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RECOMMENDATION 1: That Outline planning permission be GRANTED subject to the following conditions: 

1.
A. Details of the access, appearance, landscaping, layout, and scale, (hereinafter called "the reserved matters") shall be submitted to and approved in writing by the local planning authority before any development begins and the development shall be carried out as approved
B. Application for approval of the reserved matters shall be made to the Local Planning Authority before the expiration of three years from the date of this permission.

C. The development hereby permitted shall be begun either before the expiration of five years from the date of this permission or before the expiration of two years from the date of the last of the reserved matters to be approved, whichever is the later. 

Reasons:  

A. In accordance with the provisions of Article (3)1 of the Town and Country Planning (General Procedure) Order 1995. 

B, C and D.  In accordance with the provisions of Section 92 of the Town and Country Planning Act 1990. 

2.
The details submitted in pursuance of condition one shall provide for no more than eleven dwellings to be developed.

Reason: To ensure that adequate amenity and car parking space is provided in conjunction with the development.

3.
D1A Height of Building - 2 storey

4.
C2N Drainage details

5.
E3D Retain Parking Within Site

6.
C3L Details of Roads (Dwellings)

7.
Details of Access Road Junction : Details of the proposed vehicular access shall be submitted to the Local Planning Authority for approval prior to the commencement of development, together with details of the visibility spays in both directions.  These works to be implemented in accordance with the approved details to the satisfaction of the Local Planning Authority.

Reason: To ensure that a safe and adequate vehicular and pedestrian access is provided between Llandaff Road and the site.

8.
Prior to commencement of each phase of development a scheme of construction management shall be submitted to and approved by the Local Planning Authority to include details of construction traffic routes, site hoardings, site access, and wheel washing facilities.  The development construction of the relevant phase shall be managed strictly in accordance with the scheme so approved.

Reason: In the interests of highway safety and public amenity.

9.
C3S Cycle Parking

10.
C7Y Landfill Gas Protection

11.
D7Z Contaminated materials

12.
The details submitted in pursuance of condition one shall provide for the retention of the existing stone boundary walls other than where demolition is required to provide access to the development.

Reason:
In the interest of visual amenity

RECOMMENDATION 2: To protect the amenities of occupiers of other premises in the vicinity attention is drawn to the provisions of Section 60 of the Control of Pollution Act 1974 in relation to the control of noise from demolition and construction activities. Further to this the applicant is advised that no noise audible outside the site boundary adjacent to the curtilage of residential property shall be created by construction activities in respect of the implementation of this consent outside the hours of 0800-1800 hours Mondays to Fridays and 0800 - 1300 hours on Saturdays or at any time on Sunday or public holidays. The applicant is also advised to seek approval for any proposed piling operations.

RECOMMENDATION 3: That the applicant be requested to collect a financial payment on disposal of the land for use to improve public open space in the vicinity of the site.  The payment shall be calculated in accordance with the Open Space Supplementary Planning Guidance based on the proposal submitted for reserved matters approval.

RECOMMENDATION 4: That the applicant be requested to collect a financial payment of £6,240 on disposal of the land to be used to provide two bus boarders in the vicinity of the site.

RECOMMENDATION 5: This development falls within a radon affected area and may require full radon protective measures, as recommended for the purposes of the Building Regulations 2000. Should you have any queries in this matter I would suggest you consult with my Building Control Division.
RECOMMENDATION 6: The contamination assessments and the affects of unstable land are considered on the basis of the best information available to the Planning Authority and are not necessarily exhaustive.  The Authority takes due diligence when assessing these impacts, however you are minded that the responsibility for 

(i) 
determining the extent and effects of such constraints and;

(ii)
 safe development and secure occupancy of the site rests with the developer.

Proposals for areas of possible land instability should take due account of the physical and chemical constraints and may include action on land reclamation or other remedial action to enable beneficial use of unstable land.

The Local Planning Authority has determined the application on the basis of the information available to it, but this does not mean that the land can be considered free from contamination.

RECOMMENDATION 7: That the applicant be requested to inform prospective developers that the development should ensure that all areas of open space at the site are enclosed within a residential curtilage and the flats building be sited further from the boundary with 1 Belle View Crescent than shown in the illustrative plan.

