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	Change of use – Ysgol Cwmgors – Revised Application

	



	

	Statement in Support of a Revised Application for the Change of Use of a Primary School to a Community Enterprise, Arts, Education and Energy Centre, Community Café, plus a New Ramped Access, Car Parking, Pond, Huts,   External Building (Artists’Studios, Classrom and Plantroom) Outdoor Café Seating, Electric Bike Hire, and Landscaping.   

	

	

	

	
	
	

	
	
	

	
	
	














1.	INTRODUCTION

1.1 This statement has been prepared by Graham Carlisle Planning on behalf of Awel Aman Tawe to support a revised planning application for detailed planning permission for the conversion and re-use of a former primary school building to a community Arts, Education and Energy Centre. The aim is to develop a thriving zero carbon/zero waste centre that will promote and facilitate a positive vision of a carbon-free future. The Centre will be a base for sustainable projects that will support local people, organisations and businesses.

2.        THE APPLICATION SITE 
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2.1       The building which is the subject of the application is a former primary school occupying a prominent position in the heart of the village. The building is set back some 5m from the main road and presents a continuous frontage to the street of 36m. with a width of 12m.

2.2     The exterior of the building has been rendered and has pitched roofs covered by red tiles. Solar panels have now been installed on the roof. The building has a generous amount of fenestration to both the front and the rear. A 5m wide access lane (Heol Llwyn Hen), which is fully owned by the company, immediately adjoins the southern boundary of the school and provides a vehicle entrance to the school yard. The southern boundary between the building and the access lane is formed in part by a brick-topped stone wall, whilst the main road frontage is enclosed by painted metal railings on a low stone wall. All of the neighbouring property is residential. 


3.         PLANNING HISTORY

3.1       Full planning permission was granted for this change of use, including a rear extension,  plus some external works and ground source heating on February 3rd 2021 under application reference P2020/0453. In granting the permission the planning authority confirmed that the development “would not have a detrimental impact upon residential amenity or upon the character and appearance of the surrounding area, and there would be no adverse impact upon highway and pedestrian safety, ecological or drainage issues. Hence the development would be in accordance with Policies SC1, SC2, EC5, EN6, EN8, RE2, TR2, and BE1 of the Neath Port Talbot Local Development Plan. It is further considered that the decision complies with the Council’s well-being objectives and the sustainable development principle in accordance with the requirements of the Well-Being of Future Generations (Wales) Act 2015.” 

3.2      Condition 2 of the 2021 permission set out the list of approved plans, whilst condition 3 required the provision of appropriate visibility splays at the junction of Heol Llwynhen and the main road. This latter required the lowering of walls close to the junction and this work has been completed. Condition 4 required the submission and approval of a construction method statement, and condition 5 required the submission and approval of a scheme of landscaping. Further action conditions were attached concerning the car parking layout and cycle storage, submission of material samples and compliance with the recommendations of the submitted bat survey. Regulatory conditions were also attached relating to drainage and opening hours.


3.3      Work has commenced both internally and externally, and applications were submitted to the Council seeking the discharge of conditions 4 and 5. These were not accepted, however, because, in the meantime, a new ramped vehicular access had been constructed, and the planning authority determined that this could not be dealt with as a minor amendment and that a revised full application should be submitted to include details of the ramped access, as well as landscaping.          

3.4    This revised application was then submitted in November 2022 and was given the reference number P2022/0953. The application sought approval for the alternative vehicular access and parking layout plus a landscaping scheme. Considerable negotiation and discussion then followed regarding the design and safety of the new ramped access but unfortunately agreement could not be reached and permission was refused on March 4th of this year. The single reason for refusal states as follows :-

            “The submitted application fails to demonstrate sufficient visibility allowing vehicles to enter and exit the site safely could be achieved, to the detriment of highway and pedestrian safety. The development is, therefore, considered contrary to Policies SP20 SP21, TR2 and BE1 of the neath Port Talbot Local Development Plan and the Council’s Adopted Manual for Streets.”                   

4.        THE NEW APPLICATION

4.1    Considerable work has subsequently been undertaken by consultants appointed to prepare a SAB drainage submission for the site and this has now resulted in the preparation of a final layout and landscaping plan, which is submitted as part of this application. Traffic speed checks have also been carried out in order to establish, by agreement with the Council’s highway officers, the appropriate visibility splays for the car park access, and it has also been found necessary, as a result, to realign the ramp that leads into the access. 

4.2       The changes from the originally approved scheme are shown on a series of new plans and can be summarised as follows :-

            (a) The previously approved rear extension to the old school building is no longer required, but two new doors have been inserted in this elevation in place of windows.

            (b) The ramped car park access is now shown in its amended location and supported by visibility splays measuring 2.4 x 17. A detailed drawing of this is also submitted.

            (c) An existing open, roofed structure immediately to the rear of the school building has now been enclosed to provide an additional 42 sq. m. of space to be used for artists’ studios, classroom and plantroom. Detailed drawings of this are submitted. A paved community space is also proposed alongside this building.

            (d) A habitat pond is to be provided together with associated decking, as well as a rainwater basin. These features will serve the dual purpose of being part of the SAB drainage arrangements as well as contributing to the required site biodiversity enhancements.

            (e) Open paved areas are to be provided for extra café seating.

            (f) A cycle parking area is proposed close to the pedestrian access and drop off area immediately south of the main building and adjoining Llwyn Hen Road. An electric bike hire facility will also be provided to the north of the building.

            (g) New paved or hard surfaced walkways and footpaths are to be provided throughout the area to the rear plus various stone and timber low walls.

            (i) The scheme proposes many new and retained landscaping features including a community garden in front of the main building, community growing beds, a number of new wildflower meadow areas plus a large number of new feature trees and an espalier fruit tree orchard against the northern boundary wall. All existing trees, plus the earth banking, at the rear of the site are to be retained.            
    
5.         PLANNING POLICY

5.1     The previously approved application was considered against the relevant policies set out in the Neath Port Talbot Local Development Plan, namely SC1, SC2, EC5, EN6, EN8, RE2, TR2 and BE1. The development was found to be fully compliant with all of these policies. This Local Plan remains the adopted plan for Neath Port Talbot.

5.2       The refused application in March of this year was rejected on the grounds that the new ramped access into the car park could not provide sufficient visibility in order to allow vehicles to enter and leave the site safely. It was found, therefore, that the proposed access did not comply with four transport related policies, and in particular policy TR2 regarding road design. In order to resolve this issue, therefore, surveys were commissioned to identify the 85th%ile traffic speeds along Heol Llwyn Hen and a revised alignment of the ramped access was produced with visibility splays of 2.4m. x 17m. A detailed drawing of this new access arrangement is submitted with this application. As a result of subsequent discussions with the Highway Development Control section it is now understood that these new details, which are fully incorporated into the submitted layout plan, are acceptable and comply with both Local Plan policy and  Manual for Streets.     
 

6.        CONCLUSION

6.1   The community concept for this proposed re-use of a school building was clearly welcomed by the Council in 2021 and this has not changed. What is proposed by this revised application are some design changes and also the introduction of additional features that will transform the old school yard. A number of the changes are required to ensure that an appropriate SAB drainage scheme can be prepared and submitted whilst a lot of consideration has been given to the provision of the landscaping needed to produce an attractive place to sit and walk, as well as meeting the new obligations of any development to provide biodiversity gain. A separate Green Infrastructure Report is also submitted with this application.  
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