Redevelopment to form New 70-Bed Care Home
Willian Road, Letchworth, SB6 2AB
for Caring Homes Ltd.
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1.0 INTRODUCTION

1.0 Introduction

1.1 Executive Summary

1.1.1 This Design & Access Statement has been produced by
Oliver + Robb Architects (ORA) on behalf of Caring Homes Group
Ltd. (“The Applicant”), in support of a Planning Application to
part-demolish an existing, outdated 50-Bed Care Home and
construct a new 70-Bed Registered Care Home on the site of
the existing Guysfield Care Home at Willian Road, Letchworth
(hereafter referred to as “the site”).

1.1.2 This follows an unsuccessful Planning Application for
the ‘full demolition” and erection of a new 60 Bed Care Home
submitted on 6th October 2020 (Planning Ref: 20/02219/FP).
A key concern, raised by Letchworth Heritage Foundation, was
the demolition of the original Guys House, constructed in 1884
as a private residence. Although not Listed, the original house is
locally appreciated as a building of architectural merit.

Following 10 months of negotiation and discussion with North
Hertfordshire Planning Department and Letchworth Heritage
Foundation, the Planning Application was moved to Part 2 of
the Planning Register on the 25th July 2022 , ensuring that the
determination process would not be progressed and no formal
decision would be issued.

1.1.3 The proposal for the redevelopment of Guysfield House
Care Home has been developed to address the requirements
of the Client Brief, the Care Quality Inspectorate Guidelines

and to take cognisance of the views and observations of the
Professional Consultant Team and Pre-Application Advice
received from North Hertfordshire District Council Planning
Department dated 28th October 2019, 1st July 2022 and
subsequently 29th January 2024 (Ref: 23/02439/PRE) . The
current proposal also addresses concerns raised by Letchworth
Heritage Foundation through retention of the original Guys
House whilst demolishing the poorly conceived 1980’s and
1990’s extensions grafted onto the east elevation of the original
house. (Refer Appendix 1 - email dated 25th July 2023 in
support of proposals).

External Perspective facing North-East toward ‘Guys House’
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1.0 INTRODUCTION

The Covid-19 Pandemic has influenced the design and layout of
the new facility to take account of functional, operational and
ergonomic design parameters to ensure the effective delivery of
care, should similar events occur in the future.

1.1.4 Importantly, following extensive negotiation, Letchworth
Heritage Foundation now support the principle of the revised
scheme and in particular the retention of the original house and
the contemporary approach to the new build element. They have
requested to remain informed throughout the Planning process g Ce N, T ¥ o 3
and may comment further upon receipt of the detailed Planning . 3 h y % iy A Yy VR
A ' T TITTTTTTT
proposals. S T R - : 24 i : - i

il 8l
i

1.1.5 Caring Homes Group Ltd. will operate the Care Home
and are committed to being responsible neighbours, paying due
respect to surrounding properties and building to a high quality
and appropriate scale within the context of the location, the
Willian Conservation Area and the Metropolitan Green Belt.
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1.0 INTRODUCTION

1.2 Background & Project Brief

1.2.1 Caring Homes have been providing specialist care to the
frail and elderly for over 25 years and are one of the leading
care providers in the UK, with over 90 Care Homes, 3,820
residents and in excess of 5,500 staff. They are also recognised
for their expertise in providing specialist Learning Disability
Services within a high quality, modern care environment which
underpins the self esteem, self respect and dignity of the
residents.

1.2.2 Caring Homes consider that the retention of Guys House
offers a bespoke opportunity to create a standalone facility for
resident and staff use in a contrasting traditional setting to the
contemporary Care Home. The plans for the house include a
Reception Room and Private Dining for dual use of residents
and staff and offices, Training Rooms, and Male and Female
changing for staff only. In addition, 2 sleepover rooms are
included for staff and next of kin when required.

1.2.3 In respect of the new Care Home the following factors
were a pre-requisite for any design proposals:

« A sustainable building incorporating renewable energy
technologies and utilising thermal modelling to create a low
energy building for the new build element.

