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Introduction

The Mapledurham Recreation Ground {“The Ground”) at Woodcole Road Caversham Reading
RG4 7[Z is held by the Recreation Ground Charity {registered charity number 304328) {"the
Charity”}. The Ground is identified on Plan 2 at Appendix One,

Reading Borough Council, acting in its capacity as sole managing trustee [“the Trustee”), of the
Charily, acts by a sub-committee in considering and taking decisions in respect of the Charity.
The Trustee is required to act in the best interests of the Charity and its beneficiaries are the
inhahitants of Mapledurham and the Borough of Reading. The Ground is an asset of the Charity
and we understand that it is held "in specie” i.e. specifically in erder to advance the Charity's
ubject. Legal title to the Ground is vested in The Official Custodian for Charities.

Brutan Knowles has been instructed by Reading Borough Council, as Trustee of the Charity, to
prepare a Section 119 Charities Act Report and Certificate in respect of the proposed long
leasehold disposal of part of the Ground (the "Relevant Land") to the Secretary of State for
Communitics and Local Government {acting by the Education Funding Agency (the "EFA")] for a
new primary school, multi use games areas, reception play area, soft informal play area and 20
new hard surfaced car park spaces.

The Report also objectively assesses the propesed disposal in the context of the impact on the
amenity value of the part of the Ground that will be retained by the Charity (the "Retained
Land"} if the lang leasehold were to be granted, in arder to enable the sub-committee to assess
the scope for advancing the Charity's recreational object (and in particular the enhancement of
the amenity value of the Retained Land) if the Trustees were to accept the propesal made by the
EFA.

The Relevant Land is identified within the red line baundary on the Plan 3 at Appendix One and
extends to some 0.498 ha (1.23 acres), excluding the access,

Following extensive negotiations, and subject to contract and formal approval, Heads of Terms
for the disposal of the Relevant Land to the CFA have been agreed for a Long Leasehold of 125
years [“FFA Development Proposal”). A copy of the agreed Heads of Terms is attached at
Appendix Four,

We confirm that, to the best of aur knowledge and beliel, we have had no material involvemeant
with the Ground or the Charity or with the EFA. We therefore consider that we do not have any
canflict of interest in providing this report.

Bruton Knowles
Reading Borough Council as Sole Trustee of Recreation Ground Charity d|Fage
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1.8 Qur Standard Terms and Canditions of Engagement, attached at Appendix Three, form an
integral part of this repart. They should be read in full as they contain important caveats and
canditions relevant to this repert including limits of liability, non-publication restrictions,
condition and contamination. Full definitians of the basis of valuation are also included.

Bruton Knowles
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Mapledurham Playing Fields Property Report

Location

The Ground {which includes a Pavilion) is located in Caversham Heights, a residential area in

Berkshire and a suburb of Reading.

The Ground abuts residential property on all sides, albeit with Hewett Avenue to the west,
Access Lo the Playing Fields is directly off the Woodcote Road A4074.

The location of the Ground is identified on Plan One at Appendix One. Qur understanding of the
extent of the Ground is shown within the red baundary on Plan Two albeit for identification
purposas only,

Description

The Ground extends in total to some 11.07 hactares (27.35 acres) of recreational space and
comprises the following facilities:-

w Predominately unmade Car Parking — tarmac surfaced spaces by tennis courts.

» Pavilion, albeit requiring extensive work and currently closed,

e Four tennis caurts,

» Threa 11 a side foothall pitches, two 9 aside all to Sports England recommended size for
outdoar use.

Informal warm up space or small pitches.
Play area with swings and other children’s equipment with barl safety surface

Hard surfaced ball court
Orchards

Improved area of deciduous tree planting

Existing trees and other vegetation
= Basket ball court

The Ground is used by a wide variety of groups including:-

v [aathall teams.
Friends of WMPF specifically for wildlife conservation work.

# Lawn tennis club.
Bridge Club
Cscape Toddlers Club

Bruton Knowles
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The Ground is also used by many local residents far dog walking, picnics and general recreation.

The Community Grehard is an especially significant part of the Ground, with fruit grown for the
benefit of local residents and wildflower meadows allowed to fully mature and seed.

Local Authority & Statutory Enquiries

Your attention is directed to our Standard Terms and Conditions of Engagement containad at

Appendix Three.

Wa have assumed that the Ground is unaffected by any matters which would be revealed by a
Lacal Search and replies 1o the usual enguiries or statutory notice and that neither the Ground,
nor its condition, nor its use, nor its intended use is or will be unlawful,

Planning
Other than preparatory planning in association with the development proposal reviewed at
Section 3 below we are not aware of any cutstanding or engoing planning applications.

With regards to the Pavilion, we are aware of a fund raising campaign by The Warren and District
Residents Association [WADRA) fo restore it, given its current unusable condition,

Planning Designations
In preparing this report we have also had regard to the following designations within the Local
Flan and comment as follows:-

The Ground is designated as Public and Strategic Open Space policy SA16 as shown an the
adopted Proposals Map Policy 5416, Arcas of land designated as Public and Strategic Open Space
will be pratected from development. Propesals that would result in the loss of any of these areas
of apen space, or jeopardise their use or enjoyment by the public, will nat be permitted.

