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Introduction

Purpose of the Planning Statement

This Planning Statement has been prepared by Q+A Planning Ltd (‘Q+A’) to support an
outline planning application submitted on behalf of Montpelier Estates, for the
development of a new 53 bed care home (Use Class C2) with ancillary accommaodation,
associated car parking at the former Dellwood Community Hospital, 22 Liebenrood Road,
Reading, RG30 2DX.

Full details are provided in respect of access, appearance, layout, and scale.
Landscaping is proposed as a reserved matter for consideration at a later stage.

This planning application follows in response to a previously withdrawn scheme
(Application Reference: 201275) which sought approval for the comprehensive clearance
of the site, including demolition of the former Dellwood Community Hospital to provide a
55-bed care home (Use Class C2). Further to detailed discussions with officers from
conservation and planning at Reading Borough Council (hereafter referred to as ‘the
Council’), the scheme has been redesigned in line with the Council’s clear aspirations for
the applicant to retain the original building.

Scheme Amendments

Accordingly, the applicant is taking the opportunity to amend the scheme and update its
design to respond to the above comments. The key changes proposed to the application
are:

= The proposed design now retains the historic former hospital building as an integral
part of the development and thus protecting the non-designated heritage asset;

= The re-configured layout incorporates an ‘L-shaped’ footprint and proposes that the
majority of the building is set away from Liebenrood Road (unlike the previous
scheme) thereby reducing the impact of the development on the street scene;

= The new extensions have been designed to reflect the detailing and materials of the
retained building but with contemporary elements thereby ensuring that the integrity
of the original building is maintained;

= The inclusion of a central area of amenity space provides a feature to the
development serving as a visual break from the old with the new. In addition, it will
provide a valuable outside space for residents and visitors and an attractive
landscaped setting for the building;

= The design now includes a step down in the massing of the building on the wing
which extends towards the park to reduce the massing of the building; and

= A reduction in the number of beds from 55 to 53.
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1.5 The purpose of this Statement is to provide details of the amended application proposals
and how they respond to comments received from a range of consultees during the
previous application. Furthermore, this document will describe the site and surroundings,
review the planning policy framework in view of the update to the NPPF, reassert the key
benefits of the application and provided an updated planning appraisal. The Statement
will draw conclusions as to the suitability of the amended development proposal.

1.6 Detailed research and updated investigations / surveys have been carried out by a
professional team of consultants on behalf of the applicant. Various documents have
been submitted in support of the planning application in accordance with the relevant
national and local validation requirements and are summarised in Table 1.1 below.

Table 1.1 Document Schedule

Document Author

Design and Access Statement ID Partnership
Transport Assessment David Tucker Associates
Preliminary Ecological Appraisal Ramboll

Daytime Roost Inspection Lockhart Garratt

Bat Survey Report and Mitigation Strategy Windrush Ecology
Arboricultural Impact Assessment Advanced Arboriculture
Drainage Strategy and Flood Risk Assessment Baker Hall
Sustainability Statement Hydrock MRB

Utilities Search Groundwise Searches
Phase 1 Ground Investigation Report Ramboll

1.7 The following plans have also been prepared by the applicant and ID Partnership to
accompany the application:

Table 1.2 Application Drawing References

Plans Drawing Reference
Site Location Plan 100 Rev. P1
Existing Site Plan 101 Rev. P1
Proposed Site Plan 200 Rev. P2
Proposed Floor Plans 1/2 201 Rev. P2
Proposed Floor Plans 2/2 202 Rev. P2
Proposed Roof Plan 203 Rev. P1
Proposed Elevations 301 Rev. P2

Structure of the Planning Statement

1.8 The remainder of the Planning Statement is structured as follows:

= Section 2 describes the location and characteristics of the application site and
surrounding area and the pre-application consultation process which has been
undertaken;

= Section 3 provides details of the proposed development, the general design
principles and concepts which have been applied, and describes the key benefits of
the application scheme;
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= Section 4 sets out the planning policy context, having regard to the National Planning
Policy Framework (NPPF), the development plan and other material considerations;

=  Section 5 provides a proportionate heritage statement in recognition of the building’s
status as a non-designated heritage asset;

= Section 6 assesses the compatibility of the scheme with the requirements of the
NPPF and relevant development planning policy and demonstrates that the proposed
development accords with those policies; and

= Section 7 provides our overall summary and conclusions.
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2 Site Surroundings and Consultation

2.1

2.2

2.3

2.4

2.5

2.6

2.7

Application Site and Surrounding Area

The site extends to approximately 0.25ha and comprises the former Dellwood Community
Hospital, a 2.5 storey building with a pitched tiled roof. The property has an
unsympathetic rear and side return extension with single storey 1970s flat roofed
sections. The site contains a large surface level car park which was previously in use
associated with the subject building, fronting Liebenrood Road where access is provided
from.

To the rear (east) of the building, the remainder of the site is in healthcare use (Class C2)
which contains a single storey bungalow and The Duchess of Kent Hospice which are
both unaffected by the proposals. The hospice has a reserved right of access over the
application site along the northern boundary.

The western boundary of the site lies along Liebenrood Road, with Prospect Park beyond
(designated as Public Open Space and an Historic Park). The site is located in a
predominantly residential area, characterised by a mixture of semi-detached and modern
low-rise apartments up to 3 storeys in height along a defined building line, albeit the
existing building is set further back into the site than the neighbouring properties.

The majority of the housing provision in the area has off street parking with small
communal and private gardens. Jenkins Close, immediately to the south of the site
comprises a residential cul-de sac and to its rear (south of the Hospice) is a large single
storey building accessed off Amethyst Lane which is allocated for residential development
for between 32 — 48 dwellings (Ref: WR3n).

The hospital, formerly a maternity unit and latterly a GP surgery for the elderly, closed in
2005 following a decision by the Clinical Commissioning Group who declared the site as
surplus to requirements, and has been vacant ever since. Services were relocated to
nearby Prospect Park Hospital off Honey End Lane in order to ensure continuity of care
within the area. The Applicant acquired the site from NHS Property Services.

The building is not statutorily listed, nor does it fall within a Conservation Area. As
previously described, nearby Prospect Park is designated an Historic Park and Garden
(Grade I1). Notwithstanding, it is recognised that the building is considered to be a non-
designated heritage asset. A proportionate heritage assessment is included at Section 5
of this Statement.

The site is located within Flood Zone 1 and there are no Tree Preservation Orders within
vicinity. The closest bus stop to the site is located directly outside the hospital, there are
also high frequency routes within 400m.
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2.8

2.9

2.10

2.11

2.12

2.13

2.14

Access to the site is obtained from Liebenrood Road, a single carriageway road with a
30mph speed classification. Along the frontage of the site the carriageway width is
approximately 6.7m and bounding the western side of the site frontage is a 2.6m wide
footway alongside a grassed verge. The hospital site currently has a split vehicle access
comprising of an existing singular point of entry and a separate exit point, taken from
Liebenrood Road.

Planning permission was approved in May 2020 to amend the existing north-western
access point to facilitate two-way vehicular movements, thus allowing for the continued
operation of the Hospice irrespective of any future redevelopment of the remainder of the
site.

A Sustainable Location

The site is located in a sustainable location and is well equipped for pedestrians with lit
footways on all roads as well as footpaths linking green spaces. The closest bus stop to
the site is located directly outside the hospital, there are also high frequency routes within
400m.

The majority of trips that will be made by foot or cycle to the development will be for the
purpose of short visits to the residents. Some of the more able residents may make trips
on foot for shopping trips, and to bus stops as part of linked trips to other destinations. It
is generally considered that for distances under 2km, walking offers the greatest potential
to replace short car journeys. Accessibility by foot to local amenities has been determined
by the transport consultants (David Tucker Associates).

Located approximately 1.2km west of the site is an Asda food store, this equates to a
circa 15-minute walk. The nearest GP to the proposed development is Southcote Clinic
which is located approximately 1.4km south west of the site. There is also a pharmacy
located across the square from the GP Surgery.

There are a number of eateries and public houses in the area surrounding the site. The
nearest of these is the Parkside Café which is 350m from the site. There are also several
places of worship approximately 400m north of the site.

Overall, the site is considered to be well located in terms of accessibility to local facilities.
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Figure 2.1 Application Site Boundary
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Figure 2.2 Application Site From Liebenrood Road
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Figure 2.3 Former Dellwood Hospital Southern Elevation

Figure 2.4 Former Dellwood Hospital Northern Elevation
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Figure 2.5 Former Dellwood Hospital Eastern Elevation
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2.15 The above planning history clearly illustrates the longstanding residential institution use

2.16

2.17

Planning History

Relevant planning history for the site (former Dellwood Community Hospital) is

summarised in Table 2.1 below.

Table 2.1 Planning History

A

Application | Description of Development Decision

Reference

201275 Outline application considering access, appearance, layout | Withdrawn
and scale involving demolition of existing hospital building | 21.03.21
(Class C2) and erection of a three storey elderly care home
facility (Class C2) including ancillary office / administration
facilities, amenity space and associated car parking
(landscaping reserved for future consideration)

191257 Retain and amend the existing site access to provide an | Approved
entrance of 8m in width to facilitate vehicular movements | 11.05.20
both accessing and exiting the site.

160782 Confirmation of compliance with all pre-commencement | Discharged
conditions for planning permission 96/00518/0OA. 22.06.16

120438 Single storey front and side extensions. Approved

18.02.13

111209 Proposed siting of a new portacabin for 5 years. Approved

07.09.11

990236 Single storey extension to the rear of the building to create | Approved
a quiet sitting area for patients and relatives. 09.01.01

991160 Determination as to whether the siting of a | Observations
telecommunications tower is permitted development. sent 07.08.00

980225 Replace existing external fire escape and form new internal | Approved
fire escape stair. Fire precautions work to existing building. | 15.07.98

960922 Residential development for 9 No. dwellings (Social | Approved
Housing). 22.10.96

of the site (Class C2).

Pre-Application Consultation

As noted previously, the applicant submitted a planning application for the redevelopment
of the site to provide a 55-bed care home including demolition of the historic former
hospital building. The Council’s Conservation Officer objected to the scheme on the basis
that the Victorian building is considered to be a non-designated heritage asset and its
demolition could not be supported. On this basis the application was subsequently
withdrawn.

The applicant subsequently met with officers during early 2021 and presented several
sketch scheme options which sought to retain the Victorian building. The officers
considered that in principle the changes were positive and that they welcomed the
retention of the core part of the original building. However, given the magnitude of the
changes sought, the applicant was advised that the application be withdrawn and
resubmitted.

11
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2.18

2.19

2.20

2.21

2.22

2.23

As part of the discussions, officers highlighted concerns regarding the forward projection
of the new wing towards Liebenrood Road and massing of the building close to the road.

The requirement to retain the building presents some obvious challenges with regards to
delivering the scale of accommodation required across the remainder of the site and also
taking into account that the existing building cannot be adapted to provide bedroom
accommodation. In addition, the site is further constrained once the requirements for car
parking, servicing and soft landscaping are accounted for.

Notwithstanding this, the officer comments have been taken on board as part of the
design of the submitted scheme. The new development includes an appropriate set down
at second floor level and efficient use of the roof space for ancillary staff and
administration accommodation where the extension connects the existing building to the
new wing.

We thank officers for their time and pre-application comments received which has helped
define the parameters of the amended design.

Statement of Community Involvement

The applicant has undertaken an engagement exercise with a leaflet drop to residential
and commercial properties in the vicinity of the application site. A copy of this leaflet can
be found at Appendix 2.

Summary

The application site is situated in a sustainable central location. It is in close proximity to
a range of shops and services and is highly accessible off Liebenrood Road for cars,
pedestrians and cyclists. The site was previously in Class C2 use and therefore in
locational terms, provides an excellent opportunity for a care home development.

12
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3 Proposed Development

3.1

3.2

3.3

3.4

3.5

3.6

This section details the development for which planning permission is sought and sets
out a description of the development. The application proposals are fully described in the
Design and Access Statement within this submission which should be read in conjunction
with this Planning Statement.

The application seeks outline planning permission for:

‘Partial demolition and retention of existing building and proposed erection of a care home
(Use Class C2), and ancillary facilities, amended access arrangements, car parking, and
associated works.’

