SECTION A – MATTERS FOR DECISION
Planning Applications Recommended For Approval
APPLICATION NO: P2019/5679
PROPOSAL:
LOCATION:
APPLICANT:
TYPE:
WARD:

DATE: 20/12/2019

Demolition of existing school and construction of new
primary school, access, parking, landscaping and
associated works
Former Dwr Y Felin Lower Comprehensive School, Heol
Penlan, Neath SA10 7LB
Neath Port Talbot County Borough Council
Regulation 3 (Council Development)
Dyffryn

SITE AND CONTEXT
The site is located on land which comprised the former Dwr y Felin Lower
Comprehensive school. The buildings on the site have previously been
demolished, and the site is currently vacant.
The site is presently comprised of the remaining areas of hardstanding
following the demolition of the school, former areas of pitches, with
existing pedestrian access from Heol Penlan to the east alongside the
Neath Abbey Infants School.
To the north the site is bounded by an adjoining Welsh Water owned
facility and open space. To the east is Heol Penlan with The Drive located
to the south. Finally, to the west is an existing private dwelling with the
access served via The Drive.
There are a mix of uses within the surrounding area including residential,
open space, shops and services. However, the predominant use within
the area is residential.
The site measures approximately 2.77ha and is identified in red on Figure
1 below.
BACKGROUND TO NPTC 21ST CENTURY SCHOOLS PROGRAMME
AND STRATEGIC OVERVIEW
The Council is responsible for promoting high educational standards and
for delivering efficient primary and secondary education. Having the right
schools in the right place and ensuring that they are fit for the 21st century
learner is the challenge facing the Council. Achieving this will involve

reviewing the number and type of schools the Council has in its area, and
assessing whether or not best use is being made of resources and
facilities.

Figure 1: Site Location Plan

Implementing the Strategic School Improvement Programme (SSIP)
involves reviewing existing provision and determining the number and
type of schools needed to deliver education effectively and efficiently
across the County Borough. It will most likely lead to substantial change
involving opening new schools, closing existing schools, merging or
amalgamating schools, federating schools and promoting new initiatives
that support collaborative working between schools.
The Council has decided to review its provision on the basis of:
•
•
•
•

Educational standards;
The need for places and the accessibility of schools;
The quality and suitability of school accommodation;
Effective financial management.

Through the SSIP, to date more than £123m has been invested in Neath
Port Talbot’s Educational facilities, including:
• Awel Y Mor – a £7.9m primary school in Sandfields in Port Talbot
• Ysgol Bae Baglan - The award winning £40m all-through school
Baglan, Port Talbot
• Ysgol Gyfun Ystalyfera – A £16m investment in the YGY Campus in
the Swansea Valley
• Ysgol Cwm Brombil – A New £30m all-through school
• The £19.3m Ysgol Gymraeg Bro Dur in Sandfields
• The £7m Ysgol Carreg Hir in Briton Ferry
The Cabinet approved the Band B programme (which includes this
proposal), and this programme of works was awarded Welsh
Government funding in February 2019.
DESCRIPTION OF DEVELOPMENT
This is a full application made under Regulation 3 1 for the construction of
a new primary school for the community of Neath Abbey. Abbey Primary
School will remain operational on their existing three sites while the new
school is constructed.
It is noted that the primary school currently operates from:
Abbey Primary School: Located South from the new site location, on
St. Johns Terrace.
• Neath Abbey Infants School: Located on the application site frontage,
located off Heol Penlan, will be demolished post completion of this
development.
• Abbey Primary School: Located South East from the new site location,
on New Road in Skewen.
•

The new primary school will look to co-locate all pupils on to one site and
will cater for 420 pupils (age 3-11), 50 nursery pupils, 20 early years
pupils and 30 additional childcare pupils (520 pupils in total).
The proposal includes the construction of a new access point into the
site, staff parking and associated development which will include sports
provision comprising of a grass rugby pitch, a Mixed-Use Games Area
(MUGA) and informal soft and hard play areas.

Town and Country Planning General Regulations 1992 (SI 1992/1492) - Consents issued under Regulation 3
are for the benefit of the Council as applicant only.
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The Design and Access statement submitted in support of the application
sets out a number of options for the site, and clarifies how the preferred
option addresses the key aspirations for the development;
• School positioned at edge of site creates opportunity for large hard
social space.
• Good connection to sport pitches.
• Grand approach and prominent position excellent for community
access and wayfinding.
• Sports hall at main visitor entrance of school building excellent for
community use.
• Building form maximises views over landscape.
• Edge of site location excellent ground bearing conditions.
• Edge of site location excellent for construction site logistics.
• Primary pupil entrance from hard social space good for
safeguarding.
• Split car park segregates parents drop off and staff parking.

Figure 2

Proposed Site Layout

Design and Layout
Elevational treatments have been devised to focus attention of the main
visitor entrance which is located below the “wrapping element”
The accommodation on this main elevation have been composed to
create contrasting forms and roof lines which both break up the massing
and nestle form in to landscape. Following pre-application consultation
the front (north-east) elevation was reviewed and developed to simplify
the roofscape over the hall and administration wing, enhancing the focus
on the school’s main entrance and arrival point. Reviews of the upper
level teaching wing (north and south elevations) have also been
undertaken, with options for stepping the classroom elevations and
rooflines considered.
Consultation with NPTCBC and the school users concluded that stepped
elevations were undesirable from a school safeguarding and pupil
surveillance position. It was also noted that previous schemes within the
local authority that have explored stepped elevations (with the resultant
complex construction junctions) have already exposed maintenance and
potential water ingress issues. In reflection of the above, noting that these
elevations are not widely viewable, it was concluded that the design for
the classroom wings was to remain unaltered from the scheme as
submitted for PAC. There is however opportunity to enhance visual
interest and wayfinding with the proposed coloured spandrel panels along
the elevations.
At 27,500 sq.m. the school site area is over the minimum area standards
set by Building Bulletin B99 (B99) for a 2 Form-Entry school (18,674 –
21,220 sq.m. However, the site topography significantly restricts the
sports pitch capacity of the site (24m falls across the site). The required
BB99 sports pitch areas for the site cannot therefore be reasonably
accommodated.

Figure 3: Elevations

Figure 4: Artists Impression

Sports and Play Facilities
The sports provision targeted for the school is as follows:
•

Grass sports pitch to be sized as a Sports England U11/U12 Rugby
Union 60 x 43m pitch plus 3m run off all round, producing an overall
pitch size of 66 x 49m.
This allows the pitch area to be broken down into a number of smaller
pitches for flexibility and concurrent use by a number of groups/
classes as necessary.

•

Multi Use Games Area: to be sized as Sports England Type 1/2/3
MUGA 33 x 22m, with an asphalt finish and a 3m fenced perimeter.
Due to the site restrictions detailed above, the available area for the
Multi Use Games Area on site is also constrained. The standards for a
MUGA have been reviewed and the proposed MUGA size meets the
minimal acceptable standards for a primary school. The school have
confirmed that this proposal is acceptable for their needs.

