
CLACKMANNANSHIRE COUNCIL 

Report to Planning Committee 

 Date of Meeting: 28 May 2019 

Subject:  Planning Application ref:19/00039/FULL -  Erection of 60 
No Flats With Associated Roads, Car Parking and 
Landscaping at 11 Primrose Street, Alloa, 
Clackmannanshire 

Report by: Grant Baxter, Principal Planner 

1.0 Purpose 

1.1. This report provides an assessment and recommendation on the above noted 
planning application.  The application requires to be determined by the 
Planning Committee as, due to the number of units proposed (more than 
49No.) it falls into the “Major” category of developments and the Council is a 
land owner within the application site. 

1.2. Site Location 

1.3. A location plan is provided within this report.  An addition, a link to Google’s 
Street View is provided showing the principal view of the site 

2.0 Recommendations 

2.1. Planning Application ref: 19/00039/FULL is APPROVED, subject to the 
following conditions and reasons: 

2.2. Conditions 
 
1. Before any works commence on site, all recommended actions set out 
in the Phase 1 Preliminary Risk Assessment by Curtins, dated 12 June 2018 
shall have been completed to the satisfaction of the Council as Planning 
Authority. 
 
2. All proposed ground, finished floor and roof levels shall accord with the 
stamped approved drawings, unless otherwise approved in writing by the 
Council. 
 
3.  Before any works commence on site arrangements for future 
maintenance of all hard and soft landscaped areas and a programme for 
implementation, shall have been submitted to and approved in writing by the 
Council.  Thereafter, implementation and maintenance shall be carried out in 
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accordance with such approved details unless otherwise approved in writing 
by the Council. 
 
4. The proposed surface water drainage arrangements shall accord with 
details set out in the Drainage Strategy by Curtins, dated 29 January 2019, 
unless otherwise approved in writing by the Council as Planning Authority.  
 
5. Before any works commence on site, details of the design and phasing 
of the following elements of the development shall have been submitted to 
and approved in writing by the Council:  
 
a) All hard and soft landscaping within the site and on adjoining land, 
including continuous public footways along the northern and eastern sides of 
the building and surface treatment works on the King Street carpark access 
road, all as indicatively shown on the stamped approved Site Layout Plan 
(4135-02-004, Rev 1). 
 
b) New vehicular and pedestrian access paths and carparking as shown 
on the stamped approved Site Layout Plan (4135-02-004, Rev 1). 

 
c) All new boundary treatment.  
 
d) Public art 
 
6. Before any works commence on site, samples and/or details of all 
external building finishing materials and external hard surfaces shall have 
been submitted to and approved in writing by the Council as Planning 
Authority. The details shall include the following: 
 
a) External wall and roof cladding materials.  
b) All road, path, and hard surface finishes in public and private areas. 
c) All forms of boundary enclosure. 
Thereafter, the development shall be implemented in accordance with such 
approved details. 
 

7. Before any works commence on site, a construction and traffic management 
plan shall have been submitted to and approved in writing by the Council.  It 
shall identify delivery times, parking and associated signage and hours of 
operation for the duration of the construction phase. Once approved, the 
development shall be carried out in accordance with the approved plan. 

 
Reasons 

 
1. In the interests of residential amenity and local environmental quality. 
2. In the interests of residential amenity and local environmental quality.  
3. In the interests of residential amenity and local environmental quality. 
4. In the interests of residential amenity and local environmental quality. 
5. In the interests of residential amenity and local environmental quality 

and road safety. 
6. In the interests of residential amenity and local environmental quality. 
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7. In the interests of residential amenity and road and pedestrian safety. 
 
Reasons for Decision 

 
1. The application will provide a high quality new development of 60No. 
flats on a vacant brownfield site in the heart of Alloa town centre that will set a 
new benchmark in design of new build development for the town.  It will 
enhance the conservation area and setting of the Speirs Centre and deliver 
wider environmental enhancements  in the vicinity.  The development will 
provide a high quality living environment within the town centre for its 
residents, catering for dementia needs.  
 
