
CLACKMANNANSHIRE COUNCIL 

Report to         Planning Committee  

 Date of Meeting: 28th May 2019 

Subject:  Planning Application: 19/00046/FULL - Conversion Of 
Former School To Form 4 No. Maisonette Flats in Lieu of 
5 No. Offices - Amendment to Planning Permission Ref 
15/00252/FULL 

                         and 

 Listed Building Consent Application: 19/00049/LIST - 
Conversion Of Former School To Form 4 No. Maisonette 
Flats in Lieu of 5 No. Offices - Amendment To Listed 
Building Consent Ref 15/00253/LIST 

At Former St Johns Primary School, Grange Road, Alloa,                              
Clackmannanshire 

Report by:       Grant Baxter, Principal Planner 

1.0 Purpose 

1.1. This report provides an assessment and recommendation on applications for 
planning and listed building consent  in relation to proposals at the former St 
John’s Primary School, Grange Road, Alloa. Both planning and listed building 
applications are being reported to the Committee, following a referral request 
by a local Member. 

1.2. Site Location 

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

2.0 Recommendations 

2.1. Planning Application ref; 19/00046/FULL and Listed Building Application ref: 
19/00049/LIST are APPROVED, subject to the following conditions and 
reasons: 

Condition 

1. Within two months of the date of this decision, the following additional 
details shall have been submitted to and approved in writing, by the 
Council: 

a. Proposals for re-use of glazed tiling; 
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b. Proposals for re-use of original fireplaces; 

c. Proposals for replicating timber panelling and doors 

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

 Reason 

1. In the interests enhancing the character of the listed building. 

2.2  Reason for Decision 

2.3  The proposal involves amendments to the original approval for the 
development of this site though changing originally approved 5No. offices into 
4No. flats in parts of the converted school.  The development is under 
construction, with new houses built and conversion of this important listed 
building underway. The proposed change would accord with the adopted 
development plan, insofar as the scheme would now be entirely residential, 
and the change will also reduce overall parking demand. There are no 
material considerations that indicate that the application should not be 
approved. 

Approved Plans: 

1. Site Plan 

2. Revised Basement Floor Plan 

3. Revised Ground Floor Plan 

4. Revised Mezzanine Floor Plan 

5. Revised Upper Floor Plan 

6. Revised Rear & Side Elevations 

7. Revised Front and Side Elevations 

3.0 Considerations 

3.1. Background 

3.2. The site is the former St John's Primary School (originally Grange School), on 
Grange Road, on the western side of Alloa. The site extends to 0.48Ha and 
contains the original 2-storey Art Nouveau red sandstone school building, 
which is Category B Listed.   

3.3. The school use of the site ceased in June 2014, following opening of the new 
Redwell Primary School, and the site was sold by the Council to Hillfoot 
Homes, who gained planning and listed building consent in December 2015 
for “Conversion Of Former School To Form 8 No. Townhouses and 5 No. 
Offices, Including Partial Demolition of Extension And Erection Of 12 No. 
Houses”.  The report to the Planning Committee of 16th December 2015 in 
respect of that proposal is attached as Appendix 1.  
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3.4. That development has been substantially implemented, with the main access 
and parking courtyard and 12No. new build houses constructed.  Works on 
conversion of the former school building are also underway, including 
demolition of the extension, re-roofing, new windows fitted and internal works 
underway. 

3.5. This application seeks to vary the existing planning and listed building 
consents, by converting the northern and southern portions of the existing 
school building to 4No. flats, rather than 5No. offices as is currently 
consented. 

3.6. Proposals 

3.7. The approved plans for conversion of the former school involve 8No. flatted 
properties (four each on the east and west portions of the building). These 
essentially occupy a former basement area and the main classrooms on the 
ground and first floors of the former school building. The plans detailed 
conversion of north and south ends of the building at basement, ground, 
mezzanine and upper floor levels to office space Class 4 (Business). These 
areas of the building were mainly school offices and toilets, and contained a 
number of internal elements of historic interest in the building, including wood 
panelling, glazed tiling and fireplaces.  All flats and offices within the building 
were designed around the retained full height main central atrium area. 