« A contemporary approach to the aesthetic, utilising quality
and durable materials to achieve a low maintenance building.

o A minimum of 70 bedrooms (all with dedicated En-suites)
to assist with the cross funding for the retention and
refurbishment of Guys House.

« Retention and re-use of the existing Site Access.

o Optimum levels of natural daylight and sunlight throughout
internal spaces.

» Improved space standards for Resident Bedrooms, Public
and Staff Accommodation beyond C.Q.C standards.

« A building, which integrates with its context and setting,
sitting within a natural green environment accessible to
residents, staff and visitors alike.

o A building which takes advantage of its Southerly aspect.

« Internal space planning which promotes and assists with the
delivery of high quality care and dignity and self esteem of
residents.

70 BEDROOM CARE HOME GUYSFIELD HOUSE, WILLIAN ROAD, LETCHWORTH

Comparative ‘Typical’ Bedroom - Existing & Proposed

existing partitions have poor acoustic credentials

location of entrance door restricts access

Desk & Drawers
500x1230mm

and results in an internal layout which does not
function properly

wasted / impractical space

impractical location for desk /drawers and wall mounted TV

(ie. outwith sight-line of Resident bedspace)

bedspace/door relationship restrictive in

respect of manoeuvrability

\ /
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Moveable Tray|
Bed
1000x2000mm

inadequate space for general manoeuvrability

insufficient space for suitably located TV at end of bed

4040

pedestal to WHB resulting in reduced cleanliness,

infection control and Resident access

Existing 'Typical' Bedroom

Existing 'Typical' Ensuite
(2.02m2)

insufficient space for private shower facility

insufficient space for wheelchair access /

(10.9m2)
Bedside Cabinet
425x465mm

ambulant mobility

insufficient space for comfortable seating

for Resident / Nurse Care / Visitors

location of access door restricts manoeuvrability

and function resulting in an inefficient internal layout

close coupled/floor mounted WC resulting in
reduced cleanliness, infection control and poor

Wardrobe

ambulant access (ie. conflict with access door)

500x850mm

2700

1:20

Floor Area fails to meet the minimum recommended standard for New Care Homes (12m2)
Department of Health: Care Homes for Older People - National Minimum Standards.

Fails to achieve minimum recommended furnishings for Individual Rooms (ie. comfortable seating)

Department of Health: Care Homes for Older People - National Minimum Standards.

Poor levels of natural daylight, ventilation and visual amenity.

|
|
|
|
|
|
|
|
|
3
i . Impractical and inefficient general layout (For Resident Use and Nurse Care).
|
|
|
! Insufficient space for general access and manoeuvrability.

|

|

|

|

|

Restricted sanitary facilities with poor levels of access with no shower.

wasted / impractical space

window difficult to operate as behind WC

poor levels of natural daylight, ventilation and visual amenity

external wall construction has poor thermal performance

5490

recessed entrance door to improve accessibility, privacy

and Resident way-finding (sense of place)

generous space at leading edge of access

Wash Hand
Basin

door to enable wheelchair use and/or supplementary
furniture (ie. sideboard)

wall hung WHB for improved cleanliness, infection control

all Hung
wc

|

and Resident access (knee recess below)

wall hung WC for improved cleanliness,

éw
T ~Proposed 'Typical’ Ensuit:
S (3.7m2)
N\,

infection control and ambulant mobility

dual swing door for improved accessibility, safety

and flexibility

adequate space for wheelchair access /

—— ambulant mobility (1500mm dia. turning circle)

ensuite door within sight-line of

Proposed 'Typical' Bedroom
(16.5m2)

