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Agent:  McEachern MacDuff Architects, 13 Allan Park, Stirling
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1.0 SUMMARY

1.1. The report considers a proposal to erect a freestanding conference building on the site of the former tennis court in the garden ground at the rear of Gean House, Alloa.  The design would comprise a pavilion style and could accommodate up to 150 delegates/guests.  Vehicular access for servicing and disabled parking would be created on part of the former orchard using the existing access to Orchard Lodge.

1.2. The key consideration relates to the effect on the setting of Gean House, a category A listed building, and its designed garden landscape.  Historic Scotland has objected to the application and considers that the building would have a significant adverse impact on the setting of the house and gardens.  The other key planning considerations relating to building design, environmental impact (noise/odour), parking and access and protection of trees can be satisfactorily addressed.

1.3. Taking account of the relevant policy guidance, the advice of consultees, the absence of any objections from neighbours, the information provided by the applicant in support of the selected site and the likely economic benefits that would result both for sustaining the commercial operation at the property and to the wider Clackmannanshire area, on balance, it is considered that the concerns outlined by Historic Scotland would not be sufficiently detrimental to justify withholding permission.

2.0 RECOMMENDATIONS

2.1. It is recommended that the application is APPROVED subject to the conditions listed in Appendix 1 at the end of this report.

2.2. However, before the Council can issue the decision notice, it has to notify the Scottish Ministers as required by the Town and Country Planning (Notification of Applications) (Scotland) Direction 1997.  This is because of the objection from Historic Scotland which is a statutory Consultee for developments affecting the setting of a Category A listed building.

3.0 BACKGROUND

3.1. Planning permission is sought to erect a new conference facility at Gean House, Alloa (see Location Plan).  The building would provide accommodation for up to 150 delegates/guests and include toilet and kitchen facilities.  The freestanding structure would be built on the footprint of the former but disused tennis court which is located in the rear garden area adjacent to the walled garden.  Vehicular access for servicing and disabled parking would be created via the existing access serving the Orchard Lodge.  An existing footpath link to the main house would be maintained.

3.2. The building would measure approximately 33m in length by 15m in width.  The roof would have hipped gables and the ridgeline would be approximately 8m above the ground level of the tennis court.  The design has adopted a ‘pavilion’ style to reflect the location within the designed landscaped garden attached to the house.  The public elevations would comprise areas of glazing to the conference room with vertical timber cladding to the walls.  The roof would be red clay tiles to match the roofing material on Gean House and Orchard Lodge.

3.3. The applicant has intimated that the proposal is necessary to develop the conference business at the Gean which is being constrained by the limited space available within the building.  The proposed facility would provide access to larger conferences or functions of up to 150 persons rather than the current maximum of 80.  This would generate additional income to sustain the existing business and the maintenance of the building.

3.4. Gean House is a Category A listed building.  The listing description also refers to the garden terraces, summerhouse and walled garden at the rear of the house.  The garden ground, which notably has been restored by the applicant, is part of the designed landscape at the house which contributes to the character and setting of the house.

3.5. The grounds of Gean House are protected by a Tree Preservation Order.

4.0 CONSULTATIONS

4.1. Historic Scotland were consulted since the development would affect the setting of a Category A listed building.  Historic Scotland object to the proposal on the grounds that the building would significantly encroach on the setting of the house and adversely impact on principal views to and from the listed building.  The tennis court was deliberately conceived as open space to the side of the avenue leading to the summerhouse and should be maintained as such to protect the setting of the house.  Comment: The impact on the setting of the house is the key determining issue in the consideration of the application.  The issue has been the subject of detailed discussions and consultation between the applicant, Historic Scotland and the Council.  This process has included consideration of possible alternative more appropriate sites as well as additional information on the proposals and the commercial justification.  While the development would have an undeniable noticeable impact on the existing appearance of the garden and the views to and from the house, it is concluded that this negative impact would not sufficiently outweigh the positive impacts nor result in an unacceptable impact on the overall built heritage value of Gean House.  This conclusion has been reached taking account of the lack of any more suitable practicable alternative and other material considerations including design quality, economic benefits, environmental impact and landscape impact.
4.2. The Scottish Civic Trust does not object to the application.  It notes that the existing tennis court is not an asset to the garden as it stands and that the proposed building would be relatively unobtrusive and sensitively designed.  It states that the removal of the existing hedgerows around the tennis court would be detrimental.  Comment: The applicant has confirmed that the existing hedgerows would be retained although they would be maintained at a lower height.
4.3. Roads and Transportation do not object to the application but have made the following comments:

a) No additional parking is required since the existing level of provision would meet the recommended “parking maxima” for both the existing and proposed development.  Comment: A small number of disabled driver spaces would be provided at the site.  The applicant did show a further 50 spaces on the original plans but these would not be approved both on sustainable transport grounds and safeguarding the woodland at site.  It is considered that there may be scope to rationalise the existing parking and this could be regulated by condition.  In addition, a condition would require details of the measures to be employed to encourage travel to the site by means other than private car.

