
CLACKMANNANSHIRE COUNCIL 

Report to Council 

 Date of Meeting:  23rd September 2010 

Subject:  Proposed New Council Housing at Alva and Tullibody 

Report by:  Head of Community & Regulatory Services 

1.0 Purpose 

1.1. The purpose of this document is to provide Council with an indication of the 
scale cost and scope of the proposed new build and associated works and to 
seek approval by Council for the project. 

2.0 Recommendations 

2.1. It is recommended that Council approves :- 

a) building of new Council housing at the lock up site 80 -98 Newmills, 
Tullibody; 

b) construction of new housing at the Dalmore Centre, Alva; 

c) the refurbishment of property in Tullibody which will be carried out as part 
of the overall project and the 

d) transfer of the Dalmore Centre site to the Housing Account at nil cost in 
part lieu of a commuted sum relating to the requirement for affordable 
housing on the former Alva school site.  

3.0 Considerations 

3.1. On the 11th December 2009 an expert group comprising COSLA, ALACHO, 
and the Scottish Government, conducted an assessment of applications 
under the "Incentivising new Council house building" programme. It was then 
confirmed that Clackmannanshire Council’s application fully met their criteria 
and principles. Clackmannanshire were offered £600,000 to help construct 24 
units. 

3.2. On 11th February 2010 the Special Council meeting approved the HRA 
Budget 2010 and Capital Programme 2010/15. That report confirmed that 
delivery of new rented housing is compatible with the Council's requirement to 
meet the Scottish Housing Quality Standard by 2015. The report set out a 5 
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year capital programme which includes the intention to support investment in 
new housing alongside the mainstream programme. 

3.3. In preparation for this bid and Council budget, members of the Housing 
Service met with the local Tenants Federation to discuss the proposal. The 
response to the bid from tenant representatives was that any new build 
proposal would be broadly positive, but that attaining the Scottish Housing 
Quality Standard and Local Clackmannanshire Standard remained the leading 
priority. This in principle approval is similarly delivered by the Council HRA 
capital and Revenue Report of 11th February 2010. This request has been 
accommodated within the capital programme. 

3.4. Improving the supply of affordable housing is a key priority for the Council. It 
is intended that the restructured Services to Communities will look at the full 
range of options for Council to consider, aimed at a greater programme which 
builds on the initial project as outlined in this report for Alva and Tullibody. 

3.5. Incentivising new Council housing is part of a wider direction of housing 
policy. The government green paper "Firm Foundations: The Future of 
Housing in Scotland" set out support for measures which increase the supply 
of new affordable housing. The commencement of new build will provide an 
economic stimulus to the construction sector during this time of economic 
downturn, as well as addressing the significant pressures on local authorities 
to increase the supply of affordable housing and improve quality of life for its 
residents. 

3.6. The project is also consistent with a national momentum which has build up 
around "Fresh Thinking, New ideas" recently released for discussion by 
Scottish Government. 

3.7. The bid centres upon two elements; firstly, continuing the regeneration of the 
Newmills/Orchard area of Tullibody with the proposed construction of around 
16 homes for general needs. Ochil View Housing Association began this 
redevelopment process with the acquisition and demolition of 53/59 and 
103/166 Newmills and the building of 40 new homes named Paterson Place. 

3.8. The second element, centred upon Alva, is to provide 8 much needed homes 
for older people. Clackmannanshire has a now well publicised rising 
demographic for older people far exceeding the national average. Projections 
show an overall population rise of 24%, the third highest in Scotland and a 
113% rise in the 75+ age group, the sixth highest in Scotland. 

3.9. Projects such as those contained in this report will deliver new and improved 
housing with the latest in accessibility and fuel efficient standards. These 
projects will also utilise Council brownfield assets and help contribute to 
improving Alva town centre and The Orchard area. 

3.10. Housing investment continues to support the Council's wider commitment to 
regenerating key communities by enabling new housing for local needs. It is 
anticipated that these proposals will continue this process. The anticipated 
benefits include; 

• The transformation of one of the most deprived areas in 
Clackmannanshire, 
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• Increase the proportion of adults who rate their neighbourhood as a 
good  place to stay. 

• Increase new house completions, to provide greater choice of 
accommodation for existing and new residents and to help stimulate 
the private sector by boosting the local economy, 

• Increase the number of new affordable homes and reduce the current 
shortfall in affordable housing accommodation, 

• Develop specialist housing for people with particular needs, 

• Increase the proposition of new housing on Brownfield Land. 

• Cash savings from more efficient service delivery. The procurement 
strategy will ensure projects are coordinated to reduce costs 

3.11. The proposal to submit a bid sits within the wider considerations of the 
priorities in the HRA Business Plan. The evolution of the bid centred upon 
financial modelling which looked briefly at the options we have at our disposal, 
which included borrowing within prudential limits. Ultimately the final proposal 
is that the new housing sits within the wider capital programme and no 
additional net borrowing has been requested to facilitate the new build. As 
part of the initial bid criteria the Scottish Government evaluated the strain 
upon global HRA debt prior to approving the bid. 

3.12. The scope of the project integrates 4 main elements:- 

• Demolition and Site Investigation of 19 Lock Ups at 80-98 Newmills, 

• Construction of 16 new houses for social rent in Tullibody, 

• Comprehensive refurbishment works to 20 occupied flats at 1-19 and 
21-39 The Orchard Tullibody, 

• Build/ Redeveloping the Dalmore Centre to provide 8 new houses for 
social rent. 