All matters are sought for approval except for landscaping which will be submitted as a
reserved matter.

An Introduction to Montpelier Estates

Montpelier Estates was founded in 1996 to provide specialist solutions to clients in the
healthcare sector. They specialise in designing and delivering nursing and residential
homes, health centres, surgeries, hospitals and independent hospitals. Montpelier are
founded on the principle that good quality therapeutic design supports the delivery of high-
quality healthcare and leads to more positive outcomes for patients, families and carers.
Since Montpelier began, it has provided over 500 secure hospital beds, over 1,000
nursing beds and 200 rehabilitation and other specialist service beds.

Given this strong track record of delivering healthcare facilities, Montpelier are well placed
to ensure that the proposed care home at Dellwood will be of a high-quality and meet the
needs of the elderly and wider community, brining social, economic and physical benefits
through the development of the site.

Proposed Care Home

The proposed development comprises a two and three storey 53-bedroom care home
(Use Class C2) with associated parking, amenity space and administration facilities.
Details of landscaping are reserved for future submission. The proposed design
integrates the historic portion of the existing former hospital building with new
development. The proposed care home will be capable of providing care to residents of
all dependency levels, including those with higher dependency, who require nursing care
or dementia care within a specialist unit designed to cater for their needs.

13
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3.7

3.8

Figure 3.1 Proposed Site Layout

Qv0d GOOYHN

Dellwood
Physiotherapy
Unit

afl

—_

Liebenrood
Road

4
N

|
|

Full details of the appearance of the proposed development can be found in the submitted
Design and Access Statement and accompanying drawings. The proposed reconfigured
layout will retain the historic portion of the former hospital building and provide bedroom
accommodation within a new ‘L-shaped’ three storey development. Communal day
spaces are proposed along the western elevation along with terraces at first and second
floor to take advantage of views over Prospect Park.

The existing Victorian element will house the communal facilities and day spaces with all
residents’ rooms and care facilities within the newly built element. The care home will be
arranged over three floors with roof space used for staff facilities and ancillary spaces. A
total of 53 en-suite bedrooms will be provided, drug stores, assisted bathing facilities,
disabled toilet facilities and communal day spaces will be provided on each floor. In
addition, a bar, bistro, and a hair/beauty salon will be provided on the ground floor. The
development will be fully accessible and DDA compliant with lifts to serve all floors and
step free access across the ground floor of the building.

14
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3.9

3.10

3.11

3.12

Figure 3.2 Proposed South West Elevation from Liebenrood Road

Externally, the existing access road to the north of the site will be retained and combined
into a single vehicular entry and exit point with wider turning radii. Car parking spaces will
be provided for 18 vehicles to the south of the access road, 13 spaces to the front of the
retained former hospital building and 5 undercroft spaces to the rear. An enclosed bin
store is proposed adjacent to the parking at the back of the building alongside facilities
enabling bins to be wheeled out on collection day.

A central landscaped area is to be created separating the retained building with the new
wing. This is well related to the bistro and to the day space allowing movement out from
these areas into the garden. Additional areas of landscaping are to be provided to the
south of the building adjacent to Jenkins Close including new tree planting to replace
those lost through the development. The areas of open space allow for a pleasing
recreational and sensory experience for the residents. Footpaths are suitable for
wheelchairs and walking frames with frequent areas to stop and rest.

In terms of the scale and massing, the existing building is a 2.5 storey building with large
floor to ceiling heights. The proposed building comprises three floors plus an attic
accommodation served by a four-storey lift tower at the rear. There are no dormers in
the attic and an asymmetric pitch, the building will read as three-storey’s from Liebenrood
Road. The proposed roof will meet with the existing eaves level and will not be
significantly higher than the existing roof. The scale of the building reduces as it
approaches Liebenrood Road with a smaller roof and roof terrace at its closest point.
(Figure 3.3).

The form, detailing and proposed materials have taken inspiration from the existing
Victorian building and similar vernacular found in the local area. The proposed elevation
design therefore incorporates red brick, hung clay tiles, a double gable and tall narrow
windows.

15
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Figure 3.3 Sketch View to Demonstrate Scale

16
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3.13

3.14

3.15

3.16

3.17

3.18

Resident Profile and Community Integration

There are many different reasons for people needing nursing outside of a hospital setting,
post-stroke, physical impairment that may be either temporary or permanent, mental
health conditions such as early on-set dementia, Alzheimer’s or Parkinson’s. Every
patient presents differently, and the home will carry out an assessment to ensure
compatibility with the service provided. Residents can be admitted for end-of-life care or
for others it will be a lifestyle choice since they will have the security and comfort of
medical care yet make full use of the site’s amenities and events.

The care home will meet a variety of elderly needs and will enable residents to stay for
varied lengths of time with 24/7 medical care if required and in a welcoming environment
with amenities close at hand.

Communal space is provided throughout the building and meets the different needs of
the residents; quiet spaces for relaxation, activity areas or more social spaces.

The proposed care home will be focused on integration with the wider neighbourhood
rather than becoming a closed and self-sufficient community. Several facilities will be
provided including a lounge, gym, cinema bistro and health and beauty salon. The
community is invited to share and use these spaces, not only for the dedicated uses
provided but other for other functions, such as:

=  Offering day care space to local residents;

=  Special events such as wine tasting evenings, afternoon tea, charity cake sales etc;
= Attending, or performing, musical recitals;

= Visits by school groups;

= Hairdressing, beauty therapy appointments;

=  Cookery demonstrations and classes;

= Games evenings; and

= As avenue for the community to organise various clubs and groups.

The home can support small, local enterprises for example, a hairdresser can have a
dedicated salon made available within the home to serve the whole community. The heart

of the home is the bistro and bar, positioned within the original Victorian building, where
most of the activity and integration will occur.

In addition, the home will provide significant employment opportunities in the region of 55
- 60 full time equivalent positions across shift patterns, varying from skilled maintenance
and housekeeping jobs, to qualified nursing and managerial staff. It is expected that only
20-22 staff would be on site at the busiest times during the morning shift. Available jobs
will typically be on a part time basis, making them attractive for parents working around
school hours for example. The table below demonstrates the variety of employment
opportunities.

17
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Table 3.1 Proposed Employment Breakdown

Staff Member Approximate Number employed
Nursing Home Manager
Administrators

Receptionist

Finance Manager

House Keeping Manager
Registered Nurses

Senior Carers / Team Leaders

Care Assistants

Chef

Kitchen Staff

Laundry

Maintenance Staff and Ground Staff
Total

QR INOININ(O|O (R IN|F-

7

3.19 It is therefore considered that the proposed development positively responds to the
importance of the provision of community facilities in a viable and sustainable
environment, supporting all generations and interests.

Need for Care Home Facilities

3.20 Reading generally is under provided with nursing beds. This application seeks to address
that shortfall.

3.21 Typically care homes have a catchment area of 5 or 3 miles dependent upon travel times.
The more urban an area is, the smaller the catchment area will be. Montpelier have
provided the following data to demonstrate this point drawn census figures and
extrapolations of historic requirements for care beds in the community. They exclude
NHS services and specific specialist care outside of traditional elderly care.

Table 3.2 Shortfall of Care Beds in Reading

5 miles 3 miles 2 miles
Catchment population 290,000 190,000 100,000
Bed demand 1,600 915 480
Shortfall 500 250 225

3.22 Estimates of household groups who have particular housing needs is a key output of the
Berkshire (including South Bucks) Strategic Housing Market Assessment!. National
Planning Policy identifies that local planning authorities should plan for a mix of housing
which takes account of the needs of different groups in the community. Both the SHMA
and PPG advises that a key driver of change in the housing market over the next few
years is expected to be the growth in the population of older persons.

1 GL Hearn, February 2016

18
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3.23

3.24

3.25

3.26

3.27

Population projections indicate that there is expected to be a notable increase in the older
person population within the study area, with the total number of people aged 65 and over
projecting to increase by 73% over the 23 years from 2013. This compares with overall
population growth of 17% and growth in the under 65 population of just 7%. The projected
growth in the population aged 65 and over is higher than that projected for both the region
and England as a whole. Within Reading, the projected change in over 65-year-olds is
63.5% (2013 to 2036).

The demographic modelling indicates that in 2036 there will be 8,643 people aged 75 and
over living in ‘institutions’, which on the basis of the current supply (5,181 beds in nursing
and residential care homes) suggests a potential shortfall of 3,462 beds up to 2036 (151
per annum). In the case of Reading, this translates to a net need of 253 beds which is
borne out in adopted development plan Policy H6.

In addition to providing projections about how the number and proportion of older people
are expected to change in the future, the SHMA also examines the likely impact on the
number of people with specific illnesses or disabilities. Analysis focuses on estimates of
the number of people (65 years and over) with dementia and mobility problems. Both of
these illnesses and disabilities are expected to increase significantly in the future, as
expected given the increasing ageing population and the expectation of longer life
expectancy. In particularly, there is projected to be a large rise in the number of people
with dementia (up 109% in the study area, and 86.9% in Reading specifically), along with
a 95% increase in the number of people with mobility problems (up 78% in Reading
specifically).

The shortage in bed spaces inevitably leads to residents being placed in homes that are
away from their familiar environment. It is well established that one of the most important
contributions to an individual’s health is their contact with friends and family. If a relative
is placed in care several miles away and separated from their support network, it has
been demonstrated that their health suffers. It is important that there is local provision so
that these integral links are maintained.

In the past 20 years standards of care accommodation have evolved significantly. The
care homes of the pre-2000 era are often operated from converted houses with
extensions and are below the expectations of modern healthcare standards. Bedrooms
are typically small (10 sq. m) and are often without ensuite facilities. Communal areas
are limited amounting to no more than a lounge and dining room, whilst circulation space
is narrow and amenity space is negligible. Modern care homes include bedrooms of
between 16 — 18 sg. m, with wet room facilities providing a further 5 sq. m. Communal
spaces are now significantly larger and include activity rooms, private dining options and
bistro. Public expectations of care homes have evolved over the past 20 years and are
more akin to hotel standard of accommodation.
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Benefits of the Proposed Development

The scheme will provide a range of benefits, including the following:

The provision of a 53-bed care home which meets an identified local need and the
demands of an ageing population. It will provide high-quality healthcare
accommodation in a secure, welcoming, and supportive environment with the
necessary associated facilities enabling patients to progress along the care
pathways;

The provision of a variety of communal facilities within the building which will be
available to residents of the home and the wider community at large;

The development will bring economic benefits through a range of employment
opportunities and have wider positive spin-off effects to the local economy
representing a significant level of investment. It will deliver a range of socio-economic
benefits to the area;

The building has been sensitively designed. The scale, massing and proposed
materials reflect the local vernacular and will ensure that the building is readily
assimilated into the local environment;

The development includes amenity space for the residents and provides an attractive
landscaped setting for the building. EXxisting trees are to be retained where possible
and additional tree planting is proposed.

The proposed development comprises a substantial investment into the site,
safeguarding the long-term viability of the building as a non-designated heritage
asset and bringing the building back into productive use;

The removal of unsympathetic and substandard extensions that detract from the
heritage value of the original building; and

Assistance in the continued evolution of the site for healthcare uses.
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4 Planning Policy

4.1

4.2

4.3

4.4

4.5

4.6

4.7

This section describes the relevant adopted local planning policies as well as national
planning policy and other material considerations which the decision taker should have
regard to.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 and Section 70(2) of
the Town and Country Planning Act 1990 require that planning applications must accord
with the provisions of the adopted Development Plan, unless material considerations
indicate otherwise.

The National Planning Policy Framework (NPPF 2021) represents a material
consideration. The NPPF advises that there is a presumption in favour of sustainable
development and that development in accordance with the development plan should be
granted without delay unless material considerations indicate otherwise (paragraph 11).

Reading Borough Council’'s adopted development plan for the area comprises the Local
Plan and Proposals Map (November 2019). The new Local Plan replaces the Core
Strategy, Reading Central Area Action Plan and Sites and Detailed Policies Document
which no longer apply.

National Planning Policy

The NPPF (2021) is a key material consideration in all planning decisions and sets out
the overarching policy priorities for the planning system against which local plans will be
prepared and decisions made on planning applications.

