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The Building in its immediate context The Building in its entirety

EXECUTIVE SUMMARY

JIG Architects have been commissioned to undertake this Feasibility Study to assess the possibility of a re-use for the original
building of the Custom House Lane Junior CP School.

In Part One, following a general Introduction setting out the reason for this study, and the scope of JIG's work, we set out
the Brief that we received.

In Part Two, the site and the architectural qualities of the three discrete parts of the existing building are considered.

In Part Three, the planning policy context affecting the site is summarised, with a conclusion being reached that there are
no planning policy restrictions so long as a re-use serves the community and does not conflict with the surroundings.
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In Part Four, a re-use for the whole building is appraised as a manifestation of sustainability.
In Part Five, three options are considered for the re-use of the original 1881 part of the building. Site plans are also shown.

In Part Six, we offer our conclusion, including an initial study of how the site might be used for residential purposes should
the whole of the school building be demolished, including the original 1881 part.

Costs associated with the various options are set out in Part Seven and these are summarised when each option for the site
is presented in the text. Finally, an estimate for the demolition of all the buildings on the site can be found at Appendix 7.5.

INTRODUCTION

Following the approval of Planning Application No: 047415 for the erection of a new primary school at Custom House Lane
in August 2010, JIG Architects were commissioned to address one part of the contents of Condition 4 to that approval. This
condition read, “No development, demolition work or other site clearance shall commence until a scheme has been
submitted and approved in writing by the Local Planning Authority for the phasing of the development to include the
provision of car parking, demolition work and site clearance work. The scheme shall include details of a feasibility study to
assess the scope for the retention of the historic part of Custom House Lane County Primary School within any future
redevelopment proposals.” The reason for this condition was “To ensure that all aspects of the development are
completed within a safisfactory timeframe and the potential for the retention of any historic element within any
redevelopment proposals can be investigated.”

The following document constitutes that feasibility study info the retention, or otherwise of a historic element within any
redevelopment of the existing school site.
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SCOPE OF THIS STUDY

In order to address the issue fully, JIG Architects has undertaken site visits, both external and internal, and appropriate desk
studies into the architectural significance of the building as a whole, the architectural significance of the original building,
and possible re-use functions.

One: THE BRIEF

With the granting of planning permission for a new primary school at Custom House Lane, it was decided not to
immediately order the demolition of the existing school, but to appraise its significance to the general environment of
Connah’s Quay and its appropriateness for viable re-use, breathing new life, so to speak, into an ‘old friend’. JIG Architects
brief was to recommend an answer to this question through the vehicle of this feasibility study.

Two: THE SITE AND THE BUILDING

2.1  The site: The site area is some 3134.6m?2 and faces Mold Road to the south. It is otherwise fenced off from surrounding
areas. Once the new school is implemented, it will be further fenced of to the east. This situation can be generally
appreciated from the cover photograph, where all edges except that which will pertain with the new school can be seen.

2.2  The building: The building is generally of three integrated parts — the original building from 1881, extensions from the
1930s and further extensions from the 1980s. These have resulted in a degree of unity through the use of brickwork, the
original and the 1930s parts being in imperial sizes, the latest in metric sizes. The plan as a whole pivots around the main
Hall, which is lit by clerestorey windows.
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Plan of the site, which is the subject of this Feasibility Study (red) with the whole building (blue) and the 1881 original (green)
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2.3 Exterior

The 1881 part on Mold Road Patterned brickwork on the front Names The rear with different periods of building

Four images on the perimeter of the 1930s and 1980s parts of the building illustrating the variegated forms and differing qualities of the architecture

Page 6 of 24

Document prepared by: Professor Doug Clelland - Lead Design and Head of Research with Richard Jones — Director



PROJECT  THE EXISTING CUSTOM HOUSE LANE JUNIOR CP SCHOOL BUILDING, CONNAH’'S QUAY, DEESIDE CH5 4QL, WALES
STAGE Feasibility Study on the viability of re-use May 2011

2.4 Interior

The Hall Classroom within the 1980s phase Staff area within the original 1881 part 1930s phase
Classroom within the 1930s phase Room within a wing of the 1881 phase Aftractive top lit circulation space Contact with surroundings
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2.5  Architectural Appraisal

The building is not listed, in whole or in part, as being of historical and architectural interest, nor does it appear in any
architectural guide to the significant architecture of North Wales.

It is therefore safe to conclude that it is through local and community interest that the issue of retention has been raised,
while there is also the important matter of sustainability — not arbitrarily removing assets that have environmental value and
consequently creating waste.

What therefore can be said about the quality of the architecture? The matter can be dealt with directly.
2.5.1 The 1980s buildings are not of any significant architectural quality.

2.5.2 The 1930s buildings have some architectural attraction — especially in terms of the interior detail of the circulation
areas — but they cannot be called architecturally significant in relative terms, when compared with the notable
examples of the period.

2,5.3 The original building does have architectural quality especially in terms of the characteristics of the external
brickwork and the merits of its central bay internal roof trusses. Given the ordinariness of the general architectural
surroundings, this building does merit retention should a viable use be found.

2.5.4 In terms of holistic sustainability, we take the view that a duty of care exists and therefore that some consideration
should be given to the retention of the whole building — in other words that it should be tested for its community value
— however should that test fail for any significant reason, all parts can be demolished except for the original building,
which again needs to be tested and then marketed for re-use.
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Three: THE PLANNING POLICY CONTEXT

In terms of the reuse of the building as a whole or in part, there are no planning policy restrictions as to a reasonable
function, so long as it serves the community and does not clash or conflict with the generally residential character of the
urban area of which it is part.