3.13. The bid provisional development costs of around £2,279,300 are supported by 
a Government Grant of £600,000. The Net cost of £1,679,300 is the Council 
contribution to the new build. The Council will also refurbish 20 flats at 1 -39 
The Orchard at an additional cost of £665,000. It is anticipated that the costs 
for all 4 contracts will be in financial years 2010 to 2013. 

3.14. Project costs are as follows; 

 

 Tullibody Alva Total 

Construction £1,359,120 £653,580 £2,012,700 

Fees £174,100 £92,500 £266,600 

Total £1,533,220 £746,080 £2,279,300 

Grant £400,000 £200,000 £600,000 
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Net new build cost £1,133,220 £546,080 £1,679,300 

Refurbishment £665,000 £0 £665,000 

Total Council cost £1,798,220 £546,080 £2,344,300 

3.15. To facilitate the new housing we propose to proceed with demolition of lock 
ups at 80-89 The Orchard prior to the appointment of a design and build 
contractor for the new build. Work to demolish the 19 Lock Ups along with 
new build construction costs and Environmental works will be funded from the 
Housing Capital Programme. 

3.16. The Council will seek to procure the remaining work on new build and 
refurbishment in an integrated manner to a single contractor, which best 
facilitates the phasing and coordination of the works. By this route we hope to 
achieve best value through procurement and to minimise disruption for the 
resident tenants at The Orchard. 

3.17. The new housing will therefore be part of the regeneration of Newmills. The 
delivery of new and refurbished housing when complete, further offers the 
opportunity to look at options for the longer term future removal or 
refurbishment of the Council's remaining assets in the Newmills/Orchard area. 
An architects impression of the new housing and location plan is included as 
an appendix to this report. 

3.18. In addition to the above, we would hope to maximise opportunities for training 
and employment within the area as well as maximising opportunities for 
delivering economies of scale through procurement and maximising the 
outputs from public subsidy. 

3.19. The new amenity housing favours the site at the Dalmore Centre Alva which 
is a former infant school circa 1886. The potential development of the site is 
part of Clackmannanshire Council's ongoing commitment to provide modern 
amenity housing throughout Clackmannanshire by utilising existing Brownfield 
sites. The site is relatively level and within reach of local amenities and 
transport routes. 

3.20. The Dalmore site was recently listed by Historic Scotland and ongoing 
feasibility work for the site is subject to detailed forthcoming discussions with 
Historic Scotland. Again an architects impression and site location plan is 
included as an appendix to this report. 

3.21. The project design submitted in the bid seeks to deliver; 

• Tullibody:-  16 x 2 bedroom x 3 person flats 
• Alva:-   4 x 1 bedroom x 2 person amenity houses 

    4 x 2 bedroom x 3 person amenity houses 

 This deign mix will now be subject to more detailed feasibility work currently 
underway.  

3.22. Timescales are illustrative and will be confirmed as the contract progresses 
however the first completed units should be available in 2012. All costs stated 
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are provisional at this time subject to detailed feasibility work, cost planning 
and the tendering process. 

4.0 Sustainability Implications 

4.1. The projects contained herein are consistent with Council policy on 
maximising development on brownfield sites and will be built to modern home 
energy conservation standards. 

5.0 Resource Implications 

5.1. Financial Details 

5.2. The full financial implications of the recommendations are set out  in the 
report.  This includes a reference to full life cycle costs where 
appropriate.              Yes √ 

5.3. Finance have been consulted and have agreed the financial implications as 
set out in the report.              Yes √ 

5.4. Staffing 

6.0 Exempt Reports          

6.1. Is this report exempt?      Yes   (please detail the reasons for exemption below)   No √
  

7.0 Declarations 
 
The recommendations contained within this report support or implement our 
Corporate Priorities and Council Policies. 

(1) Our Priorities 2008 - 2011 (Please double click on the check box ) 

The area has a positive image and attracts people and businesses  √ 
Our communities are more cohesive and inclusive √ 
People are better skilled, trained and ready for learning and employment √ 
Our communities are safer   
Vulnerable people and families are supported  
Substance misuse and its effects are reduced   
Health is improving and health inequalities are reducing   
The environment is protected and enhanced for all  √ 
The Council is effective, efficient and recognised for excellence   
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(2) Council Policies  (Please detail) 

 Local Plan Policy Res 5 Affordable and Particular Needs Housing 

8.0 Equalities Impact 

8.1 Have you undertaken the required equalities impact assessment to ensure 
that no groups are adversely affected by the recommendations?  
 Yes      No √ 

9.0 Legality 

9.1 It has been confirmed that in adopting the recommendations contained in this 
 report, the Council is acting within its legal powers.   Yes  √ 
 

10.0 Appendices  

10.1 Please list any appendices attached to this report.  If there are no appendices, 
please state "none". 

 1. Site location plan The Orchard Tullibody 

 2. Artist impression The Orchard Tullibody  

 3. Site location plan Dalmore Centre Alva 

 4. Artist impression Dalmore Centre 

 5. Council HRA Capital and Revenue report 11th February 2010 

 

11.0 Background Papers  

11.1 Have you used other documents to compile your report?  (All documents must be 
kept available by the author for public inspection for four years from the date of meeting at 
which the report is considered)    

Yes  √ (please list the documents below)   No  
 Feasibility study Dalmore Centre- Machin Associates 

 New build brief cost plan- Fairbairns Construction Consultants 

 Architectural feasibility drawings- Clackmannanshire Council Design & 
Property 
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