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1.0 SUMMARY

1.1. The report considers a proposal to extend the Sterling Mills Outlet Village at Moss Road, Tillicoultry.  Having regard to the relevant Development Plan policies, national policy guidance, the advice from consultees and the representations from an objector, it is concluded that, subject to the proposed conditions and amendment to the existing legal agreement, the proposal would be consistent with the Development Plan and there would be no material considerations that would justify withholding permission.

2.0 RECOMMENDATIONS

2.1. It is recommended that, subject to the prior amendment to the existing Section 75 Agreement relating to the site in the terms set out in paragraph 2.2 below, that the application is APPROVED subject to the conditions listed in Appendix 1 at the end of the report.

2.2. An existing Section 75 Agreement covers the development and it includes a restriction on the type of retailing or services that can be provided at Sterling Mills to maintain its role as a personal shopping centre.  The proposed additional retail floorspace would also have to be subject to this restriction by amending the existing agreement.  Furthermore, it is also considered necessary to incorporate the management of the overspill car park and the implementation and monitoring of the Travel Plan within the Agreement to ensure these elements are effectively regulated.

2.3. However, before the Council can issue the decision notice, it has to notify Scottish Ministers as required by the Town and Country Planning (Notification of Applications) (Scotland) Direction 1997.  This is because the parking spaces provided within the proposed overflow car park would result in the number of spaces provided at the site being increased above the maximum number based on the parking maxima ratio set out in national guidance in SPP17.

3.0 BACKGROUND TO THE PROPOSALS

3.1. Planning permission is sought to expand the Sterling Mills Outlet Village at Moss Road, Tillicoultry (see location plan).  The proposals would comprise:

· An extension to the complex to form an additional 2463m2 gross retail floorspace for personal shopping.  The existing centre would be extended out towards Moss Road.

· An extension to create a café which would measure 180m2 gross floorspace.

· Reconfiguration of 4 existing units to create one larger unit.

· Alterations to the pedestrian access to the shops from the car parking area which would incorporate new entrance features.

·  Re-orientation of the existing car parking area to accommodate the extension.

· The provision of an overflow car park comprising 95 spaces for customers on land to the north of the buildings which is owned by Tillicoultry Bowling Club and partially used for parking by visitors to the Bowling Club.

· Enhanced pedestrian links from the site to Sterling Warehouse (including the provision of a zebra crossing), the riverside walkway and the mixed leisure route.

3.2. The proposed extension and works are intended to increase the profile, appeal and sustainability of the existing centre and it is intended to provide 2 new anchor units.  The applicant has indicated that approximately 50 new jobs would be created as a result of the development.

4.0 CONSULTATIONS

4.1. Roads & Transportation do not object to the application.  They have considered the Transport Assessment, Car Parking Management Plan and Travel Plan Framework submitted by the applicant and they are sufficiently satisfied with the proposal.  They have confirmed that; the development would not have any significant adverse impact on road safety; the provision of the overflow car park would not undermine local and national strategies to reduce reliance on car trips subject to the proposed management measures; and that the Travel Plan Framework would provide significant improvement in promoting a shift to more sustainable modes of transport associated with the development.  Comment:  The package of measures proposed by the applicant are considered to accord with local and national planning policy guidance in relation to transport impact.  The number of carpark spaces available to customers at all times would reduce from 520 to 517.  However, in order to manage the predicted peak parking demand at certain times of the year, and avoid localised congestion, it is considered acceptable to support the arrangements for an overflow car park to serve the site subject to the management measures which would allow access only at agreed peak periods with appropriate marshalling.  The development would also include a range of improvements to encourage other sustainable modes of transport for staff and customers through a Travel Plan and enhance pedestrian/cycling links to Moss Road, the mixed leisure route and Sterling Furniture.
4.2. Environmental Health recommend that construction hours should be regulated and any additional floodlighting should be installed to minimise light pollution.  Comment:  These issues have been addressed in the proposed conditions contained in Appendix 1.
4.3. Scottish Water does not object to the application in terms of its likely impact on existing water and drainage infrastructure.