Policy C528, Loss of Open Space, also states that development proposals that will result in the
loss of open space or jeapardise its use ar enjoymeant by the public will not be permitted,
however in exceptional circumnstances, development may be permitted where it is clearly
demonstrated that replacement open space, ta a similar standard, can be provided at an
accessible location close by, or Lhal impravements to recreational facilities on remaining open
space €an be provided to a level sufficient to autweigh the lass of the open space. The quality of
existing epen space should not be eroded by insensitive development on adjoining land.

Bruton Knowles
Reading Borough Council as Sole Trustee of Recreation Ground Charity YlPage
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Whilst C528 also states that the loss of this apen space is contrary to policy, under the Planning
Acts, other material circumstances may indicate otherwise. Conseguently, ather material
considerations may persuade a decision maker not to make a decision in accordance with policy.

Other designations that either directly ar indirectly effect the Ground and which we have taken

account of in preparing this report include:-

»  Adjoins Lhe Alr Quality Management Area Palicy DI 159

» Major Landscape Feature Policy C537 and 5A 17

» Local Wildlife Sites, Local Nature Reserves and Area of Biodiversity Actiaon Plan Habitat
Palicies €536 and DM 17

»  Existing and Potential Green Links DM17

In summary, given the above designations, any planning application within or on the Ground will
need to demonstrate very special circumstances to be consented, which we comment upan
further.

Tenure

We have not been provided with any Title documentation, The Official Custodian for Charities
holds legal title to the Ground. We have assumed that the Title is unencumbered and free from
any unusual ar especially onerous or restrictive covenants, sasements, restrictians,
encumbrances, outgoings or rights of way which could affect value. This should be verified by
vaur salicitors.

Occupation

We are reporting on the basis of vacant possession.

The Proposed Development

The Relevant Land

The Relevant Land upon which the new school and associated facilities is propased to be
canstructed is identified within the red line boundary on the Plan Three at Appendix One. The
Kelevant Land area extends to some 0498 ha (1.23 acres) of the total Ground demise of
appraximately 11.07 hectares (27.35 acres).

EBruton Knowles
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The Relevant Land is situated within the northern section of the Ground. It is currently informal

play area/open space with mature trees to the north and west boundaries. Also contains formal

foathall training area/five aside pitches, To the east and north respectively is the currently
unused Pavilion, unmade car park space and access to Woodcote Road. To the south are playing

fialds.

The EFA Development Prapaosal

At Appendix Two is attached the EFA Development Proposal Plan which in summary identifies

the following development:-

Development Area
Relevant Land 0.498 ha (1.23 acres)
Primary 5chool Footprint 1,200sgm ]
Hard Outdoor PE and Play MUGA F26sgm
Salt Informal and Social Area (i) 1,163 Sq m o
Soft Informal and Social Area (ii) 411 sgm —
Reception K51 Play Area 329 s5gm

The development will also provide the following key features:-

20 new hard surfaced car park spaces.

The existing access will be widened to 4. 8m and constructed to Highway Standard with a

footway on one site. The improved access will thereafter allow for two-way traffic.

Secure boundary fencing,

to 10m during the maintenance cycle,

Parking, Pick up and Drap off within the Red Ling/Relevant Land haundary.
M designated route for access by emergency vehicles

The new schoel boundary will be set back 7m from football pitch 1 - this may be increased

We are informed that the EFA has engaged and discussed the proposed development with
appropriate Development Control Officers within Reading Borough Council, albeit that the Terms
af the Sale will be Conditional upon Planning amongst olther matlers,

The Terms of the Sale

The following is a summary of the ‘headline terms’ which have been agreed with the EFA, for the

disposal of the Long Leasehold interest of Lthe Relevant Land, with the full Heads of Terms

attached at Appendix Four:-

Reading Borough Council, acting in its capacity as Trustee

Relovant LE].J.'F[-l_—hE_F"FU[&JEJ'tﬂ. . 0.498 ha (1.23 acres)
Landlard

al the Charity
Tenant

The Secretary of State for Communitics and Local

Bruton Knowles

RBeading Borough Council as Sole Trustee of Recreation Ground Charity
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Government

Premium

| Tenure
Term
Rent

£1,360,000 {One Million, Three Hundred and Sixty

Thausand Pounds) payable upon completion of the lease.

Long Leasehold Interest

125 Years

| One Peppercorn per annum

Farm of Lease

EFA Model Free School Lease

Tenant Break Clause

Tenant has right to break lease at the end of the 5™ year of
the Term and every 5 years thereafter, subject to 6 months
prior written notice,

MAssignment

Tenant's Rights

Landord's Reserved Rights

The Tenant may assign to an Academy or praposed
proprietar of an Acadermy without consent.

The Tenant can underlet the whole or part of the Property
for a term of less than 10 years without Landlard’s prior
written notice.

s«  Apprapriate pedestrian and vehicular rights to site,

e The right to connect into service media on the
Retained Land.

w The right to use the car park within the Relained
Land for drop off/pick up purposes between 7.30am
and 9.00am and 2.00pm and 6.00pm during term
time — school staff parking will be within Tenant's
demise albeit that traffic will be minimised as far as
possible through a travel plan.

e The right to use an enhanced sparts pitch on the
Retained Land during school hours/term time,

The beneficiaries of the Charity will be able to accessthe
Tenant’s school hall, MUGA and car park outside of school

hours/term time.