2. The proposals comply with the relevant policy provisions of the LDP. 
The material considerations, in the form of consultation response, and one 
representation do not present issues that would indicate the application  
should not be approved, and any outstanding matters can be addressed by 
planning conditions. 
Plans Relating to the Decision 
 
Plan No  Title 
 
   Proposed Drainage Strategy 
2115/02  Landscape Sections 
2115/03  Landscape Levels 
2115/04  Landscape Visuals 
4135-02-005  Existing Site Layout 
4135-02-010 A Location Plan 
   Drainage Strategy 
   Risk Assessment Report – 1 of 3 
   Risk Assessment Report – 2 of 3 
   Risk Assessment Report – 3 of 3 

3.0 Considerations 

3.1. Background 

3.2. The application site comprises the vacant site of the former Alloa Co-op store 
and carpark between the former store and Primrose Street.  The former co-op 
building was demolished in 2013 and the site cleared.  Since then it has 
remained  in a disused state and used informally for parking.  The site is  
generally level, extends to 0.61Ha and lies within the heart of Alloa town 
centre.  It has frontages onto Primrose Street and Primrose Lane as well as 
the access road serving King Street carparks and the pedestrian lane 
between the carparks and Drysdale Street.  It also bounds the rear of 
commercial properties on Drysdale Street. 

3.3. The site lies directly opposite the refurbished Speirs Centre, which is a 
Category A Listed Building on the north side of Primrose Lane.  The site lies 
entirely within the Town Centre area of Alloa as identified in the 
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Clackmannanshire Local Development Plan, adopted 2015 and the western 
portion of it is also within Alloa Glebe Conservation Area. 

3.4. Planning permission was granted in November 2013 for a “Mixed Use 
Development Comprising 39 No. Flats And 4 No. (Class 1, 2 And 3) Non-
Residential Units With Associated Parking, Footpaths, Open Space And 
Landscaping”.  This was a 4-storey building with commercial uses at ground 
floor and flats above, with the building occupying the southern part of the site 
and parking to the north.  The development was not implemented and that 
planning permission has now lapsed. 

3.5. The majority of the site lies within a mixed use development proposal site in 
the adopted LDP (Proposal M01 for circa 62 units). 

3.6. This planning application is by Kingdom Housing Association and proposes 
60No. affordable flats and associated roads, car parking and landscaping. 
The development has been conceived through partnership working, involving 
Kingdom Housing Association, the Clackmannanshire & Stirling Health and 
Social Care Partnership and the Council, and would deliver an 
intergenerational living environment in the town centre.   The whole 
development has been designed around dementia friendly principles, 
informed by the University of Stirling Dementia Services Development Centre, 
and aimed at providing a new model to reduce social care costs and free-up 
larger family housing in the area. 

3.7. The proposed building would be a mix of 3 & 4-storey and generally 
occupying the northern portion of the site with parking to the rear (south).  It 
would have frontages to Primrose Street, Primrose Place and the King Street 
carpark access road.  Enclosed garden spaces would lie to the rear (south) of 
the building with adjoining carparking, which would be accessed via an 
existing  road that also serves adjoining properties.  One pedestrian access to 
the building would be from the carpark, and the other from the corner of 
Primrose Street and Primrose Place.   

3.8. The building design is focussed on providing frontage development to public 
streets that bound the site, with the building mass wrapping around enclosed 
communal garden spaces to the rear.  The street frontages are articulated by 
a stepped building footprint and the roof design contains multiple pitched roofs 
of varying heights clad in zinc, whilst external walls would be clad in a mix of 
materials, including brick, zinc, timber and render.  Internally, the flats and 
communal spaces have been designed with the highest level of dementia 
friendly accreditation in mind. 

3.9. The application represents a major development as more that 49No. units are 
proposed.  As such the applicant undertook a pre-application consultation 
exercise, including consultation with Alloa Community Council and public 
exhibition and drop-in sessions were held in the Speirs Centre on  21st and 
22nd  August, which was advertised locally.  A total of 12No. people attended 
the drop-in session and 3No. comments sheets were submitted, raising a 
small range of issues regarding parking and accessibility, disruption during 
construction, residential privacy and amenity. 