RECOMMENDATION 8:  That the applicant be requested to inform prospective developers that the reserved matter details should seek to retain the hawthorn tree on the site frontage.

1. DESCRIPTION OF PROPOSED DEVELOPMENT
1.1
This is an outline application submitted by the County Council for the redevelopment of the site of the Hawthorn Junior School in Llandaff North for residential purposes.  All details are reserved for future approval although the application is supported by an illustrative layout which shows the development of nine houses fronting Hawthorn Road West and two flats bordering Belle Vue Crescent (see plan below).  A new cul-de-sac would be built from Belle Vue Crescent to provide access to parking spaces in the rear garden of the nine houses and adjacent to the two flats.  The new buildings would all be two storey.  The houses would contain three bedrooms, the flats two.  Existing stone boundary walls would be retained at the rear of the site and on the Belle Vue Crescent frontage, other than to allow construction of the access.

1.2
The application has been submitted as the junior school is due to close in summer 2009 as a result of its moving to new premises on the nearby infants school site.  The Council Executive has declared the site as surplus to Council requirements and authorised the submission of the outline application followed (if permission is granted) by an open market disposal process to generate best value receipts for the Council’s Capital and Schools Programme.

2. DESCRIPTION OF SITE
2.1
The site comprises two single storey buildings with stone and brick walls and steeply pitched slate roofs.  The buildings date from the late nineteenth/early twentieth century and are linked by a modern corridor.  Two modern flat roof extensions have been added to the rear of the original structures.  Three small trees, including a hawthorn tree, exist at the front of the site.  The site area is 0.24 hectares.

2.2
The adjacent area comprises two storey houses of similar age to the school.  A modern health surgery exists at the rear of the school site, separated from it by a rear lane

3. SITE HISTORY
3.1
No relevant history.

4. POLICY FRAMEWORK
4.1
The site is shown as an existing education use on the Cardiff Local Plan proposals map.  The following local plan policies are relevant:

11 
Design and Aesthetic Quality

17 
Parking and Servicing Facilities

18 
Provision for Cyclists

19 
Provision for Pedestrians

31 
Residential Open Space Requirement’ and associated Supplementary Planning Guidance on open space

4.2
The following deposit Cardiff Unitary Development Plan policies are relevant:


2.20 
Good Design

2.24 
Residential Amenity

2.26 
Provision of Open Space, Recreation and Leisure

2.57
Access, Circulation and Parking

4.3
The Residential Design Guide and Open Space and Biodiversity SPGs are also relevant.

5. INTERNAL CONSULTEE RESPONSES
5.1
The Operational Manager Transportation advises there is no objection to the outline proposal subject to conditions to ensure parking is provided and retained, further road details are provided and a construction management scheme is submitted.  A contribution of £6,240 is requested towards the provision of two bus shelters on Station Road and the applicant advised on the need to agree the works to the existing public highway with the Highways Services.

5.2
The Parks Service advises that policy 31 of the Cardiff Local Plan and Open Space SPG require a financial contribution of £22,881 to be paid for the illustrative development shown as no on site public open space is proposed.

5.3
The Strategic Planning Manager (Policy) has advised that the adopted local plan indicates that this site was in educational use at the time the plan was prepared.  Nevertheless, given the surrounding land uses are largely residential if education use is no longer required, then the most appropriate alternative use would be for residential purposes.  It is close to shops and community facilities and new public transport.

5.4
The Strategic Planning Manager (Biodiversity) has advised that the building provides roosting opportunities for bats, the demolition would disturb bats and their habitat.  Therefore, in accordance with the Biodiversity SPG, a report on the results of a bat survey is required to inform consideration of this application.

5.5
The Strategic Planning Manager (Conservation) has advised, in response to the requests for the listing of the building, that criteria for buildings to be listed emphasise the building exhibiting features of national significance.  A local authority has the power to list a building on a temporary basis through the serving of a Building Preservation Notice.  This is normally only contemplated where the architectural or historic interest of the building is considered likely to meet the criteria for statutory listing, and only pursued where there is a relative assurance that Cadw will add the building to its statutory list.  Given that Cadw reviewed the Llandaff North area in 2004, the Council would be unlikely to serve such a notice.  The Council has a local list of buildings of merit.  This was prepared in 1998.  The building is not on the local list, although buildings on the local list do not enjoy the same protection against demolition as the Cadw list.