4.4. Stirling Council has not objected to the application but has stated that it has concerns regarding the scale of additional personal shopping proposed and also considers that a Retail Impact Assessment should be provided by the applicant to establish the impact on other shopping centres within the Structure Plan area.  Comment: The proposed development is considered to be consistent with the relevant retail policies in the Development Plan.  Structure Plan Policy S1 defines the development as an out-of-centre personal shopping centre and states that it is distinct from the personal shopping role of Stirling and Alloa town centres.  Structure Plan Policy SP2 also supports the extension of visit orientated personal shopping at Sterling Mills which meets the seven criteria outlined in Policy S5.  We are satisfied that the proposal would satisfy these criteria and would comply with the Structure Plan.  The proposed floorspace would fall below the 2500m2 floorspace threshold that requires a retail impact assessment to be undertaken as set out in policy guidance and it is not considered necessary or reasonable to request an assessment in this case.
4.5. SEPA , The Tourist Board, Tillicoultry Community Council and The Alloa Traders Association were consulted on the application but no reply has been received at the time of compiling this report.   
5.0 PUBLICITY AND REPRESENTATIONS
5.1. A total of 9 neighbouring proprietors were notified of the application.  In addition, the application was advertised in the local press for public interest.

5.2. One objection has been received on behalf of Scottish Water who own land to the west of the existing shopping centre and car park.  Their concerns can be summarised as follows:

a) The overflow carpark is proposed on land not allocated within the Development Plan for such purposes and that the land owned by Scottish Water would be sequentially preferable since it forms part of the site allocated for retail development at Sterling Mills in the Clackmannanshire Local Plan covered by Policy J27.  Comment: It is recognised that the proposed overflow car park would lie outwith the land identified by Policy J27 in the Local Plan.  However, this would not raise any significant policy issues nor warrant withholding consent, having regard to the following:

· The proposed commercial floorspace would be wholly located within the land allocated in the Local Plan.

· The proposed overflow car park would only be used intermittently and its use would not result in any adverse impacts or undermine the retail strategy in the Development Plan.

· It is not considered appropriate or necessary to apply the sequential approach to the assessment of the planning merits of the overflow carpark given its proposed function and usage and the proposed condition which would restrict its use for parking only.

· The proposal would utilise an existing brownfield area of land already partially used for parking and would provide enhanced parking for the bowling club.

· The proposed development, if implemented, would not prejudice any future suitable development on the allocated site.

b) The development of the land to the west of the centre would enable a more circular route for the mixed leisure route.  Comment:  The proposed development would be effectively linked into the existing public footpath network and this reason would not, in itself, justify withholding permission.

6.0 PLANNING CONSIDERATIONS

6.1. The key determining issues relevant to this application can be summarised as follows:

a) Whether the principle of the proposed expansion of the shopping centre would be acceptable and conform with Development Plan policy.

b) Whether the design and layout are satisfactory having particular regard to building design, parking provision and the issue of flood risk.

c) Whether the issues raised by the objector relating to the overflow car park would justify withholding permission.

6.2. The proposed extension to the Sterling Mills shopping centre would be consistent with the policy guidance in the Clackmannanshire and Stirling Structure Plan.  This has been outlined in the Comment Section of paragraph 4.4 above.  The extension would also be consistent with Policy J27 of the adopted Clackmannanshire Local Plan which provides support for the expansion of the Centre.

6.3. The proposed extension would respect the form and materials of the existing building.  The direction of the extension towards Moss Road would have a positive effect on the appearance and impact of the development on the street frontage.   The design of the main elevation facing Moss Road has been altered following negotiations with the Service to enhance its appearance.  This has included the display of one of the existing decorative gates on this elevation as well as the reduction of advertising.  The gate depicts the history and landmarks of the area and is no longer required at its present location since one of the pedestrian accesses would be closed.  This would provide a prominent position for this element of public art.