Resident bedspace

private accessible / wet floor showering
facility for improved Nurse Care and Resident dignity &
self-esteem

new partitions with improved acoustic performance

generous space for dedicated Wardrobe for clothes hanging

generous space for dedicated bedside cabinet

Resident bedspace within sight-line of access

door for staff supervision / care with sufficient
space both sides for Nurse Care

generous and practical space for desk /drawers and
wall mounted TV within sight-line of Resident bedspace

o= Wardrobe
500x850mm
Bedside Cabinet
425x465mm
Moveable Tray
\ /
\ /
\ /
Bed \ /
1000x2000mm NS e I—
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/N
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/ \
/ \
/ \
,,,,,,,,,
// . \\ = N
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2 N Desk & Drawers
/ \ 500x1230mm

sufficient space for access to both sides of the bed

generous space for comfortable seating

&
S I

for Resident / Nurse Care and visitor use

adequate space for wheelchair access /

ambulant mobility (1500mm dia. turning circle)

— additional space for supplementary furniture

optimised levels of natural daylight, ventilation

and visual amenity - low level cill allows bed
ridden residents to connect with the outside

external wall construction with improved

3775 thermal performance

Proposed 'Typical' Bedroom (16.5m2 Bedroom with 3.7m2 Ensuite)

1:20

Floor Area exceeds the minimum recommended standard for New Care Homes (12m2)
Department of Health: Care Homes for Older People - National Minimum Standards.

Exceeds minimum recommended furnishings for Individual Rooms.
Department of Health: Care Homes for Older People - National Minimum Standards.

Practical and efficient general layout (For Resident Use and Nurse Care).
Optimised/generous levels of natural daylight, ventilation and visual amenity.
Generous space for general access, wheelchair and ambulant mobility.

Accessible private sanitary and wet floor shower.
(ensuring enhanced Nurse Care capability and Resident dignity/selt-esteem).
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1.0 INTRODUCTION

1.3 Development Team

1.3.1 An experienced Development Team has been assembled
to support this application and they have collectively reviewed
the requirements of the project and provided expert and
bespoke advice to ensure the submitted proposals are
deliverable.

The following Specialist Reports have been commissioned to
inform the basis of this Detailed Planning Application.

o Planning Statement.

o Consultancy Advice Report.

e Planning Need Assessment.

o Heritage Statement.

» Landscape & Visual Impact Assessment.
e Arboricultural Planning Report.

o Ecological Impact Assessment.

o Archaeological Desk Based Assessment.
o Energy Strategy Report

o Acoustic Design Statement.

« Transport Statement.

o Flood Risk Assessment & Drainage Strategy.
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2.0 PLANNING

2.0 Planning History

2.1 For comprehensive detail regarding the Planning History
please refer to the ‘Planning Statement’ prepared by Woolf Bond
Planning Consultants).

A summary of the relevant planning history is noted below:

o Erection of two storey extension, together with change of use
of dwelling to Elderly Persons home following demolition of
existing building. Conditional permission granted on 15th
September 1986 (Ref: 86/01075/1)

« Erection of front boundary walls. Conditional permission
granted on 17th October 1987.

« Conversion of existing roof space into living accommodation
for Elderly Persons home. Conditional permission granted on
10th November 1988.

« Erection of part two, part three storey wide extension and
glazed conservatory link to existing residential home,
rearrangement of existing parking area to create a total of 16
spaces and ancillary works. Conditional permission granted
on 12th November 1991.

« Replacement roof to existing conservatory, part pitch/part
flat with roof lantern and insertion of double doors to rear.
Conditional permission granted on 28th October 2013.

o Pre-Application Advice received 20th July 2012
(70 Bed Care Home).

o Pre-Application Advice received 28th October 2019
(Ref: 19/00504/PRE).

Pre-Application Advice received 1st July 2022 (via email).
‘,- :
Co-operative Councils

.

ISR T oDk

e Planning Application moved to Part 2 of the Planning Register on the 25th July 2022 , ensuring that the determination

process would not be progressed and no formal decision would be issued.

e Email from Letchworth Heritage Foundation dated 25th July 2023 in support of proposals. (Refer Appendix 1).

Pre-Application Advice received 29th January 2024 (Ref: 23/02439/PRE).

* Online Pre-Application Meeting held with North Hertfordshire Council on 14th March 2024.