3.8. The use of the north and south ends of the building as office space allowed 
retention of the internal fabric in these areas, which would not have been 
possible had they been proposed for residential use, given the higher thermal 
insulation requirements for residential over office use.  The supporting 
statement accompanying this current application explains this and also how 
the infiltration of dry rot throughout the building had affected the areas of 
wood panelling originally proposed for retention.  The extent of this has been 
witnessed by planning officers.  As a result, almost all internal features of 
interest have had to be removed, but with feature fireplaces and glazed tiles 
retained for re-use. 

3.9. The applicant now wishes to change the proposed use of these north and 
south areas to residential (4No. flats in lieu of 5 No. offices) as addressing the 
dry rot issue necessitates removal of existing timber and installation of entirely 
new internal partitions.  These can now be specified to meet the thermal 
insulation standards required for residential use, and can also be designed to 
replicate original design features. The resulting proposals involve 4No. two 
bedroomed maisonette flats, of a similar style to those in the remainder of the 
building.  The changes would bring the whole building into entirely residential 
use, thereby obviating the need for projecting lobbies into the main atrium 
area, which were a requirement of the mixed use proposal. 

3.10. The proposals show 37No. parking spaces in total within the site (not 
including in-curtilage spaces serving House Plots 1 & 2), compared to 36No. 
spaces as originally approved.  The main area of parking attributed to the 
converted school in the approved layout is an area of 11No. spaces served 
directly off Grange Road, with a further 5No. spaces within the courtyard 
shared with the new houses but also available to residents of the flats.  The 
development is therefore providing an additional parking space on top of the 
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number originally proposed.  Further analysis of parking requirements is set 
out under Paragraph 3.11, below in response to Roads ‘comments. 

3.11. Consultations 

 Historic Environment Scotland (HES): No comments to make. 

 Roads: No objections provided parking ratios for units in the school are 
achieved; 125% for 2 bedroomed units and 225% for three bedroomed 
units.  Comment:   As noted in the report on the original planning 
application, the parking proposals did not fully meet the Council's normal 
standards, and there was recognition that a scheme to convert a former 
listed school with new build houses on a constrained site may require to 
deviate from normal parking standards, which are more attributable to 
new build suburban development. The site’s previous use as a school, 
and associated traffic generation were also material factors in this regard.   
It was noted in the previous committee report that a degree of on-street 
parking is likely to occur but this can easily be accommodated within the 
wide section of Grange Road.  The 4No. proposed flats are all two-
bedoomed, with the other 8No. flats, already approved, being three 
bedroomed.  A parking standard of 125% for two-bedroomed flats would 
translate to 5No. parking spaces, based on Roads’ standards.  The 
parking standard for the equivalent size of office accommodation would 
be 11No. spaces.  Therefore whilst the parking provision for the whole 
development does not meet the normal standards applied by Roads for 
residential development, the change from offices to flats is likely to 
reduce overall parking demand.  Furthermore, whilst the roads around 
the school are used  informally in association Redwell Primary School, 
this use has been observed to not generate significant traffic or parking 
problems.  Furthermore, school drop-off and pick up times will generally 
not conflict with times of peak parking demand for the proposed houses. 
Currently approved office use would also be more likely to conflict with 
school drop-off and park and stride times than residential use as is now 
proposed. 

 Alloa Community Council: The number of units already approved (20) 
exceeds the LDP indicative total of 15 units. In approving the original 
application, it was agreed at Planning Committee that parking would be 
looked at and a revised plan with 45No. spaces incorporated. Only 38No.  
spaces are shown, and with the current proposal, a further 5No. spaces 
are required.  The developer has not marked out parking spaces in the 
new courtyard area. This part of Grange Road is a designated drop-off 
zone for Redwell Primary School, and will experience more on-street 
parking and pedestrian movement as a result of these proposals. The 
developer should have checked for and dealt with dry rot some time ago, 
and may have planned to build flats rather than offices all along.  
Comment: The difference in number of units indicated in the LDP and 
then granted planning permission has previously been addressed in the 
assessment of the previous applications.  The LDP identified the site for 
entirely residential use, as is now proposed, rather than a use including 
offices. There was no requirement from the original planning committee 
decision for 45No. parking spaces to be provided. Whilst these 4 flats 
now proposed would add to the number of residential properties on the 
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site, they replace proposed office spaces already approved, use space 
within the existing listed building, and so do not  involve additional 
development floor space on top of that already approved. Parking 
requirements for office space of this size would exceed that for 4No. flats 
and office use would also be more likely to generate daytime parking 
which would coincide with school drop-off and pick up times.  The site 
itself is a former school which would have generated significant traffic 
and parking, and the road outside the site is of a width adequate to 
accommodate on-street parking on both sides.  The issue of dry rot in the 
building has been observed to be extensive by planning officers and HES 
have no objections to the proposed changes .  Questions over the 
applicant’s original intentions in respect of the development are not 
material considerations. 