•

A 2500m² hard social area is provided around the school building

No floodlighting is proposed to the pitches or courts.
In addition to the usual plans and documents, an array of supporting
documents have also been provided including (but not limited to):
Planning Statement , Transport Assessment, Travel Plan, PAC Report,
Design and Access Statement, Acoustic Design Report and noise
surveys, Arboricultural and ecology reports, Coal mining and land
contamination assessments; and Energy assessment.
Parking and Access
The development provides direct access off the site frontage, in a similar
location as existing, but unlike the previous school provides on-site pick
up and drop off facilities. This provides two areas, of 12 and 15 spaces
(total of 27 spaces), accessible for parents/carers to pick up and drop off
in the morning and afternoon, with the use of these available to visitors
outside of these times. These are shown in yellow on Figure 5 below.

Figure 5: Drop-Off / Pick-Up Provision

In addition a secured area for staff parking provides 55 spaces for staff
(inc. 5 disabled), identified in orange and pink on Figure 6 below. There
are also 6 taxi drop-off spaces (green), one minibus drop off area, plus 4
cycle shelters.

Figure 6: Staff / Disabled Parking; Taxi and Mini Bus Drop Off

All plans / documents submitted in respect of this application can be
viewed on the Council’s online register

NEGOTIATIONS
The Planning Department were engaged in pre-application discussions
with the developers prior to the PAC process, and alterations in terms of
the layout and design, and parking arrangements were undertaken.
In accordance with the Town and Country Planning (Development
Management Procedure) (Wales) (Amendment) Order 2016 a
Pre-Application Consultation (PAC) was then carried out by the
developer. The consultation exercise took place between 16th October
2019 and 13th November 2019 and involved notifying 28 local residents
within the surrounding area by letter, displaying site notices, together
with notifying Ward Members and specialist consultees, who were
directed to the website where the details of the development were
available.
As a result of the consultation 1 objection was received from local
residents. The majority of the comments related to traffic and parking
issues. These are addressed within the PAC report.
PLANNING HISTORY
The application site has the following relevant planning history: •

P2012/0368

Demolition of all school buildings including
demountables (Prior Notification) - Prior Notification
Not Required.

CONSULTATIONS
Crime Prevention Officer - No Objection.
Contaminated Land - No Objection, subject to conditions.
Coal Authority - No Objection.
Head of Engineering and Transport, Highway Section - No Objection,
subject to conditions.
Head of Engineering and Transport, Drainage Section - No Objection,
SABS Approval required.
Biodiversity Unit - No Objection, subject to conditions.
Public Rights of Way - No Objection, subject to condition regarding
means of enclosure adjoining PROW.

Dwr Cymru Welsh Water - No Objection, subject to condition regarding
sewer connection.
REPRESENTATIONS
The neighbouring properties were consulted on the 20th December 2019,
with a site notice also displayed on the same date. The application was
also advertised in the press on the 26th December 2019.
In response, to date 1 no. representation has been received, which raises
concerns relating to the former school staff using “The Drive” and
impacting on its state of repair and access to properties.
REPORT
The Well-being of Future Generations Act (Wales) 2015 places a duty on
the Council to take reasonable steps in exercising its functions to meet its
sustainable development (or wellbeing) objectives. This report has been
prepared in consideration of the Council’s duty and the “sustainable
development principle”, as set out in the 2015 Act. In reaching the
recommendation set out below, the Council has sought to ensure that the
needs of the present are met without compromising the ability of future
generations to meet their own needs.
National Planning Policy:
Planning Policy Wales (Edition 10) was extensively revised and
restructured at the end of 2018 to take into account the themes and
approaches set out in the Well-being of Future Generations (Wales) Act
2015, and to deliver the vision for Wales that is set out therein.
PPW10 takes the seven Well-being Goals and the five Ways of Working
as overarching themes and embodies a placemaking approach
throughout, with the aim of delivering Active and Social Places,
Productive and Enterprising Places and Distinctive and Natural Places. It
also identifies the planning system as one of the main tools to create
sustainable places, and that placemaking principles are a tool to
achieving this through both plan making and the decision making process.
The following guidance is of particular relevance in the assessment of this
planning application:
Under Section 2 – “People and Places: Achieving Well Being Through
Placemaking”, 5 Key Planning Principles are highlighted, under the

general heading of “Achieving the Right Development in the Right Place”
which are:
•
•
•
•
•

“Growing our economy in a sustainable manner;
Making best use of resources;
Facilitating Accessible and Healthy Environments;
Creating and Sustaining Communities;
Maximising environmental protection and limiting environmental
impact”.

In Section 3 – “Strategic and Spatial Choices” it states that “effective
strategic placemaking requires early collective consideration of
placemaking issues at the outset, in the formulation of a development
plan, or when developing specific proposals.”
In Paragraph 3.3 it emphasises that “good design is fundamental to
creating sustainable places where people want to live, work and socialise.
Design is not just about the architecture of a building but the relationship
between all elements of the natural and built environment and between
people and places”.
In Section 3.8 relates to how “good design can help to ensure high
environmental quality. Landscape and green infrastructure considerations
are an integral part of the design process. Integrating green infrastructure
is not limited to focusing on landscape and ecology, rather, consideration
should be given to all features of the natural environment and how these
function together to contribute toward the quality of places”.
In Section 4 – “Active and Social Places” it defines those places which
promote our social, economic, environmental and cultural well-being by
providing well-connected cohesive communities. Places which are active
and social contribute to the seven goals of the Well-being of Future
Generations Act. The key issues in this theme include:
• assisting in the delivery of cohesive communities which will meet the
needs and are accessible to all members of society, including older
people;
• tackling inequalities between communities, delivering services and
jobs closer to where people live and acknowledging the importance of
inclusive communities and the wider environment for good health and
well-being;
• improve sustainable access to services, cultural opportunities and
recreation facilities to support people to adopt healthy, culturally
fulfilled lifestyles.

