	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 6th March 2008

	Subject: 
Planning Application: Demolition Of College Annex And Erection Of 11 No. Houses And 4 No. Flats With Associated Roads, Footpaths And Landscaping, College Annex, Mar Place, Sauchie (Ref: 07/00463/FULL)

	Applicant: Ochilview Housing Association, Marshill, Alloa
Agent: McEachern MacDuff Architects, 13 Allan Park, Stirling

	Prepared by: 
Grant Baxter, Principal Planner

	Ward: Clackmannanshire Central


1.0 SUMMARY

1.1. The proposals would involve the demolition of a Victorian sandstone building on a site allocated for Business in the Local Plan, and erection of 11 houses and 4 flats for elderly residents by Ochilview Housing Association.
1.2. Clackmannanshire Business are satisfied that previous unsuccessful marketing and constraints of the existing building demonstrate the site is unsuitable for business development.  The retention of the existing building has proved unviable, but the replacement development for particular needs housing is of a high quality design, incorporating salvaged stone from the existing building, and can be recommended for approval.

2.0 RECOMMENDATION

2.1. It is recommended the application is APPROVED, subject to no representations being received in response to the advertising of the application as a Departure from the Development Plan (see paragraph 5.2 below) and subject also to the following conditions:-
1. 
Before any works commence on site, a revised Site Layout drawing  incorporating the following changes/additional information shall be submitted for the written approval of the Council, and thereafter the site shall be developed in accordance with such approved details:-

(a) Deletion of the proposed 2m wide footway between Points A and B, as annotated on the Approved Site Layout drawing, and replacement with additional landscaping and planting.

(b) A reduced visibility splay at the junction with Mar Place of 3.5m by 45m in both directions, as hatched on the  Approved Site Layout drawing.

(c) The realignment of the boundary wall to the south of the proposed new access along the outside edge of the visibility splay, and reconstruction of this wall to a height of 1.8m, in order to provide privacy to gardens.

 2.
Before any works commence on site, the developer will instigate an accurate survey to be carried out by a qualified arborist, of the existing trees on the site.  The survey shall be carried out in accordance with BS 5837: 2005. The survey shall have been submitted to, and approved in writing by, the Council before any works commence on site.  Thereafter, all recommendations of the approved report shall be carried out in full.
3.
Before any other work starts on site, protective fencing shall have been erected around all trees to be retained as part of this development, in accordance with BS 5837 (2005).  The fencing shall be inspected by a representative of the Council and shall remain in place for the duration of construction work.
4.
Before any work starts on site, a scheme of landscaping, including schedule of proposed works and phasing,  shall have been submitted to and approved in writing by the Council, and thereafter the scheme shall be implemented in accordance with such approved details.
5.
Before any works commence on site a plan or plans shall be submitted showing existing and proposed ground levels and Finished Floor Levels of all proposed houses, set against a fixed datum point marked on or adjacent to the site.  The development shall then be completed in accordance with such approved levels, unless otherwise approved in writing by the Council.
6.
Before any work starts on site, a demolition and construction traffic management plan shall have been submitted to and approved in writing by the Council.  It shall include:-

a)  
All road and pedestrian safety measures within and adjacent to the site, including carriageway work, signing, traffic control measures and supervision.

b) 
 Internal site servicing and construction vehicle/site personnel parking.

Once approved, the demolition/construction shall be carried out in accordance with the approved plan unless otherwise approved in writing by the Council.
7.
Before occupation of the first house within the proposed development, all existing pedestrian and vehicular accesses serving the site and not required as a consequence of the proposed development, shall be permanently closed off to the satisfaction of the Council.
8.
Prior to occupation of the first house in the proposed development, all roads, footpaths, driveways and parking bays shall be designed and constructed in accordance with the Council's Development Roads Guidelines and Specification.

9.
At the intended road junction with Mar Place, visibility splays of 3.5m by 45m in both directions shall be formed before occupation of the first dwelling within the proposed development.  Within these splays, there shall be no obstruction over 1m in height above the adjacent road carriageway level.
10.
Before any work starts on site, the following additional details or information shall have been submitted to and approved in writing by the Council, and thereafter the site shall be developed in accordance with such approved details:

a)  
Samples of all external building materials, including roof tile, window colour, render, brick and timber cladding.

b)  
A schedule of elevations to be clad in salvaged stone from the existing building on the site, including details of additional feature gables and elevations finished in such manner.

c) 
 Samples of road, footpath and garden ground surface materials.

d)  
Details  of all proposed boundary walls/railings and fences to be retained and additional boundary treatment to screen private rear gardens for the public road.