 Scottish Water: No objections. 

 Environmental Health: No objections. 

3.12. Representations 

3.13. A total of 26No. neighbouring properties were notified of the planning 
application and the Listed Building Application was advertised in the Alloa 
Advertiser and Edinburgh Gazette.  In response 1No. supporting comment 
was received from the following party:   

 Mr Gavin Waddell, 7 St Johns School, Grange Road, Alloa. 

3.14. Mr Waddell has made the following points in response to Alloa Community 
Council’s objection: 

 Parking spaces within the development are not due to be lined until the 
road surfacing is complete and construction traffic has vacated the site. 

 Surrounding residents themselves benefit from and use the availability of 
on-street parking in the vicinity of the former school.  

 The area is one of several suggested “Park and Stride” locations for 
Redwell School, and not a designated drop-off zone.  The impact of any 
additional on-street parking on this will be negligible.  Yellow zig-zag lines 
on the road outside the site relate to its previous school use and are 
obsolete and should be removed. 

 In respect of dry rot, the alternative to developing the building is to allow it 
to fall into disrepair, which would be undesirable for all, including the 
Community Council. The development is complex, involving renovation  a 
large listed building, and will be of benefit in respect of providing greater 
housing choice and an attractive living environment. 

 Occupants of proposed office spaces would have created parking 
demand. 

 Approval of this scheme will allow the development to be completed to 
the wider benefit of the area. 
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3.15. Planning Assessment 

3.16. 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: 

 Housing Proposal H11 – St John’s Primary School 

 Policy SC5 Layout and Design Principles 

 Policy SC12 - Development Proposals - Access and Transport 
Requirements 

 Policy EA22 - Listed Buildings 

3.17. Taking account of the provisions of the above policies, the key considerations 
are the impact of the proposed changes on the layout and design of the 
development, character of the listed building and access and parking. 

3.18. The proposals will have no impact on the layout and design of the 
development, beyond internal alterations to the listed building, and some 
minor associated external changes. In respect of the impact on the character 
of the listed building, HES have already noted that they have no comments to 
make on this, and from officers’  observations, dry rot has significantly 
impacted on the internal timberwork.  Original features, such as fireplaces and 
glazed tiles are to be re-used and doors and walls will be designed to recreate 
original design features.  In addition, the main atrium area will no longer need 
to be compromised by enclosed lobby areas, which will retain the integrity of 
this principal space within the building. 

3.19. Parking provision for the development does not fully meet the standards that 
Roads would normally apply, however, the parking provision within the 
development has already been accepted by the Committee and granted 
planning permission.  This proposals does not entail an intensification of the 
development that would generate more parking, but a change of proposed 
use of part of the development from office to residential, with no additional 
development floorspace.  Parking demand associated with the proposed 
residential use would be significantly less than that required for offices, and 
will be likely to have a peak demand outwith school drop-off  and pick-up 
times unlike office use.  An entirely residential development complies with the 
use identified for the site in the LDP. 

3.20. In summary, therefore, the proposals involving amendments to the original 
approval for the development of this site, and conversion of this important  
listed building, accord with the adopted development plan, and material 
considerations, in the form of consultation response and representations do 
not indicate that the proposals should otherwise be refused. 

4.0 Sustainability Implications 

4.1. The proposed development involves the re-use of a vacant heritage building 
in Alloa for new housing. 
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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 ) 

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   
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10.0 Appendices  

10.1 Please list any appendices attached to this report.  If there are no appendices, 
please state "none". 

 Report to Planning Committee of 16th December 2015 on Planning application 
ref: 15/00252/FULL & Listed Building application ref: 15/00253/LIST. 

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 
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Approved by 

NAME DESIGNATION SIGNATURE 

Allan Finlayson Planning & Building Standards 
Team Leader 

 

 

Julie Hamilton Service Manager, Development 
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