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Context
The vision of Greyfriars Church is to see the transformation of Reading through the love and 
power of Jesus. The vision sets the overall direction as we seek more of the Kingdom of God in 
our town and amongst the people who work and live in Reading. In order to pursue that vision, 
we will focus on: equipping the congregations, reaching out through evangelism and mission 
and resourcing the wider church. These three areas of focus have shaped our thinking as we 
have approached this redevelopment project. 

Greyfriars Vision

Greyfriars is located within Abbey Ward, the fastest changing 
Ward within the Borough of Reading. Over the next five years 
there are a further 1,200 homes to be created within a five minute 
walk of the church, and in the new Station Quarter, there are plans 
to create offices for a further 5,000 employees.

Reading’s strong and growing employment base and excellent rail 
connections make it an attractive place to settle. These factors 
have contributed to a serious housing shortage however, and the 
resulting escalating house prices making it difficult for many to 
cope. So whilst situated in an increasingly prosperous community, 
we are regularly confronted with those who neither have a home 
nor a job and who struggle in many areas of life.

There are a growing number of people in the town centre who live 
in single person households and can become isolated, and a rapid 
increase in small businesses, which can benefit immensely from shared 
workspace. So, in stepping out on this redevelopment journey, our 
opportunity is to create church facilities which not only redress the 
obvious shortcomings, but which enable us to reach the many new 
residents and employees who choose to live and work close to the 
church and to support those who struggle financially and emotionally  
as they strive to make ends meet or integrate into their communities.

The Changing Face 
of our Community

Resourcing the wider church 
The final part of our vision is to help resource the wider 
church in Reading and beyond. As part of this vision, we 
need to have flexible spaces which will allow us to host a 
variety of events that help resource the wider church. We 

will also continue to offer a bookshop which 
provides valuable theological and biblical resources 

to Reading and beyond. Finally, as we continue 
to focus on training and sending out clergy, 
interns and lay leaders across the Reading 
area, we have some accommodation on 

the top of the new Centre.

Equipping 
the congregations

Our vision begins with equipping 
our congregations through preaching, 

teaching, pastoral work & theological study. 
A key part of our equipping involves the core 

ministries of the church (prayer, worship, 
work with children, youth and students, 

discipleship & pastoral work through small 
groups, operations and finance) which are 
overseen by the staff team. This has led us 
to design a new building which provides 
flexibility for children and youth work, allows 
the staff to work together in one place and 
has a prayer room embedded in the site. 
Building community is at the heart of our 
church, so we have designed space 
throughout the site to allow for 

people to come together 
and to grow in 

fellowship.

Reaching 
out through 

evangelism and mission
We exist as a church to reach out and to 
build bridges to those who are outside the 

Kingdom of God. The redeveloped site will 
have a café and bookshop accessed directly
 from Friar Street, providing a new space for

 people to come and meet, work and relax 
throughout the week. One of the bridges 

we intend to build is to the business
community in Reading, providing co-working 
space in the new Centre, which will allow for 

home workers to come & use the premises as 
a base for their work. Part of our mission and 

outreach will be worked out in partnership 
with other Christian organisations in 

Reading, which is why we have 
chosen to allocate space

 to housing partner 
organisations.

God has given us a fantastic site in central 
Reading, one that allows us to play an 
active part in the life of the town centre and 
to serve the community.  Our buildings are 
all the result of people, at different times, 
acting on a vision of what God was calling 
the church to be.

However the ancillary buildings on the site – the West End 
lounge and lobbies, the Centre, and the portakabin office 
– all now have serious limitations and deficiencies.  For 
more than a decade we have been looking into replacing 
some or all of them.

This work resulted in 2011-13 in a major redevelopment 
proposal that we discussed in detail with the Borough 
Council planners and the Diocese.  In the end, though, 
the PCC decided not to proceed, not least because the 
building scheme did not grow out of a clear vision for  
the church.

With the prospect of a new sense of vision for Greyfriars 
under David Walker’s leadership, the PCC agreed in mid-
2016 that work on building options should re-start and 
a small group was appointed to lead this.  [The group 
comprises David Walker, Chris Tinker (PCC), Margaret 
Stone (PCC), Julian Rowlandson (Ops Director), Jonathan 
Thatcher].  From the outset the aim was proposals that 
would serve the evolving fresh vision for Greyfriars.  