Paragraph 4.19 states that the “planning system has a key role to play in
reducing the need to travel and supporting sustainable transport, by
facilitating developments which:
• are sited in the right locations, where they can be easily accessed by
sustainable modes of travel and without the need for a car;
• are designed in a way which integrates them with existing land uses
and neighbourhoods; and
• make it possible for all short journeys within and beyond the
development to be easily made by walking and cycling”.
Finally, in Section 6 – “Distinctive and Natural Places” it requires that
development plan strategies, policies and development proposals should
be formulated to look to the long term protection and enhancement of the
special characteristics and intrinsic qualities of places, be these of natural,
historic or built environments, ensuring their longevity in the face of
change. This means both protecting and enhancing landscapes, habitats,
biodiversity, geodiversity and the historic environment in their own right as
well as other components of the natural world, such as water resources or
air quality.
PPW is supported by a series of more detailed Technical Advice Notes
(TANs), of which the following are of relevance: • Technical Advice Note 12: Design (2016).
• Technical Advice Note 18: Transport (2007).
Local Planning Policies
The Development Plan for the area comprises the Neath Port Talbot Local
Development Plan which was adopted in January 2016, and within which
the following policies are of relevance:
Strategic Policies:
•
•
•
•
•
•
•
•
•
•
•

Policy SP1
Policy SP2
Policy SP3
Policy SP4
Policy SP7
Policy SP15
Policy SP16
Policy SP18
Policy SP19
Policy SP20
Policy SP21

Climate Change
Health
Sustainable communities
Infrastructure
Housing Requirement
Biodiversity and Geodiversity
Environmental Protection
Renewable and Low Carbon Energy
Waste Management
Transport Network
Built Environment and Historic Heritage

Topic Based Policies:
•
•
•
•
•
•
•
•
•

Policy SC1
Policy SC2
Policy I1
Policy OS1
Policy H1
Policy EN6
Policy EN7
Policy EN8
Policy RE2

• Policy W3
• Policy TR2
• Policy BE1

Settlement limits
Protection of Existing Community Facilities
Infrastructure Requirements
Open Space Provision
Housing Sites
Important Biodiversity and Geodiversity Sites
Important Natural Features
Pollution and Land Stability
Renewable and Low Carbon Energy in New
Development
Waste Management in New Development
Design and Access of New Development
Design

Supplementary Planning Guidance:
The following SPG is of relevance to this application: •
•
•
•
•

Parking Standards (October 2016)
Pollution (October 2016)
Renewable and Low Carbon Energy (July 2017)
Design (July 2017)
Biodiversity and Geodiversity (May 2018)

EIA and AA Screening
The application site exceeds the Schedule 2 threshold for development of
this type as outlined within the Environmental Impact Assessment
Regulations. As such the application has been screened in accordance
with the requirements of Schedule 3 of the Regulations.
The findings of the screening report were that the scale and nature of the
potential impacts associated with the development both alone and in
combination with other developments within the area would not be of a
type that would require the carrying out of an Environmental Impact
Assessment or the subsequent submission of an Environmental
Statement in support of the application.
The proposed development is not located within a zone of influence for
any SAC, CSAC or Ramsar sites and as such it is considered that an
Appropriate Assessment as set down within the Conservation of Habitats
and Species Regulations 2010 is not required.

Issues
Having regard to the above, the main issues to consider in this application
relate to the principle of development, together with the impact on the
character and visual amenity of the area, the amenities of neighbouring
residents, highway and pedestrian safety, including capacity and
congestion within the exisitgn highway network and biodiversity.
Principle of Development
As members may be aware the site was formally occupied by a
comprehensive school known locally as ‘Dwr-Y-Felin Lower School’. This
school accommodated approximately 400 pupils plus staff and formed the
first two education years of the school, with the final three years located
on the larger Dwr-Y-Felin Upper site, which now accommodates the entire
school on one single site, alongside Cwrt Herbert playing fields, and
Neath College.
The school was subsequently demolished in 2012, and as part of the
Local Development Plan adoption process was subsequently allocated
within the Local Development Plan for housing. This LDP was adopted in
January 2016.
LDP Policy H1 allocates housing sites, which includes site H1/5 (the
extent of which is identified in brown on figure 7 below). The application
site forms part of this allocation, extending to a slightly larger area to the
south of the existing primary school on the site. The allocation site is
3.3Ha in area and is shown to accommodate 100 units.

Figure 7: Housing Allocation H1/5

The green area identified on Figure 7 above is identified by the LDP as
Green Wedge (Policy EN3) and also shows the limits of the residential
settlement boundary.
Notwithstanding its allocation for housing, since adoption of the LDP the
Education Authority - who still retain ownership of the site - has prioritised
the need to identify a single site school for this new facility, including
undertaking a sequential approach to site selection within the existing
pupil catchment. This site selection search, including land in proximity to
this allocation, concluded that to achieve the design and space standards
required for the new school, and in order to ensure that the site was not
only sufficient for existing pupils but would go on to serve the community
for future pupils, that the only and best option available was to retain this
land for education and the needs of the community within this area. Thus
they have prioritised education over the income from a housing
development, that itself would put further demands on the existing
education facilities in the area.
Development of the site for a new school would reduce the land available
to be developed for housing, and therefore would not amount to a
departure from the LDP. The remaining land within the allocation would,
however, at a density of 35 dwellings per hectare still potentially
accommodate appoximately 30 dwellings, subject to layout and design.
Having regard to the authoried educational use of the site as a whole
(including the existing primary school), however, the principle of providing
a new school on this site, within settlement limits, and to serve the
community within which it lies, is considered to amount to an appropriate
and acceptable land use, subject to an assessment of its specific impacts.
The overriding need for a single site school will also free up three sites for
potential development, and significantly improve and enhance the
operation of this school for future generations, to the benefit of the wider
community.
Havign regard to the above, it is concldued that there are material
consdieratiosn which indicate why a departure from the existing housing
allocation is considered to be justified in this case.
Impact on Visual Amenity
The site rises in level off the main frontage, and is split into distinct
plateaus where the former school buildings and playing areas were
located. The proposed school will follow similar lines and form, being split
level and set back within the site. As can be seen from the site layout and

artists impression of the site (figure 4 above), the development will be set
back behind a car park area, provided with landscaping, and bounded by
playing areas and pitches to serve the pupils.
The building itself comprises a two storey block to the front, with single
storey elements. The two storey block links the lower and upper plateaus,
and single storey rear wings which house classrooms. These are provided
with a ridged roof design, whilst the two storey block is provided with a
mono-pitch roof design which oversails the front of the building, creating
an entrance feature.
Bright colours are used to pick out elements of the structure, and provide
the building with an inviting child-friendly appearance, whilst providing
visual links, combining the various elements of the building.
The applicant has provided an indication of external materials, however
these will require further details to be submitted as the final specifications
have not yet been agreed with the client. However, these are intended to
provide a mix of facing brick to the main elevations, feature metal cladding
and painted render, with an aluminium standing seam roof.
The site is a primary school, and as such security of pupils during school
hours is a priority, as is the protection of the site out of hours. As such, and
as expected, the site will be secured with a fence line to ensure access
can be controlled and monitored (the development also includes CCTV
security within the site itself).
The application indicates the location and heights of these fences, and
these both secure the site perimeter, but also ensure that public and
private spaces, play spaces and car parking are all provided with
appropriate segregation.
Details of these enclosures are to be agreed, but types of enclosure of a
similar type have been approved on other similar developments recently,
and the design of these will be considered carefully to ensure that the
visual amenity of the area is not detrimentally affected.
The development due to its form, following the existing plateaus on the
site, would not break the skyline, nor impact detrimentally upon the wider
landscape and the Green Wedge, rising to the west, and falling away in
level to the south.
Having regard to the above, it is considered that the proposed
development would provide an appropriate form and scale of
development on the site and one that would, with the spaces around it,
have no unacceptable impact on the character or visual amenity of the