The document notes at paragraph 7 that the purpose of the planning system is to
contribute to the achievement of sustainable development. Further, at paragraph 11 it
notes that plans and decisions should apply a presumption in favour of sustainable
development which for decision-taking means:

= approving development proposals that accord with an up-to-date development plan
without delay; and

= where there are no relevant development plan policies, or the policies which are most
important for determining the application are out-of-date, granting permission unless:

o The application of policies in the Framework that protect areas or assets
of particular importance provides a clear reason for refusing the
development proposed; or

o Any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the
Framework taken as a whole.

In terms of decision-making, the document advises at paragraph 38 that local planning

authorities should approach decisions on proposed development in a positive, creative
way. They should work with applicants to secure developments that will improve the
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4.12

economic, social and environmental conditions of the area and in particular, approving
applications for sustainable development where possible.

Paragraphs 39-46 encourage early engagement and pre-application discussions to
improve the efficiency and effectiveness of the planning system and outcomes for the
community.

The NPPF considers over a number of chapters how the Government’s objectives will be
achieved. Of particular relevance to the current proposal are chapters 6, 8, 9, 11, 12, 14,
15 and 16 which are discussed in more detail below.

Section 6 — Building a strong, competitive economy

Paragraph 81 advises that planning policies and decisions should help create the
conditions in which businesses can invest, expand and adapt. National policy advances
that significant weight should be placed on the need to support economic growth and
productivity, taking into account both local business needs and wider opportunities for
development.

Section 8 — Promoting healthy and safe communities

Paragraph 92 encourages planning policies and decisions to ‘promote social interaction,
including opportunities for meetings between people who might not otherwise come into
contact with each other — for example through mixed-use developments, strong
neighbourhoods centres, street layouts that allow for easy pedestrian and cycle
connections within and between neighbourhoods, and active street frontages’.

Additionally, at paragraph 93 the NPPF encourages the provision of social, recreational
and cultural facilities and services that the community needs. Pertinently planning policies
and decisions should:

= ‘plan positively for the provision and use of shared spaces, community facilities (such
as local shops, meeting places, sports venues, open space, cultural buildings, public
houses and places of worship) and other local services to enhance the sustainability
of communities and residential environments;

= Take into account and support the delivery of local strategies to improve health, social
and cultural well-being for all sections of the community;

= Guard against the unnecessary loss of valued facilities and services, particularly
where this would reduce the community’s ability to meet its day-to-day needs;

= Ensure that established shops, facilities and services are able to develop and
modernise, and are retained for the benefit of the community; and

= Ensure anintegrated approach to considering the location of housing, economic uses
and community facilities and services.’
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Section 9 — Promoting sustainable transport

The NPPF emphasises that transport policies have an important role to play in facilitating
sustainable development and in contributing to wider sustainability objectives.

When considering development proposals, paragraph 111 makes clear that ‘development
should only be prevented or refused on highways grounds if there would be an
unacceptable impact on highway safety, or the residual cumulative impacts on the road
network would be severe.’

Within this context, paragraph 112 encourages development applications to ‘give priority
first to pedestrian and cycle movements, both within the scheme and with neighbouring
areas; and second — so far as possible — to facilitating access to high quality public
transport, with layouts that maximise the catchment area for bus or other public transport
services, and appropriate facilities that encourage public transport use.’

Section 11 — Making effective use of land

Planning policies and decisions should promote an effective use of land in meeting the
need for homes and other uses, while safeguarding and improving the environment and
ensuring safe and healthy living conditions.

Specifically, paragraph 120 of the NPPF makes clear that planning policies and decisions
should:

= ‘encourage multiple benefits from urban land, including through mixed use schemes
and taking opportunities to achieve net environmental gains;

= Give substantial weight to the value of using suitable brownfield land within
settlements for homes and other identified needs, and support appropriate
opportunities to remediate despoiled, degraded, derelict, contaminated or unstable
land; and

=  Promote and support the development of under-utilised land and buildings, especially
if this would help to meet identified needs for housing where land supply is
constrained and available sites could be used more effectively (for example building
on or above service yards, car parks, lock-ups and railway infrastructure).’

Section 12 — Achieving well-designed places

Paragraph 126 advises that the creation of high-quality buildings and places is
fundamental to what the planning and development process should achieve. Good
design is a key aspect of sustainable development, creates better places in which to live
and work and helps make development acceptable to communities.

Paragraph 130 advises that planning policies and decisions should ensure that
developments:
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= ‘Will function well and add to the overall quality of the area, not just for the short term
but over the lifetime of the development;

= Are visually attractive as a result of good architecture, layout and appropriate and
effective landscaping;

= Are sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging appropriate
innovation or change;

= Establish or maintain a strong sense of place, using the arrangement of streets,
spaces, building types and materials to create attractive, welcoming and distinctive
places to live, work and visit;

=  Optimise the potential of the site to accommodate and sustain an appropriate amount
and mix of development and support local facilities and transport networks; and

= Create places that are safe, inclusive and accessible and which promote health and
well-being, with a high standard of amenity for existing and future users.

Paragraph 132 goes on to state that design quality should be considered throughout the
evolution and assessment of individual proposals. It acknowledges that early discussion
between applicants, the local planning authority and local community about the design
and style of emerging schemes is important for clarifying expectations and reconciling
local and commercial interests.

Section 14 — Meeting the challenge of climate change, flooding and coastal
change

Section 14 outlines that the planning system should support the transition to a low carbon
future in a changing climate, taking full account of flood risk. It should help to: ‘shape
places in ways that contribute to radical reductions in greenhouse gas emissions,
minimise vulnerability and improve resilience; encourage the reuse of existing resources,
including the conversion of existing buildings; and support renewable and low carbon
energy and associated infrastructure.’

In determining planning applications, local planning authorities should expect new
development to:

=  Comply with any development plan policies on local requirements for decentralised
energy supply unless it can be demonstrated by the applicant, having regard to the
type of development involved and its design, that this is not feasible or viable; and

= Take account of landform, layout, building orientation, massing and landscaping to
minimise energy consumption.’

Section 15 - Conserving and enhancing the natural environment
Planning policies and decisions should contribute to and enhance the natural and local
environment by ‘minimising impacts on and providing net gains for biodiversity, including

by establishing coherent ecology networks that are more resilient to current and future
pressures.’
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Section 16 — Conserving and enhancing the historic environment

Section 16 of the Framework considers conserving and enhancing the historic
environment at paragraphs 189 to 208 ensuing assets are conserved in a manner
appropriate to their significance.

The Framework defines ‘heritage assets’, in Annex 2, as:

“A building, monument, site, place, area or landscape identified as having a degree of
significance meriting consideration in planning decisions, because of its heritage interest.
Heritage assets include designated heritage assets and assets identified by the local
planning authority (including local listing).”

Paragraphs 194 to 198 deal with the general development management covering all
heritage assets. Paragraph 194 places a duty on the LPA to require applicants to
describe the significance of any heritage assets affected by a proposal to a proportionate
level of detail to enable an understanding of the potential impacts of the proposed
development on the significance of heritage assets. Paragraph 195 requires local
planning authorities to identify and assess ‘the particular significance of any heritage
asset’. This should be taken into account when considering the impact of a proposal.

The Framework defines heritage ‘significance’, in Annex 2, as:

“The value of a heritage asset to this and future generations because of its heritage
interest. Significance derives not only from a heritage asset’s physical presence, but also
from its setting.”

In accordance with paragraph 197, a number of considerations should be taken into
account by the LPA, first of which is the (relative) desirability of sustaining and enhancing
the significance of heritage assets and putting them to viable uses consistent with their
conservation. It also requires the positive contribution that the conservation pf heritage
assets can make to sustainable communities and their economic viability to be
considered, and finally, the desirability of new development making a positive contribution
to local character and distinctiveness.

Consideration of the impact of the development on both the Locally Listed former hospital
building and Prospect Park is provided at Section 5 Heritage Statement of this document.

Conclusion in relation to the NPPF

The NPPF places a firm emphasis on promoting and supporting conservation and
enhancement of the historic environment ensuring assets are conserved in a manner
appropriate to their significance in the development of under-utilised land and buildings
Significantly the NPPF makes clear that there is a presumption in favour of sustainable
development. These factors weigh heavily in favour of approving the scheme and is
considered to embody sustainable development.
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Planning Practice Guidance

The Planning Practice Guidance (PPG) is an online planning guidance resource intended
to make guidance more accessible and easier to keep up to date.

Design

The PPG stresses the importance of good design and states that planning should drive
up standards across all forms of development. As a core planning principle, plan makers
and decision takers should always seek to ensure high quality design through creating
places, buildings or spaces that work well for everyone.

The Development Plan

Reading Borough Council’'s Local Plan (November 2019) identifies the amount of
development that will take place, the areas and sites where development is expected to
be accommodated, and where it will be restricted, and sets out policies for how planning
applications will be decided. Key policies considered relevant to the application proposals
are considered in detail below:

Policy CC1 — Presumption in favour of sustainable development

Policy CC1 outlines that the Council will take a positive approach to considering
development proposals that reflects the presumption in favour of sustainable
development as set out within the NPPF. Where appropriate, the Council will work
proactively with applicants jointly to find solutions which mean that proposals can be
approved wherever possible.

Policy CC2 — Sustainable design and construction

Proposals for new development, including the construction of new buildings, will be
acceptable where the design of buildings and site layouts use energy, water, minerals,
materials and other natural resources appropriately, efficiently and with care and take
account of the effects of climate change.

The policy dictates that to meet these requirements, all major non-residential
developments are required to meet the most up to date BREEAM ‘Excellent’ standards,
where possible.

Policy CC3 — Adaptation to climate change

All developments will demonstrate how they have been designed to incorporate measures
to adapt to climate change. The following measures shall be incorporated into
development:
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=  Wherever possible, new buildings shall be orientated to maximise the opportunities
for both natural heating and ventilation and reducing exposure to wind and other
elements;

= Proposals involving both new and existing buildings shall demonstrate how they have
been designed to maximise resistance and resilience to climate change;

= Use of trees and other planting, where appropriate as part of a landscape scheme;
and

= All development shall minimise the impact of surface water runoff from the
development in the design of the drainage system, and where possible incorporate
mitigation and resilience measures for any increases in river flooding levels as a
result of climate change.

Policy CC4 — Decentralised energy

In meeting the sustainability requirements of this plan, large scale major developments
(over 1,000 sg. m) shall demonstrate how consideration has been given to securing
energy for the development from a decentralised energy source.

Policy CC5 — Waste minimisation and storage

Development should demonstrate measures to minimise the generation of waste in the
construction, use and life of buildings and promote more sustainable approaches to waste
management, including the reuse and recycling of construction waste and the promotion
of layouts and designs that provide adequate, well-designed space to facilitate waste
storage, reuse, recycling and composting.

Policy CC6 — Accessibility and the intensity of development

The scale and density of development will be related to its level of accessibility by walking,
cycling and public transport to a range of services and facilities, with large-scale
development taking place in the most accessible locations.

Policy CC7 — Design and the public realm

Policy CC7 makes clear that all development must be of high design quality that maintains
and enhances the character and appearance of the area of Reading in which it is located.
The various components of development will be assessed to ensure that the development
proposed makes a positive contribution to urban design objectives.

Developments will be assessed to ensure that they respond positively to their local
context and create or reinforce local character and distinctiveness. The creation of safe
and accessible environments where crime and disorder or fear of crime does not
undermine quality of life or community cohesion. Schemes must also be visually
attractive as a result of good high-quality built forms and spaces, using appropriate
materials and landscaping.
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Policy CC8 — Safeguarding amenity

Development will not cause a detrimental impact on the living environment of existing
residential properties or unacceptable living conditions for new residential properties in
terms of privacy and overlooking, access to sunlight and daylight, visual dominance and
overbearing effects of a development, noise and disturbance and artificial lighting.

Policy EN1 — Protection and enhancement of the historic environment

Historic features, areas of historic importance and other elements of the historic
environment, including their setting will be protected and where possible enhanced. This
includes historic parks and gardens. Policy EN1 goes on to state that all proposals will
be expected to protect and where possible enhance the significance of heritage assets
and their settings, the historic environment and local distinctiveness of the area in which
they are located.