6.4. The existing car park would be reconfigured in a manner which maintains and improves road and pedestrian safety.  The number of spaces would reduce from 520 at present to 517 as a result of the changes.  The pedestrian routes from the site to Moss Road and the mixed leisure route would be improved.  The developer would upgrade the existing crossing point on Moss Road that leads to Sterling Furniture by providing a zebra crossing.  The applicant has agreed to retain the bus parking provision at the existing location on site since the previous proposed location at the frontage would have had an adverse visual impact.  The applicant has also submitted a Travel Plan which provides an acceptable series of measures to promote more sustainable modes of transport for staff and visitors to the site including a car sharing scheme for staff and the promotion of bus services to access the site.  The implementation and monitoring of the Plan would be incorporated into the existing Section 75 Agreement to ensure it could be effectively regulated.

6.5. The applicant provided details relating to the management of flood risk at the site in response to advice from the Service.  The site is adjacent to the River Devon and as such would fall within an area likely to be a medium to high risk of flooding as defined by SPP7 – Planning and Flooding.  However, additional assessment work would be required to demonstrate that the effects of the development would be acceptable on adjacent land and this is being undertaken by the applicant.  It is considered that this issue could be concluded using a suitably worded condition given; the scale of the development and the likely impacts; the site is already developed and; it would not be reasonable or practicable to direct the development to an alternative site at less risk of flooding.

6.6. The proposed overflow carpark is proposed to manage the occasions at the site when parking demand would exceed supply.  This is predicted to be approximately 16 times a year.  This element of the application has been carefully considered since relevant local and national guidance supports the use of parking maxima rates as a tool to encourage less reliance on the private car.  The applicant has reduced the number of spaces in the overflow carpark from 130 to 95 although this would still be in excess of the appropriate parking maxima number for the site which would be 521 spaces.  However, Roads and Transportation have advised that they would be satisfied to allow the overflow car park given it would mitigate the risk of congestion and potential on-street parking at Moss Road, subject to the proposed management measures which would restrict its use unless the main carpark is full.   These measures are set out in a Management Plan which could be regulated through the Section 75 Agreement.  We are satisfied that the overflow carpark would not undermine the policy objective to encourage a shift to more sustainable modes of transport given the intermittent nature of its use, the operational benefits it would provide and the positive measures proposed in the accompanying Travel Plan.  The Scottish Ministers would have to be notified of the application if the Council is minded to approve the application since the parking would exceed the parking maxima threshold.

6.7. The concerns raised by the objector relate to the location of the overflow carpark and not to the principle of the extension to the shopping centre.  As set out in paragraph 5.2(a) above, the fact that the siting of the overflow car park would be on land which is not within the site allocated in the Local Plan plan would not be sufficient or reasonable grounds to withhold permission.  The location and use of the carpark would not undermine the relevant retail planning policies relating to the site.

6.8. In conclusion, the application is considered to be in accordance with the Development Plan subject to the proposed conditions and any outstanding issues could be reasonably regulated using planning conditions and there would be no other material considerations that would justify withholding permission.

7.0 SUSTAINABILITY IMPLICATIONS

7.1. None.


8.0 FINANCIAL IMPLICATIONS

8.1.  None.

6.2.
Declarations
(1)
The recommendations contained within this report support or implement Corporate Priorities, Council Policies and/or the Community Plan:

·      Corporate Priorities (Key Themes) (Please tick  MACROBUTTON UncheckIt ()
Achieving Potential





 MACROBUTTON CheckIt (
Maximising Quality of Life





 MACROBUTTON CheckIt (
Securing Prosperity





 MACROBUTTON UncheckIt (
Enhancing the Environment





 MACROBUTTON UncheckIt (
Maintaining an Effective Organisation




 MACROBUTTON CheckIt (
· Council Policies  (Please detail)

· Community Plan (Themes) (Please tick  MACROBUTTON UncheckIt ()

Community Safety     





 MACROBUTTON CheckIt (
Economic Development





 MACROBUTTON UncheckIt (
Environment and Sustainability





 MACROBUTTON UncheckIt (
Health Improvement





 MACROBUTTON CheckIt (
(2)
In adopting the recommendations contained in this report, 

 MACROBUTTON UncheckIt (
the Council is acting within its legal powers. (Please tick  MACROBUTTON UncheckIt ()

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

____________________________
Head of Service
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