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Introduction 
The applicant is a charity dedicated to 
providing support for the schooling of 
Brethren children. 

At present some 125 children are 
educated in substandard buildings 
located in Coventry on two sites which 
are five miles apart. The primary school is 
at Cheylesmore, South Coventry and the 
secondary school is at Holbrooks, North 
Coventry. The search for a new school 
site has been going on for over four years. 
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Previous Proposals Cont. 
The following scheme specific objections 
were raised: -

1. Harm to the setting of the Grade I Listed 
Church and Conservation Area; 

2. Harm to the setting of the Scheduled 
Ancient Monument; and 

3. The edge of village location which has 
limited public transport links. 

4. The design is not in keeping with the 
village context. 
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Previous Proposals Cont. 
In response to the specific objections, the 
scheme has been reconsidered in its entirety, 
namely: -

1. The position of the school has been           
re-sited on an area of land which is in 
effect an indent within the surrounding 
pattern of settlement; 

2. The site is the location of an extant 
development as shown on the next slide 
– which includes a new building, 72 car 
parking spaces, 3 all-weather fenced 
tennis courts and 2 bowling greens; 

3. The spread of building has been reduced 
by proposing a 2 storey building of a 
domestic scale; 

4. The revised siting avoids the visual 
setting to the Grade I Listed Church, the 
Conservation Area, and the setting of 
Bagots Castle. 

5. The revised scheme will secure a 
landscape / ecological management 
plan on the land between the Meeting 
Room and the Parish Church – thereby 
enhancing the approach to the Church – 
creating an amenity space for the village 
community. 



Extant Planning Permission 
In 1997 planning permission (ref. W95/1297) 
was granted on appeal for: 

“Erection of a an ancillary single storey 
clubhouse with car parking for 72 cars; provision 
of 3 all weather tennis courts and 2 bowling 
greens, a two metre close boarded fence 
surmounted by a 0.5m high trellis fence and 
additional landscaping provision” 

•	 A material commencement of this 
planning permission has taken place 

•	 The amount of car parking proposed is 
a third of the size of the amount of car 
parking permitted by this extant planning 
permission 
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Alternative Sites 
•	 Over the past 4/5 years, The Trustees have 

considered some 119 alternative sites. 

•	 None have been achievable to realise the 
requirements of the School. 

•	 One of the issues has been the land values 
within urban areas such as housing land 
cannot be sustained by the development. 

Coventry, Kenilworth and Leamington Spa 
comprises the primary catchment area for 
the proposed School – Baginton is therefore 
considered a suitable location for the 
proposed development 
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Site History 
The site was originally part of the grounds 
of Baginton Hall, which was destroyed by 
fire in the 1920s. 

The 1930s saw the extraction of sand and 
gravel from the site to a depth of ten 
metres

By the end of the 1950s all of the gravel 
had been extracted and the site was 
backfilled with industrial waste. 

Tipping was concluded in the 1970s 
following which the site served as a support 
base for construction of the nearby A46 
dual carriageway. A concrete batching 
plant occupied the site during the time.

Since then the site has been subject to the 
growth of general scrub and Japanese 
Knotweed.  
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Site Analysis 
Key Site Considerations:

•	 Maintenance of views and enhancing 
the pedestrian routes through to the 
church and castle ruins. 

•	 Maintenance and enhancement of 
the green edge of the site.  

•	 Maintenance of sufficient distance 
between existing residential boundary 
and proposal.

•	 Designing the building to a residential 
scale.

•	 Incorporating a pallet of materials in 
keeping with the local vernacular. 

land gifted to village
Previous 

Site Location 

Views 
across 
valley 

View 
of Ruins 

View 
of Church
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brief was developed by the regional consortium
through the county council with the full involvement
of Reading Borough Council. The contractor was
selected from the framework following a mini-
competition.

The consortium led workshops through briefing, pre-
construction and project delivery phases, promoting
collaborative working. The workshops were
attended by construction directors, principal client
contacts and the design team. The discussions led
to a cost plan, identifying the allocation of the overall
budget to different elements of the building, and a
project programme, including the phasing.

The project was completed on time and within
budget, and exhibits a high standard of design
quality. The key advantages of using the IESE
framework and a partnering approach to
procurement are:

81

– earlier identification of project risks, creating 
more effective management and more 
predictable outcomes

– removing any adversarial approaches with early
engagement of the building contractor, giving 
the team common goals

– saving considerable time using the call-off
process as opposed to the full process through
the Official Journal of the European Union
(OJEU)

– early involvement of the contractor, Kier, bringing
added expertise to the preliminary design stages
and giving safer, more predictable construction. 

The collaborative approach created an overall
project team, rather than separate design and
construction teams. 

