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Received on 8 August 2014

Vale of Glamorgan Council, Civic Offices, Holton Road, Barry, Vale of Glamorgan, CF63 4RU

Stride Treglown, Treglown Court, Dowlais Road, Ocean Park, Cardiff, CF24 5LQ

Oakfield Primary School, Gibbonsdown, Barry
Erection of new two storey primary school building with associated playground, lighting, sprinkler tank and landscaping

SITE AND CONTEXT

The proposed site is located within the existing grounds of the shared Oak Field & Gwaun-y-Nant schools.  The site is bordered by residential areas to the west, north and east.  To the south is an area of shrub-land and to the south east there is an area of parkland.
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The site is accessible via the residential cul-de-sac, Amroth Court.  This is the only vehicular access point for the site, whilst there is an additional pedestrian access point coming from the north and Carew Close.

The site has its own car park which is currently shared between the two schools, surrounding parking areas at Camrose Court and Neyland Court are also used.

DESCRIPTION OF DEVELOPMENT

The proposal is to develop a new standalone two storey single form entry primary school building with associated playground, lighting, sprinkler tank and landscaping.  This new school will accommodate up to 230 pupils and include all relevant facilities including hall, kitchen and resource areas for all ages.

The vacated existing building will initially accommodate the 233 pupils of Ysgol Gwaun-y-Nant, with numbers potentially increasing to a maximum of 273 in 2017.

The site will remain in operation throughout the duration of the construction works. The new school has been designed so that the existing school can be safely segregated from the construction work of the new building.
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The proposed building will be located approximately 19 metres from neighbouring residences of Amroth Court at its closest point and a buffer of trees is proposed along the northern boundary to reflect the current line of vegetation.

The proposed building is two storeys with a height of approximately 10.5 metres at its tallest point.  The eaves level is set at 7.2metres. It will be predominantly brick faced building with a lightweight insulated composite panel to high level areas on the hall and above classroom windows.  It is intended that the brick will be a buff colour, whilst the composite cladding will be coloured (to be confirmed).  The windows and doors are intended to be grey framed PPC aluminium units, with some coloured insulated panels below classroom windows. Brushed stainless steel signage displaying the school's name is proposed to the front of the building.
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The building is arranged over two floors and the teaching wing consists of four classrooms per floor located either side of a central resource area, which is a taller space with floor voids at upper level and natural light provided from of high level clerestory windows.

The proposed layout locates the main entrance at the front of the building, overlooking the main access route into the site.  A reception office overlooks the entrance waiting area providing an access control point for visitors wishing to progress further in to the building.

The layout of the building allows the kitchen and plant room to be accessed externally without affecting other parts of the school.

The ground floor includes the Nursery, Reception and Years 1 and 2 classrooms, whilst the first floor has the Years 3-6 classrooms.  Placing the nursery and reception classrooms on the ground floor at the front of the building allows it to have its own external play area at the front, which can be easily accessed by parents for pick up and drop off.

The existing on site car parking areas will remain unchanged, while two additional accessible car parking spaces are proposed adjacent to the proposed new building. A deliveries lay by is also proposed.
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PLANNING HISTORY

2006/01741/RG3 : Ysgol Gwaun Y Nant, Amroth Court, Caldy Close, Barry.  Two classroom extension to existing school.  Approved 9 February 2007.

2006/01693/RG3 : Ysgol Gwaun-y-Nant, Amroth Court, Caldy Close, Barry.  New brick clad toy store and covered play area.  Approved 11 January 2007.

2002/00388/REG3 : Ysgol Gwaun y Nant, Amroth Court, Barry.  Single storey demountable unit comprising 2 classrooms, teaching stores, toilets, library and cloaks area, linked to the main building with a link corridor.  Approved 23 May 2002.

1999/00827/REG3 : Gibbonsdown Primary School, Amroth Court, Gibbonsdown, Barry.  Single storey teaching area extension comprising seven classrooms, toilets, library area, head teachers office and secretary's office, joined to existing building by 2 No. link corridors.  Approved 23 September 1999.

CONSULTATIONS

Barry Town Council has no objections.

Highway Development – No objection to date.

Sports Council for Wales raised holding objection over the possible loss of playing fields.  These objections have been re-confirmed in an email of 23 September 2014 (see Appendix A).  The concerns raised in this email are addressed in the response of the Council’s agent dated 24 September 2014 explaining how the two schools will operate in respect of playing field provision.