3.10. The development of the layout and design of the proposals has been the 
subject of a unique design process for Clackmannanshire, with multi-agency 
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involvement, including from the Architecture and Design Scotland, the 
Scottish Government’s design agency.  This has resulted in the layout and 
design of the proposals evolving significantly through the pre-application 
stage to the proposals now under consideration. 

3.11. Consultations 

3.12. Roads: No objections.  New access should incorporate a junction square, 
allowing enhanced active travel movement.  The footway around the site 
should be 2m wide and adoptable, with the footway along Primrose Place 
being 3m wide.  Parking provision standards can be met. New public space at 
the site entrance should be of enhanced surface finish and suitable for 
adoption.  A construction management plan should be required. Comment: 
These matters can be addressed in planning conditions. 

3.13. Environmental Health: No objections.  Comments on the need for site 
investigations to be completed and on construction management. 

3.14. Scottish Water: No objections. 

3.15. SEPA: No objections. 

3.16. Historic Environment Scotland: No formal comments to make, but were 
involved in the design workshops where informal advice was given. 

3.17. Alloa Community Council: No response. 

3.18. Architecture & Design Scotland (A&DS):  In recognition of the site’s 
importance, being a large brownfield site in the heart of the town centre, in the 
newly extended conservation area, and also adjacent to the Category A listed 
Speirs Centre, planning officers sought advice from A&DS on the 
development design at the pre-application stage.  The A&DS involvement was 
focussed on two design workshops attended by multi-agency partners from 
within and outwith the Council, and led by A&DS staff and panel members. 
These partners included the applicant and their architects, Council planning, 
roads, housing and social services officers, representatives from the local 
Health and Social Care Partnership, Stirling University’s Dementia Centre and 
Historic Environment Scotland.  The development design evolved significantly 
between the first and second workshop, and further enhancements were 
introduced following the second workshop.  Key changes to the design that 
emerged from the workshops can be summarised as follows: 

3.18.1. Reconfiguring the building so all flats changed from being single aspect to 
dual aspect (i.e. windows to more than one side). 

3.18.2. Moving the building northwards, in order to create a stronger built frontage to 
Primrose Place, reflecting the historic streetscape.  Historic Environment 
Scotland’s input in this decision was vital; ensuring that the setting of the 
Speirs Centre was not compromised by the proximity of the new building. 

3.18.3. By moving the building north, a large communal rear garden space was able 
to be provided for residents, and all parking was also accommodated to the 
rear of the building.  This provided an enhanced living environment for 
residents,  and removed parking and vehicle activity from  Primrose Place. 
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3.18.4. The building design was altered to extend around three sides of the site and 
provide frontage to the main streets bounding it.  This perimeter block type 
approach gave both a strong built frontage to existing streets, but also 
enclosed rear garden space and provided visual screening to poorer quality 
rear elevations of surrounding buildings.  In addition, internal corridors were 
replaced by external open cloisters connecting communal spaces, further 
enhancing amenity for residents, and flat layouts were revised to an open 
plan arrangement allowing greater adaptability. 

3.18.5. A main pedestrian entrance was introduced at the corner of Primrose Street 
and Primrose Place, designed around a small plaza area that would 
articulate this space.  This along with providing continuous built frontage and 
new pedestrian routes around the building perimeter would enhance 
pedestrian routes through this part of the town and connect to routes, such 
as to the railway station.  Importantly, this enhanced space would benefit the 
experience for users of the adjacent Speirs Centre, with the exit doors from 
the Ceremony Room directly opposite. 

3.18.6. Early appointment of a landscape architect who provide detailed landscape 
proposals to accompany the planning application.  The landscape architect 
appointed has particular experience in dementia design and provided 
landscape details that provided both a safe and attractive private garden 
space to the rear of the building and high quality proposals for hard and soft 
landscaping around the site’s public frontages. 