e) 
Details of on-site provision or a developer contribution to public art.
11.
Before any works commence on site, a commuted sum of £2500 shall be paid to the Council in respect of re-provision of a bus stop and shelter adjacent to the site, in lieu of that which would be removed as a result of the proposed development.
12.
Before any work starts on site, details of a scheme for the discharge of surface water from roads, footpaths, gardens and roofs shall have been submitted to and approved in writing by the Council. Thereafter, the scheme shall be implemented in accordance with the approved details.  The scheme shall be designed in accordance with the principles set out in the "Sustainable Urban Drainage Systems, Design Manual for Scotland and Northern Ireland".
13.
The site's over-land surface water flow path shall be designed to ensure that there will be no flooding to any existing or proposed properties from a 1 in 200 year return period event (i.e. a 0.5% probability of occurrence in any one year).
14.
Construction work within the site, and the operation of vehicles and machinery shall only take place between the hours of 0800-1800 hours Monday to Friday, 0800-1300 hours Saturday and at no time on Sundays or Local Bank Holidays.
15.
The houses hereby approved shall be used as elderly amenity accommodation unless otherwise agreed in writing by the Council.

REASONS

1.
In the interests of visual and residential amenity and local environmental quality.
2.
In the interests of visual and local environmental quality.
3.
In the interests of visual amenity and local environmental quality.
4.
In the interests of visual and residential amenity and local environmental quality.
5.
In order to ensure the development is carried out in accordance with approved level information.
6.
In the interests of residential amenity and road safety.
7.
In the interests of road and pedestrian safety.
8.
In the interests of road and pedestrian safety.
9.
In the interests of road safety.
10.
In the interests of visual and residential amenity and local environmental quality.
11.
In order to ensure continued provision of bus stop facilities in the area.
12.
In the interests of residential amenity and local environmental quality.
13.
In the interests of residential amenity and local environmental quality.
14.
In the interests of residential amenity.
15.
In order to ensure that the approved car parking provides sufficient space for the residents of this development.

2.2 In the event of representations being received, before the expiry of the publicity period, the application will be reported back to committee for further consideration.

3.0 BACKGROUND

3.1. The planning application relates to the proposed demolition of a college annex building and erection of 11 no. houses and 4 no. flats with associated, roads, footpaths and landscaping on Mar Place, Sauchie.
3.2. The site is that of the former Sauchie Primary School, more recently used as an annex to Clackmannan College.  It amounts to approximately 0.3ha, and is bounded on two sides (south and west) by public roads, namely Fairfield Road and Mar Place, to the north by a public car park and to the east by an area of landscaped public open space separating the site from the main A908 road.  The site is generally bounded by a mix of hedges, trees, masonry walls and railings.  

3.3. The site is identified by Policy JOB17 of the Clackmannanshire Local Plan 2004 for Class 4 Business use with potential for small business development.  Outline planning permission was granted in April 2003 for the development of the site for a funeral home involving retention of the existing building.  This permission has now since lapsed.  

3.4. This current application by Ochilview Housing Association proposes to demolish the existing building and erect 11 houses and 4 flats with associated roads, footpaths and landscaping.  The housing development would be in the form of elderly amenity housing and would be generally laid out with housing around the edges of the site facing into an internal parking and landscaped courtyard.  Since the submission of the original plans, amendments have been made in response to Planning/Roads comments regarding the layout.  
4.0 CONSULTATIONS

4.1. Roads and Transportation – The amended plans improve on the originally proposed arrangements.  The development could usefully be served by a pedestrian link to the adjoining car park.  The proposed parking within the site is below that normally recommended.  Relocation of the bus stop will be required as a result of the development.  Visibility splays at the site’s junction with Mar Place can be reduced to 3.5m given the existing road conditions.  Comment: The applicants have confirmed that the proposed development is elderly amenity housing for rental only and such a development is unlikely to generate the level of car ownership or demand for visitor parking that would necessitate more parking being provided within the site.  The proposed courtyard layout of the parking with public footways serving the flats is considered acceptable for this type of development.  The car park is easily accessible from the proposed site entrance into Mar Place.
4.2. Public Transport – The proposed development and access arrangements will necessitate relocation of the bus stop and shelter adjoining the site.  The preferred location for the bus stop is on the existing footway to the north of the site.  The cost of replacement bus shelter and removal of an existing shelter would be approximately £2500 which would be attributed to the developer.
4.3. Environmental Health – No objections subject to a condition restricting hours of demolition and construction.

4.4. Scottish Water – No objections subject to standard comments on drainage and water connections.  SUDs scheme will be required for surface water run off.  

4.5. Community Safety Officer – No comments to date.

4.6. Clackmannanshire Business – No objections.  Satisfactory evidence has been provided by the owner that the site has been marketed for business use.  It is evident that the age and style of the existing building does not lend itself to business opportunities.  The proposed funeral parlour which has been granted outline planning permission was economically unviable.

