and occupied is 
estimated to be £318m to £348m.  On this basis the 
GVA created by the development will be the equivalent 
of around 1% to 1.6% of the total value of the Berkshire 
economy as recorded in 2014.



58  

Sustainable Transport
A detailed Transport Appraisal has been conducted to identify the opportunities and 
constraints (regarding highway infrastructure) which require consideration. It has 
been identified that the site is well located and with suitable public transport and 
highway infrastructure improvements the proposals would be considered sustainable. 
Several opportunities for public transport and highway improvements have been 
considered as part of an overall sustainable transport strategy for the site. It is 
considered that these improvements will increase the sustainable connectivity of the 
site with the surrounding areas, in particular Bracknell Town Centre and the Lexicon. 
Beyond the immediate region, the site would benefit from sustainable access via 
Crossrail at Maidenhead, and international connections from Heathrow and Gatwick 
airports. In transport terms, the site is considered sustainable and deliverable.

The development of the site offers the chance to 
significantly enhance the sustainable transport 
connections between Syngenta and Bracknell as well 
as between Bracknell and Maidenhead, which will help 
to facilitate a significant modal shift away from the 
private vehicle to more sustainable modes of transport. 

There are opportunities to provide a comprehensive 
sustainable infrastructure strategy which would 
include the direct provision of pedestrian and cycle 
connections from the site to Bracknell Town Centre 
and Railway Stations as well as other key facilities and 
educational establishments. Cycle links into Bracknell 

will be a particular benefit to site users, with options 
to create both on and off-road, commuter and quiet 
routes from the site into the Town Centre. Various 
options that can be delivered within the highway 
have been considered, which include routes for both 
pedestrians and cyclists along Maidenhead Road, a 
shared footway/ cycleway along Westhatch Lane and 
quiet on-road routes along Osborne Lane, as well as 
further improvements to existing Public Rights of Way 
and footways on Forest Road/ Warfield Street. 

A significant opportunity would be the enhancement of 
the no.53 bus route which runs between Bracknell and 
Slough, passing through the site hourly. The operator 

Figure 1 - Initial Walking & Cycling Strategy
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of the no.53 service (Courtney Buses) have provided 
their full support for the possibility of re-routing this 
bus through the development and providing a more 
regular service of up to four buses per hour (using a 
phased approach in line with development phasing 
which is anticipated to be c.150 dwellings per annum); 
increasing the long-term viability of this service, both 
for residents and for the existing population. The no. 
53 bus provides onward connections via the national 
rail network and to Maidenhead to access Crossrail, 
and improved frequency of this service would provide 
a more viable link between Bracknell and the strategic 
rail network.

The site is well located between Bracknell and 
Maidenhead with the potential to utilise the existing 
access points onto Weller’s Lane via the A330 and 
onto the A3095 Maidenhead Road; two significant 
routes between the Town Centres. Three site accesses 
have been designed as roundabouts to ensure their 
suitability for the site, in accordance with DMRB 
requirements. Capacity modelling has been undertaken 
at these roundabouts, which demonstrates that they are 
successfully able to accommodate future development 
traffic. From the site, development traffic would most 
likely follow existing trends, with approximately 47% 
of residential trips travelling south in the AM Peak 
towards Bracknell, 31% of residential trips travelling 
north in the AM Peak towards Maidenhead and the 
remaining trips travelling east. For the Science & 
Innovation Park, the majority (approximately 60%) of 
vehicles travel from the south, with approximately 24% 
travelling from the north.

A site of this scale would provide the opportunity to 
include a number of land uses including education, 
employment and retail facilities which would limit the 
need for travelling outside the site; it is anticipated that 
this ‘internalisation’ could reduce vehicle trips from 
the residential aspect of the development onto the local 
road network by Up to 29%, based on data taken from 
the National Travel Survey. This internalisation will 
be further encouraged by the provision of high quality 
walking and cycling links between the residential zones 
and the wider facilities. 

Junction modelling analysis has been undertaken to 
establish the existing and potential future capacity at 16 
junctions surrounding the site and on routes to likely 
destinations. Junction improvements are required at 
a number of junctions, as expected due to the large 
volume of north/ south traffic using key junctions 
on the route to Bracknell Town Centre in particular. 
The mitigation options are presented in full within 
the Transport Appraisal. There are no fundamental 
reasons why proportional improvements could not 
be made to mitigate the potential traffic impact in 
conjunction with public transport improvements.