" Other Matters

Bruton Knowles

» Tenant will contribute financially to its shared use of
the access, Landlord car park and enhanced sports
pitch. The financial contribution will be calculated
as a fair prapartion of the total maintenance
expenditure based un usage,

e The premium of £1.36 Million, referred to above is
offered on the basis that the Charity invest a
propertion to enhance one of the three faothall
pitches up to a grass pitch quality performance
standard as adapted by Sports England.

¢ The Tenant will provide and maintain a secure

Reading Borough Council as Sole Trustee of Recreation Ground Charity 10 |Fage
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Exchange and Completion

boundary around its demise.

* The Tenant will improve the condition of the shared
access to the school in addition to making a
contribution towards the improvement of the
Landlord's retained car park,

Exchange of contracts is conditional upon;-

& Satisfactory completion of title investigation by
Tenant.

= Satisfactory survey results.

& |andlord and Tenant approval.

+ Consultation by Landlard with the beneficiaries of
the Charity and the Management Committee of the
Charity.

s The consent of the Charity Commission.

= Agrecing o Community Use Agreement (CUA)

Completion is canditional upan:-

« Tenant abtaining planning permission with the
Landlord approving the planning application to the
extent it relates to the amenity value of the
Retained Land.

Longstop Date

24 menths from date of planning application.

Landlord Costs

The Landlord’s reasonable and proper legal and property
costs (up to £27,500 plus VAT) will be metl by the Tenant,
An additional undertaking in relation to the Landlord’s
casts will be subject to further discussion with the EFA {on
behalf of the Tenant). In additicn, should any access
licence be required, the Landlord’s reasonable and
property legal costs in relation to these licences will be met
by the Tenanl (up to a cap of £2,000 plus VAT per licence}.

Community Use Agreement

Bruton Knowles

The Tenant has agreed to enter into a Community Use
Agreement (CUA) with the Landlord. The CUA will clarily
the following paints amongst other matters:
+ Financial contributions from the Tenant for
maintenance work referenced above;
¢ Terms for the schaal hall, MUGA and car park being
made available for the community;
& Terms for the Tenant to use the enhanced sports
pitch; and.
= Terms for the Tenant to use the Landlord’s car park
an the Retained Land.

Reading Borough Council as Sole Trustee of Recreation Ground Charity 11 |Page
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Commentary on Heads of Terms

Long Leasehold Agreement

At the end of the 125 year agreed long leasehold period, when the lease ceases, the Relevant
Land will be returned with vacant possession to the Charity. This is an industry standard and well
recognised form of property disposal.

Farm of Lease

The EFA have propased that the lease will e in line with the agreed EFA Model Free School
Lease, which we understand is a well used document and thereby considered to be entirely
apprapriate.

MMaintenance
The Tenant has agreed to undertake the following additional work for the beneficiaries of the
Charity:

# |mprove the existing access to a Highway Standard with future maintenance costs
apportionad an a user pays basis. In the shori/medium term, as an improved highway,
maintenance costs will be negligible for the Charity as Landlord.

# The Tenant has agreed to enhance the Landlord’s existing car parking with the benefit
similar to thase identified in the previous bullet paint,

= The Tenant will have the right to connect into service media on the Landlord's Retained
Land, equally reciprocal rights will be granted to the Landlard to cannect inta the
improved services to be installed by the Tenant, which may assist with the regeneration of
the Pavilion and save cost.

Community Use Agreement

The CUA will enable Landlord and Tenant to define how they can each make use of facilities for
the benefit of the beneficiaries of the Charity, which shauld be an opportunity to improve
accessibility and availability,

Landlord’s Costs

The Landlord’s reasonahle and proper legal and property costs {up to £27,500 plus WAT) will be
met by the Tenant, An additional undertaking in relation to the Landlord’s costs will be subject
to further discussion with the EFA [on behalf of the Tenant). In addition, should any access
licence be required, the Landlord’s reasonable and proper legal costs in relation to these licenoes
will be met by the Tenant (up to a cap of £2,000 plus VAT per licence).

ethod of Disposal
It is not in the best interest of the Charity to advertise the proposed disposition, given thal the
EFA Proposal is considered to he the only realistic use(s) identified to demansirate the special

circumstances required to obtain a planning consent within an arca of land protected by Open

Bruton Knowles
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Space policies, in addition to the amenity benefits identified in Section 4 below and a premium of
£1,36Million.

Marketing

It is not in the best interest of the Charity to advertise the proposed disposition, given that the
EFA Proposal is considered to be the only realistic use(s) identified, likely to demonstrate the
special circumstances required to obtain a planning censent within an area of land protected by
Open Space policies, in addition to the amenity benefits identitied in Section 4 below and a
premium of £1.36 Million.

Current Market Value of the Relevant Land
In undertaking our current valuation of the Relevant Land the following factars have heen taken
into account:-

= The various desighations covering the Ground, in particular Public and Open Space Policy
SA16 and Loss of Open Space Policy CS28 within the adopted Local Plan, such policies
restricting the future use of the land, planning consent for any alternative use{s) being
reguired to demonstrate very special circumstances.