Further information
IESE framework: www.cabeurl.com/a7
Case study: www.cabeurl.com/2j
Architect: Hampshire County Council

Old and new: Alfred
Sutton Primary is a
modern learning
environment in
keeping with the
original school design

Architectural Approach 
Design Approach:

•	 To rethink the approach following planning officers comments

•	 Consideration of the sensitivity of the building location in relation to the ancient monument 
and Grade I listed church

•	  Reduce the buildings footprint  by 60% compared to the previous application 

•	 Building design in keeping with the village vernacular style and material palette, using 
traditional tiled pitched roofs, brick and timber. 

•	 Domestic in scale and massing

•	 Landscaping strategy that enhances the environment of an overgrown former industrial tip

•	 A sound ecological approach, sensitive to local identified habitats
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Area to be enhanced for permissive 
footpath and native reserve 
including snake sanctuary
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Proposed additional tree planting 
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area schedule
classroom 1 35m2
classroom 2 35m2
classroom 3 35m2
classroom 4 35m2
classroom 5 35m2
classroom 6 35m2
classroom 7 35m2
classroom 8 35m2
classroom 9 35m2

art and textiles 50m2
science lab 50m2
design technology 54m2
he/canteen 54m2
it/music 50m2
senior library/self directed learning 70m2
primary library/shared space 64m2

auditorium/gym/dining 180m2

toilet/changing senior boys 35m2
toilet/changing senior girls 35m2
toilets primary boys and girls 40m2

SEN 20m2
first aid room 9m2
head teacher primary/senior 28m2
staff areas 100m2

school office 25m2
ceo office/admin/kitchen, WC 36m2

conference room 24m2
exam store 12m2
server 10m2
sports equipment store 32m2
general storage room 32m2
plant 16m2

total room area 1341m2

circulation (including foyer) 420m2

overall total 1761m2
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Proposal Aerial View
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View from Holly Walk
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View of Primary School
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Elms Nursery
Sector:
Education
Client:
university of Birmingham
value:
£300K
Completion:
october 2009

Since the completion of this project the Elms Nursery has been Listed Grade II
by the Secretary of State.  The project brief involved a combination of
conservation requirements and site constraints whilst requiring the maintenance
of daily operation as a day nursery.  Therefore careful phasing with particular
focus on security for children dictated the construction programme.

A reorganisation of the existing building has been provided to establish better
connections with the new extension.  The combination of white rendered gable
walls, contrasted with a terracotta tile cladding wrapping the North-South facing
walls and pitched roof, reflects the materiality and form of the existing building.

Case study
Procuring projects
through a framework
agreement

Alfred Sutton Primary School, Reading

Government guidance recommends that local
authorities use existing frameworks or partnership
agreements to procure larger construction projects.
One example is the Improvement and Efficiency
South East (IESE) regional construction framework
covering projects over £1 million in all authorities in
the South East, including the London boroughs. This
framework aims to achieve efficiencies through
shared learning and repeated design, procurement
and construction solutions.

The framework comprises 10 major building
contractors, selected in accordance with EU
procurement rules. Authorities can therefore select
contractors without lengthy advertising, and start
working with them early in the project design 
stage, leading to a collaborative approach to 
project delivery.

The replacement of buildings at Alfred Sutton 
Primary, Reading, was a demonstration project 
using the framework, and was completed in June
2007. The accommodation includes early years
facilities and nursery classes; a multi-use space for
music, drama and community events; offices and a
new entrance. It involved fitting a new building into 
a tightly constrained site that continued as an
operational school throughout the construction
period. The full involvement and co-operation of the
building contractor was vital. 

Reading Borough Council worked with Hampshire
County Council’s project services team, including its
architects and other design team members. The

In keeping: a high-vaulted ceiling gives a
sense of space within the classroom and fits
with the older parts of the school
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Key Benefits 
The Key Benefits to the Proposal are that:

•	 It is sensitive to Local Context and  Heritage

•	 It is approximately 60% smaller in footprint to previous application 

•	 It is on Land that has already been given extant planning 
permission for fenced tennis courts, sports pitches, a clubhouse 
and 72 car parking spaces. 

•	 Reclamation of despoiled land

•	 It provides a site for the nature reserve, retaining the ecology and 
habitat including a snake sanctuary

•	 It provides an ecological management plan to retain the ecology

•	 It provides a high quality scheme of domestic scale

•	 The setting of the Church is retained and enhanced by new 
landscaping

•	 Setting of the ancient monument retained

•	 The Lucy Price Foundation Trust is supported in obtaining funds for 
new village facilities

•	 The land is cleared of Japanese Knotweed

•	 There is a management plan for the landscaping 

•	 Provides a new school for which great weight is to be given (NPPF para. 72)

•	 We believe in appropriateness to the GB is outweighed by the benefits of the scheme

•	 We propose to hold a local consultation event prior to the submission of the planning application
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Next Steps 
1.	 Analyses feedback from Development Control Forum

2.	 Carry out consultation with local community (February 2013)

3.	 Prepare and submit planning application (February/March 2013)
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