Environmental Health (Pollution) - No objection subject to construction hours conditions.

Dwr Cymru / Welsh Water - No objection subject to conditions.

Ecology Officer - No objection to date.

Natural Resources Wales – No objection to date.

Highways and Engineering - No objection to date.

South Wales Police – No objections subject to consideration of specified crime and disorder issues.

REPRESENTATIONS

The neighbouring properties were consulted on 18 August 2014.

A site notice was also displayed on 22 September and in the press on 11 September.

To date one response has been received referring to the current problem with cars parking causing obstruction to the access & egress to Laburnum Close.

REPORT

Planning Policies

The Development Plan for the area comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, which was formally adopted by the Council on 18 April 2005, and within which the following policies are of relevance:

Part 1 Policies - Policies 1, 2, 8, 11 and 14

Part 2 Policies

ENV1 – DEVELOPMENT IN THE COUNTRYSIDE

ENV24 – CONSERVATION AND ENHANCEMENT OF OPEN SPACE

ENV27 – DESIGN OF NEW DEVELOPMENTS

ENV28 – ACCESS FOR DISABLED PEOPLE 

TRAN9 – CYCLING DEVELOPMENT 

TRAN10 – PARKING

REC1 – PROTECTION OF EXISTING RECREATIONAL FACILITIES

REC2 – JOINT PROVISION AND DUAL USE OF FACILITIES

Planning Policy Wales (Edition 7, 2014) advises that where development plan policies are outdated or superseded local planning authorities should give them decreasing weight in favour of other material considerations, such as national planning policy, in the determination of individual applications.  It is for the decision-maker to determine whether policies in the adopted Development Plan are out of date or have been superseded by other material considerations and this should be done in light of the presumption in favour of sustainable development.

In this case, the relevant material considerations are considered to be as follows:

National Planning Policy:

Planning Policy Wales (Edition 6, 2014) 

TAN 12 – Design 

TAN 16 – Sport Recreation and Open Space

TAN 18 – Transport
Background

At present Oakfield Primary School share a building with Ysgol Gwaun-y-Nant, the school currently accommodates 233 pupils in Ysgol Gwuan y Nant and 116 pupils in Oak Field Primary.  The proposed new Oak Field Primary School building is required in order to allow Ysgol Gwaun-y-Nant to occupy all of the existing shared building and meet additional need for English and Welsh medium primary school places.  An improved learning environment will also be provided. Ysgol Gwaun-y-Nant is currently over capacity and a classroom within Oak Field Primary School has been acquired for their use for the start of this term.  Projected numbers show Ysgol Gwaun y Nant require a 2 form entry (FE) not a 1FE which it currently is. 
Proposed pupil numbers for both schools as follows:

· Oak Field Primary School = 160 (capacity of up to 230)

· Ysgol Gwaun-y-Nant = 233 (rising to 273 in 2017)
Issues

The school is set within the residential areas of Cadoxton and Gibbonsdown and is surrounded by residential properties mainly comprising of linked groups of dwellings and semi-detached dwellings.

The main issues that would have to be considered in this instance are the siting, design and materials and visual impact of the proposed development, the intensification of the use, which results in the increase of traffic and noise as well as the loss of playing fields from the increase floor space of the school building and impact upon neighbours.

Siting, Design, Materials and Finishes of the Scheme

The proposed building in terms of design is relatively contemporary and constructed of high quality material.  Samples of materials can be controlled by condition, however, it is nevertheless considered that the proposal is of an acceptable design which would not adversely impact upon the character of the area.

Having regard to the above, it is considered that the development is of a scale, form and design that would preserve the appearance and character of the area, in accordance with the aims of Policy ENV27 of the UDP.

Loss of Playing Fields

With regard to the loss of the existing recreational area, Policy ENV24 states that “The Conservation and Enhancement of Open Spaces which are important for amenity, recreation and / or nature conservation within the built environment will be favoured”.

Similarly Policy REC1 states that development involving the loss of existing recreational facilities, whether in public or private ownership will be permitted if there is: an excess of such provision in the area and the facilities are not important to the character of the area (criteria ii and iii refer).

In respect to the application, it is considered that the proposed school development will result in the loss of the playing area to the east of the existing school.  However, the majority of the school will be developed on existing hard surfaced area within the grounds of the school, rather than playing fields, which appear to have been retained to the south of the school building.  As such, it could be considered that the loss of the hard surface area may not be as significant as the loss of the playing areas to the south of the site. 

