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Supplementary Planning Statement

December 2019
	Property name 
	Phoenix College

	Property address 
	Hamilton Centre,
135 Bulmershe Road,
Reading,
RG15SG


	Proposed Works 
	Redevelopment of Hamilton Centre to provide replacement accommodation for Phoenix College SEMH ( Social Emotional Mental Health) school 11-18.
New hall Block
The construction of a new build extension including Sports Hall, Dining, kitchen and ancillary accommodation.
Refurbishment of Hamilton Centre
The refurbishment of existing building to convert into teaching block including re roofing, recladding and reglazing.
Associated hard and soft landscaping

 


1.0 Existing Playing Field Provision
1.1 

Please refer to drawing E03700-L- 7002 P3.

The area known as Alfred Sutton Playing Fields has an area of useable playing field of 33,922m2. The term ‘useable’ denotes grass area which is level enough and free from vegetation and other obstructions in order to be used for outdoor sports, defined by Sport England Guidance. This is shown as the bright green shaded area on the drawing. 

The playing fields are currently marked out for 4 full size football pitches and are used predominantly by the pupils of Maiden Erlegh Secondary School, Alfred Sutton Primary School, and to a lesser extent, the pupils of University Technology College.  
The playing fields are used for youth football training by a number of clubs on Saturdays – parents use the existing car parks at the Hamilton Centre and at Alfred Sutton Primary School.
The remaining area ( shown in pale green) is classed as informal soft play due to the steep gradients, vegetation and other natural features. The triangular area of land beyond the diagonal footpath towards the southern boundary is a mix of waterlogged grass area and brambles. 

The main pitch area suffers from being waterlogged during winter months and has a relatively high water table. Some drainage improvement works have been complete as part of the recent Alfred Sutton Primary school expansion but the area is still boggy.
1.2 Location of the New Building
The footprint of the new extension and part of the new car park is limited to the marginal area and would be catagorised as float under Section 77 designation. We suggest that this would therefore comply with Exception E3: ‘The proposed development affects only land incapable of forming, or forming part of, a playing pitch and does not result in the loss or inability to make use of any playing pitch ( including the maintenance of adequate safety margins), a reduction in the size of playing area of any playing pitch or the loss of any other sporting / ancillary facilities on the site’ 
1.3 Alternative Building Locations considered
Eight other sites within Reading were considered as part of a viability study. This site offered the best compromise with regard to planning impacts and compliance with DfE guidance for external space.
2.0  Proposed Playing Field Provision
Please refer to drawing E03700-L- 7103 P4.

To provide the pupils of Phoenix College with sufficient external recreational space, the proposal requires the fencing off of the area of marginal land to the south of the existing footpath but also an area of existing playing field running adjacent to the Hamilton Centre. This area has been calculated as 2623m2 ( note 4 on the drawing.)

2.1  Compliance with Sport England Guidance

E3: ‘The proposed development affects only land incapable of forming, or forming part of, a playing pitch and does not result in the loss or inability to make use of any playing pitch ( including the maintenance of adequate safety margins), a reduction in the size of playing area of any playing pitch or the loss of any other sporting / ancillary facilities on the site’ 
The applicant views the area in question does constitute land capable of forming playing pitch and therefore has been asked to justify the reasons for this loss of playing field.

The mitigation for the loss of playing field with respect to the above is based on the following:  
1. The playing field land in question is not marked nor has been marked as playing pitches and is therefore categorised as run off, rather than pitch. The layout of the new playing fields indicate that it is still possible to provide the same number of pitches plus a minimum 6m run off zone, compliant with Sport England guidance. The land is therefore considered ‘supplementary run off’.

2. A programme of field drainage work is being undertaken as part of the application to the whole of the playing field at a cost of £25k which will improve the quality of the pitches and the length of period they can be used for. ( see note 8 on the drawing)
3. A male and female changing rooms with w.c.s is being provided specifically for community use and these will be accessed from the new car park. There is currently no provision on the site apart from a portaloo. These will be made available to clubs outside school hours. ( see note 5 on the drawing)
4. Additional car parking provides better access to the pitch and extends community parking facilities closer to the playing pitches compared with current provision. (see note 6 on the drawing)
5. A new 34 x 18.5m polymeric hardcourt with weldmesh fencing is provided for the pupils of Phoenix College which will in turn reduce the impact of the new school on the existing playing field facility. (see note 3 on the drawing)

6. A new 15m x 8m x 7.6m high sports hall forms part of the new college facility and this can be let out to community users for informal badminton, 5 aside etc with adjacent changing facilities referred to in point 3 above.

7. A new path and gated access from Regis Park road is also to form part of this application. This will enhance public access to the playing fields, compared with existing access which is only from the Bulmershe Road side ( see note 2 on the drawing)
Policy OU1 ‘New And Existing Community Facilities’ is clear in supporting proposals for new, extended or improved community facilities. The policy recognises such development can include on-site intensification of important facilities such as schools. This proposal will result in an existing community facility being refurbished and extended, with additional car parking and curtilage being provided to facilitate its new use as a SEMH school. In considering exception c) of Policy OU1, it is recognised that large part of the actual playing pitch lost would be to provide the outdoor play areas, MUGA and nature garden required by the Phoenix College.
The Phoenix College development will provides social need for some of the most vulnerable and disadvantaged young people in Reading, providing them with external areas that are critical to their health and well being and physical exercise. The loss of excess run off area to pitches is balanced in this case by the mitigating elements outlined above and by the fact that the majority of the area lost is re-designated as sports provision ( the MUGA) and informal play space. 
These specific features are considered to be alternative sports and recreational provision for the existing building, the needs for which could be argued to outweigh the peripheral loss of the pitch. However, the remaining areas lost to facilitate the new car park extension and new school extension are clearly not for alternative sports and recreational provision. Therefore, the proposal as a whole is not considered to meet exception c) of Policy OU1. 
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