4.7. Land Services – No objections subject to standard conditions in relation to tree protection requirement for a tree survey and a detailed landscape design.  

A developer contribution towards play area provision should be considered in relation to the enhancement of the Fairfield Park.  Comment: The proposed development is for elderly amenity housing constructed by a Registered Social Landlord.  There may not, therefore, be sufficient justification, in planning terms, for such a contribution to be sought.
4.8. Strategy and Support – The development would re-use a brownfield site however may conflict with Development Plan policies and allocation in respect of business use of the site.  The Council should be satisfied that there is no demand for business use on the site prior to approving any residential development.  Comment: The assessment by Clackmannanshire Business of the proposals indicates that the development can be supported given the marketing that has previously taken place.
5.0 REPRESENTATIONS/PUBLICITY
5.1. A total of five neighbouring proprietors were notified of the planning application.  In response, no objections have been submitted to the application.
5.2. As the site is identified as a Business Development policy site in the Clackmannanshire Local Plan, our assessment has taken account of advice from Clackmannanshire Business and concluded that the proposal is Contrary to the Development Plan.  The application has been advertised accordingly.  It was delayed pending receipt of policy advice, but this could have been done earlier.  The publicity period expires on 20th March; if any representations are received before that date, the application will be reported back to the Regulatory Committee meeting on 3rd April 2008.  However, we would reassure Members that this delay has not prevented officers from making a full assessment of the Development Plan position, as set out in Section 6 below.

6.0 PLANNING CONSIDERATIONS

6.1. The application must be determined in accordance with the terms of the Development Plan unless material considerations indicate otherwise.  In this case, the key Development Plan policies are the following policies of the Clackmannanshire Local Plan 2004:-

Policy EN11 Enhancing Environmental Quality
Policy JOB3 Small Business
Policy JOB17 Business Allocation for Land at Mar Place
Policy RES2  Brownfield Development
Policy RES5 Affordable and Particular Needs Housing
Policy RES7 The Layout and Form of Development
Policy RES8 Amenity Standards
Policy INF4 Development Standards
Policy INF13 Public Art
6.2. Taking account of the above policies of the Local Plan, the key issues in relation to this planning application are as follows:-

· Loss of business land.

· Demolition of existing building.

· Particular needs housing.

· Protection and enhancement of landscaping.

· Access, parking and layout.

6.3 Loss of Business Land

Policy JOB3 of the Local Plan seeks to retain business use on sites where business has been existing or previous use.  The change of use of such sites for residential development will only be considered on the basis of sufficient evidence of independent marketing being provided in order to demonstrate that there is no appropriate demand for business reuse.

6.4 The last use of the site was as part of Clackmannan College which in planning terms, would be considered as a non-residential institution use rather than necessarily business use.  This use could however be argued to be employment generating and the site is specifically allocated for business use under Policy JOB17 of the Local Plan which identifies the site as having a potential for small business development.  The test set out by Policy JOB3 Small Business is therefore appropriate to the consideration of this planning application.
6.5 The planning application submission includes a letter from Marshall Construction, the owners of the site, which outlines attempts to market and develop the site for business use without success.  Whilst this letter did not specify the marketing exercises that were undertaken in relation to the site and over which period of time, Clackmannanshire Business was consulted on the planning application and undertook an interview with Marshall Construction regarding the specific issue raised in Policy JOB3.  The consultation response from Clackmannanshire Business is set out in the Consultation Section above.  Clackmannanshire Business are clearly satisfied that adequate marketing of the site has taken place without the business user being identified and have indicated their support for the current application.
6.6 Having fully assessed the proposals and the additional information submitted regarding marketing of the site for business use, the application is deemed to be a Departure from Policy J17 of the Clackmannanshire Local Plan, which identifies the site as having potential for small business use.  Accordingly, the application has now been advertised as a Departure from the Local Plan.  We are, however, satisfied based on the information submitted and response of Clackmannanshire Business, that this is an acceptable Departure.  Nevertheless, the period for making comment in response to the advert does not expire until 20th March, 2008.  Any decision to approve the application could not be issued until the expiry of the advertisement period.  Should any representations be made in response to the advertisement, following the date of this meeting, the decision would not be issued, and the application reported back to a future meeting of the Regulatory Committee.

6.7 Demolition of Existing Building

The existing building on the site dates from 1887 and the design is typical of institutional buildings from that period.  The building is neither listed nor within a Conservation Area and as such has no statutory protection.  Unfortunately the design of the building and its shape and position within the site curtail conversion for business or residential use.   Equally, having regard to the character of the building (it is described as “uneventful gothic” by Adam Swan in Clackmannanshire and the Ochils” we do not consider it worthy of inclusion in the descriptive list of buildings of special architectural or historic interest.   