#  The charitable objects of the Charity and the status of the Graund as a "specie” asset of
the Charity will restrict the future use(s) of the Ground.

# The Relevant Land area of 0.458 ha (1.23 acres).

a  The cxisting use of the Relevant Land as playing fields as a part of the Ground.

lustification

Our approach and justification of the EFA proposals and the impact upon the amenity value of
the Ground and Retained Land have been informed with the benefit of the report prepared by
the Council’s Leisure and Recreation Manager (the Amenity Report) on the impact of the EFA's
proposal on the amenity value of the Ground. The Amenity Repart identifies how the proposed

development will initially impact upon the Ground and Retained Land as follows:

1 The highest quolity piteh [1) will be constrained in how it 5 used ond maintained reducing its
standurd.

2 5 aside pitches/training arcos 8 and 9 will be lost,
3 Overflow car parking area will be lost.

4 Proposals to upgrode changing roems (o meet current Sport England Standards by moving ta
the west of the Povilion may no fonger be possible.

5 The area of trees ta the narth of the proposed site of the school will have o significantly fower
recreational or amenity value than present,

Bruton Knowles
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& The effective spoce for recreation will be reduced,

7 The number of people oware of and wsing Mapledurham may increase due to greater
awarenass.

&  Visual amenity of the Ground,

Greater pressure on the access road to the Ground,

The Amenily Report, suggests some solutions for mitigating the above, with a recommendation
that a landscape plan should be produced to allaw for a full assessment of the likely impact on
the use of the Ground for recreation having regard to the EFA proposal. As per the above

numbered points we summarise below the possible means of mitigation referred to in the

Amenity Report,

1}

3)

4]

Bruton Knowles

The EFA Development Proposal allows for a minimum of 7m as run off from pitch 1 to
the new school boundary which may be increased to 10m during the maintenance cycle.
The Leisure and Recreation Manager has suggested in his report to the Sub-Committee
that a reconfiguration of all playing pitches within the Ground will enable this to be
achieved. However, this may result in the loss of mature trees in the middle of the
Ground - we believe & poplar trees,

The EFA proposal will result in the lass of pitches 8 and 9 — a reconfiguration of the
playing pitches and the provision of an artificial playing area could provide a realistic
alternative as well offsetting any increased use of the remaining pitches.

An area of overflow car parking will be lost, however not entirely as space will be
retained to the north of the proposed new school houndary and the addition of 20 new
surfaced spaces are to be provided by the new development. Furthermaore, the retention
of the emergency access between the west of the Pavilion and east of the new schaol
houndary will provide additional overflow space on playing ficlds south of the Pavilion.
It will no longer be possible to implement the propesed extension to upgrade changing
facilities Lo the west of the Pavilion — it will be necessary therefore to consider an
alternative solution which could include either extending the Pavilion elsewhere or
alternatively an internal reconfiguration as part of the building’s regenaration.

It is recognised that the stand of trees to be retained ta the north of the praposed new
schaal haundary, will have lower amenity value, post development, However the
solution will be to offset this reduction in amenity value, through additional tree planting
elsewhere within the Ground,

G/7) The EFa Development Proposal will reduce the effective total recreational space within

8]

9]

the Ground, Hawever, this may be offset by re-planning the use of the Ground and
maximising the efficient use of available playing space.

Any impact on visual amenity can be offset through a tree planting programme, which
will also enhance the amenity value of the Ground generally.

The increased use of the prirmary access will be addressed through a widened road built

Reading Borough Council as 5ole Trustee of Recreation Ground Charity 14| Page
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to a Highway Slandard and sufficiently widened to enable two-way traffic.

Impact on Amenity Value of the Ground and Retained Land

As instructed we set out below for the benefit of the Sub-Committee, eur opinion on the scope
for advancing the Charily’s recreational object [and in particular the enhancement of the amenity

value

of the Retained Land) if the Sub-Committee were to accept the EFA proposal,

Facilities

L ]

Bruton Knowles
Reading Borough Council as Sole Trustee of Recreation Ground Charity 15| Fage

The FFA will pay to upgrade and enhance the existing access to a Highway Standard, this
being widened to 4.8m, therealter allowing for two way traffic. Such an improvement will
reduce traffic congestian and improve the use of the Ground, as well minimising the
Charity's cost maimaining the existing access in the short/meadium term. Future
maintenance costs will be shared with the EFA on a user pays basis. Greater pressure on
access was identified within The Amenity Repart - the EFA Proposal appears, subject to
planning, to be a deliverable solution and benefit for the Retained Land, enhancing the
amenity value of the Ground,

The EFA will upgrade/surface the existing unmade car parking spaces, enhancing the use
af the Ground and reducing shert and medium term maintenance costs. Future
maintenance will also be on a user pays basis with the EFA,

The EFA have confirmed that they will improve services into their development, which the
Charity will be given rights to cannect to [at the Charity's cost). This may assist with the
regeneration of the Pavilion and reduce associated costs.