Conclusion

Ultimately, the success or otherwise of a future planning application submission for the
proposed development will depend on how the supporting information and documents

demonstrate that the development complies with all of the stated policies and whether “very
special circumstances’ can be demonstrated which clearly outweigh any harm to the Green
Belt

On balance, is considered that very special circumstances could be demonstrated in this
instance which would clearly outweigh any ham to the Green Belt.

As previously indicated, additional information/evidence is required to justify the benefits
identified in Chapter 8, Section G of the Planning Statement and consideration should be given
as to how ‘very special circumstances’ can be comprehensively demonstrated as part of the

proposal. This in turn will assist in the assessment of the very special circumstances case as
part of the overall Planning Balance.

Yours faithfully,

Faul Chaston

Senior Planning Officer

Council

Conclusion of NHDC Pre-Application Advice (dated 29th January 2024)
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2.2 The benefits arising from the proposal are substantial

in respect of meeting an identified housing need for elderly
people, providing employment opportunities and facilitating the
release of under-utilised housing all of which support any future
Planning Application.

2.3 The proposed development would result in several material
benefits to the local community as follows:

o The delivery of a range of new employment opportunities
during both the construction and operational phases.

« The demolition and redevelopment of an existing Care Home
which is no longer fit for purpose.

« New investment into Willian, Letchworth and the immediate
area.

« Additional expenditure within local shops, eateries and other
services.

« The provision of advanced care accommodation that shall
relieve the pressure on hospital bed spaces.

« The provision of a bespoke, purpose built, registered care
facility which shall release pressure on local GP services.

o The release of under-utilised family housing to the local
property market through the provision of modern care
accommodation providing choice in type, form and level of
residential care.

« Improved health for local people through the provision of
secure, comfortable accommodation and companionship

within a stimulating, caring environment

« The home shall be a focal point and an integral part of
Willian’s Community Facilities.
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3 ° o C o niexlll Guysfield Care Home in its wider context

3.1 Wider Context

3.1.1 The Care Home is within an accessible location on the southern edge of
Letchworth, approximately 1.8km from the Town Centre. It also sits within 1km
of the A1(M), a major transport route through the Midlands of England, thus
making it equally accessible from further afield.

Letchworth Garden City within the county of Hertfordshire
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3.0 CONTEXT

3.2.4 In respect of its setting, there are short and medium Ty :
) L illian in relation to Purwell and Benslow

range views from Willian Road to the south, and from the

Public Right of Way Network adjoining the east boundary and

traversing the Village Green to the south and east. Generally,

visibility from out-with the site is well screened by existing trees

and shrubbery on all boundaries.

A : . Letchworth
3.2.5 Further afield the site has limited visibility from elevated ! s Golf Club
public viewpoints along Wymondley Road and Wymondley _ _ ' ! g
Wood to the south, principally due to the nature of the local cs. - ="y ; ;
topography and the presence of tree and hedgerow cover.

3.2.6 It should be noted that the ‘Landscape and Visual
Impact Analysis’ submitted with the original planning
application shall be updated and re-submitted with any future

S WILLIAN
planning application pending feedback on this Pre-Application 4 "WALLSWORTH i '
submission. ; e = :

e W

PURWELL

qy x3TaNOWAMN

e

Wymondley

HITCHIN ‘ Wood

BENSLOW -

%

'] u =

JACKS HILL

qu A3TanowAM

Willian beyond with Wymondley Wood in the foreground

lZ}:.-n._ﬂ Earths
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3.0 CONTEXT

3 PY 2 Lo c q I C o n 'I'exlll Guysfield Care Home in its local context

v ~

3

3.2.1 The site is approximately 0.94 ha in area, occupying a

- 5 : : Lordshi p_’
triangular shaped plot on elevated land (within the Metropolitan : : . ; ; 7 , Farm =21
Green Belt and Willian Conservation Area) and overlooks open _ : s : A - S Ps’c' I’:‘oao’ly

countryside to the south. It is accessed from Willian Road
(C19) to the south, with a former tree lined driveway forming a
secondary, albeit unused, access to Willian Road to the west.

