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1.
PURPOSE AND SUMMARY OF REPORT

1.1 
Further to minute number 196 of Cabinet on 16 April 2007 consultants have been employed to develop proposals for the Park Lane School and Tilehurst Community Facilities project.  The outcome of their work is detailed within this report.

1.2
A plan of the site is appended.

2.
RECOMMENDED ACTION

2.1 That the scheme as proposed in paragraph 4.10-4.12 be endorsed and the Director of Education and Children’s Service and the Director of Environment, Culture and Sport, in consultation with the Lead Councillor for Education & Lifelong Learning be authorised to continue with scheme development working up plans with stakeholders and submitting a planning application, following public consultation.

2.2 That such progress be subject to obtaining s77 consent and the agreement of lease terms with the stakeholders (Thames Valley Police, Reading Primary Care Trust and Tilehurst Horticultural Association) who all have property interests which will need to be changed.

3.
POLICY CONTEXT

3.1 Cabinet at its meeting 16 April 2007 resolved that consultants be recruited to undertake the following:

· A feasibility study on the proposals for The Laurels site and detailed designs in consultation with the school, nursery, library and health clinic, taking into consideration requests made by members of the public as part of the consultation process;

· An appraisal of options for the redevelopment of the junior school site, including an assessment of the possibility of using 
part of the façade/building;

· A design for the redevelopment of Downing Road Playing Field, in conjunction with local planning guidance, retaining part of the site as open space and addressing highways and safety issues raised as part of the consultation;

· A report on full financial implications following further and more detailed design work on all sites and cost of proposals for the new community building to be brought back to Cabinet by the end of the year;

· The Director of Education and Children’s Service and the Director of Environment Culture and Sport, in consultation with the Lead Member for Lifelong Learning be authorised to complete consultation required by section 77 of the School Standards and Framework Act 1998 for the change of use of Downing Road Playing Field and to submit an application to the Secretary of State.

4.
THE PROPOSAL

4.1
Current Position:

4.2 Following a public consultation in 2007 new consultants were appointed through the section 113 agreement with Hampshire County Council and they have reviewed the design and layout of proposals to consolidate Park Lane Primary School onto a single site along with Blagrave Nursery, Tilehurst Library and Tilehurst Health Clinic.  

4.3 Current proposals are broadly similar, to those of 2007 (see plan attached) with the facility fronting onto School Road.  Work has been undertaken to assess a number of impact factors on the site. These are reflected in the design and layout and address issues related to noise, trees, highways and open space.

4.4 In light of comments that came back from the public consultation, of 2007, architects have developed the brief taking into account the current line of trees along School Road and the retention of as many mature trees onsite as possible.  Plans propose the removal the area of self seeded land on the south side of the site on Gratwicke Road.  Consultation with Reading’s tree officer supports this proposal, in exchange for an alternative habitat area of greater value toward the front of the site.

4.5 Public concern was also expressed over the original inclusion of a public street within the building; this proposal has been removed from the scheme, allowing each facility to be accessed from entrances on School Road or Corwen Road.  The sizes of the nursery, health clinic and library remain the same as set out in previous reports but the school, which meets statutory requirements, has marginally increased in size.

4.6 Proposals still involve returning the land upon which Blagrave Nursery is currently sited, to open space and providing a new children’s play area on Blagrave Recreation Ground to replace the ‘big swings’.  In addition, Tilehurst Horticultural Association will be relocated into part of the school annexe building on Downing Road.  The other part of the annexe will be converted into a Thames Valley Police Neighbourhood Office.

4.7 Statutory guidance dictates school accommodation and external requirement.  In order to achieve the necessary sale of Downing Road Playing Field and the Junior School (to provide funding (indirectly) to support the business case for the scheme), these guidelines must be met.  Consideration has now been given to adequate plant room and other ancillary spaces.  External area standards for the school define the space available for the building leading to a two-storey proposal.  The nursery, school reception class and key Stage 1 classes are located on the ground floor with key Stage 2 on the first floor.  The Library and Health Clinic are also two storeys.  Different space allocations can be developed within the defined footprint as the scheme progresses.  Current proposals have retained all public parts of the PCT building on the ground floor.  The public part of the library building is split across 2 levels.  As proposals develop any opportunity to increase the ground floor accommodation will be taken.  Irrespective of the spilt level accommodation, both levels of the building will be fully accessible and compliant with the Disability Discrimination Act.