wider area. As such it is considered that the proposed development would
accord with Policies BE1 of the Neath Port Talbot Local Development
Plan, and the adopted SPG on Design, together with the design
aspirations set out within Planning Policy Wales and TAN 12: Design.
Impact on Residential Amenity
As stated previously the school building itself is set within the site, and is
of a scale and massing as to respect the existing land form. As a
consequence it would not result in any unacceptable impacts in terms of
overlooking, nor have any overbearing impact on any nearby or adjoining
residential property.
The nearest residential property to the building itself lies to the west at a
higher level, accessed via The Drive, which is separated from the site by a
secure fence line. The site access lies in a similar location as the existing
point, off Heol Penlan and whilst there will be pick up and drop of facilities
within the site, these are located off the boundary with properties on this
frontage, and inaccessible outside of school hours as the access will be
gated for security purposes to prevent anti-social behaviour issues.
The site will have lighting, however these areas are limited to within the
site and for car parking and safety purposes only. The applicant has
provided details of the lighting with information to show that there would
be no unacceptable light spill outside of the application site that would
unacceptably impact upon the amenity of any adjoining property.
It is acknowledged that the provision of a new school on the site, many
years after the closure of the previous comprehensive at this site, will
have an impact on nearby properties, notably in respect of traffic
generation. In addition, the day to day operation of a new school (larger
than the existing primary at the site) will have impacts on surrounding
properties (as would any form of development at this site). However, it is
considered that the siting, scale and form of the new school and its
associated parking and drop-off areas plus new sports and play facilities
would be acceptable within this residential context, and would, subject to
conditions, have no unacceptable impact upon the amenity of nearby or
adjoining properties.
The objection received from an adjoining neighbour, relates to issues with
access and parking on the adjoining highway ‘The Drive’ by staff of the
previous school on the site. While there would be no direct access onto
The Drive - such that it is unlikely that this issue would reoccur - such
historic issues should be addressed by the design of the new school
insofar as this new school will be enclosed with a fence line, with access
only proposed from the site frontage and sufficient on site dedicated staff

parking (with the previous school having had limited, if any, onsite
parking).
As such it is considered that the proposals would have no unacceptable
impact on residential amenity and would accord with Policies SC1 and
BE1 of the Local Development Plan.
Parking and Access Requirements and Impact on Highway Safety
The proposed school has a maximum capacity of 520 pupil places, with a
total of:
•
•
•

46 Full Time Staff
6 Nursery Staff
11 part time staff (i.e. 5.5 FTE)

The approved parking Standards SPG states that, for new schools, 1
space should be provided per 5 children (maximum standards). Based on
the capacity of up to 520 pupils, as a starting point for assessment, that
would require a maximum of 104 spaces to serve the new school. A total
of 88 car parking spaces are proposed on-site which equates to a total of
16 spaces below the maximum requirement as per the standards set out
in the SPG.
In addition to setting maximum (not minimum) standards, the approved
SPG also includes a sustainability tool which makes it possible to reduce
the level of parking required by a development. The criteria measures the
sustainability of a development in terms of walking distance to local
facilities, public transport and cycle routes and frequency of local public
transport. The SPG also refers to developments where Travel Plans
should be required by condition, such a plan allowing for the relaxation of
parking requirements.
As previously stated the proposal involves the creation of a new
parking/drop-off area for parents and staff parking with barrier control
access. This is broken down as follows:
• 55 no. staff parking spaces proposed, which includes 5 disabled
spaces. The staff car park will have a barrier at the access.
• 27 no. Visitor drop off spaces, which are located outside of the
barrier-controlled area
• Mini-bus drop off area.
• 6 spaces for taxi drop off.

The Applicant has submitted a supporting Transport Assessment that
notes as follows: Taking into account the number of Full Time Equivalent (FTE) staff it is
therefore considered that 58 staff will be employed on site at any one time.
A total of 61 car parking spaces are proposed on the school premises
(excluding the 27 pick-off/drop-off spaces) as such, it is considered that
there is sufficient car parking on site to accommodate staff parking
demand.
Provision for parent / carer pick up / drop off has also been reviewed. The
following start and finish times will apply at the school:
• Nursery 8.50am to 11.15am then 12.45pm to 3.05pm (70 pupils)
• Assessment Unit 9.15am to 2.45pm with nursery age children in the
unit collected 11.30am (30 pupils)
• Main School 8.50am to 3.20pm (420 pupils)
It is therefore considered that the 100 nursery children and the children in
the assessment unit will be collected prior to the end of the main primary
school day.
This therefore reduces the demand for pick up and drop off movements by
100 children, at the main pick up and drop off peak time.
The remaining 420 pupils in the primary school will be picked up at around
3.20pm. In accordance with the trip rates as set out … (within the TA) the
school could be associated with up to around 100 car driver movements
associated with pupil pick up and drop off. This would equate to on
average circa 3 to 4 arrivals a minute across a 30-minute pick up and drop
off time-frame.
To ensure a quick turnaround of the pick-up and drop off spaces and to
prevent unauthorised on street parking within the immediate vicinity of the
site, the school will implement a management strategy. This will ensure
that no unnecessary parking occurs in the pick-up and drop off area and
surrounding highway network.
Should parents or teachers wish to speak to teachers / parents after
school, they will be advised to arrange this with the school in advance to
ensure that the spaces are not utilised for longer than necessary for this
purpose. These parents could be allocated a space within the staff
parking area assigned for this purpose.

In addition to the parking a pick up and drop off area will be provided
within the school. This will be maintained in line with a school pick up and
drop off strategy which will be put in place by the school prior to first
occupation. This will be clearly publicised to parents and teachers and will
form part of the travel planning process.
In addition, the Travel Plan will seek to reduce the number of trips by car
further which may lead to a lower level of parking demand.
Policy TR2 of the Local Development Plan, in respect of Design and
Access of New Development, states that:
Development proposals will only be permitted where all of the following criteria, where
relevant, are satisfied:
1. The development does not compromise the safe, effective and efficient use of the
highway network and does not have an adverse impact on highway safety or create
unacceptable levels of traffic generation;
2. Appropriate levels of parking and cycling facilities are provided and the access
arrangements for the site allow for the safe manoeuvring of any service vehicles
associated with the planned use;
3. The development is accessible by a range of travel means, including public
transport and safe cycle and pedestrian routes;
4. Transport Assessments and Travel Plans are provided for developments that are
likely to create significant traffic generation.

