DELEGATED APPLICATION REPORT

Ward: Southcote

App Ref: 182195/FUL
Address: Prospect Park Hospital, Honey End Lane, Reading, RG30 4EJ
Proposals: The proposed is to construct a sports hall and connecting link corridor to Hazelwood and Campion buildings at Prospect Park Hospital for children with mental health and to provide safe and secure access from one building to another. 
Case Officer: Mr James Overall
Applicant: Berkshire Healthcare NHS Foundation Trust
Date received (valid from): 24 December 2018      Target Decision date: 12 April 2019


1.
INTRODUCTION

On the north-east corner of the site towards Honey End Lane and adjacent to Campion Building and Hazelwood Building it is proposed to build a sports hall measuring 18.25m x 9.7m with a mono-pitched grass roof measuring to c3.8m high at lowest eaves to c4.5m high where it adjoins the existing building. The linking building extends from the Hazelwood Building and would be 7.8 m wide by 9.35 m long with an arm extending behind the new sports hall 3.4 m wide.  The buildings will enclose an area of open space with two groups of TPO trees in it. 
2.
PROPOSAL AND SUPPORTING INFORMATION

The proposed is to construct a sports hall and connecting link corridor to Hazelwood and Campion buildings at Prospect Park Hospital for children with mental health and to provide safe and secure access from one building to another. 

The DAS explains: “

“The current existing site is an area of banked grassland on the Northeast side of the hospital, directly adjacent to Campion and Hazelwood buildings. The proposed buildings will be almost entirely screened from the residential road (Honey End Lane) this is further enhanced by the use of a living roof. 

“The works involved will include excavating the bank to accommodate the sports hall. It is proposed that once a retaining wall has been built, the soil will be pushed back up to improve thermal loss and to assist in blending the building to its surroundings. The sports hall has been designed so that its appearance from highest point of the bank is minimal with a maximum elevation of 2m from the top of the bank. The works will also include the construction of a single storey link corridor that will also accommodate a designated WC and a store.

Proposed external materials – as described and listed in DAS 

“The materials chosen for the project are specifically designed to complement both the surrounding buildings and the surrounding landscape. Their colour and texture is as such that the building will appear sunk into the existing bank to minimise the visual impact to the local residents”

Cladding: RockPanel (woods range) in Oak colour. These long panels are orientated vertically to simulate the surrounding oak tree trunks and to ensure that the colour harmonises with the trunks colour palette. 

Fascias: These are chosen to be a granite grey colour in order to highlight the roof for aesthetic purposes and to reduce the trip hazard when standing on the bank. 

Sports Hall Roof: Shallow depth green roof with low maintenance grasses in order to blend into the bank. 

Link Corridor Roof: Grey slate effect tiles (to match the existing buildings). 

Link Corridor Walls: Red/pink common brickwork (to match to the existing buildings)”.
Plans considered

 15092_F_P001 A – Existing Site Plan

 15092_F_P002 A - Location Plan

 15092_F_P003 A – Site/Roof (Block Plan)

 15092_F_P004 A – General arrangement (floor layout Plan)

 15092_F_P005 A - External elevations
 15092_F_P006 A – TPO plan
3. RELEVANT PLANNING HISTORY 

12/01059/FUL (Civica Ref: 121838) - External and internal alterations to Rose Ward to facilitate additional bedrooms.  Permitted 30/08/2012.

130542/FUL - Internal alterations to Hazelwood ward to increase the number of single occupancy rooms, including amendment to and installation of windows.  Permitted 10/06/2013.

141373/FUL - Alterations to the existing Sorrel unit to form an additional seclusion room within the existing hospital. Works will include alterations to positions of existing window units and doors to allow room locations to be altered.  Permitted 23/10/14

170755/FUL - Replace existing timber fence around the west of the site with 3m high metal 'anti-climb' fencing. Permitted 16/6/17

170930/FUL – Installation of 3m high anti-climb fences to replace existing timber fences.  Permitted 12/07/2017.
172188/FUL - New external wall of steel frame with glass block infill, flat roof with glazed lantern style roof light over existing courtyard and replacement windows to Jasmine Ward.  Permitted Feb 2018
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter and site notice displayed.
131A Honey End Lane, Reading, Berkshire, RG30 4EG

131 Honey End Lane, Reading, Berkshire, RG30 4EG
10 Shilling Close, Tilehurst, Reading, RG30 4EW

125 Honey End Lane, Reading, RG30 4EG

6 Shilling Close, Reading, RG30 4EW
12 Shilling Close, Reading, RG30 4EW
16 Shilling Close, Reading, RG30 4EW
18 Shilling Close, Reading, RG30 4EW
129 Honey End Lane, Reading, RG30 4EG
127 Honey End Lane, Reading, RG30 4EG
4.2
3 letters of representation have been received, raising concerns as follows:

Parking problems if more staff/visitors results


Nuisance caused by staff/visitors leaving rubbish on street


Nuisance caused by activities of staff;/visitors/patients

4.3  Sport England confirmed that the proposed development does not fall within either the statutory remit (Statutory Instrument 2015/595), or non-statutory remit (National Planning Policy Guidance (PPG) Par. 003 Ref. ID: 37-003-20140306) and therefore did not provide a detailed response in this case but advised consideration of their general advice on their website. 