b) The existing access onto Tullibody Road should be upgraded to meet the Development Guidelines Specification.  Comment: It is not considered that these works would be justifiable in view of the existing usage of the access.  The works may also detract from the character of the walled entrance.
c) The private road leading to Gean House should be resurfaced.  Comment:  It is not considered that the condition of the road affects public road safety.  However, details of measures to improve the access to Gean House including for pedestrians, is attached as a condition.
d) The private road from Gean House to Arns Grove should not be made available for use by any vehicle associated with the proposal.  Comment:  The likely level of traffic generated by the proposal that would use this road is not considered to significantly detract from the existing levels of road safety and amenity.
4.4. Environmental Health recommend construction hours are restricted and details of external lighting and ventilation are approved in advance.  Comment: This could be addressed by conditions.
4.5. Land Services raised concern at the potential loss of mature trees as a result of the parking/access proposals.  Comment: The proposals have been amended to address these concerns.  Access would be taken via the existing access to Orchard Lodge rather than a new access as originally proposed.
4.6. Alloa West Community Council was consulted but has made no comments on the proposal.

5.0 PUBLICITY AND REPRESENTATIONS

5.1. A total of 43 neighbouring residents were notified of the application including the nearest properties at Gean Road and Arns Grove.  The nearest house is East Lodge on the east side of the walled garden.  The application was also advertised in the local press as affecting the setting of a listed building.

5.2. No representations have been received as a result of this extensive publicity. 

6.0 PLANNING CONSIDERATIONS

6.1. Section 25 of the 1997 Act requires applications to be determined in accordance with the Development Plan unless material considerations indicate otherwise.  The relevant policies are Policies ENV6 (the Historic and Built Environment) and TR1 (Integrated Transport) of the Clackmannanshire and Stirling Structure Plan and Policies EN6 (Listed Buildings) EN11 (Enhancing Environmental Strategy) and INF4 (Development Standards) of the Clackmannanshire Local Plan.

6.2. Although listed building consent is not required for the siting of a new building within the curtilage of a listed building, the development would affect the setting of Gean House.  The Planning (Listed Buildings and Conservation Area) (Scotland) Act 1997 states that in the determination of an application for planning permission for development affecting the setting of a listed building, the planning authority is required to have special regard to the desirability of preserving the building, or its setting, or any features of special architectural or historic interest.

6.3. Additional guidance on assessing such applications is contained in the Memorandum of Guidance on Listed Buildings and Conservation Areas published by Historic Scotland and NPPG18 titled Planning and the Historic Environment.

6.4. The key determining issues relevant to the determination of the application can be summarised as follows:

(a) Whether, having regard to the objection from Historic Scotland, the proposal accords with the relevant policies of the development plan.

(b) Whether there are any other material considerations that would provide support for the development and which would indicate that permission should be granted. 

(c) Whether the landscape environmental and transport impacts have been adequately addressed.

6.5. We have carefully assessed the likely impact of the proposed development on the setting of Gean House and its garden.  The following key points have been identified:

(a) NPPG18, advises that in relation to built heritage, sustainable development can be promoted by protecting, maintaining, conserving and promoting the continued use of historic property and environments and by promoting economic and physical change that respects the character of the historic environment.  On balance, it is considered that the development would accord with these objectives and would help sustain the ongoing process of restoration at the site.