Initial discussion with our architect (Jeremy Bell of JBKS 
architects) focussed on replacing the West End and 
Centre, and linking the two.  However in late 2016 the 
picture changed with the unexpected opportunity to buy 
2/4 Sackville St, backing on to the church site.  The houses 
need work and they need to be integrated into the site, 
but they offer new possibilities both for meeting our own 
ministry requirements and for serving others.  

In early March the Redevelopment Group presented the 
outline of an overall scheme to the PCC.  PCC agreed 
that this provided a good basis on which to consult the 
congregation as a whole.  The consultation is being  
launched at the APCM on 24th April and will run for two 
months.  Further details about the consultation process  
are at the back of this booklet. 



We have a very constrained site – although we hope that the 
Borough Council may agree to a re-alignment of the vehicle 
access from Friar St (as shown in the drawings) that would 
slightly ease this.  The new external layout aims to make best 
possible use of the area, providing an improved setting for the 
church while keeping a useful-sized carpark.

Overall the scheme is substantially smaller than the 2011-13 
proposals albeit we have sought to make better use of the 
available airspace over the footprint of the existing Centre. 
Even so, as well as meeting our direct requirements it includes 
specific ‘outward-looking’ provision in the form of office space 
(in 2/4 Sackville St) for partner organisations and (in the new 
Centre) for start-ups.  

Student-type rooms for interns are also included on the 
upper floors of the new Centre along with a small number of 
apartments that can be used by others in training or closely 
involved in the ministries of Greyfriars and New Hope.  

The proposed realignment of the vehicle access would 
improve the practicality as well as the aesthetics of the site, 
and we believe is in keeping with the Borough Council’s aim of 
improving the environment of the roundabout as a whole.  It is 
not, however, essential: the scheme would still work with the 
current access, but parking would be slightly reduced.
 
This ability to phase implementation of the scheme is in 
contrast to the previous proposals.

A right of light study has illustrated the extent of built form we 
can fit on the site. Whilst not using all the airspace available, we 
have used this study to guide the new centre design

Initially the properties will provide 
office accommodation for the staff, 
bringing them together under one roof 
while the new Centre containing the 
permanent staff offices is built.  The 
houses will be joined to the church 
through a new atrium which will include 
replacement church toilets.

In the longer term the houses will 
provide a dedicated prayer room on 
the ground floor, and on the upper 

floors offices and counselling space for 
partner organisations (such as those 
envisaged in the Bridewell project in 
2014) with direct access from Sackville 
Street.

Overall there has been a significant 
sense of God’s timing and provision 
through the purchase process and in 
how the space provided opens out the 
opportunities within the site

For a number of years there has been talk and prayerful 
dreams of securing the long term future of our site through 
the acquisition of houses on our side of Sackville Street.  Part 
of this vision has come to reality with the purchase of Nos. 2 
& 4 Sackville Street.  When the news that the properties were 
for sale was heard the Diocese commented it was a “once in a 
lifetime opportunity”, the PCC said that  their purchase would 
pave the way for the next 100 years of our ministry, and our 
architect said that it solved many of the problems of our site.

Overview and rationale The Sackville Street addition 

Ground Floor First and Second Floor

The proposals form an integrated 
whole but are intended to be 

deliverable in phases:

Phase 1 – the 
work on 2/4 
Sackville St and 
the connecting 
atrium;

Phase 2 – rebuild of 
the Centre (staff move 
temporarily to the 
upper floors of 2/4 
Sackville St, with the 
ground floor and the 
new atrium space being 
available for meetings);

Phase 4 – new 
vehicle access, 
parking and 
landscaping. Phase 3 – 

construction of the 
new entrance, foyer 
etc. on the west end 
of the church and 
the link to the new 
Centre;



The proposed new Greyfriars Centre sits 
roughly on the footprint of the existing 
Centre, connected to the church by the 
link building.  
 
Due to the slope of the site, the entrance 
hall is split level, and leads down to 
the large main hall, as well as to the 
main church kitchen.  Lifts are provided 
throughout, separately for church 
and residential zones.  There is also a 
separate residential entrance.
 
The main hall can be used as one, or 
divided flexibly as required, for breakout 
groups or smaller meetings.  The kitchen 
provides for the wide range of catering 
needs across the site.
 
On the first and second floors, there are 
church meeting rooms and an informal 
lounge similar to the current West End, 
along with open-plan staff offices, and 
co-working office space for facilitating 
community amongst home or self-
employed workers or small start-up 
businesses.

The new Centre The new West End 
The design of the new West End is key to the redevelopment 
proposal as it aims to make the large foyer a central hub of 
activity, providing opportunities for socialising and a welcoming 
entrance to the site. It will include a reception desk to welcome 
guests as well as the bookshop and coffee shop. 
 