TAN 16 states that the Fields in Trust Benchmark Standard for all playing space is 1.6 Ha per 1000 population and any development should therefore actively try and maintain this standard.

In terms of the consultation response from Sport Wales, Building Bulletin 99 and its replacement Building Bulletin 103 have been used as the key guidance documents for the project.  The proposals include space for the provision of 1 x 40m x 70m football pitch and 2 x 24m x 38m football pitches and will provide a combination of hard and soft play areas (with associated habitat areas) for pupils.  This is addressed in the email from the Council’s agent of 24 September 2014.

Further to the above a quantitative Open Space study (2013) has recently been undertaken and the ward of Gibbonsdown was found to have an over provision of outdoor sports facilities per 1000 population.  The data shows that the total area of outdoor sports facilities is 18.54ha with 11.58ha accredited to school playing fields within the Gibbonsdown ward with Oakfield Primary School accounting for 1.47ha of this.  To meet the required Fields in Trust (FIT) standard there needs to be a provision of 9.43 Ha of open space based on the population of Gibbonsdown (5895 pop). This application involves the loss of approximately 0.11 ha of play space.

Therefore, even with the loss of all of the school playing fields the ward provision would still meet the FIT standard.

The loss of most of the hard surfaced playing area would not account for a significant loss of school playing fields in the Gibbonsdown ward and could be seen to satisfy the requirements of policy REC 1. In this respect, Policy REC 1 permits development involving the loss of existing recreational facilities where there is an excess of such provision and the facilities are not important to the character of a conservation area or setting of the town (UDP page 176).

Impact on Amenity

With regards to the effect on residential amenity, it is noted that the proposed school will be sited significantly closer to the residential dwellings at Amroth Court and Laburnum Close than the existing school.  The new school will be sited closest to Amroth Court, approx. 19-22m from the rear of the properties, however this is a single storey part of the building and it is not considered that the proposal will be overbearing or lead to a loss of light in this regard.  It should also be noted that no windows are proposed in the side elevation at first floor or above.  It would be around 30-35m from Laburnum Close. In addition, from the submitted plan it does appear that the school will, at its highest, extend to around 10.5m. 

Accordingly, when taking into account the height coupled with the distance to the rear garden boundaries, it is considered that the proposed school will not have a significant impact upon the residential amenity of the nearby residential properties, either by way of overlooking, loss of light or overbearing impact.  Accordingly the proposals would comply with Policy ENV27 of the UDP.

Intensification of use, Highway and Transport Considerations

The intensification of the use is likely to lead to a rise in traffic generation, especially at peak times in the morning and afternoon, coupled with the existing traffic pressures from the surrounding residential properties. In addition, a need for parking and possible school bus requirements within the site.

The school is in a central location within Barry and does have regular bus routes along Barry Road as well as the train station within approximately 10-15 minute walk from Cadoxton.  This sustainable location will favour the proposed development.

Members should note that staggered opening times which currently operate between the two schools will continue to operate as below:

Ysgol Gwaun y Nant, the school starts at 08:30 and finishes at 15:00.  There is a breakfast club that commences at 07:30 and finishes at 07:45.  There are after school clubs all of which commence at 15:00 and finish at 16:00.

Oakfield School, the school starts at 08:55 and finishes at 15:20.  There is a breakfast club that commences at 08:00 and finishes at 08:55.  There are numerous school clubs all of which finish by 16:30.

Under the proposals it is intended that the pupil numbers will increase to 392 (12%) at both schools by 2015 and 433 (24%)  by 2017.  This total increase will occur at Ysgol Gwaun y Nant as the new Oakfield school will retain a static total of 160 places.

In addition the current combined staff of 31 full time and 24/26 part time are project to increase to 43 fulltime and 21/23 part time.

Given the above and considering the Transport Assessment submitted with the application it is considered that the increases in pupils and staff proposed combined with onsite parking provision and a satisfactory Travel Plan will ensure that the development not significantly affect highway safety or lead to significant traffic issues in the area.  Moreover it is considered that the use of a Green Travel Plan may well lead to a reduction in the number of parents dropping off and picking up pupils from the school.