Applications which affect historic parks and gardens will safeguard features which form
an integral part of the special character or appearance of the park or garden.
Development will not detract from the enjoyment, layout, design, character, appearance,
features or setting of the park or garden, key views out from the park, or prejudice its
future restoration.

Policy EN12 — Biodiversity and the green network

New development shall demonstrate how the location and type of green space,
landscaping and water features provided within a scheme have been arranged such that
they maintain or link into the existing Green Network.

On all sites, development should not result in a net loss of biodiversity and geodiversity
and should provide a net gain for biodiversity wherever possible. Development should:

= Protect and wherever possible enhance features of biodiversity interest on and
adjacent to the application site, incorporating and integrating them into development
proposals wherever practicable; and

= Provide new tree planting, wildlife friendly landscaping and ecological enhancements
wherever practicable.

Policy EN16 — Pollution and water resources

Development will only be permitted where it would not be damaging to the environment
and sensitive receptors through land, noise or light pollution. The policy goes on to state
that proposals for development that are sensitive to the effects of noise or light pollution
will only be permitted in areas where they will not be subject to high levels of such
pollution, unless adequate mitigation measures are provided to minimise the impact of
such pollution.
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Policy EN18 — Flooding and sustainable drainage systems

All major developments must incorporate sustainable drainage systems (SuDS) as
appropriate and in line with the Government’s Technical Standards. Runoff rates should
aim to reflect greenfield conditions and, in any case, must be no greater than the existing
conditions of the site.

Policy H6 — Accommodation for vulnerable people

Policy H6 confirms that provision will be made for at least an additional 253 residential
care bed spaces for elderly people between 2013 and 2036, in addition to the overall
housing need. Other specialist accommodation for vulnerable people will address the
identified needs, which are primarily for accommodation that enables occupants to live as
independently as possible, particularly for older people and people with physical
disabilities.

Development for specialist accommodation for vulnerable people will fulfil the following
criteria:

= Developments will, where possible, locate accommodation close to, or incorporate,
relevant community facilities, such as healthcare services, or day care for elderly
people;

= Larger developments will include adequate provision for ambulance access;

= Developments will incorporate areas of green space, which are particularly important
for many groups of vulnerable people; and

= Developments within residential areas will be designed to respect the residential
character of their surroundings.

Development catering for people with limited mobility will fulfil the following criteria:

= Located within 400m of an identified district or local centre and a bus stop on a
strategic bus route; and

= Include secure storage for mobility scooters.

Policy TR1 — Achieving the transport strategy

Planning permission will not be granted for major development proposals unless there is
a commitment to implement measures to promote and improve sustainable transport
facilities, such as through provision to encourage walking, cycling and the use of public
transport; and through agreed travel plans, safe routes to local facilities and services.

Policy TR3 — Access, traffic and highway-related matters

In determining proposals involving new or altered access onto the transport network,
improvement works to the network or the general of additional trips, consideration will be
given to the effect on safety, congestion and the environment.
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If a proposal includes one of these scenarios, development will only be permitted where:

=  Access and works to the highway comply with the adopted standards of the Transport
Authority;

= The development would not be detrimental to the safety of users of the transport
network;

= The proposal would not generate regular movement of heavy goods vehicles on
unsuitable roads; and

= For non-residential uses, or new dwellings on classified roads, off-street servicing
would be provided.

Policy TR5 — Car and cycle parking and electric vehicle charging

Development should provide car parking and cycle parking that is appropriate to the
accessibility of locations within the Borough to sustainable transport facilities, particularly
public transport.

Within communal car parks for non-residential developments of at least 10 spaces, 10%
of spaces should provide an active charging point.

Supplementary Planning Documents / Other Material Considerations

Revised Parking Standards and Design (October 2011)

The parking standards SPD recommends guidelines for maximum parking provision for
new developments based on location and use. The application site falls within Zone 3
(Secondary Core Area — defined as a variety of land uses, within 400m walk of high
frequency bus services). Guidance for a nursing home (Class C2) equates to 1 vehicle
space per FTE staff and 1 per 4 residents.

The SPD notes that the quality of any cycle parking should reflect the likely usage, either
with Sheffield type stands for short term parking or more secure systems for longer term
storage. Cycle parking should be based upon the land use, zonal area and floorspace of
developments. This will better reflect the importance of cycling as a modal choice within
an urban area. Standards for cycle parking are applied as a minimum and are reflective
of the potential for cycling to each land use type. Guidance for a nursing home (Class
C2) equates to 1 space per 3 staff.

Berkshire Strategic Housing Market Assessment (GL Hearn, February 2016)

The six Berkshire unitary authorities and the Thames Valley Berkshire LEP have co-
operated in a Strategic Housing Market Assessment (SHMA), which examines the need
for housing in the area, including affordable and specialist accommodation.
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Estimates of household groups who have particular housing needs is a key output of the
SHMA guidance whilst the NPPF identifies that local planning authorities should plan for
a mix of housing which takes account of the needs of different groups in the community.
The SHMA advises that a key driver of change in the housing market over the next few
years is expected to be the growth in the population of older persons.

Population projections indicate that there is expected to be a notable increase in the older
person population within the study area, with the total number of people aged 65 and over
increasing by 73% over the 23 years from 2013. This compares with overall population
growth of 17% and growth in the under 65 population of just 7%. The projected growth
in the population aged 65 and over is higher than that projected for both the region and
England as a whole. Within Reading, the projected change in over 65-year-olds is 63.5%
(2013 to 2036).

The demographic modelling indicates that in 2036 there will be 8,643 people aged 75 and
over living in ‘institutions’, which on the basis of the current supply (5,181 beds in nursing
and residential care homes) suggests a potential shortfall of 3,462 beds up to 2036 (151
per annum). In the case of Reading, this translates to a net need of 253 beds which is
borne out in adopted development plan Policy H6.

It is clear therefore that there is a projected need for additional bed spaces within Reading
which this application seeks to address.

Annual Monitoring Report 2019-20

The Annual Monitoring Report (AMR) reports on key information relating to planning
policy issues in Reading on an annual basis. The purposes are to monitor the progress
of the Local Development Scheme (LDS) including the positions of planning policy
documents; to review the performance of the Local Plan in relation to key policy targets
set out in the documents; and to determine the extent to which objectives, targets and
programmes are being met to inform and guide the development of future plans and
policies.

The Council’s latest AMR covers the period from the 1%t April 2019 to 315 March 2020.
There remains a requirement for continuous reporting of information.

With regards to housing completions, the number of completed dwellings during this past
recorded year was 521, the lowest since 2014. This is some way below the Local Plan
annual target of 689 and is a significant drop from the 15 year high in 2018-19. It is
thought that this is attributed to the result of natural fluctuation, with some large
developments having completed in 2019, and new developments that might have
commenced having not yet delivered any homes. It remains to be seen how
housebuilding levels will have been affected by Covid-19 related measures or any
subsequent economic impacts.
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Provision of residential care, including other specialist housing for older people also
potentially frees up existing housing to help meet needs. However, it will not be the case
that each residential care (or equivalent) space equates to one dwelling. A partner may
stay living in the main house, for instance, or someone may move into care after living
with family, either in the main home or in an annexe.

The assumption has been made that entirely self-contained units free up one dwelling,
whereas in care accommodation within shared facilities, two new residential care spaces
free up one new home. A total of 55 care home bedspaces are proposed and therefore
using the Council’'s adopted ratio, the scheme would contribute 26.5 homes to meeting
the Council’s overall housing need.

Planning Practice Guidance clarifies that housing provision should take account of
housing for older people, which may be within the C2 residential institution use class.
Provision of residential care, or other specialist housing for older people often frees up
existing housing to help meet needs. The Council’'s SHMA identified a need for new
residential care, on top of the overall housing need, of 253 bedspaces.

Summary
This section has identified a series of development plan documents and other material

considerations, including national policy to be taken into account in the determination of
this application.

A full assessment of the scheme’s compliance with policy, including the principle of
development, is carried out in the following sections.
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5.1

5.2

5.3

5.4

Introduction

In recognition of the application site’s status as a non-designated heritage asset and its
location within the wider setting of the Grade Il Listed Prospect Park located west of
Liebenrood Road, the planning application is supported with a proportionate Heritage
Statement.

Legislative and Policy Framework

There are several designated and non-designated heritage assets that fall within the
vicinity of the application site. Therefore, in determining the proposals, Reading Council,
the local planning authority (LPA), has a ‘statutory duty’ under the Planning (Listed
Buildings and Conservation Areas) Act 1990 to have special regard to the importance of
built heritage and listed buildings. Section 66 of the Act states that:

“In considering whether to grant planning permission for development which affects a
listed building or its setting, the local planning authority or, as the case may be, the
Secretary of State shall have special regard to the desirability of preserving the building
or its setting or any features of special architectural or historic interest which it possess”.

In addition, Section 72 of the Act emphasises the value of Conservation Areas in built
heritage planning. In relation to the duties and powers of the LPA, it provides that:

“With respect to any buildings or other land in a conservation area, special attention shall
be paid to the desirability of preserving or enhancing the character or appearance of that
area’.

National Planning Policy Framework (NPPF) 2021

Section 16 provides policy on ‘Conserving and enhancing the historic environment’.
Planning decisions have to be made from a position of knowledge and understanding with
respect to the historic environment. Paragraph 194 states:

“In determining applications, local planning authorities should require an applicant to
describe the significance of any heritage assets affected, including any contribution made
by their setting. The level of detail should be proportionate to the assets’ importance and
no more than is sufficient to understand the potential impacts of the proposal on their
significance. As a minimum the relevant historic environment record should have been
consulted and the heritage assets assessed using appropriate expertise where
necessary. Where a site on which development is proposed includes or has the potential
to include heritage assets with archaeological interest, local planning authorities should
require developers to submit an appropriate desk-based assessment and, where
necessary, a field evaluation”.
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In paragraph 197, it is made clear that a balance must be sought on the one hand
sustaining and enhancing the significance of heritage assets and the positive contribution
that they can make to communities, and on the other in considering the positive
contribution that a new development could make to local character and distinctiveness.

The impact on a heritage asset should be assessed in terms of the significance of that
asset; the greater the significance, the greater weight should be given in that assessment.
Any harm to, or loss of, the significance of a designated asset should require clear and
convincing justification. Where substantial harm or loss is predicted, approval should be
given only in exceptional circumstances for Grade Il listed buildings, parks or gardens.
For heritage assets of higher importance (Grade II* & | listed buildings and parks &
gardens, scheduled monuments, protected wreck sites, battlefields and World Heritage
Sites) approval for proposed developments that cause substantial harm should be ‘wholly
exceptional’ (paragraph 200). In all cases the harm must be weighed against the public
benefits as set out in paragraph 202.

It is made clear that undesignated heritage assets should be afforded the same
consideration as designated assets of equivalent significance:

“The effect of an application on the significance of a non-designated heritage asset should
be taken into account in determining the application. In weighing applications that directly
or indirectly affect non-designated heritage assets, a balanced judgement will be required
having regard to the scale of any harm or loss and the significance of the heritage asset”.

Non-Statutory Guidance
English Heritage Conservation Principles Policies and Guidance (April 2008)

English Heritage Conservation Principles Policies and Guidance defines the setting of
historic assets as:

“the surroundings in which a place is experienced, its local context, embracing present
and past relationships to the adjacent landscape”.

Historic England draws a distinction between ‘setting’ and ‘context’ (paragraphs 76 and
77) and the document makes it clear that whereas ‘setting’ involves a localised area,
‘context’ is a wider concept involving “any relationship between a place and other places,
relevant to the values of that place”.

5.10 Heritage values are considered under four main headings:

= Evidential value derives from the potential for a place to yield evidence about past
human activity;

= Historical value derives from the ways in which past, people and events can be
connected through a place to the present;
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= Aesthetic value derives from the ways in which people draw sensory and intellectual
stimulation from a place; and

= Communal value derives from the meanings of a place for the people who relate to
it.

