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CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 1st May 2008

	Subject:  Development Of Land For Residential, Business, Recreational, Retail And Restaurant Purposes – Reserved Matters For Masterplan (Condition 1 Of Outline Planning Permission 05/00250/OUT) At Development Site, The Shore, Alloa - Ref: 07/00232/RES

	Applicant:  Highmore Homes (North), 1439 Cumbernauld Road, Glasgow
Agent:  Prentice Kennedy Architects, 15 Melville Terrace, Stirling, FK8 2NE

	Prepared by: 
Grant Baxter, Principal Planner

	Ward:  4 Clackmannanshire South


1.0 SUMMARY

1.1. This report describes the initial proposals submitted for the redevelopment of the former Alloa Docks.  Following an earlier decision to agree the principle of a mixed use package of proposals for the site,  we have received an overall land use masterplan, some technical analysis of the quayside infrastructure and a proposal to contribute to the cost of restoring walls and providing public access to the riverside.  All this information was required to be approved before any site layout information on roads, footpaths and buildings was presented for approval.
1.2. Our analysis of the submission led to an amended masterplan.  This provides an agreed land use structure for the entire development site.  The developer proposes to contribute to the cost of works to repair and provide access to the quayside.

2.0 RECOMMENDATION

2.1. It is recommended that the masterplan proposals submitted under the terms of Condition 1 of 05/00250/OUT are APPROVED.
2.2. It is further recommended that the Council agrees in principle a developer contribution towards the public realm work described in Paragraph 6.14 of this report.  This would require the conclusion of a legal agreement between the Council and the applicant.  The decision to approve the proposals discharging Condition 1(a-g) would be issued on conclusion of the said agreement.
3.0 BACKGROUND

3.1. This is a reserved matters application following the grant of outline planning permission for the development of land for residential, business, recreational and restaurant purposes at The Shore, Alloa.  Condition 1 of outline planning permission 05/00250/OUT required that before any development began, and prior to the approval of other reserved matters, an initial application for approval of reserved matters comprising a masterplan for the whole site shall have been submitted to and approved in writing by the Council.  The masterplan was to be prepared in accordance with a development framework document for the site.  The full wording of condition 1 is as set out in Appendix 1.
3.2. The site in question includes land forming the former Alloa Harbour, infilled wet dock, associated sea walls, all of which form the historical port of Alloa.  The site extends to approximately 5 hectares and its current uses comprise:
a) A stone cutting business with storage yard.

b) A vacant office/training building and car park.

c) An area of public open space.

d) Vacant land including a partially demolished warehouse building.

e) The site of the demolished Mar Inn.

3.3. The site is within the Old Alloa Conservation Area which was extended to include the former port, given its significance in terms of the historical development of the town and the potential regeneration of the area by reconnecting the town with the River Forth through Lime Tree Walk.
3.4. It should be emphasised here that the applicant only owns part of the application site.  The Certificate of site ownership confirms the other owners, including the Council.  The varied ownership position has contributed to the challenges in formulating an agreed masterplan which incorporates the mechanisms for delivery of its key constituent parts..

3.5. The development framework document referred to in Condition 1 as the basis of any masterplan identifies 4 elements which determine the extent of the development area of the site: 

i) Safeguarding the structure and setting of the wet dock as an important historical feature.

ii) Maintaining a clear zone behind the sea wall and harbour walls against the risk of structural failure.

iii) Managing the transition to a 6.0 metres above Ordinance Datum level for the development platform. 

iv) Providing separation and screening from the adjacent waste water treatment plant.

3.6. The masterplan proposals have been amended as a result of our analysis work, and largely simplified to guide a final site layout.  They also have been assessed against the recommendations of the development framework.      
4.0 CONSULTATIONS

4.1. Roads and Transportation:  Improvements are required to the bus stop on the north side of Bowhouse Road, as well as the provision of the new bus stop on the south side of the road.  Details of cycle storage and parking require to be included within any subsequent proposals for a site layout.  The development should comply with the provisions of PAN 76 in terms of the roads layout.  Further detailed comments will be made on the basis of a detailed submission.  Comment: A number of the offsite works that would serve this development in terms of improving links between it and the town centre are now being implemented in relation to the development of the new Alloa Academy. 
4.2. Environmental Health:  No comments to make on this masterplan application.  Comment:  The outline planning permission requires matters such as contamination and odour to be addressed through the discharge of other planning conditions, after the masterplan is approved. 