4.8 Downing Road Playing Field need to be redeveloped to part finance the scheme.  Proposals for the site are still being worked up and will be consulted on prior to any planning application being made.  It should be noted that the development of Downing Road would retain at least 0.2ha of open space.

4.9 Further to minute 196 (3) of Cabinet on 16th April 2007 an application for section 77 general consent has been submitted for Downing Road Playing Field and the junior school site.  This will be developed into a full application should the DCSF reject a general consent application.

(a) Options Proposed

4.10 It is proposed that the scheme be developed further and proceed to planning, subject to approval of the section 77 application for the sale of Downing Road Playing Field and the junior school site.  This will include further work to investigate the provision of services on site, consultation with the Planning Authority, Highways and other statutory bodies.  

4.11 Pursuant to advice from the architects, it is proposed that a grass pitch form part of the scheme. This offers considerable improvements in terms of access and quality of surface, compared with the existing provision.  The 
pitch would meet the statutory minimum for team game (in a primary school).
4.12 The recommendation is that plans are worked up prior to achieving s77 consent.  If s77 consent is not achieved then the scheme cannot proceed, as the main funding source will be removed.  Therefore, work already undertaken or required to seek such consent in the region of £450k will prove abortive in such circumstances. 
(b) Other Options Considered

4.13 Previous proposals included a synthetic turf pitch (STP).  Following further investigation and consultation with Sport England this is not the favoured option.  This proposal has been removed from the scheme.  Although the STP provides the potential for more intensive use and wider community usage, the STP is contrary to the expectation of a balanced combination of soft and hard external play areas in a primary school.

5.
CONTRIBUTION TO STRATEGIC AIMS

5.1 These proposals support the development of Reading as a learning city and a stimulating and rewarding place to live and visit.
6.
COMMUNITY ENGAGEMENT AND INFORMATION

6.1
Stakeholders from the facilities involved in this project have been consulted over the section 77 application, layout and design proposed within this report.  Further, wider consultation will occur prior to and as part of the planning process.  

7.
LEGAL IMPLICATIONS

7.1 
Land transfer issues surrounding stakeholder plots, the sale of both 
Downing Road Playing Field and the Junior School sites will require 
input from the Council’s legal advisers.

7.2 
Contracted out leases will be required for properties where Thames 
Valley Police Authority, Reading PCT and Tilehurst Horticultural 
Association are being granted exclusive possession.

8.
FINANCIAL IMPLICATIONS

8.1 The cost of the project as defined above has been estimated at this stage as £14.5m.  This is larger than estimated in 2004; the increase being attributed to some exclusions from the previous figures, statutory requirements for sprinklers and the sustainability requirements of the Council’s Planning policies together with inflation.  The Council’s main capital expenditure report, elsewhere on this agenda seeks spending approval for the scheme.

8.2 The estimated expenditure profile is:

· 2007/2008 - £0.4m


· 2008/2009 - £0.7m 

· 2009/2010 - £0.8m 

· 2010/2011 - £9.1m 

· 2011/2012 - £3.3m

· 2012/2013 - £0.2m 

8.3
In order to help fund the above costs, the sale of Downing Road 
Playing Field and the current Junior School Site is proposed.  The 
valuations for the sites depend upon the conditions attached to their 
development and at this stage a wide range of values have been 
estimated.  In order to minimise the gap between the cost of the scheme and the projected receipts a robust approach will need to be 
taken as regards the development of Downing Road Playing Field and the current junior school site.  This should enable significantly more 
than half the costs to be funded from such receipts.  With regard to 
the suggestion to retain the façade of the current junior school, whilst proposals will be invited in due course, current estimates suggest this will reduce the receipt from that site by up to £2.5 million.  Prudential Borrowing will meet any shortfall.  In addition please refer to the paper elsewhere on this agenda on Capital expenditure.

8.4
It is anticipated that funding for 2008/2009 and 2009/2010 will be available from the Department of Education and Children’s Services Targeted Capital Fund, allocations of Central Government Supported Capital have not been announced beyond 2010/11, but the approval of this scheme will impact upon other new approvals for that and later years in the context of the Council’s overall affordability criteria for projects funded from borrowing or capital receipts. 

9.
BACKGROUND PAPERS

9.1 
None