Local Policy Guidance

Policy EN1 (‘Protection and Enhancement of the Historic Environment’)

Policy EN1 confirms that historic features, areas of historic importance and other
elements of the historic environment, including their settings will be protected and where
possible enhanced. This will include:

= Listed buildings;

= Conservation areas;

=  Scheduled monuments;

= Historic parks and gardens; and

= Other features with local or national significance, such as sites and features of
archaeological importance, and assets on the Local List.

All proposals will be expected to protect and where possible enhance the significance of
heritage assets and their settings, the historic character and local distinctiveness of the
area in which they are located. Proposals should seek to avoid harm in the first instance.
Any harm to or loss of a heritage asset should require clear and convincing justification,
usually in the form of public benefits.

The policy goes on to state that applications which affect historic parks and gardens will
safeguard features which form an integral part of the special character or appearance of
the park or garden. Development will not detract from the enjoyment, layout, design,
character, appearance, features or setting of the park or garden, key views out from the
park, or prejudice its future restoration.

Applications which affect, or have the potential to affect, the significant features of
heritage assets should be justified by a Heritage Statement.

Policy EN4 (‘Locally Important Heritage Assets’)

Policy EN4 confirms that development proposals that affect locally important heritage
assets will demonstrate that development conserves architectural, archaeological or
historical significance which may include the appearance, character and setting of the
asset.

Planning permission may be granted in cases where a proposal could result in harm to or
loss of a locally important heritage asset only where it can be demonstrated that the
benefits of the development significantly outweigh the asset’s significance.
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Policy EN6 (‘New Development in a Historic Context’)

In areas characterised by heritage assets, the historic environment will inform and shape
new development. New development will make a contribution to the historic character of
the area by respecting and enhancing its architectural and visual qualities and considering
how heritage considerations can influence the design of new development. When
determining planning applications for new development, the following factors will be taken
into consideration:

=  The positive contribution of the development to the existing historic townscape;
= Sensitivity to historic context;

= Reflection of borough wide major heritage themes that contribute to local
distinctiveness;

=  Whether development promotes and/or improves access to previously undiscovered
of neglected historic significance.

Heritage Assets
Designated

There are three designated heritage assets within relative proximity of the application site:

=  Church of the English Martyrs (Grade Il — List UID 1456862), approximately 300m
north;

=  Prospect Park (Grade Il — List UID 1000589), adjacent; and

=  Mansion House (Grade Il — List UID 1113398), approximately 570m west.

The Church of the English Martyrs does not share any intervisibility with the site. The
associated street pattern, townscape and tree cover prevent the church from being

experienced from the site and it is therefore not taken forward for an assessment of
impact.
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Table 5.1 Designated Heritage Assets

A

Mansion House, Prospect Park, Liebenrood Road,
Reading, RG30 2ND

Formerly listed as Prospect House, BATH ROAD
(North Side

Name: Mansion House
Designation Type: Listing
Grade: Il

List UID: 1113398

Late C18. To south: Large formal composition with
greatly projecting centre which has flanking side
wings terminating in semi-domed segmental bays.
Two storeys. Stucco. Stucco string at first floor
level. Moulded stone cornice and blocking course.
Hipped slate roof. Centre block has a hexastyle
lonic portico across it of Portland stone on raised
stone base; balustrade mentioned in previous list
removed. Glazing bar sash windows, five on first
floor and four on ground floor with balustraded
panels below in recessed openings under portico.
Central door with radiating wreathed fanlight and
strip pilaster frame, acanthus leaf capitals and
cornice. Returns of centre break have full height
canted bays plus three ranges of windows. West
bay window has verandah balcony on first floar.

Contemporary decoration to hall. Good
contemporary iron balustrade to stair; colonnaded
landing first floor. Interior plan with apsed ends to
hall and drawing room meeting at right angles
results in unusual features. Good decoration.

REFERENCES

¢ N Pevsner, The Buildings of England:
Berkshire (1966), p 207 Reading Chronicle, 7
March 1986

¢+ Maps J Rocque, Map of Berkshire, 1761 T
Pride, A topographical map of the Town of
Reading and the County adjacent to an extent
of 10 miles, 1790

¢ 0S6"to1 mile: 1st edition published 1883
2nd edition published 1914 3rd edition
published 1932 OS 25" to 1 mile: 1st edition
published 1877 2nd edition published 1911

s Description written: June 1998 Register
Inspector: SR Edited: April 2000

Prospect Park, Liebenrood Road,
Reading, RG30 2ND

Name: PROSPECT PARK
Designation Type: Park and Garden
Grade: Il

List UID: 1000589

A C19 landscape park surrounding a late C18
country house, developed from 1902 onwards as a
public park.

DESCRIPTION

LOCATION, AREA, BOUNDARIES, LANDFORM,
SETTING: Prospect Park lies in the western suburbs
of Reading, 2km from the town centre. The 46ha
park is bounded largely by roads, with the A4
London to Bath road forming the south boundary,
and the site of the former Park Hospital at the
north-west corner covering what was once the
walled garden. The ground slopes up from the
largely level south and east areas of the park to
Prospect Hill in the north-west corner of the site,
on which the House stands. The setting is now
urban, with C20 development having encircled
what was, in the C19, a country estate, and
covered the former east section of the park
beyond Liebenrood Road, which was sold for
development 1900;10 (OS 1914). Panoramic views
extend south from the south front of the House
across the park to urban Reading and distant hills.

PARK: The park encircles the House to the north,
east and south, being largely laid to mown grass
with some grass sports pitches, and many mature
park trees planted in singles and clumps, with the
fragmentary remains of a C19 avenue running
south from the House, and another ¢ 350m east of
the House running north-north-west/south-south-
east across the park. A line of trees runs
intermittently along the south boundary, with a
thicker belt along the west boundary with Honey
End Lane. The narrow area north of The Rookery
was incorporated into the park in the early C20
(0S), having previously been divided into two
fields. The hillside areas immediately east and
south of the House enjoy views beyond the park
towards central and western Reading and to the
hills beyond to the south. A diagonal path runs
from the north-east corner of the park to the
south boundary, and the area east of this path was
used as allotments during the Second World War
until 1949.
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Prospect Park and Mansion House

Originally the site of Dirle’s Farm, the land was part of the Calcot Park estate. By the
middle of the 18" century, Calcot Park was the home of Frances Kendrick and her
husband Benjamin Child. After the death of Frances, Benjamin sold the bulk of the estate
to John Blagrave, keeping only the eastern part that is now Prospect Park. During the
1760s, Benjamin converted the farmhouse of Dirle’s Farm into a mansion and named the
park after its views over Reading (formerly known as ‘Prospecthill Park’ — Figure 5.4)
(Source: Phillips, Daphne (1980) The Storey of Reading. Countryside Books).

The present regency style house, known as Mansion House (originally named Prospect
House), was built by John Liebenrood in the late 19" century. Following John's death in
1821 the house passed to his children who rented it out for many years to William
Stephens who at one time was the Mayor of Reading (Source: Berkshire Chronicle, 26™
April 1856). Mr Stephens died in 1856 and it was subsequently rented by William
Banbury, a banker and art collector. After Mr Banbury left the property, a sale of some of
his paintings was held by Christie’s at the house in 1880 (Source: Reading Mercury, 5"
June 1880).

The property was sold to Reading Council in 1902.

Figure 5.2 Prospect Mansion 1910

/?eér&)‘r@, Frosgect. Jark.

Non-Designated

More modest unlisted buildings also contribute to the character and quality of the local
area. This may be due to their value within the townscape, their architectural qualities, or
local historic and cultural associations.
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Dellwood Hospital — Locally Listed Building

The existing Victorian building was built in the late 1890s as a private residence and
occupied by Dr Greville Ewing Seon (Source: Kelly’s Directory 1899). G E Seon was born
in Hamilton, Bermuda and there is a possible connection with Dellwood House in
Hamilton. Evidence suggests that Dr Seon moved away by 1908 when the Milletts then
took up residence.

The later part of the 19" century was a period of economic prosperity, and during this time
elaborate and ornate Victorian properties were developed. The subject site is one such
example, the first on the road set on a large plot opposite Prospect Park. Houses of this
period were finely detailed and often contained a variety of features.

In this instance the building includes a number of different terracotta details, red faced
brickwork, and overlapping geometric patterned clay wall tiles in the two large feature
gables that face the street. The windows comprise large stone cills and stringer courses
which are still considered to be in reasonable condition. There are also two large, two-
storey feature bay windows which convey a sense of grandeur to the building when
viewed from the street and adjacent park. Despite later additions, it is widely regarded
by the Council as a good example of a Victorian residential villa property. Whilst the
original grand plot has constricted over time, the relationship of being set back from
Liebenrood Road is still apparent.

As one of the first properties to be built on Liebenrood Road it is regarded as a strong
local landmark and was subsequently converted into a Community Hospital and Maternity
Home in 1920 (Figure 5.3, 5.4 and 5.5).

Figure 5.3 Dellwood Hospital circa 1920s

(Source: Reading Borough Council Libraries)
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Figure 5.4 Internal Photograph of Dellwood Maternity Home

Source: Berkshire Medical Heritage Centre (date unknown)

Figure 5.5 The Reading Observer Article September 1920

___THE READING OBSERVER, SATURDAY, SEPTEMBER 1%, 1920.

-6 READING CORPORATION MATERNITY HOME. xo.

T

“DELLWOOD.” Exterior of the Home.

LYINGAN WARD. LABOUR WARD.

5.28 Dellwood Maternity Home was the scene of a catastrophic fire on Easter Sunday in April
1954 in which 13 babies sadly died. The fire was caused by the flue of a hot-water boiler
which in September 1953 had been moved so that it ran beneath the floor of the nursery
at the maternity home.

5.29 It was subsequently established by an inquiry that whilst the installation of the flue
complied with local building regulations at the time, the fire began slowly as a result of
smouldering wood and lino that then filled the room with smoke, until part of the ceiling
caught alight, and flames started to spread. Nurse Freda Holland was awarded the
George Cross for her efforts in saving the lives of some of the new-borns. (Source: Jstor
Journal Article — The Dellwood Fire: The British Medical Journal VVol. 1, No. 4919 April 16,
1955).
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5.30 Understandably the building retains a strong link to the Reading community given its
shared history and the fact that a substantial number of people were born there and are
likely still local to the area.

5.31 The building continued as a health-related site up until 2005 when it closed following a
decision by the Clinical Commissioning Group who declared the site as surplus to
requirements. The building has been vacant ever since. Services were relocated to
nearby Prospect Park Hospital off Honey End Lane to ensure continuity of care within the
area. The rear of the site continues to be used for healthcare purposes, as the Sue Ryder
Duchess of Kent Hospice and physiotherapy suite.

5.32 Evidence suggests that the building has remained largely intact externally, though clearly
remodelled and extended over subsequent decades. An historic map regression exercise
has been undertaken in order to trace the development of the site over time (Figures 5.6,
5.7, 5.8 and 5.9):

Figure 5.6. OS Map Published 1896

5.33 Figure 5.6 illustrates a time before any development along Liebenrood Road, alongside
reference that the park was known as ‘Prospecthill Park’.
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Figure 5.7 OS Map Published 1900
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Figure 5.9 OS Map Published 1935

Source: National Library of Scotland

Figure 5.10 Aerial Photograph Circa 1970

Source: getreading.co.uk 24™ February 2016
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5.39

Figures 5.7, 5.8 and 5.9 clearly illustrate the original building when it was in use as a
domestic property set within a large private and gated garden. The above early OS Maps
show the relative isolation of the property when it was first constructed. At Figure 5.9
there is evidence of the development of a further building behind the hospital which we
understand to be the ‘E’ shaped block now in use as the physiotherapy unit.

The photograph at Figure 5.10 illustrates the site comparatively more recently where there
is clear evidence of the unsympathetic flat roofed 1970s extensions on its southern
elevation. This is taken to be indicative of the building’s intensive use as a hospital,
though it is noted that this photograph predates construction of the Sue Ryder Duchess
of Kent Hospice.