The FF& will provide improved lighting and security to the access and car parking, therehy
enabling the Ground to be used more salely and extensively, particularly during winter
menths,

Albeit that its specific terms would need to be agreed (but this agreement is a condition
for exchange of contracts), the CUA will provide the opportunity to agree terms which
should result in the improved use of Ground and school facilities for the henefit of the
Charity's beneficiaries. Increased use of facilities may help to increase the sustainability of
the Pavilion when it is regenerated and maintenance costs for the Ground will be
supported through EFA funding.

Use of the schoaol hall by the heneficiaries may provide an additional facility for alternative
sporting tacilitics.

The EFA development will be built in such a way that the facilities widen the reach and
attraction to groups of people currently excluded through impairments of one sought ar
another.

The EFA has canlirmed Lhat boundary treatments will be agreed to be undertaken in a
sensitive way with appropriate landscaping and planting to protect the natural selling and
the Ground.

iapledurham Playing Ficlds
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# The EFA Proposal does reduce overflow car park space to the north of the proposed new
schaal boundary, but not entirely and furthermare new school parlking spaces will be
available for beneficiaries. The new access ta the school over the Retained Land will
reguire careful planning and traffic management. The LFA has accepted this and
canfirmed that a Travel Plan will be agreed through the planning process, which will seek
to limit unnecessary traffic - the CUA will be used to further clarify how different
cammunity groups can make best and maost efficiently use of available car parking and the
HCCESS,

& The |oss of pitches & and @ and possible short term impact on pitch 1 may be regarded as a
negative impact an the amenity value of the Ground. However the completion of a
landscape plan will define how a reconfipuration of the existing playing ficlds can offset
this negative impact.

# The loss of land and impact upon trees to the north of the Ground, as well as the likely
removal of 4 poplar trees to enable a reconfiguration of playing pitches, can be offset
through a planned tree planting schemel(s) which can enhance the appearance of the
Ground whilst concurrently encouraging biodiversity, flora and fauna for the benefit and
enjoyment of beneficiaries,

Premium and Funding

s The agreed premium of £1,360,000 (One Million Three Hundred and Sixty Thousand
Pounds) for a disposal of a Long Leasehold interest is significantly in excess of the current
Market Value of £30,000 {Thirty Thousand Pounds) as reported at Section 7 and closer to a
cansented residential value as opposed to an area of open space with strict planning
designations

o i addition to the £1,360,000 (One Million Three Hundrad and Sixty Thousand Pounds) we
understand that Reading Borough Council has committed a further sum of £85,000 of
5106 money towards the refurbishment / replacement of the Pavilion. The local
community itself raising £75,000 with another £25,000 committed albeit WADRA who
hold the monies have stated it will only be released if the entirety of the Ground remains
i.e. there is no disposal of land to the EFA - a total potential fund therefore of £1,540,000
{One Millien Five Hundred and Farty Thousand Pounds), which is the gross figure given
the EFA's undertaking in relation to the Charity's legal and property casts [with an
additianal undertaking to be discussed). Within the Amenity Report, the author identifies
a list of facilities/actions to be considered during the development of the landscape plan.
With regards to this list, we consider that a surplus of circa £400,000 could be retained for

the longer term benefit of the Charity,

Bruton Knowles
Reading Borough Council as Sole Trustee of Recreation Ground Charity 16| Fage
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B Valuation Methodology

5.1.1 In undertaking our current Market Valuation of the Relevant Land we have adopted the
Comparable Methad, albeit there is very limited evidence of open market sales based upon the
existing use.

b. Valuation Definitions

611 Market Value
“The estimated amount for which an asset or liability should exchange on the valuation date
hetween a willing buyer and a willing seller inan arm’s length transaction after proper marketing
and where the parties had each acted knowledgeably, prudently and withoul compulsion”

7 8 Valuation
714 Ity aur apinion the Market Value of the Relevant Land as at 12th December 2016, subject to the
assumptions and comments in this report and appendices was £30,000 (Thirty Thousand Pounds)

712 Values change over time particularly when markets are unusual active or inactive. This should be
borne in mind in relation to the date of valuation

8. Section 119 Certificate

g8.1.1 Bruton Knowles has been instructed and is acting exclusively for Reading Borough Council, acling
in its capacity as the Trustee of the Charity and we have considered the prapased disposal of the
Long Leasehold interest for a 125 year period in light of Section 119 {i) of the Charity’s Act 2011,
We consider it to be in the best interest of the Charity to proceed with the proposed transaction
with the Secretary of State for Communities and Local Government. We have considered the
Terms of the Sale as detailed above and recommend them as the best that can readily be
achieved.