(b) The Memorandum of Guidance advises that at all times the listed building should remain the focus of the setting.  It provides guidelines to help authorities determine if a new building would have an unacceptable impact on the setting of the listed building.  The combination of sensitive building design and the 2.3 metre height difference between the site level and the ground floor level of Gean House would mean that the proposed building would not adversely affect the setting of the house or unacceptably damage the main views of or from Gean House.  The footprint would respect the historic formal layout of the garden and would retain the hedge planting that forms part of the landscape design.  It is recognised that the original use of the site was conceived as open space as a tennis court and this would be replaced by a building but the site is currently enclosed by hedging and a wall and the building would retain these enclosures.  The above considerations are sufficiently persuasive that the proposed building would not have any unacceptable impact on the setting of the house.
(c) The proposed building design and finishes would be of a standard commensurate with the location and sympathetic to the character of Gean House.   Indeed Historic Scotland consider that the design standard would be appropriate but it is the location that they object to. The previous modern intervention at Orchard Lodge has been successfully integrated with the site.  The tennis court is also currently disused and is not an asset to the gardens.
(d) The proposed development would allow the applicant the opportunity to develop and expand the established conference centre business.  This should increase the income stream to allow the running of the facility to become self sufficient and help sustain the use of the listed building and create wider benefits to the Clackmannanshire economy.
(e) Our assessment of possible alternative sites concluded that there was no other feasible site that would better combine the environmental, landscape, design, operational and commercial demands at this sensitive location.  The options considered were; an extension to the house; a site to the west of the house; within the orchard east of the walled garden; and in the woodland north of the driveway to the House. 
6.6 The operational aspects of the proposed development would be acceptable.  In summary:

a) The original parking provision and new access to the site from the private road would not be approved.  The revised arrangements could be accommodated without any adverse impact on road safety or the landscape character of the site.

b) The proposed site is unlikely to generate any noise or odour problems.  It is notable that Environmental Health have raised no objection and no objections have been received from neighbouring residents.

6.7
Having special regard to the impact of the proposal on the setting of Gean House, we consider that, on balance, the development would comply with Development Plan policy guidance and would not have a sufficiently harmful impact to justify refusal as advised by Historic Scotland, taking account of both the actual physical impact of the building and the other beneficial factors which would be material considerations. 

7.0 FINANCIAL IMPLICATIONS

7.1.  None.

7.2. Declarations

	1. The recommendations contained within this report support or implement Corporate Priorities, Council policies and/or the Community Plan:
	Reference

	
Corporate Priorities
	

	
Council Policies
	

	
Community Plan
	

	2. In adopting the recommendations contained in this report the Council is acting within its legal powers. 
	 MACROBUTTON UncheckIt (

	3. The full financial implications of the recommendations contained in this report are set out in the report.  This includes a reference to full life cycle costs where appropriate.
	 MACROBUTTON CheckIt (


                                                        

Head of Service

                                                        

Director

APPENDIX 1

CONDITIONS REF: 06/00221/FULL

1. Before any works start on site, samples of the external materials and finishes to be used on the building and all hard surfaced areas including the pedestrian link to Gean House shall have been submitted to and approved in writing by the Council, as planning authority.  Thereafter, the development shall be completed in accordance with the approved details.

2. Before any works start on site, a landscaping plan and specification prepared by a suitably qualified person shall have been submitted to and approved in writing by the Council which includes the following:

(a) Details of existing tree, shrub and hedge planting, trees to be removed or lopped, topped or pruned, roof protection areas and changes to existing soil levels including in connection with the details approved under Condition 5 and 7 below.

(b) Details of all additional or supplementary planting within the site and the arrangements for completion including planting to compensate for any trees felled as a result of the development.

(c) Details of the routing and specification of service provision to the building which shall be designed to minimise any impact on the existing trees and hedgerows.

(d) Details of the proposed future maintenance regime for the existing hedgerow planting around the north, south and western boundaries of the site.

Thereafter, the development shall be completed in accordance with the approved details. 

3. All trees, shrubs and hedges within or adjacent to the site, except those identified and approved as part of the details required by Condition 2(a) above, shall be retained and protected from damage during construction work in accordance with BS5837 Trees in Relation To Construction Work.  The tree protection measures shall be inspected by a representative of the Council and shall remain in place for the duration of the works.

4. Before any works start on site, details of the following shall have been submitted to and approved in writing by the Council, as planning authority:

(a) Any fencing, walling or other means of enclosure.

(b) The design and location of any artificial lighting outwith the building.

(c) A written scheme for the discharge of surface water constructed in accordance with the “Sustainable Urban Drainage System Design Manual for Scotland and Northern Ireland”.

(d) The specification, location and appearance of all ventilation plant and effluvia on the exterior of the building prepared by a suitably qualified person.  The external works shall be located and designed so as to minimise their visual impact on the public elevations of the building.