There are no overarching reasons why 
a suitable and comprehensive strategy 
could not be achieved. A site of this 
scale would provide a number of key 
transport opportunities, including: 

•	the ability to be self-supporting and 
self-sustaining whilst helping to 
internalise vehicle and multi-modal 
trips

•	potential for large contributions 
and provision of infrastructure 
improvements that can be delivered, 
to the benefit of the existing area and 
future residents and employees

•	by focusing development in one 
location it means it would be possible 
to deliver and bring forward a 
comprehensive and commercially 
viable public transport and 
movement strategy

•	enhanced bus routes and frequencies 
will improve access choice for 
existing Syngenta employees and 
residents of both Bracknell and 
Maidenhead

•	maintaining the viability of the 
53 bus service and enhancing 
Bracknell’s connection to Crossrail 
services at Maidenhead Station 

•	the ability to provide, through 
funding, significant (and ‘strategic’) 
highway capacity improvements at a 
level appropriate for the scale of the 
development

•	a more flexible and phased delivery 
programme of improvements which 
allows for more opportunity and 
influence for the local authority
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Housing Need
A detailed assessment of Objectively Assessed Housing Need 
(OAHN) has been conducted. It has concluded that OAHN is 
around 700-730 dwellings per annum (dpa) over the emerging 
Local Plan period; higher than the Council’s 635dpa set out 
within the Berkshire Strategic Housing Market Assessment 
(BSHMA) and that used in calculating need for the Draft Local 
Plan. It is considered that 700-730dpa should be considered 
the minimum OAHN required for the Borough to support 
demographic and economic-led needs and address affordable 
housing need. An increase would be required above this range to 
ensure affordability does not worsen over the Plan period, and 
to meet affordable housing need in full.

Housing need is currently determined using the 
Objective Assessment of Housing Need (OAHN) 
require by the policies of the National Planning 
Policy Framework (NPPF, March 2012), and the 
NPPF’s supporting Planning Practice Guidance (PPG, 
March 2014 as amended).  The Draft revised NPPF 
and PPG (March 2018) proposes a standard method 
for calculating local housing need, however this is 
at consultation stage only and therefore holds little 
weight. Furthermore, it is not expected to take effect 
for Plan making purposes until at least November 2018. 
The existing OAHN method should therefore be used 
until the revised method becomes policy.

Bracknell Forest Council’s (BFC) OAHN is set out in the 
2016 Berkshire Strategic Housing Market Assessment 
(BSHMA) and suggests OAHN is 635 dwellings per 
annum (dpa) for BFC.  Barton Willmore (BW) have 
a number of concerns with the BSHMA’s method for 
reaching this figure.  The most notable is the date when 
the BSHMA was published (Feb 2016), meaning much 
of the evidence was prepared in 2015. An update is 
required.

Our primary concern is the number of jobs (322 jobs 
per annum – jpa) which the BSHMA concludes should 
underpin the OAHN.  This is based on historical 
trends of job growth and ignores a much higher (669 
jpa) forecast in the BSHMA.  Furthermore, linked 
to the number of jobs is the BSHMA’s assumptions 
concerning economic activity rates (EARs). The EARs 
included in the BSHMA are considered to be too high, 
meaning that less people will be needed to be brought 
into the Borough, leading to an underestimate of homes 
to support jobs.

The BSHMA’s authors (GL Hearn) represented the 
Council in a recent appeal and stated that job growth 
should be 600 jpa, thereby updating their BSHMA 
position.  

Notwithstanding our conclusions showing an OAHN 
of 700-730 dpa in Bracknell Forest, our market signals 
analysis should be noted.  There is not one method for 
establishing a market signals uplift, however using the 
OBR price elasticity calculator endorsed by the Mid 
Sussex Local Plan Inspector (February 2017), 950 dpa 
would be required to keep affordability ratios at 2016 
levels in 2037.