5.6
The Strategic Planning Manager (Design) has advised that although this is an outline application will all matters reserved the layout submitted should justify how a high quality development of the scale proposed can be achieved to a satisfactory standard to meet the requirements of the Council’s design policy and SPG on Residential Development.

5.7
The Pollution Control division has advised that contaminated land and imported materials conditions are required.  Construction noise, radon and contaminated/unstable land advice is also requested.

5.8
The Drainage division has no objection in principle and requests the use of sustainable drainage techniques if possible.

6. EXTERNAL CONSULTEE RESPONSES
6.1
Welsh Water has no objection.  It requests a drainage scheme condition.

6.2
The Environment Agency advises that the site is not within a fluvial floodplain and has no record of flooding having occurred.

6.3
The Police Architectural Liaison Officer advises that police records indicate a moderate level of crime in the local area.  Detailed crime prevention advice is provided on the illustrative layout.

7. REPRESENTATIONS
7.1
Adjacent occupiers have been consulted and the application publicised by site and press notices.  24 letters of objection have been received from residents of neighbouring streets with a further five letters from those living further away.  The grounds for objection are summarised as follows:

1.
The existing building should be conserved and put to a new use.  It should not be demolished because of its age, historic interest and attractive appearance which is in character with the surrounding area.  It should be listed.  Alternative uses include community purposes and residential.  At very least, the front façade should be retained.

2.
Retention and reuse of the existing building will be sustainable.

3.
New development will be out of character with its surroundings.

4.
The proposed development will cause/make worse problems of traffic congestion and parking – more than one parking space per dwelling is required.

5.
The proposed houses and flats will harm residential amenity as a result of loss of privacy and being visually overbearing.  The scheme will be an overdevelopment.

6.
Noise will increase in the evenings and weekends.

7.
The details shown may change to a higher density.

8.
The tenure of the housing may not be appropriate.

9.
The development will be out of character with the local area.

10.
The hawthorn tree on the site frontage should be preserved.

11.
The financial return obtained from disposal for residential use will be poor at present.

12.
There has been lack of meaningful consultation.

13.
The proposal is contrary to development plans.

14.
Construction will cause disruption.

7.2
A resident of Belle Vue Crescent comments that the development is acceptable in principle.  Demolition should occur promptly after it becomes vacant to prevent misuse/vandalism.

7.3
A petition signed by 305 people has been submitted opposed to the proposal.  The petition requests meaningful consultation with local people to agree an alternative development, including the conservation of a valuable and well-loved building.

7.4
Councillor Rowland-James acknowledges the need for the sale of the land and its change of use.  A site visit is requested to allow the Committee to see the wonderful potential of the building.  The building could be used for a community facility, including community education, partly funded by the sale of the land.  It could also be converted to create homes for the disabled.  The construction of 11 homes is overdevelopment – the omission of the two flats is requested.  Seven dwellings could be provided in the existing structure.  There are examples elsewhere of former school buildings being converted to new uses.  The site is enclosed by stone boundary walls which make it ideal for community use.  The attractive frontage and layout are an asset to any purchaser.  The building is of a good standard with capacity for restructuring.  The hawthorn tree on the site frontage could be retained.  Parking restrictions on the site frontage could be retained for safety reasons and extended.  Overlooking of neighbours would be prevented and any bats roosting would not be disturbed.


Local residents have made the following requests:

· The site is secured for future generations in some way.

· Any build be totally ecological friendly including grey water supply.

· The site be secured whilst empty.

· Parking restrictions be retained.

· Belle Vue Crescent be designated a ‘Resident Parking’ area due to an increase in visitor parking.

7.5
Julie Morgan MP has requested that as the building is a community facility and is liable to be lost to developers, ample time should be provided for the whole community to be heard.

7.6
Jonathan Morgan AM objects to the application as the building is old and brings great character to the surrounding area.  Many constituents feel that the building could be renovated into residential accommodation.  This is agreed with and should be considered.