Flooding Consequences

The flood consequences map indicates that the school site is located within an area that has flooded previously.
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However, in respect to the application it is considered that the school is being proposed on land that is already hard surfaced and as such would produce run off from the existing non permeable surfacing.  Accordingly, a drainage scheme has been submitted that would appropriately shows how the surface run off water will be dealt with effectively from events such as flash floods and storm events.  Moreover it is intended to condition that this scheme or any replacement is agreed by the Council prior to the development first taking place.

Other Matters

A Tree Survey and Ecology Report have been provided which indicates that overall, the ecological value of the Site is assessed as low. However it is recommended that subject to a condition to ensure full compliance with both legislation and policy relating specifically to bats, nesting birds, and reptiles, there is no ecological reason to object to the development.

Summary

Therefore, having regard to the above, it is considered that the principle of the new school is acceptable, and would not unacceptably impact upon the character of the area or the amenities of the neighbouring residential properties.

CONCLUSION

The decision to recommend planning permission has been taken in accordance with Section 38 of The Planning and Compulsory Purchase Act 2004, which requires that, in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise.  The Development Plan comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011.
Having regard to Part 1 Policies: 1, 2, 8, 11 and 14 and Policies ENV24 – Conservation and Enhancement of Open Space; ENV27 – Design of New Developments; ENV28 – Access for Disabled People; ENV29 - Protection of Environmental Quality; TRAN9 – Cycling Development; TRAN10 – Parking; REC1 – Protection of Existing Recreational Facilities; and REC2 – Joint Provision and Dual Use of Facilities; of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, Planning Policy Wales 3rd Edition 2010, Technical Advice Notes 12- Design, 16- Sport, Recreation and open Space and 18- Transport, the proposed development is considered acceptable in terms of the principle of the use in this location, traffic generation, parking and highway safety, impact on neighbours, scale, form, design and impact, and the level of playing fields that will be retained.

RECOMMENDATION

Deemed planning consent be GRANTED subject to the following condition(s):

1.
The development hereby permitted shall be begun before the expiration of five years from the date of this permission.


Reason:


To comply with the requirements of Section 91 of the Town and Country Planning Act 1990.

2.
No Development shall take place until there has been submitted to, approved in writing by the Local Planning Authority a Construction Environmental Management Plan (CEMP).  The CEMP shall include details of how noise, lighting, dust and other airborne pollutants, vibration, smoke, and odour from construction work will be controlled and mitigated.  The CEMP will utilise the Considerate Constructors Scheme (www.considerateconstructorsscheme.org.uk). The CEMP will include a system for the management of complaints from local residents which will incorporate a reporting system. The construction of the Development shall be completed in accordance with the approved Plan unless otherwise agreed in writing with the Local Planning Authority.  


Reason:


To ensure that the construction of the development is undertaken in a neighbourly manner and in the interests of the protection of amenity and the environment and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

3.
Notwithstanding the submitted details, prior to the commencement of development, full details of a scheme for the drainage of the site to ensure no increase in the flood risk to the site or the surrounding area shall be submitted to and approved in writing by the Local Planning Authority and the approved development shall be fully implemented in accordance with the approved drainage scheme and associated plans prior to the first beneficial occupation of the school and thereafter so maintained at all times.


Reason:


To ensure the satisfactory drainage of the site and to prevent any increase to the flood risk in the area, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

4.
The implemented drainage scheme for the site should ensure that all  foul and surface water discharges separately from the site and that land drainage run-off shall not discharge, either directly or indirectly, into the public sewerage system. 

Reason:


To prevent hydraulic overloading of the public sewerage system, pollution of the environment and to protect the health and safety of existing residents and ensure no detriment to the environment and to comply with the terms of Policy ENV27 of the Unitary Development Plan.

5.
No part of the development hereby approved shall be brought into beneficial use until such time as the parking areas, including all associated access and turning areas, have been laid out in full accordance with the approved details  and turning areas and parking shall thereafter be so retained at all times to serve the development hereby approved.


Reason:


To ensure the provision on site of parking and turning facilities to serve the development in the interests of highway safety, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

6.
Prior to the commencement of development details  of the finished levels of the site in relation to existing ground levels and finished ground levels shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in full accordance with the approved details.


Reason:


To ensure that the amenity of nearby residential properties are safeguarded, and to ensure the development accords with Policy ENV27 of the Unitary Development Plan.

7.
Prior to their use in the construction of the development hereby approved, a schedule of the proposed materials to be used, including samples, shall be submitted to and approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details.