3.18.7. Introduction of an anchor space at the south east of the site which would 
allow a more attractive frontage to the carpark access road,  safer crossing 
point and enhanced pedestrian routes into the town centre.  It should be 
noted that whilst all of the land involved in this location is not in the 
applicant’s control, such proposals would be capable of being implemented if 
planning approval is granted. 

3.18.8. A&DS also consider that the site is well placed for residents of the 
development to access services within the town centre, including 
opportunities for the Speirs Centre to provide for meeting space and social 
interaction. 

3.19. Some elements of the A&DS proposals have not been taken forward in the 
revised design, and in these case, the architect has provided reasons for 
this, and these are summarised below: 

3.19.1. In respect of proposed further extension of perimeter block design around 
southern edge of the site, the architect has advised that this has not been 
possible due to existing third party rights of access in this location and also 
as this would bring flats closer to the rear of pubs on Drysdale Street.  A 
suggested double height pend at this location would have created 
accessibility issues within the building,. There are also concerns that a 
double height pend may be an inappropriate design feature, out of scale with 
the residential character of the building. 

3.19.2. In respect of suggested direct access from ground floor flats onto Primrose 
Street, this has also not been taken forward.  The reasons for this are that 
these would increase security risk, and is not fully aligned with dementia 
friendly design, compared with focussing all access on two main locations, 
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as is proposed.  The current proposals would also ensure  a consistent 
design and maintenance of the landscaped space along the Primrose Place 
frontage, which may not have been the case if private gardens were 
introduced along this street, in association with main door flats. 

3.19.3. In respect of a suggested moving of the building further north, closer to the 
Speirs Centre, creating larger, more open communal garden space to the 
rear, the architect has advised that the building now sits on the historic 
building line previously established, and that further movement north would 
remove defensible landscaped space between ground floor flats and the 
street.  There is also the concern that further movement north could 
encroach on the setting of the A-listed Speirs Centre. 

3.19.4. Other comments related to final details of elevation design and finishes and 
arrangement of layouts within the flats.  In these respects, the architect has 
identified that the building design includes variety, including roof designs 
echoing the former breweries that were located in the town, external walls 
that have a variety of finishes and window sizes, designed to articulate 
specific elements of the design and building line that steps back and forward 
to break up uniformity.  

3.20. Publicity and Representations. 

3.21. A total of 63No. neighbouring properties were notified of the application. In 
response, no objections were received and one representation was submitted. 

3.22. The representation was from Liz, Albert, 11 Pullar Avenue, Bridge of Allan, on 
behalf of Scottish Wildlife Trust, and raised the following points: 

3.22.1. At least of 50% of planting should be of native species of a type to 
encourage bees and other insects, particularly around seating areas.  
Comment: Final details and specifications of landscaping and planting can 
consider these points. 

3.23. Planning Assessment 

3.24. The application must be determined in accordance with the development plan 
unless material considerations indicate otherwise. The Clackmannanshire 
Local Development Plan, adopted August 2015 (LDP) comprises the 
development plan.  The key LDP considerations are as follows: 
 
Mixed Use Proposal M01, Alloa Co-op Site, Alloa 
Policy SC2 – Affordable Housing 
Policy SC5 – Layout and Design Principles 
Policy SC6 – Additional Design Information 
Policy SC9 – Developer Contributions 
SC12 - Development Proposals – Access and Transport Requirements 
Policy EP15 – Promoting Town Centre Regeneration 
Policy EA22 – Listed Buildings 
Policy EA23 – Conservation Areas 
Policy EA25 - Development of Brownfield, Unstable and Contaminated Land 
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3.25. Taking account of the above development plan provisions, the key 
considerations are as set out below: 

3.26. The proposals would implement a housing development on a site allocated for 
mixed use development in the LDP.  The mixed use allocation in the LDP 
largely reflects the planning permission that was in place when the LDP was 
adopted.  That permission has now lapsed, and the site remains 
undeveloped.  There has been no further developer interest in implementing 
commercial development here.  In the meantime, the site, in its current 
condition, continues to detract from the character and amenity of the area, in 
particular, the setting of the Speirs Centre.  The application provides the 
opportunity for a high quality built development providing affordable housing in 
Alloa town centre and which has been designed to dementia care standards.  
Therefore, the proposal implements the residential element of the mixed use 
allocation, and in doing so will provide a new build development that will 
surpass the previously approved scheme in terms of its positive impact on the 
streetscape and local amenity.  