We trust that this report is satisfactory for your immediate purpases but, should any matter require further
clarification, we shall be pleased to hear from you. We would reiterate that neither the whele norany part
of this Valuation Report may be included in any published document, circular ar statement nor published in
any way without our written approval of the form and cantext in which it may appear.

lan Mercer MRICS FAAY TarrS-Pitt BSt (Hons) FRICS IRRV (Hons)
RICS Registered Yaluer RICS Registered Valuer

For and on behalf of For and on behalf of

BEruton Knowles Bruton Knowles

Bruton Knowles
Reading Borough Council as Sole Trustee of Recreation Ground Charity 17 |Page
Mapledurham Playing Fields
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Appendix One

Location and Site Plans




SITE PLAN 1: Mapledurham Playing Fields,
Woodcote Road, Reading,
RG4 7EZ
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SITE PLAN 2: Mapledurham Playing Fields,
Woodcote Road, Reading,
RG4 7EZ
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SITE PLAN 3: The Relevant Land
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Appendix Two

EFA Development
Proposal Plan
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Appendix Three

Standard Terms of Condition of Engagement
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Standard Terms & Conditions of Engagement

1 R.I.C.5. Valuation Standards

Cur valuation has been made in accardance with the RICS Valuation - Professional Standards January 2014 Glabal & UK
Editizn (as amended April 2015), this firm being independant Valuers as defined in the manal.

2 BasisfBases of Valuation

In avcordance wilh your instructions, our valuation has been prepared under one o maors of the following bases of
valuation.

Market Value (MY} is ;-

"The estimatad ameunt for which a properly should exchange an the date of valuation bebween a willing bBuyer end a
willing seller in an arm's-length transaction after proper marketing wherein the parties had each acted knowledgeably,
prudenthy and without compulsion.”

The interpretative commentary contained within VWaluation Practice Statement 4 (WPS4) of the RICS Valuation —
Professivnal Standards Jznuary 2014 Glabal & UK Editicn Torms an integral part af Lhis definition.

Existing Use Valua {EUV) is :-

*The csimatoed amount for which a proporty should cxchange on the date of wvalustion between a willing buyer and a
willing seller in an arm’s-length transacton, after proper mearketing wherein ihe parties had acted knowledgeably,
prudently and without compulsion, assuming that the buyer is granted vacant possession of all parts of the property
requirad by the business and disregarding potential alternative uses and any cther characteristics of the property that
winlld cause itg Markel Value to differ from that needed to replace The remzining service potential at least cosl®

The interpretative commentary contained within UEMS 1.3 of the RICS Walalion — Prafessicnal Standards January 2014
Glabal & UK Edition forms an intearal par of this definition,

Fair Walue (FV) is ;-
“The amount far which an asset could be exchanged belweer knowledgesatds, willing parties in an arms-length

transaction.”

The Interpretative commentary contained within VPS4 of the RICS Valuation — Professional Standards January 2014
Global & UK Edition forms an integral part of this definition.

Market Value having regard to Trading Potential is ;-

"The estimated amount for which a properly with Trading pelential, which may inclide assels ather than land ar
buildings, should cxchange on the date of valuation between a willing buyer and a willing scllar in an arm's length
{ransaction after proper marketing wherein the parties had each acled knowledgeably, prudently and without
compulsion,®

VPGAS within RICS Yaluation — Professional Standards Janusry 2004 Global & UK Fdition forms an integral part of Lhis
definition.
Market Rent (MR} is :-

"The estimated amount for which a property, or space within 2 property, should lease (lzt) on the date of valuzgion
between a wiling lessor and 3 willing lesses on appropriale lease lenns Inoan arm's-length ransaction after proper
riarketing wherein the parties had actesd knowledgeahly, prodently and without compulsion.”

The interpretative commentary contained within VPS4 of the BICS Valuation — Professional Standards January 2014
Elobal & UK Edition forms an integral part of this definition.

2ETT2E2
Dclokar 207035
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Appendix Four

Heads of Terms



DRAFT HEADS OF TERMS: LEASEHOLD ACQUSITION

125 YEAR LEASE AT PEPPERCORN WITH PREMIUM -

SUBJECT TO CONTRACT

Note: Although these heads of terms are nof, intended to be Jegally binding, cnce agreed, they will be
distributed within the Bepartment for Education and will inform the praduction of a number of documenis
between the school and the Secretary of State. |t will thersfore not be possible to agree vanations 1o
the commercial terms sef out below onoe the heads of terms are agreed bebween the parties. In
addificn, a number of the prﬁwisians refate to policy requirsments of the Department. Any deragations
from the heads of terms would be considered on a case by case basis and the ferms of other
transactions would nat necessarfly be relevant, '

1.

Landlord

Landlord's Agent
Landlard’'s Salicitor

Tenant

Tenant's Agent

Tanant's Soflcitor

Property

Form of Lease

Reading Borough Council acting in its capacity as sole managing trustes
of the Recreation Ground Charity {registered charify number 304328)
(the "Charity”} at Mapledurham, Berkshire {and, to the extent necessary
ot relevant, the Official Custodian for Charities, which holds legal fifle to
the Recreation Graund at Mapledurham, Berkshire)

lan Mercer, Bruten Knowles

Jessica Booz, Veale Wasbrough Vizards LLP

THE SECRETARY OF STATE FOR COMMUNITIES AND LOCAL
GOVERNMENT, 4th Floar, Fry Building, 2 Marsham Street, Londan,
S 40F

David Robetts, JLL

Trowers & Hamfing LLP of 3 Bunhill Row London ECTY 8Y2 marked for
the attention of Sangita Unadkat SUnadkat@itrowers com

1.23 acres  af Mapledwham Playing Fields, Woodeole Road,
Caversham, Reading R{z4 YEZ

A plan is aftached showing the Property outlined i red
Maote that the lease includes part only of the Landlord's cinership