Furthermore, Planning Practice Guidance states “an 
increase in the total housing figures included in the 
local plan should be considered where it could help 
deliver the required number of affordable homes.”  The 
section 78 appeal decision referred to above concludes 
affordable need in BFC is ‘acute’ due to low delivery in 
the past few years.  This suggests BSHMA’s evidence 
does not reflect the extent of affordable need in BFC 
in 2018 and the SHMA’s evidence should be updated.  
Notwithstanding this, based on the BSHMA evidence, 
an OAHN of 649 dpa would be required to deliver full 
affordable housing need (based on a 35% affordability 
threshold). However, this increases significantly to 
OAHN of 911 dpa if a 30% affordability threshold is 
applied. As discussed this is likely to increase further 
if the SHMA’s evidence is updated to reflect the most 
recent affordable housing need evidence.

In this context, 700-730 dpa should be considered the 
minimum OAHN in BFC to support demographic and 
economic-led needs and help to address affordability 
and affordable housing need. However, an increase to 
this range would be required to ensure affordability 
does not worsen over the Plan period, and affordable 
housing need were to met in full.
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Historic Environment
With a number of historic assets within and outside the site boundaries, 
a Built Heritage Statement has been produced which assesses the 
significance of heritage assets in and surrounding the Site and the potential 
impacts of the scheme on this significance. All impacts on heritage assets 
have been assessed as less than substantial. Weighed against the public 
benefits of the proposals in line with the NPPF, historic assets are not 
considered to present an insurmountable barrier to development.

The production of this heritage statement was based 
on the findings of historical research, a site walkover 
survey and assessment conducted from publicly 
accessible locations around the Site, map studies and 
the application of professional judgement.

This report concludes that the majority of listed 
buildings located within 1 km of the proposed 
development will be unaffected by the proposals due 
to the distance from the site, intervening development 
and tree screening, and lack of any visual or functional 
connection between the assets and the Site. It is 
considered that the proposed development has the 
potential to impact on the significance of eight listed 
buildings. 

Jealott’s Hill Farmhouse, the Stable Building to the 
north-east of Jealott’s Hill Farmhouse and the Barn to 
the north-west of Jealott’s Hill Farmhouse are all located 
within the Site boundary and are Grade II listed. The 
rural setting of these has already been altered due to the 
growth of the research facility through the twentieth 
century. Whilst the loss of some more of the rural 
setting will impact on the assets, this will be less than 
substantial in nature. In addition, the renovation of 
these buildings and integration within the new village 
centre will support their long term viability and provide 
a new life for these older buildings, which will serve to 
mitigate some of this harm.

The Church of St Michael and All Angels experiences 
some rural outlook over the southern parts of the Site, 
albeit impeded by the adjacent carpark. The loss of 
some of this rural space will result in a minor degree 
of less than substantial harm, however this could be 
mitigated to some degree with the provision of further 
tree-screening at the southern extent of development, 
which would soften the urban edge. 

Cruchfield House is currently heavily screened from 
the Science Park due to planting. Whilst there will be 
some loss in rural outlook, this will be mitigated as 
part of the development landscape strategy and harm 
will be less than substantial in nature. Large areas of 
naturalistic open space with substantial landscaping 
to screen development will limit impact to Nuptown 
House and Rectory House, to ensure that impact 
from loss of rural outlook will be minimised. As with 
Cruchfield House therefore harm will be at the lower 
end of less than substantial. The New Leathern Bottle 
also has the potential to be impacted through loss 
of rural setting, however as with Cruchfield House, 
Nuptown House and Rectory House this will result in a 
minor degree of less than substantial harm. 

All impact to heritage assets is therefore assessed as 
being less than substantial, which should be weighed 
against the public benefits of the proposals in line with 
Paragraph 134 of the NPPF.

Jealott’s hill farm listed barns
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Flood Risk and Drainage
Abley Letchford Partnership Limited has been commissioned by Barton 
Willmore LLP on behalf of Syngenta UK to provide a flood risk and drainage 
overview in support of a site promotion for a new Science and Innovation Park 
around their existing facility at Jealott’s Hill, Bracknell.

It is considered, having assessed the site for flood risk and drainage, both 
on and off site, that the development would satisfy national planning policy 
requirements within the NPPF and can be justified in the proposed location. 
The site is not at risk from fluvial flooding and any increase in surface water 
runoff can be managed through the use of sustainable drainage techniques.