3.2.2 The site is bounded by modern residential properties on
Greenway to the North, a footpath and cycle track (bounded by
the Common) to the East, Letchworth Lane and Letchworth Golf
Course to the West and Willian Road to the South with open
countryside beyond including Willian Arboretum, a popular area
for walking.

3.2.3 It sits within 200m of the Village Centre and its modest
facilities, with a further foot-way and cycle track providing
routes north to the Letchworth Urban Area with its wide ranging e : . _ 1L - .
community facilities. g o , ' = Common

Adey, a|a kD

Q

_ | NS
» Letchworth AL ) R\ !
Golf Club ‘All Saints’

4 Church

a4 A3TANOWAM

Willian
Arboretum

Willian Conservation Area
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3.0 CONTEXT

[ [ ]
3 . 3 S l'I'e qu I U CI'I"O N Bay Feature with Dentil Course Brickwork, Existing Guysfield Care Home

3.3.1 Built as a private residence in 1884, Guys House lies within
established, well landscaped grounds, incorporating a number of individual
mature trees, along with areas of shrub, lawn, tree belt and hedgerow
interest, all of which positively contribute to the rural approach to the
southern end of Letchworth and the setting and character of both the house
the village of Willian.

3.3.2 Converted to a Care Home in 1986, Guys House has since been
extended in the late 1980’s and 1990’s to provide a 50-bed facility over
four floors, including a basement. It incorporates areas for car parking and
servicing to the front and west side of the building.

a .F.._ : .I S - —_. r r.l'- g i3 ..
West facade of the original house P U | LC E |_ |_

3.3.3 The existing Care Home has three distinct elements, the original
building and the latter-day extensions which are complimentary “to a
fashion”. However, they lack the integrity, sensitivity and impact of a
carefully considered and architecturally harmonious single building, which is

demonstrated through this design proposal. ;‘
2
3.3.4 Purcell were appointed by Caring Homes (The Applicant) to prepare s
a ‘Heritage Statement’ in support of the Detailed Planning Application as :E .
summarised in Section 6.4 of this report. '-:_,I -
3
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West Facade of 1990s Wing, Existing Guysfield Care Home

Primary South Elevation, with 1980’s extension and later conservatory and entrance to right of the original Care Home
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4.0 DESIGN DEVELOPMENT

4.0 Design Development e
d P 5 || Ot

HEALTH AND SAFETY
RISK ASS|

4.1 The existing Care Home provides Residential and Specialised “the existing older section of the building is not fit for purpose with
Dementia Care, including Short Stay and Convalescent Care for the
Elderly. However, the accommodation falls distinctly short of the
standard and specification which Caring Homes aspire to in their high Jo Cousins of North Hertfordshire District Council
quality developments, and is blighted by the fact that the original
Victorian Building is inappropriate in terms of its layout, the most critical
issue being that it does not meet modern space standards, particularly
for Residential Accommodation for the elderly and frail.

MMMMMMMMMMMMMMMMMMMMMMMMM
CONSEQU

access, heating and general layout being problematic for staff”

Resident Bedrooms

Shared Resident Space

Nursing / Admin

o I _ Exising sutandard’ 1200mm wice L Exsing Extemal o Sais 3 -|I B et pn
4.2 The existing building also has very poor thermal characteristics cotdors eened due o | ’ s I
which are extremely difficult to upgrade within the envelope of the aeo ; e Qe ) & m g’;
existing building, all to the detriment of elderly resident’s comfort levels. ?—-ﬁ it o ) e —
A fully glazed Entrance/Day Room with glazed pyramid roof exacerbates : e % e B E@ . S
the problem in so far as Residents are socialising/resting within a space | s ”ﬁ = e ) Ly o o e
which overheats in the summer and is cold in the winter, proving costly b’ i or e 18 _ aEle v s s |
to ventilate and heat in those respective seasons. e - o o 50 et \ geeriy ~ Y R e
| . ' est S men AW A T O aep ] =74 P o -
4.3 Jo Cousins of North Hertfordshire District Council acknowledged Ell Jea A seens e : | DY HL«’UU : a1 130
the shortcomings of the existing Care Home in her Pre-Application _ mem— | e R T posy O e Eﬁ gﬁmg E{‘f;‘f’ i o e
Advice, dated 28th October 2019, when stating: | ; 1 - e - e ... A §
L e S oS Ny . e = o |
“From my visit to the site it was very apparent that the existing older i E @g Dgﬂ : _ e 3 B Badroom
section of the building is not fit for purpose with access, heating and = o ga] ﬁ?ﬁ O =2 P . e %
Existing Ca E]