3.27. The application will deliver 100% affordable and particular needs housing on a 
previously developed, vacant brownfield site in Alloa town centre, and as such 
would comply with Policies SC2 and EA25 of the LDP. 

3.28. In respect of developer contributions, the entire development will be 
affordable housing, delivered by a Registered Social Landlord (RSL).  In 
addition, the development has been revised to provide additional streetscape 
and active travel enhancements and will deliver public art.  In accordance with 
Policy SC9 and the related Supplementary Guidance, where contributions or 
provision of affordable housing are above normal policy requirements 
(i.e.25%), then reduced contributions towards other elements, such as 
education provision will be considered.  The site is owned by the Council who 
have a statutory obligation to provide education. In addition, the proposed 
flats are likely to be aimed at older people, rather than families.  It is therefore 
considered appropriate that any developer contributions are focussed solely 
on public realm in the vicinity of the development (including public art), due to 
the location and nature of the proposed development (delivering 60No. 
subsidised flats for the elderly on a brownfield site in the town centre).  On this 
basis, no additional contributions are sought, in accordance with Policy SC9. 

3.29. The proposals constitute a Major development and also lies partially in Alloa 
Glebe Conservation Area, as such they are accompanied by both Pre-
application Consultation Report and Design and Access Statement. These 
documents set out in detail the pre-application consultation process, and also 
the extensive design workshop exercises that have been undertaken in 
respect of the proposals. 

3.30. The design review process, which the applicant has fully engaged with, has  
resulted in significant enhancement of the proposals from the pre-application 
stage.  The Design and Access Statement sets out in detail how the design 
has evolved through this process, and the resulting proposals are considered 
to fully comply with Policy SC5, in respect of their layout and design, and also 
Policies EA22 and EA23 in terms of their positive contribution to the 
conservation area, and setting of the adjacent listed building.  Whilst A&DS 
have identified further changes to the proposals that they would still wish to 
see, the architects have clearly set out that these have been considered and 
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the reasons for them not being taken forward in the Design and Access 
Statement.  

3.31. Policy EP15 aims to support developments that will contribute to town centre 
regeneration.  The policy encourages the re-use of vacant and derelict 
property, high quality new developments and opportunities for town centre 
living. The application fully complies with this policy. 

3.32. In summary, the proposals comply with the relevant provisions of the Local 
Development Plan.  The other material considerations, in the form of 
consultation response, and the one representation received does not present 
issues that would indicate the application  should not be approved, and any 
outstanding matters can be addressed by planning conditions. 

3.33. The application will provide a high quality new development in Alloa town 
centre that will set a new benchmark in design of new build development for 
the town.  It will enhance the conservation area and setting of the Speirs 
Centre and facilitate an improved pedestrian environment and also non-car 
movement in the vicinity.  The development will also provide a high quality 
living environment within the town centre for its residents, catering for 
dementia needs within the flats and also in the communal indoor and outdoor 
spaces. 

4.0 Sustainability Implications 

4.1. The proposals involve redevelopment of a vacant brownfield site in Alloa town 
centre for affordable housing. 

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 (Please double click on the check box ) 
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Clackmannanshire will be attractive to businesses & people and  
ensure fair opportunities for all    
Our families; children and young people will have the best possible 
start in life   
Women and girls will be confident and aspirational, and achieve 
their full potential   
Our communities will be resilient and empowered so 
that they can thrive and flourish   
 

(2) Council Policies  (Please detail) 

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". 

 None 

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  

Author(s) 

NAME DESIGNATION TEL NO / EXTENSION 

Grant Baxter Principal Planner 2615 

Approved by 

NAME DESIGNATION URE 

Allan Finlayson Planning & Building Standards 
Team Leader 

Julie Hamilton Service Manager 
(Development) 
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