In terms of access, a single vehicular access exists at the southwest corner of the site, with a pedestrian-only access on the
southern footpath. Given the new school access points that have been granted planning permission east of the site, it is
likely that any re-use of the existing building (in whole or in part) — and indeed any redevelopment of the site should the
existing building be demolished — will need to work with a single vehicular access point, whether in the existing position of
further to the east.

Overall therefore, the re-use of the building is not impeded by access constraints.
Four: OPTION ONE - RETENTION OF THE WHOLE BUILDING

In terms of holistic sustainability, there is merit in considering the retention of the whole building, despite the fact that the
architectural quality of most of the ensemble is mediocre.

An analysis of the plan suggests that a Care Home use could be a possible re-use. This would result in an 18-room facility
surrounding a roof-glazed internal courtyard. In order to achieve this, major building works would be required. The roof of
the existing Hall would be removed and replaced with glazing to achieve an internal temperature-controlled garden. This is
required given the lack of external space for outdoor use, once parking requirements are satisfied. The classrooms would
be divided into separate en-suite rooms, while the current kitchen and staff room area would be converted for staff and
medical care purposes.
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The cost of such a conversion is £1.73 million and this is shown in detail in Appendix 7.1. These are significant sums of money
and it is likely that an 18-bedroom complex will not be viable, especially when it is borne in mind that there is very limited
outdoor garden and habitat areas for the possible residents.

Extent of demolition (hatched) for a Care Home Option. Parking is edged in blue and the glazed internal garden in green
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Diagrammatic Plan of a Care Home - rooms are numbered; Internal Garden (green); Social and Circulation areas
(orange); Staff and Care areas (blue)
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Five: OPTION TWO — RETENTION OF THE ORIGINAL BUILDING

There are three possible uses for the core 1881 building, which has a ground floor footprint of some 315m2. These will all
require an extensive area of demolition.

Extent of demolition (hatched) for all three Options for the re-use of the 1881 building
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5.1 Private Play School

This use would have three rooms, all with the potential for mezzanine levels, with the remainder of the site being used for
outdoor play purposes and teacher / visitor parking. The cost of such a conversion is £0.76 million and this is shown in detail
in Appendix 7.2.

Diagrammatic Plan of a Play School use — Quiet Play Rooms (blue) with possible mezzanines hatched; Entrance and Active
Play Room (red) with direct access to the rear Outdoor Garden Play Area and Habitats

Pros: The valuable historical building is brought into use for the youngest of the community; a conversion of the existing
spaces will not be overly expensive.

Cons: There is no natural vehicular drop-off space for parents, with the consequence of possible traffic congestion on Mold
Road; the capital receipt to the Local Authority will be modest; the building will have no use in the evenings.
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5.2 Offices

This use would provide contemporary office space within the historical envelope. The space could either be created with
an open plan approach, or be divided into varying office rooms. As such, the overall conversion of the building could
provide opportunities for various small or start-up enterprises. The cost of this option is £1.19 million and this is shown in detail
in Appendix 7.3.

Diagrammatic Plan of an Office use - Work Space (blue); Entrance and Reception (red)

Pros: This function would infroduce an acceptable mixed-use dimension into the urban area. The integrity of the 1881
building could be maintained both externally and internally.

Cons: The full extent of the site is not efficiently used even with the provision of adequate car parking for the offices, unless
a further office ‘villa’ is built behind the existing 1881 building.
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5.3 Residential use

This use would be consistent with the residential character of the surroundings and could provide three interesting dwellings
in terrace form. The cost of such a conversion is £1.99 million and this is shown in detail in Appendix 7.4.

Diagrammatic Plan of a Residential use - the smallest unit (blue), the medium-sized unit (red) and the largest unit (green)
could all have mezzanine-level bedrooms (hatched) and rear gardens (this will require a relaxation of external space
standards as found in many historical / conservation residential areas)

Pros: A suitable re-use for the area; given the apparently sound state of the construction, the conversion may prove to be
economic.

Cons: The full extent of the site is not efficiently used even with the provision of adequate car parking for the dwellings,
unless further dwellings are built behind the existing 1881 building.
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5.4  Site Plans for the three possible uses

Play School: This use of the 1881 building could be supplemented by the construction of a simple building for the express
purposes of outdoor play.

Diagrammatic Site Plan of a Play School use for the whole site - converted existing building (green); new outdoor use
building (red); hard landscape and car parking (blue) - the remainder of the site being play and habitat areas
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Offices: This use of the 1881 building could be supplemented by the construction of a two-storey office ‘villa’.

Diagrammatic Site Plan of an Office use for the whole site — converted existing building (green); new office ‘villa’ (red); hard
landscape and car parking (blue)
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Residential: This use for the 1881 building could be supplemented by the construction of new dwellings to the rear.

Diagrammaitic Site Plan of a Residential use (this will not require a relaxation of external space standards)
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Six:  CONCLUSION

Conclusion: It has been ascertained that it is neither architecturally desirable nor economically viable to convert the
existing school building as a whole info a new use, a Care Home facility for 18 rooms being the only option likely to be of
value to the local community.

Should it be decided in the light of this feasibility Study that demolition of all three parts of the existing school should
proceed, then a fully residential use could result in the construction of a maximum of 8 dwellings as demonstrated below.
The cost of full site demolition is £2 and this is shown in detail in Part 7.

Diagrammaitic Site Plan of a Residential use should demolition of the whole school be decided upon (this will not require a
relaxation of external space standards)
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Seven: Costs

7.1 Costs involved in converting the whole building to a Care Home.
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7.2  Costsinvolved in converting the original 1881 building to Private Play School use.
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7.3  Costsinvolved in converting the original 1881 building to Office use.
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7.4  Costs involved in converting the original 1881 building to Residential use.
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7.5  Costs involved in demolishing the whole building.
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