The explanation of this policy further clarifies that new development will be
required to demonstrate that it will have no adverse effect on the existing
highway network and traffic or congestion will not be increased to
unacceptable levels
The LDP supporting text notes that larger developments such as this one
will be required to submit a Transport Assessment in accordance with
national guidance. The Transport Assessment will need to identify what
the transport impacts of the development will be and set out measures
that will be taken to address anticipated transport impacts and how any
negative effects can be mitigated.
In addition Planning Policy Wales (Edition 10) and Technical Advice Note
18: Transport are relevant to the consideration of this development due to
its nature and potential impact upon the highway network.
The applicant, as referred earlier, has submitted a Transport Assessment
(Asbri Transport, Dec 2019) which sets out the results of survey data of
the existing situation on the relevant highway networks, and then

assesses the impact of the development. In this respect, the TA
concludes that:
This TA has demonstrated that safe and appropriate access can be
achieved to the site and that the location of the site will not have a material
impact on the operation of the surrounding local highway network.
The school has also allowed for a pick up and drop off area as well as
sufficient school parking to allow for efficient operation at peak times and
when operational will ensure that a pick up and drop off strategy is in
place.
In terms of traffic impact, a significant volume of the school traffic is
already present on the highway network that has been assessed in this
report by way of traffic attracted to the school’s existing locations.
It is acknowledged that the greater proportion of existing pupils live to the
west of both the existing and proposed school sites. It is however
considered that a proportion of parents/guardians who drive their children
to the existing school sites on the A4230 will be making onward linked
trips to employment destinations in Neath and hence travelling through
the Longford Road/A4230 mini-roundabout junctions.
It is therefore considered that there are no highways or transportation
reasons for not permitting the proposed development.
The Head of Engineering and Transport (Highways) offers no objection to
the proposed development, subject to conditions. These conditions
include some of those matters referred to within the Applicant’s supporting
Transport Assessment, and include the need for:
• Construction Management Plan
• Travel Plan
• On site operational management plan for parking and pick up and
drop off.
• Traffic Regulation Orders to the site access.
• Monitoring of the parking and pick up and drop off for the first
academic year.
Having regard to the relatively sustainable nature of the site, and the fact
that the school is a replacement for the existing school on the site (and the
site previously accommodated a comprehensive school on the site),
whilst the car parking provision is below the recommended maximum, it is
considered that the number of parking spaces, drop-off spaces, cycle and
minibus provision broadly accords with the Parking Standards SPG

(October 2016), and represents an acceptable amount of parking to serve
the development.
Specifically in respect of Pick up and Drop off facilities, the proposed
development, unlike many similar schools, would provide 27 no. on-site
(off highway) pick up and drop off spaces in two locations (see figure 5
above) within the site. In order to ensure no unacceptable impacts on
pedestrian or highway safety arise, the use and management of these
spaces will need to be reflected in the operational management plan
submitted as a condition of any permission issued. It will also be
necessary for a condition to be imposed requiring submission and
implementation of a scheme of monitoring of all parking areas for staff and
parent/ guardian dropping off areas within the application site, which
should cover the first academic year of the operation of the new school.
Such monitoring would set out the methodology and frequency for the
monitoring, require submission of a monitoring report identifying any
issues, and seek implementation of any recommended changes within an
agreed timescale. If alterations to these facilities are necessary, in
relation to the safety of pupils or on actual demand/ capacity, justification
would need to be provided with appropriate measures to address these
pressures under a suitably worded condition.
While it is acknowledged that development of a new school will likely
result in some issues at peak times with respect to parking and
congestion, these are problems experienced by the majority of schools.
Nevertheless, having regard to the above assessment, it is considered
that the identified impacts can be addressed by the recommended
controls and conditions, such that it is concluded that the proposed
development would not have an unacceptable impact upon highway and
pedestrian safety and would thus accord with Policies BE1 and TR2 of the
Local Development Plan.
Environmental Sustainability: Low or Zero Carbon Technologies
The application is supported by an Energy Assessment / LZC (Low Zero
Carbon) Technologies Feasibility Study as required by LDP Policy RE2 Renewable and Low Carbon Energy in New Development - which states
that:
Schemes that connect to existing sources of renewable energy,
district heating networks and incorporate on-site zero / low carbon
technology (including microgeneration technologies) will be
encouraged. The following proposals will be required to submit an
Energy Assessment to determine the feasibility of incorporating
such a scheme and where viable, would be required to implement

the scheme:
(a) Residential development for 100 or more dwellings;
(b) Development with a total floorspace of 1,000 sq.m. or more.
Development proposals which incorporate schemes that generate
renewable and low carbon energy will be encouraged.
The submissions indicate that Abbey Primary School has targeted a
minimum 25% reduction in energy consumption relative to current
building regulations standards by adopting the following initiatives:
Photovoltaic panels to generate electricity.
Breathing Building passive ventilation to classrooms.
40% Increase in levels of insulation throughout the building.
The facility is extensively naturally ventilated and day lit reducing need
to artificially ventilate and light.
• The levels of glazing employed provides significant improvements in
daylight penetration when compared with typical commercial offices.
• Natural light is complimented by automatically dimmable electric lights
controlled by daylight sensors.
•
•
•
•

The energy efficient strategy is then complimented by further
environmental strategies.Water consumption is reduced through the use of water efficient
sanitary fittings.
• Low impact environmental building materials are used where
possible. Extensive use of “A” rated materials specified in accordance
with the Green Guide to Specification lowers the buildings
environmental impact.
• A diverse range of transport options are promoted through the
provision of cyclist’s facilities and management of car spaces and
promotion of public transport;
• Landscape retention and interventions are made to improve the bio
diversity of the site ecology
•

These measures are considered to fully satisfy Policy RE2.

Biodiversity / Ecology
LDP Policy EN7 - Important Natural Features - states that
Development proposals that would adversely affect ecologically or visually important
natural features such as trees, woodlands, hedgerows / field boundaries,
watercourses or ponds will only be permitted where:
1. Full account has been taken of the relevant features in the design of the
development, with measures put in place to ensure that they are retained and
protected wherever possible; or
2. The biodiversity value and role of the relevant feature has been taken in to
account and where removal is unavoidable, mitigation measures are agreed

In addition to this the Authority has an adopted Supplementary Planning
Guidance of these issues, Biodiversity and Geodiversity (May 2018)
The applicant has submitted ecology surveys in support of the application,
together with a detailed landscaping scheme for the site.