EFA Madel Free Schood Lease (in the form aftached to these Heads of
Terms}

Amended only in gecordance with the agresd Heads of Terms



9, Assignments, Underleases
and Sharing Possession’

10. Tenant's Rlghts

%1

9.2

2.3

10.1

0.2 -

103

10.4

105

The Tenant may assign the lease to an Academy or proposed
propriefor of an Academy without consent

Underatting

The Tenant can underlst the whele or part of the Property for
ferms of less than 10 years without Landlord's prior written
consent and for Ionger terms with Landlord's prigr written consent
not to be unreasonably withheld o delayed

Sharing

The Tenant can share occupation of the Property with another
#eademy or proposed propristor of an Academy o with any body
or organisation providing services or faciities which are within the
permitted use provided that no relationship of landlerd and tenant
is created -

The Tenant will have an appropriate pedestrian and vehicular
right of access to its site, including for consfruction frafac
{stibject to formal licence being granfed)

The Tenant will have the right to connect into service rmedia on
the Landiord's retained tand, provided that if any improved
services are required {or capacity increased) the Landlord ¢an
benedit from these improved serdces,

The Tenant wilt have the rght fo use the Landlod’s retained
car park for drop offfpick up purposes only between 7.J30am
and 9am and 3pm and pm dering ferm time, subject o 2
Community Use Agreement

Please note that all school staff parking will be within the
Tenant's demise. Also use of the car park for drop offipick up

will be: migimised as far as possible through the schools Travel

Plan

The Tenant will have tha right fo use an enhanced sports pi.ich
on the Landlord’s retained land during schoof hoursiterm time,
subject to & Community Use Agreement

Any specific rights required in relation fo the Prapery which
may need fo be provided for in the lease as identified and
agresd betwean the parties as necessary following complation
of dus diligence and as required by the Community Use
Agreemant



1.

12,

13.

14.

15.

16,

17.

18,

Landlord’s Rlghts
Reseryved

Term

Rent

Premium

Tenani's Break Clause

IMaintenance

Charging

Farly Access

The commerity witl be able b access the Tenant's school hafl, new
MUGA and car park outside of school hoursfterm fime, suhject to a
Community Use Agreement (please refer to the note at the end of these
heads of ferms)

Reciprocal Hghts #o connect inte services at the Property, at the
Landlord's cost.

The lsase wil be for a term of 125 years beginning on the date on which
the lease is completed

The rent under the lease will be one peppercom per asnum

Premium payable = £1,360,000 {one million, thres hundred and sidy
thousand pounds) upon completion of the lsase.

The Tenant will have the right to break the lease at the end of the 5th
year of the term and every 5 years thereafter. To exercise the right fo
break the Tenant must give the Landlord § months' prior written notice.
The break right is condifional on the Tenamt retuming the Propey fres
of oncupational inferests and charges and in accordance with the
repainng obligations under the lease.

16.1 The Tenant will contribute towards its shared use of the
access, Landlord car park and. enhanced sports pitch. The
amount will ke calculated as a fair proportion of the fotal
maintenance expenditure hased on usaga

16.2 An appropriate annual maintenance cap to be agreed, fo
inchade if appropriate a sinking fund

The Property can be charged to the DIt without Landlord's consent or
ctherwize, with the Landlord's peor written consent not to he
wireascnably withheld or delayed -

18.1 The Landlom will permit the Tenant fo aceess the site prior fo
exchange of cantracts andior following exchange of contracts
for the purposes of undertaking survey wark

18.2 The terms of the accass wilt be as follows:-
{a) The Tenant to provide reasonable pricr notice to the
Lardlord to which the Landlord will need fo consent {such
consent not fo be unreascrably withissld ar delayed)



{b} the Tenant to make good any damage it causes to the
reasenahle satisfaction of the Landlord

(e} subject to a formal licance being antered into.

(d} subject fo a reasonable licende fee being paid. If the
value of the ficence and its impact on the amenity value of
the Property is nominal, then the licence fee would he
nominak, :

19. Exchange & Completion 18.1 The parfies will endeavour to exchange r:,uﬁtraci:s by the end
of Mareh 2017 '

193 Completion wili take place following sefisfaction of 2l the
conditions precedent for completion though the Tenant wil
be permitted fo elect to complete earlier at #s discretion. -

143 The Agreement for Lease will parmit the Tenant bo assign the
Agreement for Lease to another school trust prior to
completion wathout Landiord's consent being required -

20. Conditions Precedent for Fxchange of Contracis will be conditional upon:-
Exchange of Contracts 20.1 Satisfactery campletion of tits investigation by the Tenant

0.2 Receipt of satistactory survey results Ey the Tenant

203 Consultation by the Landlord with the heneficiaries of the
Charity and the Management Committee. of the Chanly in
reflation to the proposed graint of fhe lease

20.4 The consent of the Charity Commission for England and
Walas fo the grant of the Lease (without an appeal being
made during the relevant appeal peripd)

205 Landlord and Tenant approval

206  The Landiord and Tenant agreeing a Community bse
Agreement in relation fo use of the Llandlerd and Tenant
iacilities ' '