The design includes large glass windows in order to provide a 
welcoming and accessible ‘shop window’ for the site and there 
will be doors from the car park and from Friar Street.  The 
atrium will include seating, and the open design of the whole 
space will mean it will be ideal for socialising e.g. coffee after 
church services.

The atrium will lead into the church 
through doors under the west window. 
Around the north side of the church,  
accessed either from the main atrium 
or direct from the church, there will 
be a smaller atrium area.  This will be 
a quieter space with some seating, but will also provide 
the link to the facilities in the Sackville St properties. 

From the main atrium, a link corridor will provide access 
to the new Centre. This will follow the site of the present 
portacabins and will have large glass windows onto the 
car park. This corridor will enter the Centre through 
double doors and will lead to stairs and a lift down into 
the main Centre entrance hall. 

On the upper floors, there is the 
opportunity to provide residential 
accommodation for use by interns or 
others.  This is shown as a mixture of 
flats and shared accommodation.
 
This collection of spaces, with a 
vibrant hub for the church staff team 
at the centre, provides flexibility 
for a wide range of church activities 
throughout the week to live out 
God’s unfolding vision for Greyfriars 
in the town.
 

Using the airspace above the new 
centre helps us to provide an element 

of residential accommodation more 
cost effectively than other means



How long might it take to deliver?

How much would it cost?

How would the cost be funded?

Next Steps

Assuming there is broad support for the proposals, we hope 
to fast track phase 1 through planning and into delivery.  The 
refurbishment of 2 and 4 Sackville Street and the linking atrium 
could be complete by mid-2018. We aim to seek planning and 
Diocesan approval for phases 2 to 4 at the same time. Overall 
the delivery of phases 2 to 4 is estimated to take 18 months 
from the date of approval and procurement.  The following sets 
out the most realistic programme, subject of course to funding.

Activity 2017 2018 2019
Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

Scheme design & Consultation

Update scheme design

PCC Approval

Phase 1 Planning & Detail Design

Phase 1 Delivery

Phase 2-4 Planning & detail Design

Phase 2 Delivery

Phase 3 Delivery

Phase 4 Delivery

We have engaged Ridge and Partners as Quantity Surveyors to  
help us assess the cost and set out below a summary of the  
outline budget.
Summary of costs 
Item        Cost £k
Scheme design and planning costs         200
Phase 1: Sackville St refurbishment and link block    550
Phases 2-4 including design fees    5,000
Fixtures, fittings, relocation and other costs     200
Contingency (10% also in QS cost plan)         250
Total cost as at Q2 2017              6,200 
 

We are starting from a good position. After 
the acquisition of the Sackville Street houses 
the redevelopment fund stands at £3m.
We would ideally like to commit to a 
contractor from the outset to deliver Phases 
2 to 4 inclusive even though the work itself 
would be phased.  This means that we 
would need to raise the remaining funding and/or secure firm 
commitments to future funding within the next twelve months.  
We will be setting up a finance team under Simon Porter to 
address funding sources available to the church, but we will all 
need to seek God’s guidance as to our own level of giving. 

The timetable of events during the consultation period is set out 
below. This period is an opportunity to ask questions and discuss 
what would be a very significant project for us as a church.  But 
it is also a time to focus on praying for God’s guidance and 
direction.  
The Greyfriars website will have a running ‘Question and answer’ 
page.  Questions can be emailed to redevelopment@greyfriars.
org.uk and will then appear with an answer on the website.
We are planning on a half-week of prayer in June and linked 
to this a short survey questionnaire will be made available 
electronically and in print.  This will give everyone a structured 
way of responding to and commenting on what is proposed. 
Prayer update emails - sign up at 
redevelopment@greyfriars.org.uk (printed alternatives 
available on request)

We also need to take into account construction cost inflation and 
VAT. If we were to achieve the programme shown, inflation at 4% 
per annum would add circa £500k to the cost.
We believe that some of the work will be zero-rated for VAT and 
we are taking specialist advice on this.  At this stage we consider 
that it is prudent to budget that £600k VAT will become payable.

In summary, the total outturn cost could therefore be £7.3m.

Consultation 
launched at APCM:
24th April 2017

Evening of 
questions and 
prayer: 
16th May

Evening of Prayer:
20th June
Consultation closes: 
21st June

PCC to review 
Consultation 
Responses and decide 
way forward: 
3rd July