4.3. Land Services: Due to the existence of trees on site, a tree survey should be undertaken and no tree works should be carried out without written approval of the Council.  A play area should be provided within the development or a suitable developer contribution to play area provision elsewhere should be made.  Comment:  Condition 6 of the outline planning permission requires that tree protection measures are installed before any works commence on site.  Whilst no play area is proposed within the development, the masterplan shows a large area of open space is proposed to be created within the former wet dock.  This large area of ground is considered to be an appropriate type of space for children to play in..
4.4. Scottish Water: Have requested details from the applicant of their proposed phasing in order that options can be examined to allow connection to mains systems.  

4.5. SEPA: No comments.  Comment: It should be noted that Condition 4 of the outline planning permission addresses issues of drainage impact assessment and flood risk and details are yet to be submitted to discharge the terms of this condition.
4.6. Archaeology:  Archaeological Services are currently satisfied that the investigation works that have been undertaken and the subsequent discharge of Condition 4 will deal fully with archaeological matters.

4.7. Forth Estuary Forum:  The proposed development should not compromise any future use of the harbour by boats and should encourage such additional use.  A proposed slipway is welcome and should be associated with potential storage area for boats and access for vehicles.  

Comment:  The proposed masterplan indicates the location for proposed slipway, boat storage and vehicle parking in addition to the creation of a riverside walkway along the site’s riverside edge.
4.8. Architectural And Design Scotland (A & DS): Initially commented on the required amendments and additions to the masterplan submission.  A & DS have been re-consulted on additional master planning information that has been submitted, but have made no additional comments.  
4.9. Historic Scotland: Have no comments to make on the application.

4.10. British Waterways Board: No comments to date.

4.11. Forth Ports Authority: No objections.

4.12. Alloa Centre Community Council:  No comments to date.

5.0 REPRESENTATIONS

5.1. A total of 34 neighbouring proprietors were notified of the application.  In addition it was advertised in the local press as Development within the Conservation Area.  In response, one letter of objection has been received from Scottish Power on the following grounds:
· There is an operational secondary substation and associated cabling located in the affected area of ground.  Should existing rights have to be amended and/or substation and cabling removed or relocated, all legal and engineering costs will be met by the developer.  We object until the above is resolved. – Comment: The issues raised in this letter of objection are not material to the determination of this reserved matters application and are in fact private legal matters between Scottish Power and the developer.
6.0 PLANNING CONSIDERATIONS

6.1. Having regard to the terms of Condition 1 of the outline planning permission, the Local Plan allocation and related policies, and the content of the revised masterplan, our assessment of this application has been concluded as follows:-

6.2 Condition 1(a) - The consultation response by Architectural and Design Scotland had initially set out deficiencies in the applicant’s approach to  moving from the design stage as set out in development framework to the production of a masterplan.  Since the submission of the application the masterplan has been revised and additional design information submitted which takes account of the comments of Architectural and Design Scotland.  The Council is now satisfied that the correct stages of design have been taken account of, in the production of the masterplan for the site.  The Condition also requires details of phasing of the development to accommodate a mixed use development including business, residential and recreational uses.  The revised masterplan now shows a phasing plan which is considered acceptable for the whole site and can be considered to discharge this part of the  condition. 
6.3 Condition 1(b) - The proposed access arrangements on Bowhouse Road are, in principle, acceptable to Roads and Transportation.  A further condition on the outline planning permission deals in more detail with the transport assessment required in relation to the development and this does not require to be dealt with here.  The phasing plan referred to above under condition 1(a) indicates the proposed phasing of development of roads and footpaths through the site and again the details submitted under the terms of condition 1(b) are acceptable and can be considered to be discharged by this submission.
6.4 Condition 1 (c) - A landscape strategy has been submitted with the application, prepared by Ian White Associates, the same landscape architects who prepared the development framework for the site.  The details set out in the landscape strategy are based upon a more detailed site layout than requires to be considered at this masterplan stage.  In addition, it shows a screen planting mound on the southern edge of the site, where the site adjoins the sewage treatment works.  This element generally complies with the development framework document however since the submission of the reserved matters application, the potential for this part of the site to be partially developed for commercial and business use has emerged and this is an acceptable land use.