Today, the building lies vacant and has done since 2005 when the hospital closed. Whilst
the interior will have clearly been subject to phases of adaptation a refurbishment to meet
the needs of successive healthcare operators and changing standards, it is considered
that the heritage significance of the building derives from the following factors:

=  The exterior of the original building remains substantially intact and was among one
of the first properties built on Liebenrood Road,;

= The house and its grounds have a long association with the medical profession.
Initially, it was owned by a doctor then from 1920 it has been in use as a hospital /
maternity home up until 2005; and

= |tis highly likely that a substantial proportion of the community of Reading was born
in the hospital and therefore have a strong association with the building.

Proposed Scope of Works

Montpelier confirm that in order to retain the original part of the hospital and integrate the
existing building into the care home, a significant amount of work is required which falls
into a number of categories, briefly described below:

Demolitions

The original structure has had numerous, unsympathetic extensions on three sides, all o
which detract from the main building. The piecemeal additions have no architectural merit
and it is proposed to remove all of these as part of the proposals.

Restoration of Original Fabric

Once demolitions are completed, restoration can commence. The roof and tiles are in
general good order. It is expected that some individual tiles require replacement along
with new lead flashings. The original windows, fasciae and other joinery will be
overhauled and the south facing bay windows will be rebuilt to original fenestration and
French doors. Removal of the extensions will require some brickwork to be re-instated
with matching reclaimed red brick and repointing. Cast iron rainwater goods will be kept
and restored, external waste pipes removed where necessary.
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Internal Fabric

Photographs provided at Appendix 1 demonstrate the poor condition of the building. Long
vacancy has allowed the effects of damp and lack of ventilation or heat to perish finishes;
the original staircase has already been removed; fireplaces removed, and chimney
breasts removed to form a through-room The introduction of extensions has intruded and
removed elements of the original fabric. Electrical and other services have been installed
over time without any consideration for the building and internal alterations more
concerned about fire regulation standards than appearance.

Consequently, the whole of the interior requires stripping out and taken back to brick
structure. Heating and electrical woks, insulation, fire proofing of the structure and new
plaster will be required to meet current standards.

The works will restore the main part of the old building to a consideration that will give
new life for many years and be functionable for continuing to provide a care / healthcare
environment as it has been for over a century.

Impact Assessment

Reading’s exceptional heritage dates from all eras of the city’s development and reflects
the areas differing roles as a business and commercial centre, and as home to diverse
residential communities. These assets positively contribute to the city’s wide appeal.
New development is expected to respond positively to this context through high quality
design and architecture as the city continues to evolve to meet the needs of future
generations in the context of an ageing population.

In the context of the above, the proposed development has been assessed in accordance
with relevant legislation, national and local planning policies. With respect to non-
designated heritage assets, the NPPF at paragraph 203 directs that:

“The effect of an application on the significance of a non-designated heritage asset should
be taken into account in determining the application. In weighing applications that directly
or indirectly affect non-designated heritage assets, a balanced judgement will be required
having regard to the scale of any harm or loss and the significance of the heritage asset.”

It is considered that the heritage value of the building is derived from a series of attributes
which would all remain unaffected by the proposed development. For example, the
historic and communal value of the building as a healthcare institution which would not
be affected by the development proposals. On the contrary, the proposals arguably
represent the continued evolution of the building as a healthcare facility after a period of
significant neglect and decay following its closure in 2005.

The proposed development would not affect the ability to appreciate the aesthetic and
value of the building as a good example of Victorian architecture. The form, grandeur
and materiality of the building would remain intact and unaltered as key elements of the
structure.
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The extent of dilapidation and decay is evident from a series of photographs, both
internally and externally, which clearly illustrate evidence of damp, mould and general
neglect to the building which if left unchecked will cause significant damage to the
structure (Appendix 1). The internal images show that extensive work is required to bring
the building up to healthcare standard (see previous Proposed Scope of Works section).

Notwithstanding, the setting of the building would clearly change. Itis commonly regarded
that the demolition of the more modern, unsympathetic flat roofed extensions to the
building would be considered acceptable since they are not afforded any merit in terms
of heritage value.

With regards to the new development, the form, choice of materials and detailing of the
proposed elevations have taken inspiration from the original building and its Victorian
architectural details. The proposed elevation design incorporates red brick, hung clay
tiles, a double gable and tall narrow windows.

The existing building is a 2.5 storey structure with large floor to ceiling heights. Its overall
height, from the existing ground level adjacent to its west facade to its roof ridge, is 11.7m.
The proposed building is designed to remain subservient to the Victorian asset and
comprises three floors, plus attic accommodation served by a four-storey lift tower to the
rear. With no dormer elements in the attic and an asymmetric pitch, the new building will
read as a three-storey building from Liebenrood Road. The proposed roof will meet with
the existing eaves level and will not be significantly higher than the existing roof. The
scale of the building reduces as it approaches Liebenrood Road with a smaller roof profile
and external terrace area.

The southern extension that connects to the original building is deliberately positioned in
a similar footprint to the unsympathetic flat roofed 1970s addition that is no longer fit for
purpose and up to modern healthcare standards. The scheme proposes a sensitive
separation distance between the new build and original Victorian building with outside
amenity space, allowing the asset to retain its prominence. The ‘L’ shaped extension
offers an opportunity for sensitive design whilst allowing the building to meet and adapt
to the changing needs of successive healthcare operators, who have cared for individuals
on this site for over a century.

Beyond the boundaries of the park the setting of Prospect Park and Mansion House has
been subject to several phases of change over time. This is evident on historic maps
which illustrate the extent of built development around its periphery. In this context the
site is visible from the park and benefits from mature tree cover along Liebenrood Road
which in part serves to screen the site during times when the trees are in leaf.

The proposed development will cause a slight change within the setting of the park, only
insofar as along the eastern boundary where there is direct intervisibility. However, it
should be noted that the building line of the extension will be brought forward to reflect
the rest of the street and given the sequence of changes to the setting of the park, the
impact of the proposed development on the setting and significance of Prospect Park and
Mansion House is considered to be limited.
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Whilst the NPPF differentiates between ‘substantial’ and ‘less than substantial’ harm in
respect to designated heritage assets it does not provide a range of potential impacts with
regards to non-designated heritage assets. However, given the attributes of significance,
the need for repair and attention to detail of the proposed scheme, the magnitude of harm
is considered to be low. Furthermore, and in mitigation, the current appearance of the
building has suffered as a result of neglect and defects, which appear to result from a
combination of weathering and poor maintenance in the years since it was vacated.

NPPF paragraph 203 requires the effect of an application on the significance of a non-
designated heritage asset to be “taken into account” and that a “balanced judgement will
be required having regard to the scale of any harm or loss and the significance of the
asset.” To achieve that balance, the benefits of the proposals are set out below:

=  The public benefits of the development are:

= The provision of a 53-bed care home which meets an identified local need and the
demands of an ageing population. It will provide high-quality healthcare
accommodation in a secure, welcoming, and supportive environment with the
necessary associated facilities enabling patients to progress along the care
pathways;

= The provision of a variety of communal facilities within the building which will be
available to residents of the home and the wider community at large;

= The development will bring economic benefits through a range of employment
opportunities and have wider positive spin-off effects to the local economy
representing a significant level of investment. It will deliver a range of socio-economic
benefits to the area;

= The building has been sensitively designed. The scale, massing and proposed
materials reflect the local vernacular and will ensure that the building is readily
assimilated into the local environment;

=  The development includes amenity space for the residents and ensures links to the
adjoining pedestrian routes and public realm areas are respected.

= A substantial investment into the site, safeguarding the long-term viability of the
building as a non-designated heritage asset;

= Removal of unsympathetic and substandard extensions that detract from the heritage
value of the original building;

= Preventing any further decline and damage to the building, bringing it back into
productive use; and

=  Assistance in the continued evolution of the site for healthcare uses.

Montpelier advise that as a direct result of retaining the original building this has
immediately impacted upon the development proposals in the following respects:

= The overall developable area of the site is now restricted by the position of the
retained Victorian building;

= The design of the care home becomes inefficient, larger and compromised by
incorporating the original building;
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= New works now form an extension to the existing building which as a result incurs
£1,300,000 additional cost to the development in irrecoverable VAT. Were the
development a completely new build it would be VAT exempt;

= Refurbishment of the building adds an additional £280,000 work of construction
costs;

=  An extension of the build programme which in turn will add another £65,000 worth of
preliminaries and overheads.

Furthermore, and with regards to viability, Montpelier confirm that suitable C2
development sites of the right size and location are relatively scarce in Reading.
Opportunities that do arise are typically acquired for residential development, which are
of an increased density and as a result means that the site value is higher than for a care
home. Planning policy does not routinely make provision for care homes as part of site
allocations, and therefore such applicants are pushed to source opportunistic sites.

The revised scheme has two less beds than the original submission (53 vs 55) due to the
retention of the former Maternity Hospital. This impacts on the operational viability of the
scheme as the industry norm is that a 60-bed care home provides adequate efficiency.
The addition of the irrecoverable VAT, plus all other additional costs highlighted above
challenges the commercial viability of a smaller care home, and any further loss of beds
will likely render the scheme unviable. A consideration of scheme viability should be
directed as part of the planning balance as part of assessment against paragraph 203 of
the NPPF.

With reference to local plan policy (EN4), development is directed to conserve
architectural, archaeological, or historical significance which may include the appearance,
character and setting of the asset. The supporting policy justification to EN4 advises that
that proposals seeking the reuse of historic buildings and, where appropriate, their
modification to secure sustainable development and reduce carbon emissions, without
harming the significance of the asset will be supported.

The proposals have been designed to complement the design of the original building and
draws on the key expectations set out at Policy EN6. Understandably new development
in the vicinity of historic assets should be sympathetic. It should reflect elements of the
local historic environment in the form of new development without attempting to create a
pastiche. The proposals present the new development in a manner that reinforces key
elements of the heritage asset through deliberate design and material choice and taking
cues from its surrounding historic context.

As a result of retaining the existing original building this has in part reduced the amount
of developable area within the rest of the site demise required in order to deliver a viable
number of beds. This is reflected in the scale and massing of the proposed new build
element, though has clearly been designed to remain subservient when viewed in the
context of the Victorian hospital.
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6.1

6.2

6.3

6.4

6.5

6.6

The impacts of the development have been thoroughly considered in a series of studies
and reports which form part of the application.

Taking into account the development plan and the national planning policy context
outlined in Section 4 of this Statement, the key issues relevant to the determination of the
application are as follows:

=  Principle of the development;

= Accessibility, highways and parking;

=  Siting, design and appearance, including heritage considerations;
=  Preservation of existing and future amenities;

= Ecology and arboriculture;

=  Ground conditions;

= Drainage and flood risk; and

=  Building sustainability.

We summarise the scheme’s effects in relation to each below.

As noted in the preceding section of this report, under Section 38(6) of the Planning and
Compulsory Purchase Act 2004 and Section 70(2) of the Town and Country Planning Act
1990, planning applications should be determined in accordance with the development
plan unless material considerations indicate otherwise. Accordingly, in this chapter the
key aspects of the scheme are reviewed and assessed against relevant development
plan policy and other relevant material considerations are highlighted. Reference is
drawn upon the documents prepared by other consultants and referred to in the
introduction.

Principle of the Development

The proposal relates to the erection of a new three storey 53 bed care home on an existing
site currently occupied by a longstanding vacant building and associated car park
hardstanding.

The applicant recognises that prior to its closure, the Dellwood Community Hospital (and
former maternity unit) was highly regarded as providing an important and valuable
community service within Reading. Following discussions with officers the scheme has
been redesigned in line with the aspirations of the Council to retain the original Victorian
building. The proposed design integrates the historic portion of the existing former
hospital building with a new ‘L’ shaped extension. The proposed care home will be
capable of providing care to residents of all dependency levels, including those with higher
dependency, who require nursing care or dementia care within a specialist unit designed
to cater for their needs.
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The development provides a sensitively designed facility that includes dedicated car
parking, ancillary facilities and private outside amenity space and delivers on the Council’s
identified need for additional residential care bed spaces to meet population projections.

Whilst the proposed use is primarily viewed as providing residential accommodation for
elderly people in need of care, however it will also create between 55-60 full time
equivalent staff in a range of jobs as well as additional jobs associated with the ancillary
facilities provided as part of the home. Furthermore, there will be positive spin-off effects
created by the increased demand for services in the local area from the residents of the
care home, their visitors and the staff employed. On this basis it is considered that the
proposed development of the site for C2 purposes complies with the expectations set out
within the NPPF.