7.7
Andrew R Davies AM has forwarded the concerns of a local resident and requested a comment on the points raised.  This has been provided.

8. ANALYSIS
8.1
This is an outline application to establish whether the redevelopment of the site, comprising the demolition of all existing buildings, for residential purposes is acceptable in principle.  An illustrative layout has been provided to indicate the form of development proposed, a statutory requirement since changes in the General Permitted Development Order in October 2008.  An assessment of the suitability of this should form part of the assessment of the application.

8.2
Demolition of school buildings : the buildings to be removed date from 1898 and c1906.  They are contemporary with adjacent housing and, by virtue of their scale and form, provide a distinctive feature in the street scene.  However, as the buildings are not on the statutory list maintained by Cadw or Council’s local list, it is considered that they are not of sufficient architectural quality or of historic merit to justify retention.  It is noted that Cadw surveyed the local area for additions to its statutory list relatively recently (2004) and decided not to add the school to its list of protected buildings.  Local residents have asked Cadw to review the above decision but no indication has been received that Cadw will decide to list the buildings.  If anything further is communicated before Committee, an update will be provided at the meeting.

8.3
In light of the above, it is considered the demolition of the buildings can not be opposed.  With regard to the suggestions made by the local member and residents for new uses for the premises, it is considered that both community and residential use would be appropriate in policy terms and the buildings would probably lend themselves to conversion.  However, the application process is concerned with assessing the acceptability of the submitted proposal and therefore potential alternative proposals do not form part of the process.

8.4
With regard to the proposed use, although the site is not allocated for housing in the adopted Cardiff Local Plan, this is considered to be an appropriate use for the site, given its location in a primarily residential area.

8.5
Density of development : 11 dwellings are indicated in a layout which provides one off street parking space per property.  Adequate size amenity areas are provided for the new houses.  The volume of traffic generated by 11 dwellings will be relatively low and the peak traffic flows associated with the beginning and end of the school day will be avoided.  The houses will have kerbside parking on Hawthorn Road West as well as in the rear garden, providing in effect two spaces per property.  It is therefore considered that the development will not materially affect parking capacity in adjacent streets.

8.6
Form of development : The nine houses would be close to and enclose the Hawthorn Road West frontage, and, in this respect, reflect the pattern found in the surrounding area.  The retention of most of the 1.8m stone wall on Belle Vue Crescent will also help retain the visual character of that road.  The submitted layout shows an area of land not within the dwelling curtilages at the end of the new cul-de-sac which could be subject to anti social behaviour and an advisory recommendation is suggested to inform prospective purchasers that this aspect of the scheme is potentially unacceptable.

8.7
The illustrative layout is considered to be acceptable with regard to its effect on the amenities of the adjoining residents, apart from the siting of the two flats in relation to a ground floor window on the side of 1 Belle Vue Crescent.  However, the layout would allow the repositioning of the flats to the north to address this issue.  An advisory recommendation informs the applicant/prospective purchasers of this issue.

8.8
With regard to the issues raised by local resident and members not addressed above, a bat survey is being undertaken and its results will be reported at Committee.  The development will be required to achieve high levels of sustainability as a result of Welsh Assembly policy coming into affect in September 2009.  Noise levels during weekends/evenings will be no greater then in the adjacent area.  A condition prevents a higher density scheme being submitted for reserved matters approval and a full application would be required for such a scheme which would be comprehensively assessed.  Housing tenure is not a reason for rejecting an outline application.  The hawthorn tree on the site frontage is not subject to a T.P.O and whilst a mature tree, because of the small size of the species does not make a large impact in visual amenity terms (it is approx 5 m tall).  An advisory recommendation is suggested requesting the tree be retained when the reserved matter details are submitted.  Whether the financial return to the applicant is maximised is not a planning consideration.  The application has been subject to full consultation in accordance with regulations.  Consultation on the school closure/relocation is not a planning matter.  The application is considered to accord with development plan and Welsh Assembly planning policies.

8.9
The grant of the outline permission is recommended.  As the application is submitted by the Council, a section 106 agreement can not be entered into.  The request for financial payments for parks and bus boarders are dealt with by advisory recommendations, as are the two comments on the illustrative layout.