Figure 8: Landscaping

The details include a planting schedule that includes tree and
shrub/hedge planting within the site, and the retention of trees to the site
boundaries.
These proposals are considered to be acceptable, and would not only
enhance the biodiversity of the site, but also provide natural features and
areas for the staff and children to interact with as part of their daily
education experience.
The Biodiversity Unit offers no objection to the proposed development in
relation to the proposed landscaping, but have raised concerns over the
extent of lighting proposed within the site itself, especially in areas that are
also identified as “Green Corridors” within the site, to increase ecological
connectivity. These areas can still be provided with lighting, but rather
than utilising lighting columns, areas of low level bollard type lighting can
be used, which can significantly reduce the light pollution and spillage
onto these more sensitive areas. It is considered that the lighting scheme
submitted will require alteration, which will reduce the lighting of
proposed, and address the ecology issues. As such a condition will be
imposed requiring an amended scheme.
Drainage
The development is of a scale and nature to require SABS approval,
which is dealt with outside but alongside the planning process.
The applicant has provided details of their current proposals for drainage
which have been undertaken in consultation with the SABS approval body
(which in this case is the Local Authority Drainage Section), and which
includes natural attenuation features within the site.
As discussions have already progressed on these matters, it is unlikely
that significant changes to these proposals would take place post decision
of the planning application, however a suitably worded note to the
developer in relation to the SABS process will be added to any permission
issued.
Contaminated Land / Land stability
The Coal Authority offers no objection to the proposals, having considered
the
Supplementary
Ground
Conditions
Assessment
Report
(19264-GCA-01, November 2019) which concludes that further ground
investigations should be undertaken prior to commencement of
development to enable the applicant’s technical consultant to confirm the

extent of remedial/ mitigation measures required to ensure that the
development will be safe and stable.
Accordingly they recommend the imposition of suitably worded conditions
to require this, as part of any permission issued.
In addition the Land contamination section have considered the desktop
assessment submitted, and agree with the recommendation, suggesting
appropriate conditions for the remediation and validation.
The proposal thus accords with Policy EN8 of the Local development
Plan.
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 Neath Port Talbot Local Development Plan (2011–2026)
adopted January 2016.
While the proposed development would be a departure from the Local
Development Plan, insofar as it proposes a new school on land identified
for housing development, it is considered to be a justified departure in this
case due to the previous education use of the site and the overriding need
for a new school facility within the catchment of the existing schools.
Moreover, the development would not prejudice the development of the
remaining land within the allocation for housing. Subject to the detailed
conditions imposed, it is further considered that the proposal represents
an appropriate form of development that would have no unacceptable
impact on the amenity of adjoining properties, visual amenity, highway
and pedestrian safety or ecology. Accordingly, the proposed development
is in accordance with Policies SC1, I1, EN7, EN8, RE2, W3, TR2 and BE1
of the Neath Port Talbot Local Development Plan, and the Council’s
‘Parking Standards’ Supplementary Planning Guidance.
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.
RECOMMENDATION

Approve subject to conditions

Time Limit Conditions
1

The development shall begin no later than five years from the date of
this decision.
Reason:
To comply with the requirements of Section 91 of the Town and
Country Planning Act 1990.

List of Approved Plans
2

The development shall be carried out in accordance with the
following approved plans and documents:
19014-05-1002 Proposed Site Plan
19014-05-1003 Ground Floor Plan
19014-05-1004 Upper and Lower First Floor Plans
19014-05-1005 Proposed Roof Plan
19014-05-1006 Proposed Elevations
19014-05-1009 Proposed Building Sections
19014-05-1011 Proposed Bin Store and Sprinkler and Hydrant Tank
Enclosure
19014-05-1012 Parking Allocation
19014-05-1013 Hard Landscape
19014-05-1018 Proposed Bat Box Locations
CCTV Layout ABBY-ACM-XX-XX-DR-E-9002
External Lighting Layout ABBY-ACM-XX-XX-DR-E-9001
Transport Assessment T19.138.TA.D2 _ Final
T189.138.D3 Interim Travel Plan Rev A
Reason:
In the interests of clarity.

Pre-Commencement Conditions
3

Before beginning any development at the site, you must do the
following:
a) Notify the Local Planning Authority in writing that you intend to
commence development by submitting a Formal Notice under Article
24B of the Town and Country Planning (Development Management
Procedure) (Wales) Order 2012 (DMPWO) in the form set out in
Schedule 5A (a newly inserted Schedule) of the DMPWO (or in a
form substantially to the like effect); and

b) Display a Site Notice (as required by Section 71ZB of the 1990
Act) in the form set out in Schedule 5B (a newly inserted Schedule) of
the DMPWO (or in a form substantially to the like effect), such Notice
to be firmly affixed and displayed in a prominent place, be legible and
easily visible, and be printed on durable material. Such Notice must
thereafter be displayed at all times when development is being
carried out.
Reason:
To comply with procedural requirements in accordance with Article
24B of the Town and Country Planning (Development Management
Procedure) (Wales) Order 2012 (DMPWO) and Section 71ZB of the
Town and Country Planning Act 1990.
4

No development shall commence until further intrusive site
investigations have been carried out on site to establish the presence
or otherwise of mine entry 273197-034. The findings of the intrusive
site investigations shall be submitted to the Local Planning Authority
for consideration and approval in writing. In addition, the location of
the mine entry (if found present within the site) together with the
calculated zone of influence of the mine entry shall be illustrated on
the approved layout plan. The intrusive site investigations shall be
carried out in accordance with authoritative UK guidance.
Reason:
As the findings of previous intrusive site investigations identify that
coal mining legacy on the site poses a risk to surface stability, and to
accord with Policy EN8 of the Local Development Plan.

5

No development shall commence until a detailed remediation
scheme to protect the development from the effects of such land
instability has been submitted to the Local Planning Authority for
consideration and approval in writing. This should include a
grouting grid overlaid over the approved layout plan. Following
approval, the remedial works shall be implemented on site in
complete accordance with the approved details.
Reason:
As the findings of previous intrusive site investigations identify that
coal mining legacy on the site poses a risk to surface stability, and to
accord with Policy EN8 of the Local Development Plan.

6

No development shall commence until a foul drainage scheme for the
site has been submitted to and approved in writing by the Local
Planning Authority. The scheme shall provide for the disposal of foul
water. Thereafter the scheme shall be implemented in accordance
with the approved details prior to the occupation of the development
and no further foul water shall be allowed to connect directly or
indirectly with the public sewerage system.
Reason
To prevent hydraulic overloading of the public sewerage system, to
protect the health and safety of existing residents and ensure no
pollution of or detriment to the environment.

7

No development shall commence until a Construction Method
Statement has been submitted to and approved in writing by the
Local Planning Authority. The approved statement shall be adhered
to throughout the construction period. The statement shall provide
for:
a) the parking of vehicles of site operatives and visitors;
b) loading and unloading of plant and materials;
c) storage of plant and materials used in constructing the
development;
d) the erection and maintenance of security hoarding including
decorative displays and facilities for public viewing, where
appropriate;
e) wheel washing facilities;
f) Routing of construction vehicles and phasing of development.
g) measures to control the emission of dust and dirt during
demolition and construction; and
h) a scheme for recycling/disposing of waste resulting from
demolition and
construction works.
The approved Construction Method Statement, and any associated
phase-specific plans, shall be adhered to throughout the construction
of the approved development.
Reason:
In the interest of highway and pedestrian safety, the environment,
and the amenity of residents, and to ensure accordance with Policies
BE1 and TR2 of the adopted Neath Port Talbot Local Development
Plan.