Policy CC1 seeks to enable development that improves the economic, social and
environmental objectives of the Borough in line with the presumption in favour of
sustainable development.

Furthermore, the proposed development meets housing objectives in the provision of
accommaodation to meet the needs of the elderly. Government guidance accepts that the
provision of such facilities makes a useful contribution to the overall housing supply
adding to the mix of housing in an area. It will complement the existing housing provision
to provide a balanced community profile as a whole, as well as a valuable healthcare
facility.

Policy H6 specifically confirms that provision will be made for at least an additional 253
residential care bed spaces for elderly people between 2013 and 2036, in addition to the
overall housing need. The proposed development is designed to accommodate the
identified needs of vulnerable people, whilst enabling them to live as independently as
possible within a secure and caring environment close to established community facilities.

This need for the provision of additional elderly accommodation is acknowledged in the
recent Planning Practice Guidance issued in June 2019 ‘Housing for older and disabled
people’. The Guidance states that:

“The need to provide housing for older people is critical... Offering older people a better
choice of accommodation to suit their changing needs can help them live independently
for longer, feel more connected to their communities and help reduce costs to the social
care and health systems. Therefore, an understanding of how the ageing population
affects housing needs is something to be considered from the early stages of plan-making
through to decision-taking.”

Further the document goes on to note:

“The provision of appropriate housing for people with disabilities, including specialist and
supported housing, is crucial in helping them to live safe and independent lives.”
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the proposed care facility with the local community with access to the bistro, beauty and
therapy facilities, cinema and gym all available on a prior booking basis together with the
meeting and event spaces made available to community groups.

National policy sets out at paragraph 38 that ‘decision makers at every level should seek
to approve applications for sustainable development where possible.” Moreover, planning
policies and decisions should promote an effective use of land in meeting the need for
homes and other uses, whilst safeguarding and improving the environment and ensuring
safe and healthy living conditions.

The redevelopment of the site is considered appropriate since it is consistent with
planning policies which seek to secure sustainable development within the borough. The
site is currently a vacant, brownfield site within the urban area. It is well related to a range
of services and facilities and close to public transport links. Further, the introduction of a
care home would add to the mix of uses within the area.

The appropriateness of the site for development has been accepted by the Council in the
past during detailed pre-application discussions and as evidenced in its previous
longstanding allocation for residential uses. It is therefore clear that the principle of Class
C2 residential care in this location is entirely acceptable, constitutes a continuation of the
site in healthcare use and represents sustainable development in accordance with
adopted national and local planning policies.

Economic Implications

The care home will add significantly to the local economy. It will employ between 55-60
staff in a variety of roles from skilled maintenance and housekeeping jobs to qualified
nursing and managerial staff. The jobs are often part time with shift patterns attractive for
those needing flexible working hours to allow for other caring roles. There will be further
job opportunities associated with the ancillary facilities in the communal facilities including
gym, café/bistro, and hair dressers/ beauty salon.

In addition, Montpelier advise that the home will spend in the order of £1 million a year on
wages to people who will live locally and spend locally together with the payment of
business rates. In addition, the home will also trade with local suppliers to provide
equipment, food, and household supplies. It is estimated that this will represent a further
£600,000 expenditure. Overall turnover will amount to sales of around £4m per annum.

It is therefore asserted that the proposed care home, which will occupy a site of just
0.25ha, represents a significant contributor to the local economy through direct
expenditure, employment opportunities and spin-off effects from the development.

The NPPF requires that support should be given to businesses to invest and expand.
Further that ‘significant weight’ should be placed on supporting economic growth and
productivity. This support is not attributed to any particular type of sector but all types of
business growth. Thus, support should be given to a well-established healthcare provider
to meet an identified need in the market.
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Accessibility, Highways and Parking

The application is supported by a Transport Assessment (TA) prepared by David Tucker
Associates. The TA considers the potential transport and highways impacts of the
proposals, including the impact of development generated traffic on the capacity and
safety of the surrounding road network.

The site is currently accessed through an ‘in’ and ‘out’ system, and as part of the
proposals the southernmost access point is to be closed. As previously discussed,
planning permission has recently been approved to modify the remaining access point to
accommodate all vehicle movements.

As part of the proposed access design there is sufficient width for a refuse vehicle and
large car to enter / exit simultaneously (5.6m width). Refuse collection for the care facility
will take place on street approximately 20m from the proposed bin store, in line with
guidance contained within Manual for Streets. Submitted track plots shows that service
vehicles can safely deliver and exit the site in forward gear without impediment.

With regards to parking facilities, the development would result in a loss of 34 car parking
spaces from the former car park. A total of 18 parking spaces are proposed for the care
home (including two accessible bays and two electric vehicle charging bays), which
results in a net loss of 15 overall. A total of 5 of the proposed parking spaces will be to
the rear of the new build in an undercroft arrangement. The Council’s parking standards
are expressed as a maximum and equate to 1 space per FTE staff and 1 per 4 residents.

The care home is expected to have 55-60 FTE staff and 53 residents at capacity, however
only 20-22 staff will be on site at any one time. This leads to a maximum provision of 34
spaces. This would result in a significant over-provision on site. Based on the operational
needs of similar care homes providing comparable parking spaces, and a TRICS car
parking accumulation exercise that has been undertaken, it has been demonstrated that
the 18 spaces proposed for the site are entirely appropriate for this development.
Furthermore, in practice car ownership for residents of the care home will be zero and
therefore the remaining spaces will cover visitors.

Parking spaces are retained for the other existing uses beyond the site boundary, which
comprise the physiotherapy centre and hospice to the rear. Two of the car parking spaces
will have electric vehicle charging points. The development will also provide cycle parking
spaces with 4 located near the main entrance, and the remaining 6 located at the service
entrance adjacent to the access road. This will meet the requirements set out within the
Revised Parking Standards and Design SPD.

In line with adopted policy TR3 and paragraph 111 of the NPPF, it is concluded that the
additional traffic would not have a material adverse impact on the safe operation of the
local highway network. The TA concludes that the application site has good access to
public transport links. In these circumstances, it is considered that the proposals will
accord with Policies CC6, TR4 and TR5 of the Local Plan.
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Siting, Design and Appearance

The current design for the care home reflects the wishes of the Council to retain the
original Victorian building as part of the overall development. It will mean that the building
will be brought back into productive use, befitting of its local status and heritage over the
past century.

As described in Section 3 of this Statement, the design of the proposed development is
intended to meet the needs of the proposed care home use whilst reflecting the character
of the surrounding area and protecting the amenities of neighbouring properties. The
proposed reconfigured layout will retain the historic portion of the former hospital building
and provide bedroom accommodation within a new ‘L-shaped’ three storey development.
Communal day spaces are proposed along the western elevation along with terraces at
first and second floor to take advantage of views over Prospect Park.

The existing Victorian element will accommodate the communal facilities and day spaces
with the residents’ rooms and care facilities within the newly built element. The care home
will be arranged over three floors with ancillary roof space.

In terms of the scale and massing, the existing building is a 2.5 storey building with large
floor to ceiling heights. Its overall height, from the existing ground level adjacent to its
west facade to its roof ridge, is 11.7 metres. The proposed building comprises three floors
plus an attic served by a four-storey lift tower at the rear. With no dormer elements in the
attic and an asymmetric pitch, the building will read as three-storey’s from Liebenrood
Road. The proposed roof will meet with the existing eaves level and will not be
significantly higher than the existing roof. The scale of the building reduces as it
approaches Liebenrood Road with a smaller roof and roof terrace.

The southern extension that connects to the original building is deliberately positioned in
a similar footprint to the unsympathetic flat roofed 1970s addition that is no longer fit for
purpose and up to modern healthcare standards. The scheme proposes a sensitive
separation distance between the new build and original Victorian building with outside
amenity space, allowing the asset to retain its prominence. The ‘L’ shaped extension
offers an opportunity for sensitive design whilst allowing the building to meet and adapt
to the changing needs of successive healthcare operators, who have cared for individuals
on this site for over a century.

With regards to the new development, the form, choice of materials and detailing of the
proposed elevations have taken inspiration from the original building and its Victorian
architectural details. The proposed elevation design incorporates red brick, hung clay
tiles, a double gable and tall narrow windows. The appearance of the building will be
further enhanced by new landscaping to the front and central portion of the site, subject
to reserved matters submission.

The proposed development will sit forward of the existing building, following the building
line of existing properties to the north and south of the application site. Car parking will
be provided to the northern parcel of the site. It is considered that the removal of a
significant area of car parking hardstanding and its replacement with landscaping will
improve the setting of the building and that of Prospect Park.
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The high-quality design approach is considered to accord with Policy CC7 of the Local
Plan and the objectives of Section 12 of the NPPF.

Impact on Amenities

To the north of the application site, the adjoining residential property at no. 24 Liebenrood
Road is screened by dense vegetation on the northern boundary and the pitched roof of
a detached garage building. There is one first floor window to the side elevation of this
dwelling, but it will be set a considerable distance from the proposed building. At its
closest point, the development will be approximately 24m from no. 24 Liebenrood Road
in the same footprint as the existing building.

To the south of the site residential properties are set back from Liebenrood Road on
Jenkins Close. They are again screened by mature trees on the southern boundary of
the application site. The proposed new building will sit forward of the nearest dwelling at
1 Jenkins Close but would not overlook the side elevation or private garden space of that
property. The rear eastern elevation will step down to reduce the massing of the proposed
building at the closest point to properties on Jenkins Close and the hospice complex to
the rear of the site.

Consequently, it is not considered that the proposed development will have any significant
or unacceptable impacts on the amenities of existing properties in terms of overlooking,
overshadowing or overbearing. Similarly, future occupiers of the proposed development
will enjoy high standards of amenity in terms of privacy, outlook and external amenity
spaces. The proposals will therefore accord with the relevant requirements of Policies
CC8 and EN16 of the Local Plan.

Ecology

The application is supported by several ecology appraisals and surveys that have been
prepared by Ramboll, Lockhart Garratt and Windrush Ecology. The initial Preliminary
Ecology Appraisal found that the main building had high potential to support roosting bats
and negligible potential to support hibernating bats.

The daytime inspection undertaken in October 2019 by Lockhart Garratt revealed
evidence of bats within the roof void of the main building (single dropping). No other
evidence was identified; however, the wider building was categorised as having high
suitability to support roosting bats, both externally and internally. The roosting features
provided by the existing building were likely to support a range of different species.

The recent investigation by Windrush Ecology surveyed the building in accordance with
the initial recommendations made by Ramboll and Lockhart Garratt. The report makes
recommendations for appropriate mitigation, compensation and enhancement measures
and the potential impacts are assessed in accordance with the legal protection afforded
to bats under The Conservation of Habitats and Species Regulations 2017.
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Three bat activity (emergence and re-entry) surveys of Dellwood Hospital were conducted
during July, August and September 2020 in accordance with practice. The results of
these surveys identified common and soprano pipistrelle and brown long-eared bats that
emerged from gaps in the soffit eaves and from within the external fabric of the building.
Windrush Ecology advise that there is no evidence to suggest the presence of a roost of
high conservation significance, such as a maternity roost, and the building is not
considered to be suitable for hibernation.

Given that surveys have confirmed a small number of bats are present in three roost
locations the proposed development is considered to have an impact on their habitat. The
works will therefore require a European Protected Species Licence to be secured, the
most appropriate form of licence would be the Bat Mitigation Class Licence (low impact),
since only small numbers of common species are present within day roosts.

As compensation for the lost bat roosts contained within the extension to the existing
building, Windrush Ecology have recommended that five bat boxes be installed with four
integrated features to be installed on the new building and one erected on a mature tree
within the wider site demise. All five replacement roost features will be retained in
perpetuity, providing both compensation and enhancement for the loss of existing
day/occasional roosts.

In addition, Windrush Ecology advise that external lighting should be minimised as part
of the development proposals in order to ensure that bat activity is not adversely affected.

In the context of the above, and comprehensive ecology assessment undertaken over a
period of time, it is considered that the development proposals reflect the provisions
contained within the NPPF and local plan policy EN12.