Reason:


To ensure a satisfactory standard of development and to ensure compliance with Policy ENV27 of the Unitary Development Plan.

8.
Prior to the first beneficial occupation of the development hereby approved, a Travel Plan shall be prepared to include a package of measures tailored to the needs of the site and its future users, which aims to widen travel choices by all modes of transport, encourage sustainable transport and cut unnecessary car use. The Travel Plan shall thereafter be implemented in accordance with the approved details.

Reason:


To ensure the development accords with sustainability principles and that site is accessible by a range of modes of transport in accordance with Unitary Development Policies 2, 8 and ENV27 - Design of New Developments.

9.
Full details of a cycle parking facility / area shall be submitted to and approved in writing by the Local Planning Authority and the approved cycle parking facility shall be fully implemented on site prior to the first beneficial occupation of the development hereby approved and thereafter kept free of obstruction and available for the parking of cycles associated with the development, unless otherwise agreed in writing by the Local Planning Authority.


Reason:


To ensure that satisfactory parking for cycles is provided on site to serve the development, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

10.
The new  School hereby approved shall only operate within a schedule of hours to be submitted to and approved in writing by the Local Planning Authority, prior to the first beneficial use of the school. The start and finish time of the school shall be staggered to ensure that they do not coincide with those of Ysgol Gwaun y Nant.


Reason:


In order to ensure that there is sufficient parking capacity to serve both schools, to reduce the likelihood of vehicle conflict and queuing within the highway, and to ensure compliance with Policies ENV27 and TRAN10 of the Unitary Development Plan.

11.
A landscaping scheme shall be submitted to and approved in writing by the Local Planning Authority which shall include indications of all existing trees and hedgerows on the land and details of any to be retained, together with measures for their protection in the course of development. The scheme shall include details of the proposed replacement hedgerow, which shall contain a mix of at least seven native species.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

12.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and any trees or plants which within a period of five years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.


Reason:


To ensure satisfactory maintenance of the landscaped area to ensure compliance with Policies ENV11 and ENV27 of the Unitary Development Plan.

13.
No removal of hedgerows, trees, bramble, shrubs, ivy and other climbing plants or works to, or demolition of buildings or structures that may be used by breeding birds shall take place between 1 March and 31 August inclusive unless a competent ecologist has undertaken a careful, detailed check of vegetation for active birds’ nests immediately before the vegetation is cleared and provided written confirmation that no birds will be harmed and/or that there are appropriate measures in place to protect the interests of nesting birds on the site, and such written confirmation has been submitted to the local planning authority. 


Reason:


To safeguard ecological interests, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

14.
Prior to the commencement of development details of measures for wheel washing and dust suppression shall be submitted to and approved in writing by the Local Planning Authority and the approved measures shall be fully implemented on site prior to the commencement of any works and shall thereafter be so retained for the duration of the development unless the Local Planning Authority gives prior written consent to any variation.


Reason:


To ensure highway safety and that the amenities of the area are not adversely affected and in order to ensure compliance with Policy ENV27 of the Unitary Development Plan

NOTE:

1.
Bats must not be disturbed or destroyed during tree work.  A full visual inspection of the trees to be worked on must be carried out prior to intended work to check for the presence of bats.  Advice on bats and trees may be obtained from the Natural Resources Wales (Countryside Council for Wales as was).  Bats may be present in cracks, cavities, under flaps of bark, in dense Ivy and so forth.  Should bats be identified, please contact either Natural Resources Wales on 0845 1306229 or the Council's Ecology Section on 01446 704627.

Please note that this consent is specific to the plans and particulars approved as part of the application.  Any departure from the approved plans will constitute unauthorised development and may be liable to enforcement action.  You (or any subsequent developer) should advise the Council of any actual or proposed variations from the approved plans immediately so that you can be advised how to best resolve the matter.

In addition, any conditions that the Council has imposed on this consent will be listed above and should be read carefully.  It is your (or any subsequent developers) responsibility to ensure that the terms of all conditions are met in full at the appropriate time (as outlined in the specific condition).

The commencement of development without firstly meeting in full the terms of any conditions that require the submission of details prior to the commencement of development will constitute unauthorised development.  This will necessitate the submission of a further application to retain the unauthorised development and may render you liable to formal enforcement action.

Failure on the part of the developer to observe the requirements of any other conditions could result in the Council pursuing formal enforcement action in the form of a Breach of Condition Notice.
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