8

No development shall commence until a Noise and Vibration
Management Plan has been submitted to and approved in writing by
the Local Planning Authority. The approved Noise and Vibration
Management Plan shall identify all significant construction noise
and vibration sources; detail the physical and operational
management controls necessary to mitigate emissions from these
sources; hours of working on site, and specified hours for deliveries;
and any elements of operation that could lead to amenity issues from
noise and vibration disturbance to surrounding properties. The
approved Noise and Vibration Management Plan shall also detail
noise limit monitoring and noise and vibration complaint investigation
procedures, together with any phase-specific plans. The approved
Noise and Vibration Management Plan, and any associated
phase-specific plans, shall be adhered to throughout the construction
of the approved development.
Reason:
In the interest of highway and pedestrian safety, the environment,
and the amenity of residents, and to ensure accordance with Policies
BE1 and TR2 of the adopted Neath Port Talbot Local Development
Plan.

Action Conditions
9

Prior to their use in the construction of the development hereby
permitted, details and samples of the materials to be used in the
construction of the external surfaces of the development shall have
been submitted to and approved in writing by the Local Planning
Authority. Development shall be carried out in accordance with the
approved details.
Reason:
In the interest of the visual amenity of the area and to ensure the
development complies with Policy BE1 of the Neath Port Talbot Local
Development Plan.

10 Notwithstanding the details submitted and prior to the first use of the
development hereby approved a scheme indicating the positions,
height, design, materials and type of all enclosures / boundary
treatment shall be submitted to and approved in writing by the Local
Planning Authority. The enclosures / boundary treatment shall be
completed, as approved, prior the first beneficial use of the
development and retained as such thereafter. The scheme submitted
shall ensure when installed, the fence line erected adjacent to the

Public Right of Way is set in from its existing position to ensure that
the definitive and legal width of Footpath 19 is a minimum of 6 feet.
Reason:
In the interest of visual amenity and to ensure compliance with Policy
BE1 of the Neath Port Talbot Local Development Plan.
11 Notwithstanding the submitted details and prior to the installation of
any permanent external lighting on the site, a detailed lighting
scheme for the site shall be submitted to and approved in writing by
the Local Planning Authority detailing the location of all external
lights, the specification, intensity of illumination, predicted lighting
contours (lux plots), together with proposed hours of operation and
any mitigation measures required. The scheme shall incorporate best
practice guidance to ensure the retention of dark corridors for the
movement of wildlife with no direct lighting of vegetation, and include
the provision of low level lighting in areas outside of parking areas if
necessary at all, to reduce light pollution, and to respect ecological
features. The approved lighting shall be implemented on site in
accordance with the approved scheme only, and retained as such
thereafter. No additional external lighting shall be erected without the
prior written permission of the Local Planning Authority.
Reason:
In the interest of residential amenity and to prevent any unacceptable
light spillage, and to ensure compliance with Policies SP16, EN6,
EN8 and BE1 of the Neath Port Talbot Local Development Plan.
12 Notwithstanding the details submitted and prior to the first beneficial
use of the school hereby approved, details of both hard and soft
landscape works (including any phasing of landscaping works) shall
have been submitted to and approved in writing by the Local
Planning Authority. These details shall include:
a) pedestrian access and circulation areas, including details of all
vehicular gates and barriers
b) hard surfacing materials;
c) minor artefacts and structures (e.g. furniture, play equipment,
refuse or other storage units, signs, etc.), and
d) water features.
Soft landscape works shall include: planting plans; written
specifications (including cultivation and other operations associated
with plant and grass establishment); schedules of plants noting

species, plant supply sizes and proposed numbers/densities where
appropriate; an implementation and management programme.
The landscaping works shall be carried out in accordance with the
approved phasing details and the completed scheme shall thereafter
be maintained in accordance with the approved scheme of
maintenance.
Reason:
In the interests of maintaining a suitable scheme of landscaping to
protect the visual amenity of the area, to maintain the special
qualities of the landscape and habitats through the protection,
creation and enhancement of links between sites and their protection
for amenity, landscape and biodiversity value, and to ensure the
development complies with Policies SP15 and BE1 of the Neath Port
Talbot Local Development Plan.
13 Prior to beneficial use of the proposed development commencing, a
verification report which demonstrates the effectiveness of the
agreed land contamination remediation works to be carried out in
accordance with the recommendations of the Supplementary Ground
Conditions Assessment Report, Jubb Consulting Engineers Ltd,
19264-GCA-01 shall have been submitted to and approved in writing
by the Local Planning Authority.
Reason:
To ensure that risks from land contamination to the future users of the
land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure
that the development can be carried out safely without unacceptable
risks to workers, neighbours and other offsite receptors and to ensure
compliance with Policies SP16 and EN8 of the Neath Port Talbot
Local Development Plan.
14 Following implementation and completion of the approved
remediation scheme (as required by Condition 5 above in respect of
formal coal mining activity and ground stability) and prior to the
occupation of the development, a verification report shall be
submitted to and approved in writing by the Local Planning Authority
to confirm completion of the remediation scheme in accordance with
approved details.
Reason
As the findings of previous intrusive site investigations identify that
coal mining legacy on the site poses a risk to surface stability, and to
accord with Policy EN8 of the Local Development Plan.

15 Notwithstanding the submitted details no demolition of the existing
school buildings on site shall take place until a Demolition Method
Statement has been submitted to and approved in writing by the
Local Planning Authority. The Demolition Method Statement shall be
made in accordance with the requirements of British Standard
BS5228-1:2009 - "Code of practice for noise and vibration control on
construction and open sites". The approved Statement shall be
adhered to throughout the demolition works. The Statement shall
provide for the following: i. the parking of vehicles of site operatives and visitors;
ii. loading and unloading of plant and materials;
iii. storage of plant and materials used in constructing the
development;
iv. the erection and maintenance of security hoarding including
decorative displays and facilities for public viewing, where
appropriate;
v. wheel washing facilities to prevent deposition of material onto any
hard surface road;
vi. measures to control the emission of dust and dirt during
demolition;
vii. Identification of the significant demolition noise sources, detailing
the physical and operational management controls necessary to
mitigate emissions from these noise sources, as well as noise
complaint investigation procedures;
viii. Hours of working on site, and specified hours for deliveries and
any elements of the demolition that could lead to amenity issues from
noise and disturbance to adjoining properties.
Reason:
In the interest of highway and pedestrian safety, the environment,
and the amenity of residents, and to ensure accordance with Policies
BE1, EN8 and TR2 of the adopted Neath Port Talbot Local
Development Plan
16 Prior to the first use of the development hereby approved a traffic
management scheme (including any Traffic Regulation Orders) for
works along Heol Penlan, Heol Esgyn and the new junction/access
for the school shall have been submitted to and approved in writing
by the Local Planning Authority. The approved traffic management
scheme shall be implemented on site prior to the first use of the
school and retained as such thereafter.