Consideration has been given to existing and proposed 
flood risk within the immediate vicinity, drainage 
measures to deal with the proposed development and 
flood risk, and to identify any major constraints or 
opportunities in providing a drainage strategy to the 
development.

Existing Site Features  
and Drainage 
The existing site comprises mainly of open farmland 
with sporadic buildings, open space and landscaping/
woodland.

The topography of the site is dominated by a distinct 
ridgeline flowing east west along Wellers Lane with 
the land either side falling north west and south east 
respectively.

A myriad of drainage features, mainly consisting 
of existing ditches alongside road, path and field 
boundaries, takes flow from the site ultimately 
discharging to The Cut, to the west of the site. The Cut 
is a Binfield to River Thames confluence flowing into 
the Maidenhead Ditch. Currently it appears surface 
water flows unrestricted from the site, with the only 
barriers to flow being the capacity of the existing 
ditches and culverts that cross the highway networks. 

Flood Risk
The site is not at risk from flooding. According to the 
Environment Agency’s Flood Zone Maps, the Site lies 
entirely within Flood Zone 1. This zone comprises 
land where flooding from rivers and the sea is very 
unlikely. There is less than a 0.1 per cent (1 in 1000) 
chance of flooding occurring each year.

The site lies in the catchment of The Cut located to the 
west of the site. The Cut is a ‘Main River’ and will not 
affect the site in a fluvial manner as it is located some 
way, in distance and below the sites elevation.

The GOV.uk website and local available documents 
indicate there is no history of flooding at the Site 
from heavy rainfall events or overland flood routes. 
However, the maps indicate overland flow routes across 
the site. 

Figure 2 - Environment Agency’s Flood Zone Map

Figure 3 - Environment Agency’s Surface Water Map
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The proposed development will provide positive 
improvements to overland flow with surface water 
being intercepted, stored in attenuation areas and 
discharged at controlled rates. The existing ditches, 
will be upgraded, where feasible, to provide an 
increased storage potential and managed watercourses. 
Where it is not feasible to upgrade an existing ditch, 
due to external influences such as trees, the adjacent 
land will be modelled to assist with flow management 
and provide redundancy.

In addition, the remaining Greenfield areas will be 
managed with grass and vegetation providing a surface 
treatment more conducive to reductions in overland 
flow.

Not only will these measures assist in management of 
surface water on site, but also contribute to a reduction 
in flood risk downstream, as the discharge rate off site is 
controlled, restricted and attenuated on site. However, 
cognisance will be taken to ensure downstream receptors 
are suitably recharged.

The SFRA, EA and GOV.uk websites and local available 
documents indicate there is no existing flood risk from: 
reservoirs, sewers, canals or other artificial sources.

Drainage Strategy
Changes of land use can have significant downstream 
impacts where existing drainage systems may not have 
sufficient capacity for any additional surface water 
flow.

A surface water management strategy for the 
development will be required to manage and reduce the 
flood risk posed by the surface water runoff from the 
site.

An assessment of the surface water runoff rates has 
been undertaken, in order to determine the surface 
water options and attenuation requirements for the 
site.  The assessment considers the impact of the site 
compared to current conditions.  Therefore, the surface 
water attenuation requirement for the developed site 
can be determined and reviewed against existing 
arrangements.

The surface water drainage arrangements for any 
development site should be such that the volumes and 
peak flow rates of surface water leaving a developed 
site are no greater than the rates prior to the proposed 
development, unless specific off-site arrangements are 
made and result in the same net effect.

Sustainable water management measures should be 
used to control the surface water runoff from the 
proposed development site, therefore managing the 
flood risk to the site and surrounding areas from 
surface water runoff.

A surface water management strategy, including SuDS, 
for the proposed development has been developed to 
manage and reduce the flood risk posed by the surface 
water runoff from the site.  The drainage system for 
the proposed development will manage and reduce the 
flood risk posed by the surface water runoff from the 
site.

Conclusion
The site has been assessed for flood risk and drainage, 
both on and off site.

It is concluded the assessment demonstrates that the 
development satisfies NPPF and can be justified in the 
proposed location. Any increase in surface water runoff 
can be managed through the use of SuDS techniques.