Landscape: The site is subject to TPO 12/10 – a copy of the TPO plan has been provided in submissions.  As you will see from the TPO plan, the proposal is very close to a group of 3 protected trees (G14).  Whilst the Design and Access Statement says that protected trees will not be affected, there is insufficient evidence to show how they will not be affected by the link between the two buildings.  When comparing aerial photos (and a photo a have from a previous site visit) with the proposal, if it difficult to see how there will not be a conflict:
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The trees – their trunks, canopy spreads and Root Protection Areas – should be accurately plotted on a Proposed Block Plan.

I would also suggest that given the location of the site – surrounded by trees (TPO & non-TPO), changes in level, buildings and within a constrained car park – that the question of how access for construction will be achieved should be raised now.
Further information was provided on 14th May and the concluding remarks are:

I have reviewed the Arboricultural Implication Report from SJA Trees, dated February 2019, Ref. SJA air 19025-01, received on 14/5/19 which provides details of the methodology within the RPA of the Lime (T4), tree protection specifications and details of replacement planting as mitigation for those TPO trees to be removed.  I am now reasonably satisfied with this proposal so offer no objections subject to conditions and informatives as advised. 
Transport - There are no transport objections to this application subject to the condition below.  The proposed sports and connecting link corridor will improve facilities and welfare for the patients residing within Hazelwood and Campion buildings.  However, it is requested that a Construction Method Statement is submitted prior to commencement. 

Equality Act 2010:

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. Clearly the nature of the application being at a hospital providing facilities for children with mental health problems is of relevance to this Act. Therefore in terms of the key equalities protected characteristics it is considered that there would be some beneficial impacts as a result of the development for some but there would be no significant adverse impacts as a result of the development.

5. LEGAL AND PLANNING POLICY CONTEXT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'. The following local and national planning policy and guidance is relevant to this application:

National Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS3:
Social Inclusion and Diversity

CS7:
Design and the Public Realm

CS28:
Loss of Open Space

CS31:
Additional and Existing Community Facilities
CS32:
Impacts on Community Facilities

CS36:
Biodiversity and Geology

CS38:
Trees, Hedges and Woodlands

Sites and Detailed Policies Document (2012)

DM3:
Infrastructure Planning

DM4:
Safeguarding Amenity

DM18:
Tree Planting

DM12:  Access
6.
APPRAISAL

The main issues are:

The principle of the proposed development

Design & Impact
Trees/landscape

Parking/access
Neighbours

(i)


Principle of Development
Policy CS3 of the Core Strategy requires that “all members of the population should be provided with access to good quality health, education and other social facilities”.  Policy CS31 supports schemes to provide new or improvements to existing community facilities, such as this hospital.  The proposed scheme will provide a new sports hall, specifically for use by children and adolescents with mental health conditions.  Therefore the principle of the proposed scheme is supported by these policies, however, there are other relevant policies regarding, design and impact on the locality, tree and landscape protection, residential amenities for neighbours and access to parking that need to be weighed up in the planning balance.  
(ii)

Design and impact on the character of the surrounding area

The chosen materials are specifically designed to complement both the surrounding buildings and park landscape. Their colour and texture is as such that when combined with setting the building into the existing bank this will minimise the visual impact to the local residents and users of the park. This complies with Policy CS7.
(iii)
Trees/Landscape
There are a number of protected trees affected by this scheme and the landscape proposals seek to deal with the concerns raised;

No. 1: a) Proposed building is within RPA of Category 'B' Large leaved lime no.4 (approx 11.5% incursion)

b) Proposed building will require considerable excavation into bank to the north of building causing further incursions into the RPA of lime no.4 and G2
The proposed solution is to design out the incursion; or provide more detail for excavation. Typical 45 degree batter is not acceptable for construction of proposal but if a retaining structure is feasible and would result in less than 15% incursion we think this could be justifiable.
No. 2: The proposed building is within RPA of Category 'C' False acacia tree no. 1. The proposed solution is to remove tree subject to replanting with a heavy standard tree planted further from the building
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Further information was provided and the proposed methods are an acceptable response to retaining or replacing trees and providing the new worthwhile building. With appropriate conditions applied the proposal complies with the relevant policies. 
(iv)
Parking/access

Parking is an issue which has been brought up by representation letters.  However, this is in relation to the current operation of the hospital and these concerns have been passed on to the hospital for their information.  The proposal will not result in an increase in the number of visitors or staff to the site so there is no merit in opposing the scheme due to these concerns. A condition to manage construction traffic is recommended. 

(v)
Neighbours
DM4: Safeguarding Amenity states that development will be acceptable where it will not cause a significant detrimental impact to the living environment for existing residential properties. So the following has been considered – would the proposal cause a significant detrimental impact in terms of:

· Privacy and overlooking - No;   

· Access to sunlight and daylight - No; 
· Visual dominance and overbearing effects of a development - No; 
· Noise and disturbance – While concerns have been raised about nuisance this relates to the activities of the existing patients and staff and the applicant has been made aware of these concerns.  However, as the proposal is not seeking to increase the number of patients or staff it would not be reasonable to refuse planning permission for the new facility, which is set some distance from the nearest houses, for this reason. 

· Artificial lighting - No; 

· Vibration - No; 

· Dust and fumes - No; 
· Smell - No; 
· Crime and safety - No. 

7. CONCLUSION  
The proposed development has been assessed and comments considered.  On balance the proposed new sports facility and associated works are considered to be in accordance with the above relevant policies and planning permission can be granted. 

8.0
RECOMMENDATION  
GRANT