Arboriculture

In terms of trees, an Arboricultural Impact Assessment (AlA) has been prepared by
Advanced Arboriculture. This has assessed all trees within the redline site boundary,
noting that existing trees to the northern boundary of the access road will be unaffected
by the proposed development. The highest quality trees are two limes located just outside
the site boundary on the grassed verge of Jenkins Close. These are considered to be a
significant feature within the wider Liebenrood Road landscape in keeping with the limes
on the eastern boundary of Prospect Park.

Immediately to the east of Lime T2, and within the site’s redline boundary, is a Holly
hedge, H1. Within this are several naturally regenerated stems including Oak T3 and
Maples T4 and T5. Laurel T6 and Hazel T7 further compromise this hedgerow. This
collective area of trees and overgrown hedgerow stems are considered to fall within
British Standard 5837:2012 category C though Maple T4 is a category U specimen. Oak
T3 has the best future potential and is a category C specimen by virtue of its stem
diameter at the time of the survey.
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Further to the east along the southern boundary is another section of Holly hedge, H2. A
naturally regenerated Sycamore, T8, is growing within this, with a multi-stemmed
Sycamore, T9, growing to the north. None of these category C trees are individually or
collectively outstanding, however, they remain outside of the development redline and
present negligible arboricultural constraints.

The only tree growing within the central section of the site is a relatively poor-quality
Cherry, T10. This ornamental specimen is located within a raised planter and is a
category C tree with limited future potential due to its constrained growing environment.
The remainder of the surveyed trees are all located to the north of the access, and
therefore some distance outside of the development redline. The frontage along
Liebenrood Road does not contain any trees, instead low-level shrub groups.

The AIA notes that the design of the proposed development has been informed by a tree
constraints assessment and that as a result the proposed building will be entirely outside
of the root protection areas and crown spread of the larger trees on the southern boundary
which are considered to be worthy of retention.

There is some minor encroachment into the nominally circular root protection areas of
Limes T1 and T2 to accommodate a new path around the new element. Advanced
Arboriculture advise that given this path is routed across an existing tarmac car park
surface, it is not identified to be a significant risk associated with the design. Care around
construction will is advised. On completion of these works, it is reasonable to assume
that there will be a net enhancement in the overall quality of the rooting environment in
this area through the removal of hard surfacing.

The proposals do show the removal of some of the vegetation set within the southern
boundary of the development redline, namely Holly hedge, H1, Maples T4 and T5, Laurel
T6 and Hazel T7. Ornamental Cherry T10 is also shown for removal as its retention is
not viable in the context of the necessary construction works, its limited quality and future
potential do not warrant the compromising of the proposed layout. Whilst landscaping is
to be handled under reserved matters, it is clear that the value of the existing shrub
plantings are low, albeit similar in character to those within many of the properties on this
section of the eastern side of Liebenrood Road. A cohesive landscaping scheme will
contribute to the character and quality of the development for residents, staff and visitors,
along with pedestrians and highway users.

The shade paths for retained trees have been shown on the submitted Tree Constraints
Plan. Whilst is it clear that the south-western section of the new care home will be subject
to some shading, this is not considered unreasonable given the purpose of the building.
The most affected rooms on each floor are the day rooms which enjoy generously sized
windows and will remain naturally well-lit while benefitting from some attenuation of
harsher direct sunlight. The deciduous nature of the southern boundary trees is such that
more natural light will be available through the winter months and there are sufficient
bedrooms available such that any future resident is likely to have the option of relocating
to a different room if desired. Oak T3 can be safely retained, and while it will require
periodic pruning to prevent direct interference with the structure of the new building, its
visual amenity value from Jenkins Close will remain largely unaffected.
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In summary, the proposals allow for the retention of all key trees with a negligible risk of
harm as a consequence of construction activities. The site layout is considered to be
sustainable from an arboricultural point of view, subject to appropriate care being taken
during construction, robust protective fencing and ground protection being installed and
maintained for the duration of the works. The Tree Protection Statement included within
the AIA sets out appropriate tree protection measures.

The proposals are therefore in accordance with Policy EN12 of the Local Plan and the
objectives of Section 15 of the NPPF.

Ground Conditions

The planning application is also supported by a Phase 1 Environmental Review that has
been undertaken by Ramboll. This notes that historically the site was undeveloped until
the late 1890s when the current main building was constructed. The potential for historic
on-site contamination is therefore considered to be low, as is the potential for off-site
contamination.

The site is located in a sensitive location with regards to groundwater resources,
nevertheless overall groundwater sensitivity and vulnerability is considered to be low to
moderate and surface water sensitivity and vulnerability is considered to be low. The
review concludes that there is a low risk of the site being identified as representing a
significant risk to receptors due to contamination. As such, the proposed development will
accord with Policy EN16 of the Local Plan.

Flood Risk and Drainage

A Drainage Strategy and Flood Risk Assessment has been prepared by Baker Hall Ltd.
This proposes a surface water drainage strategy based on SuDS principles and
incorporating permeable paving to parking areas and storm water attenuation for roof
water. In terms of foul water, Thames Water has confirmed via a pre-development enquiry
that the outflow from the proposed development can be accommodated within the existing
public sewer network. In terms of flooding, the application site is located within Flood Zone
1 and is therefore at low risk of flooding. Given the site are of 0.25ha, it is not necessary
to undertake a detailed Flood Risk Assessment. In these circumstances it is clear that the
proposals will meet the requirements of Policy EN18 of the Local Plan and accord with
the relevant objectives of Section 14 of the NPPF.

Building Sustainability

A Sustainability Statement has been prepared by Hydrock MRB who confirm that a
BREEAM assessor has been appointed for the proposed development. Hydrock advise
that given that the proposals now encompass the existing Victorian building it is
anticipated that a ‘Very Good’ rating would be the highest feasible.
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Furthermore, the installation of local low carbon and renewable energy technologies will
be investigated during the technical design stage and incorporated where feasible to
achieve compliance with Part L of the Building Regulations. The proposed development
will therefore accord with the relevant requirements of Policies CC2, CC3, CC4 and CC5
of the Local Plan and the relevant objectives of Sections 11 and 14 of the NPPF.

Summary

In summary, the proposed development is considered to be acceptable in principle. The
application site was previously subject to a longstanding allocation for residential
redevelopment and the proposed care home will assist in meeting the Borough'’s housing
requirements and particularly the housing needs of vulnerable groups. The proposals will
provide high quality care facilities, and this is reflected in the design of the application
scheme which will be sympathetic to its surroundings including the setting of the listed
Prospect Park, will provide suitable access (including via sustainable modes of transport)
and will not have any significant impacts on the amenities of neighbouring properties.

In terms of other considerations, the redevelopment of the site will not have any significant
impacts on biodiversity or arboriculture, will present no unacceptable risks to future
occupants as a result of ground contamination or flood risks, and will be constructed and
operated in a sustainable manner that minimises energy consumption and wider
environmental impacts. As such, the proposals are considered to accord with the relevant
provisions of local and national planning policies.
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Summary and Conclusions

This Planning Statement has been prepared on behalf of Montpelier Estates and supports
an outline planning application for the development of a 53-bed care home at the former
Dellwood Community Hospital on Liebenrood Road, Reading. The planning application is
supported by a comprehensive suite of drawings and technical documents. This
Statement has provided an overview of the application site and the proposed
development, and has considered the compatibility of the application scheme with
relevant local and national planning policies.

In terms of the principle of the proposed development, the application is in a sustainable
location and comprises previously developed land that has been vacant for 15 years,
having previously been allocated for residential redevelopment. The proposals will help
to meet the Borough’s housing requirements and, in particular, the needs of vulnerable
groups through the provision of high-quality care facilities.

The application site is accessible via sustainable modes of transport with bus stops
located immediately adjacent on Liebenrood Road. The application scheme incorporates
new cycle parking provision. Planning permission has already been granted to widen the
existing site access so this can provide a combined vehicular entry and exit point. Whilst
parking levels will be reduced within the site, the Transport Assessment has
demonstrated that the proposed parking provision will be suitable given the nature of the
proposed use and expected numbers of staff on site at any one time.

The proposed layout of the application scheme has taken account of the siting and
orientation of neighbouring properties and the need to protect and preserve key trees on
the southern boundary of the site that contribute to the character of the wider area. The
design of the proposed building and the use of materials and detailing draws inspiration
from the current main building and other Victorian architecture in the local area. This
sympathetic, high-quality design will preserve the wider setting of the nearby Grade I
listed Prospect Park.

The planning application has been supported by a Sustainability Statement which
confirms that the proposals could meet BREAAM Very Good standards and would meet
the requirements of Building Regulations Part L. The application scheme will incorporate
sustainable drainage systems and is not at risk of flooding. Given the historic uses of the
site, there are low risks of it posing any significant risks to future receptors due to
contamination.

In these circumstances, it is considered that the application scheme represents high
quality, sustainable development that will make efficient use of a long-term vacant site
and introduce a new use that will provide a range of social and economic benefits. This
will accord with the provisions of the Reading Borough Local Plan and support the
objectives of national planning policy.
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Appendix 1. External and Internal Photographs
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Appendix 2 Figre 2: External image of Dellwood Hospital from the rear of the 1970s flat roofed
extension

ingress.

62



Former Dellwood Hospital, Liebenood Road, Reading +A

Planning and Heritage Statement

0o

— N

ae illustrating evidence of damage and disrepair

Appendix 2 Figure 5: Internal im

63



Former Dellwood Hospital, Liebenood Road, Reading +A

Planning and Heritage Statement

Appendix 2 Figure 7: Internal image illustrating evidence of damage and disrepair
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Appendix 2 Figure 9: Internal image illustrating evidence of damage and disrepair
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Dellwood Hospital Site, Reading mov\{f‘PQQLQY

estates

Redevelopment proposals to deliver up to 53 beds care home

Dear Occupier,

We are writing to you as a resident or a business
close to the site of the former hospital Dellwood
Hospital, Prospect Park to inform you about our
forthcoming proposals.

The site has been disused for over 15 years and we
are planning to bring it back to the community as a
high quality care home (C2 planning use).

You may recall we wrote last year regarding an
application which has now been withdrawn following
concerns about the loss of the original Maternity

Hospital. The scheme has been re-designed to incorporate the original elements of the old hospital which will
accommodate the major social and activity spaces. As a consequence the main part of the care home will be
set back and will create a courtyard garden between the old and new elements.

We are now about to re-submit for outline planning permission to Reading Borough Council and, if approved,
the development will result in a sustainable local investment of over £9 million and on-going injection to the
local economy of approx. £800,000 per annum. In addition, around 55-60 full time equivalent jobs will be
created, predominantly filled by local people.

Our proposal does not impact on the operation of the hospice and other users located behind the site.

Proposed Care Home
Artist’s impression - view from Prospect Park
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Montpelier Estates was founded in 1996 to provide
specialist solutions to clients in the healthcare sector.
Our company specialises in designing and delivering
nursing and residential homes, health centres,
surgeries, hospitals and independent hospitals.
Montpelier is founded on the principle that good
quality therapeutic design supports the delivery of
high quality healthcare and leads to more positive
outcomes for patients, families and carers. Over the
years, we have provided over 1500 elderly care beds
to numerous operators.

Our care homes are focused on integration. Rather
than being self-contained and inward looking, they
open their doors to invite local people to join at
several levels:

 Offering day care space to local residents

* Opening the café up to the local community

* Inviting the community to join in musical recitals,
quiz evenings, cooking demonstrations wine tasting,
etc

* Make space available for local groups, for example drama or musical groups to use for rehearsals and parent
and toddler groups

* Welcoming people to make use of beauty and therapy services

About Us,

Care homes have evolved to have more and more activity space, which emulates daily life. In a residential area,
these activities can be offered to the community to share. The integration is proven to benefit the care home
residents through contact, stimulation and movement. The community gains facilities that would not otherwise
be commercially viable on their own.

You can speak to us on 01844 203500 to discuss the proposal, email: mail@montpelierestates.me.uk
or write to Montpelier Estates Ltd, Middle Hedge Barn, Chilton Business Centre, Aylesbury, Buckinghamshire,
HP18 9LS




	