Within the context of flood risk and drainage, the Site 
passes the Sequential Test with respect to NPPF and is 
suitable for the type of development proposed.

A Drainage Strategy, including SuDS, will be 
implemented to control surface water on site and 
ensure off site discharge is controlled to an agreed rate.

The assessment demonstrates that by incorporating 
measures to accommodate flood risk within the 
development and by providing a sustainable surface 
water drainage strategy, the proposed development 
does not pose a flood risk that would conflict with the 
site allocation.
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Utilities Provision
Abley Letchford Partnership Limited has been commissioned by Barton 
Willmore LLP on behalf of Syngenta UK to provide a utility overview in 
support of a site promotion for a new Science and Innovation Park around 
their existing facility at Jealott’s Hill, Bracknell.

Sufficient capacity is, or can be made available in order to serve the proposals.

There is no reason, from a utility constraint or supply availability perspective 
that would conflict with the site allocation.

The purpose of this 
statement is to identify 
existing utility apparatus 
within the immediate 
vicinity and to identify any 
major utility constraints 
or costs in providing new 
utilities to the development 
that would compromise the 
deliverability of scheme.

Each utility has been 
examined to assess the 
potential to connect the 
proposed development 
zone, and the availability 
of connections has been 
identified within the 
surrounding area.

Utility Strategy:

Electricity
Scottish and Southern Electricity (SSE) is the regional 
distributor for the area.  Electricity apparatus is 
located throughout the surrounding area, with 
numerous underground and overhead 11kv circuits 
and corresponding sub stations.  More significant 33kv 
overhead assets are located toward the north-west 
of the development area along Hazelwood Lane and 
Pendry’s Lane.

The development area and wider locality is well served 
by SSE apparatus, and the presence of 33kv overhead 
lines is not considered to be a constraint given the 
proposed land use of passive open space.  Indeed, the 
presence of 33kv systems in the immediate area is a 
positive addition to the availability of future electric 
capacity.

In terms of future demands, a Feasibility Study 
has been lodged with SSE to derive possible offsite 
reinforcement requirements.

The proposed dwelling numbers and increased 
employment use will require new High Voltage 11kv 
circuits within proposed estate roads/footways, 
together with new onsite sub stations in order 
to provide the necessary connectivity.  Given the 
expansive built form, this is not considered to be 
detrimental or unusual.

The Illustrative Masterplan allows ample space for such 
apparatus to be located within the development area.

The proposed highway access improvements will 
interface with existing SSE apparatus, which may 
result in asset diversion or protection.  Such activities 
are standard, and are not considered to be prohibitive 
given the scale of development.
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Gas
National Grid Gas (NGG) is the primary gas transporter 
for the area.  Low pressure gas apparatus is located 
within many of the surrounding public roads.  
Additionally, a medium pressure system is located 
within the existing Syngenta facility which in turn 
connects to medium pressure assets within Weller’s 
Lane and therein Ascot Road. 

The presence of medium pressure is positive in respect 
to increased requirement for employment land uses.  
Coupled with the existing low-pressure gas networks 
within the immediate vicinity, NGG’s ability to serve 
the whole development area is not considered to be an 
issue.

NGG will need to undertake Impact Assessments 
as part of their development review, and any offsite 
reinforcement works will be established.

New low pressure supplies serving the proposed 
residential dwellings will be sited within the estate 
roads/footways, and it is assumed that the expanded 
employment area will be fed by the existing medium 
pressure mains within the existing facility or via 
ancillary main extensions.

The proposed highway access improvements will 
interface with existing NGG apparatus, which may 
result in asset diversion or protection.  Such activities 
are standard, and are not considered to be prohibitive 
given the scale of development.

Potable Water
South East Water Limited (SEWL) are the regional 
distributor for the area.  An existing covered reservoir 
is situated to the east of the development area close to 
the junction of Weller’s Lane and Ascot Road.  This 
reservoir provides supply to apparatus located within 
Ascot Road, Maidenhead Road and Pendry’s Lane and 
therein the surrounding villages.

The existing reservoir is unaffected by the proposed 
development, and given the surrounding SEWL 
assets, capacity is unlikely to be an issue, although any 
shortfall will be the responsibility of SEWL following 
recent changes in their charging methodology.

