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Planning Statement: Summary of Ammendments
January 2020
	Property name 
	Hamilton Centre 

	Property address 
	135 Bulmershe Road, 
Reading,
Berkshire,
RG1 5SG


	Proposed Works 
	A replacement of accommodation for Phoenix College ( renamed Hamilton School) SEMH consisting of 

Refurbishment of Existing Hamilton Road Centre
To provide general and specialist teaching accommodation, ancillary and support spaces including recladding, re-roofing and re-glazing of existing building.
New Build Hall Block
The construction of a single-storey block comprising main entrance, dining room, kitchen and changing rooms and a double height sports / assembly hall.

Associated hard and soft landscaping
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	Appendices


2.4 Land Ownership and Public Open Space

Further clarification was sought by the planning authority with respect to the loss of public open space and playing field and the justifications for this loss. Revised landscape drawings and a supplementary statement were issued as an addendum to the application in December 2019 and the key points are listed below.
2.4.1 Existing Playing Field Provision

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 5 no 7 aside football pitches and occasionally overmarked for one 11 aside pitch. These 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 completed as part of the recent Alfred Sutton Primary school expansion but the area is still boggy.

2.4.2 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’ 
2.4.3 Loss of Playing Field

A smaller area of land that forms part of the transfer described in 2.4.1will also be subject to a Section 77 approval under the Protection of Playing Fields Act. This application will be run in parallel to the planning application but the case for mitigation is identical to those described under section 2.4. above. The pitch layouts will remain unchanged and the proposed site plan E03700-L-7103 Rev P5  Proposed Sports Pitch Layout indicates how these are laid out to comply with Sport England guidance which includes adequate provision of ‘run off’ around the perimeter of each pitch.
2.4.3.1 Proposed Playing Field Provision

Please refer to drawing E03700-L- 7103 P5.

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.)

2.4.3.2 Loss of Local Green Space

The whole of Crescent Road Playing Fields as catagorised as ‘Local Green Space’. The total area of Local Green Space to be incorporated into the site development equals 8705m2 

2.7 Materials

No changes to the external materials proposed in the original application have been proposed with the exception of the following

· Eternit cladding panels forming entrance canopy are proposed in lieu of Aluzinc metal cladding: Colour dark grey

4.0 Landscape

Changes from the original application can be summarised in three areas: 

· clarifications concerning Sport England Guidance / Playing field loss

· Changes to car-parking design including access and bay numbers

· Omission of artificial turf pitch

4.1 Improved Playing Field Access 

The previous planning statement referred to ‘a tarmac path will also connect the proposed ATP on the site of the tennis courts with Alfred Sutton Primary School and the University Technology College. Footpath access has now been changed under the most recent proposals which show a new footpath access from Regis Park Road past the retained existing macadam tennis courts, skirting the perimeter of the playing fields to connect with the newly formed car park adjacent to the new Hamilton School. 

4.1.1 Improved pedestrian access between Maiden Erlegh School and Bulmershe Road.
It should be noted that the original application made in September included a connecting footpath linking the existing footpath directly east of the Maiden Erlegh tennis courts, the staff car park and main entrance into the site. This is currently used by Maiden Erlegh pupils and formed part of a previous application for the adjacent Maiden Erlegh development. This connection was omitted from the amended proposals submitted in December. Following consultation with RBC Highways, this has now been reinstated on the most recent plans.. This route will need to be carefully managed by both organisations moving forward.
4.2 Sport England Consultation 

Sport England were consulted as a statutory consultee and initially responded with an objection is this right intention to object. to the loss of playing fields, based on the information previously submitted. Revised drawings and a supplementary statement were issued as an addendum to the application in December 2019 and following further review of these documents, Sport England withdrew their objection in early January.

Part of Sport England’s objection related to the inclusion of works to improve the existing macadam tennis courts adjacent to the doctors surgery on Wokingham Road. It is understood that the promise to upgrade the courts had been part of another historic planning application, and therefore could not count towards mitigation of playing field loss. Following advice from both Sport England and RBC planners, the improvement works to these courts have been omitted from the most recent plans.

Any future improvements to these tennis courts will now be dealt with under a sperate application by the applicant.

Relevant extracts from the supplementary statement are included below for ease of reference.

4.2.1  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 tarmac 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. 

4.3 Construction access 
Construction access will use the main vehicular entrance from Bulmershe Road. A detailed site compound plan and method statement is currently being developed by the Contractor. An initial draft of this document can be made available upon request. 
4.4 Tree removal and protection  

Following the submission of plans in September, the agent met with the Borough Ecologist Sarah Hanson on site to discuss tree protection and other issues likely to be conditioned as a part of this application. Drawing E03700 – L – 7800 P3  is a plan showing the details of tree specimens to be removed as part of the works. The planting plan E03700 -L-7007 P1 details trees to be planted as replacements, a majority of which will be native species. It should be noted that the amount of new planting considerably exceeds the number of specimens lost. Revision P2 will amend this plan to align with the new car park arrangement
4.5 Site levels and accessibility 

Although the school’s intake will be primarily ambulant pupils, the landscape around the buildings will facilitate level access. The revised design allows for the re-provision of 4 no. accessible parking bays in the new lower car park following discussion with RBC Highways on 16.01.20. The new bays are considerably nearer to the main entrance of the building than in their previous location adjacent to the main vehicle entrance (42m and 100m respectively.) 
4.6 Planting design 

A detailed planting plan will be issued incorporating the changes to the car park layout. This includes the repositioning of the boundary hedge which is indicated on drawing E03700-L-7007 

7.1 Transport Statement
The transport Statement previously issued under APPENDIX E has been amended to incorporate the changes to the car park layout and to detail existing and projected trip numbers. Please refer to attached revised statement.
7.1.1 Vehicle tracking: 

Vehicle tracking was not submitted as part of original application. Following consultation with RBC Highways, vehicle tracking has been produced to demonstrate that the revised design can accommodate refuse vehicles and delivery vehicles. It should be noted that the refuse vehicles that we have tracked are of a longer wheelbase (11.2m) than standard RBC refuse truck as consultation with Maiden Erlegh Trust confirmed use of a larger vehicle that is within this range. Tracking was also undertaken to demonstrate that the widened vehicle entrance can also meet the requirements of these different vehicles. A stacking diagram for minibuses and taxis has also been included to demonstrate that congestion at critical periods can be managed on site rather than impacting upon surrounding roads.
7.2 School Travel Plan

The previously issued school travel plan has been updated by the HCC School Travel Plan Team to reflect the amendments made as part of the car park re-design. Please refer to attached revised School Travel Plan.
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