Reason:
In the interest of highway and pedestrian safety and to ensure
compliance with Policy TR2 of the Neath Port Talbot Local
Development Plan.
17 Notwithstanding the submitted Travel Plan, no less than three
months prior to first beneficial use of the development hereby
approved, an updated Travel Plan shall be submitted to and
approved in writing by the Local Planning Authority. The amended
Travel Plan shall include details of the appointment of a Travel Plan
Coordinator and address the means to encourage staff to use more
sustainable means of transport and reduce the demand on private
transport together with encouraging use of the approved safe walking
route that complies with the "Active Travel Plan Wales 2013" and
"Learner Travel Guidelines" for pupils and parents/guardians that
wish to travel on foot and/or cycle to and from school; together with
details of how this is information, and any changes to the safe
walking route, will be provided to parents/carers etc.
The Plan should also include a detailed monitoring
scheme/schedule, which shall annually be reviewed for the initial five
year period, together with details covering submission and approval
of subsequent updated Travel Plans every five years for the duration
of the operation of the development, which shall seek to address any
issues that have failed to reduce the use of the car and meet the
agreed targets set in the travel plan. All measures identified within
any approved Travel Plan required by the scheme shall be
implemented within three months following its approval.
Reason:
In the interests of promoting sustainable transport and
to ensure the development complies with Policy SP20 of the Neath
Port Talbot Local Plan.
18 All works to be constructed on the public highway and within the
parent/guardian dropping off areas shall be subject to Road Safety
Audits, stages 1 to 4 in accordance with HD19/03 of the Design
Manual for Roads and Bridges. Each stage of the Road Safety Audit
shall be submitted for approval in writing by the Local Planning
Authority. All issues highlighted at each stage, being addressed to
the written approval of the Local Planning Authority within 3 months
of that stage of that Road Safety Audit has been approved.
Reason
In the interests of Highway and pedestrian safety, and to accord with
Policies TR2, and BE1 of the Neath Port Talbot Local Development
Plan.

19 Prior to the first beneficial use of the school a traffic management
plan shall be submitted to and approved in writing by the LPA. The
approved management plan shall include timings of deliveries, traffic
and pedestrian movements within the school, ensuring that all
deliveries to and from the school shall be undertaken safely and
outside of peak times, together with the management and control of
the on-site pick up and drop off areas, including any restrictions of
use, for specific year groups or pupils.
The management plan as approved shall be strictly adhered to and
reviewed on an annual basis to ensure that the operation of all
parking and vehicular movements on site are reviewed in the
interests of pupil safety. A copy of this management plan shall be
maintained within the school, and available to, and/or provided to all
persons accessing the school grounds.
Reason
In the interests of Highway and Pedestrian safety, and Policy TR2 of
the Neath Port Talbot Local Development Plan.
20 In conjunction with the recommendations of any Road Safety Audits,
Travel Plan, and on-site management plan as required under
conditions 17 & 18 and 19 of this permission, and the Transport
Assessment submitted in support of this application, monitoring of all
parking areas for staff and parent/guardian dropping off areas within
the application site shall take place over the first academic year of the
operation of the school hereby approved in accordance with a
scheme for monitoring which shall have been submitted to and
approved in writing by the Local Planning Authority prior to the first
use of the school hereby approved.
This scheme shall set out the methodology and frequency for the
monitoring, and the monitoring shall take place strictly in accordance
with the scheme as approved.
If any changes to the staff parking and parent/guardian dropping off
areas within the application site are considered necessary prior to the
end of the first academic year, an interim report setting out the
justification for these changes should be submitted to and approved
in writing by the Local Planning Authority, and any recommendations
implemented in accordance with the timescales set out within this
interim report.

Prior to the 2nd academic year commencing the results of the 1st
Year monitoring shall be submitted to and approved in writing by the
Local Planning Authority. This report shall set out the justification for
any changes, together with associated plans, photographs and
supporting data, together with any recommendations which shall be
implemented in accordance with the timescales set out within the
report as approved.
Reason
In the interests of Highway and Pedestrian safety, and Policy TR2 of
the Neath Port Talbot Local Development Plan.
21 Any topsoil (natural or manufactured),or subsoil, to be imported shall
be assessed for chemical or other potential contaminants in
accordance with a scheme of investigation which shall be submitted
to and approved in writing by the Local Planning Authority in advance
of its importation. Only material approved by the Local Planning
Authority shall be imported. All measures specified in the approved
scheme shall be undertaken in accordance with the Welsh Local
Government Association guidance 'Requirements for the Chemical
Testing of Imported Materials for Various End Uses'. Subject to
approval of the above, sampling of the material received at the
development site to verify that the imported soil is free from
contamination shall be undertaken in accordance with the approved
scheme.
Reason:
To ensure that risks from topsoil or subsoil to be imported to the site
to the future users of the land and neighbouring land are minimised,
together with those to controlled waters, property and ecological
systems, and to ensure that the development can be carried out
safely without unacceptable risks to workers, neighbours and other
offsite receptors, and to ensure compliance with Policies SP16 and
EN8 of the Neath Port Talbot Local Development Plan.
Regulatory Conditions
22 In the event that contamination is found at any time when carrying out
the approved development that was not previously identified, work on
site shall cease immediately and shall be reported in writing to the
Local Planning Authority. A Desk Study, Site Investigation, Risk
Assessment and where necessary a Remediation Strategy must be
undertaken in accordance with the following document:- Land
Contamination: A Guide for Developers (WLGA, WAG & EAW, July
2006). This document shall be submitted to and agreed in writing with
the Local Planning Authority. Prior to occupation of the development,

a verification report which demonstrates the effectiveness of the
agreed remediation, shall be submitted to and agreed in writing with
the Local Planning Authority.
Reason:
To ensure that risks from land contamination to the future users of the
land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure
that the development can be carried out safely without unacceptable
risks to workers, neighbours and other off site receptors, and to
ensure compliance with Policies SP16 and EN8 of the Neath Port
Talbot Local Development Plan.
23 The noise rating level emitted from external plant serving the
approved use shall not be greater than the existing background noise
level. The noise levels shall be determined at the nearest
noise-sensitive premises or at another location that is deemed
suitable by the Local Planning Authority. Measurements and
assessments shall be made in accordance with 'BS 4142:2014
Method for rating and assessing industrial and commercial sound.
Reason:
In the interests of local amenity, and to ensure compliance with
Policies SP16, EN8 and BE1 of the Neath Port Talbot Local
Development Plan.
24 The new junction shall have a vehicular visibility splay of 2.4 metres
by 43 metres in both directions. The access road leading to the
school (un-adopted) shall be no steeper than I in 12 gradient,
together with a straight of 1 in 20 for the first 10 metres on the
approach to the new junction.
Reason
In the interests of Highway and Pedestrian safety, and Policy TR2 of
the Neath Port Talbot Local Development Plan.
25 Any gates fronting onto the highway shall be of a type which open
inwards only, can be seen through and maintained as such
thereafter.
Reason
In the interests of Highway and Pedestrian safety, and Policy TR2 of
the Neath Port Talbot Local Development Plan.