New potable water mains would be located within 
proposed estate roads/footways as required.

Telecommunications
Given the proximity to existing residential dwellings 
and the existing Syngenta facility, it is likely that 
the surrounding area is well served by existing 
telecommunication apparatus.

Several providers such as Openreach or Virgin Media 
would be capable of serving the proposed development, 
however Openreach has a “Universal Service 
Obligation” to provide network to the site boundary at 
their expense.  

This would provide Fibre to Premise capabilities to the 
whole development area.

More significant telecommunication apparatus exists 
within Ascot Road.  Such assets typically provide 
national telecommunication connectivity, as opposed to 
more regional links, and as such can attract a premium 
to divert or protect.  However, given its locality within 
public highway, constraints relate to proposed access 
points as opposed to proposed residential development 
or employment expansion within existing greenspace. 
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Ecology
An ecological walkover survey has been conducted which has identified the majority 
of the site is arable and current biodiversity interest is mainly surrounding 
species-rich hedgerows and small woodland areas. A number of significant 
ecological enhancement opportunities have been identified, which can be provided 
predominantly within the large new country park. The country park would also 
feature as a strategic scale Suitable Alternative Natural Greenspace (SANG) which 
would have the significant benefit of drawing recreational pressure away from the 
Thames Basin Heaths Special Protection Area to the south of the Borough. The 
SANG could also unlock further development potential in the north of Bracknell.

The majority of the site has been subject to modern 
farming methods in its recent past, including for 
research purposes. Much of the land is arable with 
limited current biodiversity interest; broken up by 
mainly species-rich hedgerows and small woodland 
areas of varying ages that have been subject to 
significant reorganisation in recent years, and the 
occasional pond.

In terms of grasslands, the soil and geology of the area 
gives rise to the development of mainly mesotrophic 
conditions, which become weakly acidic in the better 
drained sandy and gravelly areas. 

Whilst the larger areas of grassland have been fertilised 
and re-seeded and are  of negligible ecological interest, 
small patches of more species-rich semi-improved 
grassland occur around the campus buildings, with 
some notable species such as a large Bee Orchid 
population. These richer areas could form the basis of a 
very significant project to restore ‘lowland meadow’, a 
habitat of principal importance for nature conservation 
under Section 41 of the Natural Environment and Rural 
Communities Act 2006. This could be done either in 
situ if richer grassland areas retained as public open 
spaces, or through use of the soil seed bank to restore 
biodiversity back to larger parts of the large rural 
hinterland of the estate.

The habitats of both the site and its surroundings are 
likely support a range of fauna including amphibians, 
reptiles, breeding and overwintering birds (particularly 
farmland birds), mammals such as bats and Badgers, 
and invertebrate assemblages.

Ecological Enhancement Opportunities
Whilst some of the ecological features mentioned will 
present constraints that will influence the spatial layout 
of development, the opportunities for positive habitat 
creation and restoration to be delivered in conjunction 
with development are significant.

Opportunities for delivering net biodiversity gains in 
conjunction with the development proposals include:

•	Improved Green Infrastructure connections between 
two neighbouring Biodiversity Opportunity Areas 
(BOAs) to the north;

•	The restoration of existing ponds by thinning 
surrounding vegetation and trees to let in light, 
which will benefit the growth of aquatic plants, and 
by extension species that rely upon them such as 
aquatic invertebrates and amphibians;

•	The creation of new ponds, to benefit species such as 
amphibians and Grass Snake, as well as bats that will 
forage on the related insect biomass;

•	The restoration of existing areas of mesotrophic 
grassland to a species and wildflower-rich condition 
through positive management, and the creation of 
new areas of such grassland either through arable 
reversion or conversion of improved grassland;

•	The provision of hunting habitat and nesting 
opportunities for Barn Owl, and similar habitat 
creation for other farmland bird species (in particular 
Hedgerow nesters such as Yellowhammer); 

•	The implementation of conservation-friendly 
hedgerow management measures such as laying, that 
will provide improved nesting and foraging habitat 
for birds and also benefit small mammals; and

•	The creation of new species-rich native hedgerows.
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