6.8 Ochilview Housing Association also have indicated that initial schemes sought to retain the existing building with extensions but that its layout, design and location within the site only allowed for limited extension opportunities and a viable scheme could not be designed to meet their needs.

6.9 It is however proposed within the planning application that stone from the existing building will be used within feature walls of the proposed new residential development.  In addition, the boundary walls and railings around the site shall be retained and the requirement for a public art contribution is also an opportunity to interpret the building and previous use of the site.
6.10 Particular Needs Housing

Policy RES2 of the Local Plan supports the re-use of brownfield sites for residential development and the proposals are in accordance with this policy.  In addition, Policy RES5, dealing with affordable and particular needs housing is relevant to the consideration of this application.  This policy supports the provision of affordable and particular needs housing to meet local needs.  In support of the application, Ochilview Housing Association have submitted a letter which outlines that the site was identified as suitable for elderly amenity housing because:-

· It is close to all shops and amenities such as Sauchie Hall.

· It is close to the proposed new hospital.
· There is visual interest from this site for those households who often spend above average levels of time in their home.

6.11 The letter also outlines the basis for the design with terraced units incorporating private gardens and developed around a courtyard layout which is considered more suitable for the type of residents being provided for.

6.12 Protection and Enhancement of Landscaping

The site has a number of semi-mature trees, generally located around its edges.  These, along with landscaping on adjoining land, provide a high quality landscape setting for the development.  The plans appear to indicate the retention of most of these trees and incorporation into garden grounds of the proposed houses.  A full tree survey will require to be undertaken as part of any planning permission.

6.13 Access, Parking and Layout

Vehicle and pedestrian access to the site are both proposed from a new access onto Mar Place.  An adopted access road would serve a private landscaped parking court with public footways.  The access position necessitates relocation of an existing bus stop at the developer’s expense.  The comments of Roads and Transportation are summarised in the Consultation Section.  The current layout proposes 16 spaces to serve 15 units. 

The Council’s Parking Design Standards can allow for the provision of one space per dwelling for private sheltered housing, however, Roads and Transportation remain of the view that there is potential for additional car ownership or visitor parking demand for such a development.  It is considered however that the site’s proximity to a large public car park and the presence of a bus stop would alleviate concerns regarding lack of parking within the site.
6.14 Building design is of a contemporary nature, with a mix of single storey and two storey terraced houses.  The design incorporates the use of natural stone feature panels salvaged from the existing building.  There appears to be scope to further utilise salvaged stone to enhance the development, and can be dealt with by condition.  
6.15 It is noted from the proposed layout that the required visibility splay at the junction of the new site access with the public road will cut across the proposed private garden ground area of three adjacent house plots.  This splay requirement necessitates that boundary treatment to these plots within the splay can be no more than 1m in height which would conflict with the desire to provide privacy within these gardens.  A reduction in the visibility splay requirement from 4.5m to 3.5m, as now suggested by Roads, would allow for the garden ground described above to be entirely outwith the visibility splay and allow boundary treatment of an adequate height to provide privacy to these spaces.  A planning condition can be used to require these amendments to the proposed layout.
6.16 Conclusions

Satisfactory evidence has been submitted that this site, allocated for business use in the Local Plan, can be developed for particular needs housing as proposed.  The scope for the use of the existing building, which itself has proved to be a constraint in terms attracting a business user to the site, has been examined in respect of a residential development, however has proved not to be a viable option in this case.  The proposals do, however, represent the high quality design and layout of development for elderly housing incorporating salvaged stone from the existing buildings and maximising the use of existing boundary treatment and landscaping.  The development re-uses a brownfield site for particular needs housing, and Ochilview Housing have identified particular locational criteria that favours the site for this type of development.

6.17 Amended plans have been submitted that deal with a number of issues raised by Roads and Transportation and additional changes proposed by planning conditions can further enhance the layout and privacy/amenity of the site, and the terms of Paragraph 6.6 of this report.

6.18 The application is, therefore, recommended for approval. Subject to suitable conditions as set out above, and the terms of Paragraph 6.6 of this report.
7.0 SUSTAINABILITY IMPLICATIONS

7.1. The development would re-use a brownfield site for particular needs housing.  The site is well located for local amenities and public transport.  The development would re-use salvaged stone from the existing building on the site.


8.0 FINANCIAL IMPLICATIONS

8.1.  None

8.2.
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 UncheckIt (
Securing Prosperity





 MACROBUTTON CheckIt (
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 UncheckIt (
Economic Development





 MACROBUTTON CheckIt (
Environment and Sustainability





 MACROBUTTON UncheckIt (
Health Improvement





 MACROBUTTON UncheckIt (
(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 CheckIt (
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 Development Services
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