Protected i

general layout being problematic for staff. The lack of lift access to the

. i ) ) . — Stairwell ._ - -Stairwell | E-: I ‘m‘
upper floors was particularly noticeable and this would have a limiting E 1;—* o Lk A v =
effect on care and safety, | would suggest”. % « B G
4.4 Feasibility proposals for a full ‘refurbishment’ of the existing = THI e & ¥ — = Concept Desg
building were developed by ORA for review/consideration and T 1 rsement & Groun i

. . . . . . 2 Wir- efurbishment Viability Study
have been submitted as part of the Detailed Planning Application. T e R — (Tolal 28no. Becrooms)

| I[stair] 13

Given the inherent restraints of the existing building this exercise
demonstrated that a maximum of 29no. bedrooms could be achieved,

Bedroom PROJECT

% Guysfield Care Home at
Willian Road, Willian, Letchworth for

and the proposals fell short of the required standards expected of a \ e eme
modern Care Home (i.e. corridor widths, bedrooms sizes and shared
resident space). In addition, an indicative Cost Plan prepared by Aero g sttt 200 polan | PR J[Aeindee

structural implications

Property Consultants estimated the works at circa. £3,368,285.52. wo
Therefore, the ‘refurbishment’ proposals were deemed unviable, both 1 yBasement Plan 2 )Ground Floor Plan U
economically and operationally, as acknowledged by NHDC Planning

Department during the Online Pre-Application Meeting held on 14th o E e 0 SO 0 e 200 Pitreavie C

‘ T: 01383 621621

M arc I | 2 024 Scale Bar @ 1:100 W : www.oliverandrobb.co.uk
. (mm) Members: Brian ARobb  David M Tibbs
A

oliver + robb architects
Pitreavie Drive, Dunfermline

ssssss tes: Gary D Caudrey Graeme S Gallagher
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4.5 The developed contemporary design integrates with the site and
surrounding context, whilst reducing the perceived mass and scale of
the building through the formation of a basement area and flat roof,
broken by feature brick panels, to align with the ridge level of the
existing house. Importantly the building steps down to Willian Road
presenting an articulated gable which importantly aligns with a mature
Atlantic Cedar to create a natural courtyard setting when viewed from
Willian Road.

4.6 |Initial concerns raised by North Hertfordshire Planning
Department in their Pre-Application Advice Letter (dated 1st July 2022)
regarding encroachment of the new build element into the southern
portion of the site, facing Willian Road, have been duly addressed. This
has been achieved by reducing the extent of the proposed building
footprint by 15.5m to align with the southern edge of the existing
mature Atlantic Cedar, as noted above. This creates an attractive
landscaped courtyard and effectively ‘frames’ the existing Guys House
creating an interesting and fascinating juxtaposition between the “old
and new” buildings both of which shall be “of their time”.

In addition, a series of ‘open terraces’ have been formed to
punctuate the southern most projection, a design feature duly
acknowledged by NHDC Building Conservation Team:

“Other terraced areas are to be created at the southern end of the
projecting wing. Here, the terrace areas are not roofed, and part of the
extension’s design is a ‘cascading effect’. This will certainly assist in
reducing the bulk/mass of the proposal”
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Juxtaposition of ‘old & new’ and attractive Landscaped Courtyard Garden

70 BEDROOM CARE HOME GUYSFIELD HOUSE, WILLIAN ROAD, LETCHWORTH

Detailed Planning Proposal (Noted reduced southern projecting, cascading roof terraces and landscaping)

Developed Proposal - 22nd October 2022 (Note reduced extent of southern projection)
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