6.5 In principle the landscape strategy is considered acceptable.  Detailed elements will be re-examined in conjunction with proposals for one or more site layouts.
6.6 Condition 1(d) - The development framework document indicates a 10m setback from the edge of the wet dock wall to the toe of an embankment upon which any development would be built.  Highmore Homes proposals show buildings within 5m of the edge of the wet dock wall and the reinstatement of that wall to bound the recreation area, the intention then being to create a strong built frontage using the design concept of maritime warehousing.  While this form of development is not necessarily historic to Alloa docks, it is considered typical to Scottish dock side development.  The masterplan otherwise safeguards the wet dock, lock and sea walls.
6.7 Condition 1(e) - The current proposals show access to the riverside frontage and the public walkway along the site’s entire river frontage as required by this element of the condition.  This can be deemed to be discharged by the current proposals.


6.8 Condition 1(f) - The masterplan proposals show a public slipway and car parking/boat storage around the entrance to the former wet dock.  In addition, a report has been prepared by a civil engineer with significant experience within the maritime sector in the Firth of Forth, and considers the scope to provide facilities for access to the river by pleasure boating and other water based recreational pursuits.  The report concludes that opportunities exist for modifications to the original docks to support stands where a crane could lift boats in and out of the water, a boat floating/landing stage can be provided and a light flexible slipway for small craft could also be installed.  The report indicates that such facilities could be made accessible by roadway.

6.9 While the conclusions of the initial report are encouraging towards the provision of such facilities, it is clear that further detailed work would be required in terms of the technical feasibility of providing them.

6.10 Condition 1(g) -   A report has been prepared and submitted by a structural engineer which considers the current condition of the sea and quay walls and the walls of the infilled wet dock.  In respect of the sea and quay walls the report concludes that assurances as to the structural stability of the walls cannot be given with the structures in their present condition.  The report sets out options for works to the walls as follows:
a) Minimal works
b) Partial wall height reduction

c) Provision of supporting rock embankment

d) Installation of an anchored sheet pile wall

6.11 Of these options only one has been given a cost estimate.  This would be for minimal repair works in the region of £400,000 – £500,000.  However, indicative costs from a contractor suggest that the figure could be closer to £750,000. 
6.12 In respect of the walls within the infilled wet dock, the masterplan proposals comprise the removal of material covering the walls, the reinstatement of the top portion and the use of these original dock features to delineate the edge of the recreation area.

6.13 Implementation of public realm works described in Conditions 1(e-g) (public riverside access; boat slipway and parking/servicing; repairs to quay and sea walls)

This Service asked the applicant to include public realm works in the phasing plan, and therefore ensure their delivery as part of the overall masterplan.  The applicant has not included any of those elements in the phasing plan for this site.  The principal reason for this being that all these are part of the site to which the planning permission relates but not on that part of the site which it owns or controls.  Therefore the developer is unwilling to submit proposals which would potentially impact on the timing/implementation of the residential phases of development which the developer does control.

6.14 As an alternative, the developer has offered to contribute to the cost of the public real works.  The offer effectively forms part of the masterplan submission as the arrangements for implementation of these works.  The applicant had been invited to provide the financial information associated with its portion of the site to justify the contribution that was being offered, and therefore ensure that it was proportionate to the overall site development costs and capable of delivering the public realm works.  This appraisal has not been forthcoming.  We are therefore minded to recommend to members that the Committee agrees to the principle of a developer contribution for this aspect of the masterplan, thereby enabling progress on an appropriate legal agreement when the analysis is forthcoming, which will form the mechanism for implementation of the waterfront works.
7.0 SUSTAINABILITY IMPLICATIONS

7.1. None.


8.0 FINANCIAL IMPLICATIONS

8.1. The Council may obtain a capital receipt for that part of the site within its ownership.  It may also be expected to contribute to public realm works.  The financial implications of both elements are at present unknown.  
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 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 Development Services

Report For The Shore, Alloa
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