21. Conditions Precedent for Completion wil be candifional wpon:-

Completion _ 211 Tenant obtaining planning permission (without a challenge
belng made during the JR period} for a pew build 2FE
primary school with appropriate pedestrian and vehicular
access upon terms acceptable to the Tenant provided that
the Landiord will approve the plansing application before it is
submitied in respect of the build area, access route and
construction fraffic plan and such other issues as shall in the
Landlard's opinich acting reasonably have any effect upon
the ameniy value of the fand retained by the Landlord as
trustee of the Charity, such approval not to be unreasonabiy
delayed {and in relation only to issues of amenity value
specifically referred fo in these Heads of Terms, such




approval not fo be unreasenahly withheld) . The Tenant will
apply for that planning permission and pursue  that
application with dus diligence,

21.2 In the event that the planning application is refused andior is
subject fo cnerous conditions so as not fo amount fo an
acceptable ptanning permissicn, the Tenant may appeal

213 The leng-stop date for the satisfaction of the condition will ba
24 months from the date of the Tenant's planning application

22, Costs The Landiord's reasonable and proper legal and property costs (up to
£27 500 exclding VAT) in refation o this transaction will be met by the
Tenant. An additional undertaking in relation to the Landiord's costs will
be subject ta further discussion with the EFA {on behaif of the Tenant).
In addificn, should any access license be requined, the Landlord's
reasonahle and proper legal costs in velation to these licenses will be
met by the Tenant {up to a cap of £2000 excluding VAT per licence).

23, Use The use permitted by the EFA Modsl Fres School Lease

24, Landlord's Works The Landlard witl tring one of the pitches on its retained land up to
Grass Pitch Quality Performance Standard, as adopted by Spors
England. The Schoot will be permitied to use that pifch at pre-agreed
times during school kours [ tenm fime for 2 fee which eguates to a
reascnable propottion according to user of the costs of maintaining the
pitch {22 Clause 16 above) . The Tenant will be granted step-in rghts
by way of remedy far nen-performance of this obligation.

25. Boundary treatment The Tenant will provide and rmaintain a fence around its demise subjact
fo the Landlord's approvat of the size, style. design and placemesnf of
such g fence; such approval will only be reguired where in the Landiord's
opinian {aoting reasonably) it has an impact upon the amenity value of
the land refained by the Landlord as trustee of the Charity (such
appioval not to he unreasanably withheld or delayed).

26. Shared aocess and The Tenant will widen the shared agcess as required fhrough the
Landlord car park planning process and alsa improve the condition of the sharsd access o
at least "highways grade" as required for delivery of the schaal and

provide a {armacadant finish to the Landlard's retained car park.

Mote: Community Use _
Agreement The Community Use Agreement wifl inclede provisions dealing with the
fallowing:



Iaking svailable the School Ralk for hirs &t reasconable fimes outside of
schook hoursiterm time at affordable rafes;

Making avaitable the School's car parking facilities for uss by users of
the Recreation Ground oufside schaot hoursfterm time.

The Schaol's MUGA will also be available for kire at affordable rates and
at reaschable imes outside of school hoursfterm fima, The MLEGA, will
inciude appropriate fighting (subject b planning);

The tyvical haurs of operafion for the school and its asscciated breskiast
and after school clubs, which will help stagger the impact of amjval and
departure times, will be Sam-6.30pm, Monday to Friday, for approx. 42
weeks of the year. Oulside of these fimes, the schaol frust is willing to
cammit to the MUGA and the schoal hall being available for use by the
conumurity provided gertain conditions are met. The full atrangements
will need to be sef out in a Community Use Agreement, but indicatively
these could inchide:

Te commit to appropriste ferms and conditions of usage (fypical
community use agreements inctude things such as shide by appropriate
health and saiely legistation, instrance for the activities, agreed charges
are paid efe.);

The type of usage and hours of operation do nof contravene any
planning conditions that may be imposed on the sifefacilities 4. late
night usage, noisa fr;

The full costs of the usage are met and contribute to the overall viability
of the faciliies e.g. if somenone is needed fo open and close the sie [ate
at night'weskends ete. these costs are met in full and if is possible to
secure staff o undertake this work;

Facifities are retumed in the appropriate stafe for school usagelthe next
User &.q. cleaning is paid for ete.

Community use agreements by schools are now comimon place. Spors
England produce quidance on them at:

hitp:ifwny, spotheniland org/facilities-planning/planning-for-
sport’planning-fools-and-guidance/eommunity-use-agraements!

In relation to charges, it is comtmon place for schools to maks
distinciions in their charging regimes depending on the nature of the
group, ifs ability i pay, the activity, the resourcing implications {e..
cleaning, finding someone ¥ openiclose at the weskends) and an
assessment of value fo the community. [tis also the case that costs will
vary depending on days and hours of hire and resources o he used.
This i hecause, for example, it is likely fo cost more fo employ someans
to attend late evening at 2 weekend to open ard ¢lose a vehte efc. than
say eatly gvening during the week. We commit to engaging with the
conemunity about activities to be put on and the associated charging
regime. The EFA and the school remain committed fo contributing
effectively to the communiy and fully plan for fees to be reasonable and
relate o the ability of the group fo pay any costs,