Thereafter, the approved details shall be constructed and completed prior to the development hereby approved being brought into use.

5. Before any works start on site, a revised site plan shall have been submitted and approved by the Council, as planning authority, showing a revised vehicular access to the site via the existing access serving the adjacent Orchard Lodge.  The proposed direct access from the estate road shown on the submitted Site Plan is NOT approved by this permission.

6. Further to Condition 5 above, the 43 additional car parking spaces as shown on the submitted Site Plan are NOT approved by this permission.

7. A Travel Plan shall have been submitted to and approved in writing by the Council prior to the commencement of construction of the approved building.  The Travel Plan shall provide details of the measures and targets to reduce reliance on private car trips for delegates/guests and employees and the arrangements to monitor and achieve the approved targets.  The plan shall include details of the following:

(a) The management of the existing car parking provision at Gean House which shall serve the proposed and existing facilities including any proposals to rationalise the existing parking areas.

(b) The convenient siting and design of cycle parking for a minimum of 8 cycles.

(c) The measures to promote modes of transport other than the private car including measures to enhance pedestrian access from Tullibody Road.

(d) The timing and arrangements to implement the measures.

Thereafter, the developer shall implement and comply with the recommendations and details in the approved Plan.

8. The proposed access and parking approved by this permission shall be constructed before the development hereby approved is brought into use unless otherwise agreed in writing by the Council.

9. The development shall be constructed in accordance with the approved plans and other details submitted and approved as part of this planning permission, reference No. 06/00221/FULL.  For the avoidance of doubt, the developer shall invite a representative of the Council, as planning authority, to inspect the setting out of the foundation and finished floor levels prior to the start of formation of the foundations of the building.

10. Before any works start on site, the following details shall have been submitted to and approved in writing by the Council as planning authority:

(a) The arrangements to create a record of the existing tennis court and the construction of the approved building.

(b) An assessment by a suitably qualified person of any measures to satisfactorily safeguard the structural stability and future maintenance of the adjacent walling that encloses the walled garden.

(c) The proposals to incorporate public art within the development.

(d) The timing/phasing to complete the measures in (a), (b), and (c) above.

Thereafter, the development shall be completed in accordance with the approved details.

11.  Before any works start on site, a construction site management plan shall have been submitted for the approval of the Council and no development shall take place until written approval has been issued.  The plan shall include details of:

(a) The measures to safely manage construction related traffic on the private access roads serving the site and Gean House and to and from the public road.

(b) The location and provision of facilities for deliveries and staff parking.

(c) The location and design of any site compound and office/storage facilities and the means of enclosure.

(d) A condition survey of the existing junction with Tullibody Road and private access roads/vegetation and the arrangements to complete any remedial works to reinstate damage to the bellmouth and roads/verge as a result of construction related traffic.

Thereafter, the development shall be completed in accordance with the approved details.

12.
No construction work shall take place, no machinery or plant shall be operated and no deliveries shall be received at the site outwith 0800 – 1800 hours Monday to Friday, 0800 – 1300 hours on Saturday and at no time on Sunday or local Bank Holidays, unless otherwise agreed in advance in writing by the Council, as planning authority.

Reasons

1.
In the interests of visual amenity particularly having regard to the location of the development within the grounds of a Category A listed building.

2.
To consider these details yet to be submitted, having regard to the location of the development within the grounds of a Category A listed building and within an area protected by a Tree Preservation Order.

3.
In the interests of the amenity of the area particularly having regard to the location of the development within the grounds of a Category A listed building and within an area protected by a Tree Preservation Order.

4.
To consider these details yet to be submitted and in the interests of the visual amenity of the area and the setting of Gean House.

5.
To satisfactorily safeguard the amenity and character of the grounds of a Category A listed building and within an area protected by a Tree Preservation Order.

6.
In order to comply with the Council’s policy to reduce reliance on the private car and to satisfactorily safeguard the amenity of the area which is protected by a Tree Preservation Order.

7.
To minimise the reliance of private car trips by delegates and employees.

8.
In the interests of road safety.

9.
To ensure the developer does not depart from the terms of the planning permission having regard to the location of the development within the grounds of a Category A listed building.

10.
To ensure these issues are considered and to comply with the Council’s policy on public art.

11.
To consider these details yet to be submitted in the interests of road safety and amenity.

12.
To safeguard residential amenity.
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