
CONSULTATIONS

Fife Coast & Countryside Trust
No objection. 

Transportation Services
No objection subject to conditions and a Section 75 Agreement.

Scottish Executive 
No objection.

Scottish Water
No objection - although the applicant is advised to contact Scottish Water to assess the impact on existing infrastructure.

Scottish Environment Protection Agency
No objection.

Scottish Natural Heritage
No objection, subject to provision for mitigation in relation to Bats and Barn Owls. Landscape Management Plan to be produced and implemented. Restrictions on night time lighting, sustainable drainage, and secure quality landscape design.

St Andrews Preservation Trust
Objects as application fails to comply with the Fife Structure Plan, St Andrews Local Plan and National Planning Guidance. 

Confederation of St Andrews Residents Association
Objects as the proposal would be a very significant intrusion into the unbuilt coast in an AGLV. Any development should be confined to the ground plan of the historic steading. 

Boarhills and Dunino Community Council
Objects on the grounds of the design of the Spa and lodges, landscaping, economic viability, failure to comply with previous agreements, traffic generation, construction traffic, water supply sewage treatment, energy requirements, light pollution, pedestrian access and litter. 

Association for the Protection of Rural Scotland
Objects as the proposal will be in an AGLV and a potential; Green Belt and would significantly diminish the landscape value of a highly attractive area of countryside. 

Historic Scotland
No objection to steading development as current scheme is viewed as an improvement to original proposal. The proposed development of the lodges would compromise the setting of Kingask House and have an adverse impact on the landscape setting of St Andrews.  The revised proposal for the lodges if screened as proposed would be less onerous than the previous scheme

Health and Safety Executive
No objection.

Architectural Heritage Society Of Scotland
Object - Detrimental to the landscape quality of the area.

Community Services –East
The proposed planting works will ameliorate any visual impact.  An assessment of the impact on the coastal path should be undertaken.

The St Andrews Green Belt Forum
Objects as the proposal does not comply with the Council's Planning Policies. 

Fife Constabulary Architectural Liaison Officer
No objection. 

Transport Scotland
No objection

Royal Burgh Of St Andrews Community Council
Objects on the grounds of contrary to planning policies, premature pending approval of Structure Plan and Local Plan, within an AGLV, housing may be sold for general purposes at a later date, water supply and construction traffic. 

Infrastructure (East)
No objection in principle subject to detailed assessment of drawings and calculations. 

Environmental Services-East
No objection subject to conditions. 




REPRESENTATIONS

At the time of writing the report a total of 45 representations had been received objecting to the proposals including those from the consultees noted above, with a further 15 representations in support. The objections to the proposal were made on the following grounds: 

-  Visual intrusion in the countryside

-  Increase in traffic generation through visitors and construction traffic

-  Detrimental to prospective Green Belt

-  Intrusion into the unbuilt coast

-  Is development in the countryside

-  Detrimental to an Area of Great Landscape value

-  Impact upon character and setting of St Andrews

-  There is no need for this type of development and there is a risk that it will not be viable 

-  Proposal is effectively a new housing development in the countryside

-  Proposal is premature until both the Structure Plan and Local Plan are approved

-  Any agreement over occupancy could be removed in the future

-  The original hotel should not have been built the proposal will make the development even worse

-  Previous promises made by the developer have not been kept

-  Increase in light pollution

-  The design of the scheme is unsuitable

-  There is already an inadequate water supply to the area

-  The proposal will create an undesirable precedent for further development in the grounds of the hotel

-  There is no provision for affordable housing

-  The proposal will create a precedent for further development along the A 917

-  The proposed landscaping of the entrance will remove the sea view from the road

-  The proposed landscaping will take a long time to mature before it is an effective screen 

-  There are no renewable energy proposals

-  The proposal will result in the irreversible loss of agricultural land

-  Kingsbarns experiences low voltage problems and this development may make the problem worse 

-  Loss of steading

-  Detrimental to setting of Kingask House

-  North bound bus hard standing should be included in the access road re-modelling package

-  Will increase social segregation between wealthy tourists and locals 

The letters in support made the following comments:

-  The existing hotel has brought many jobs to the local economy and significant visitor expenditure

-  The development will be a great asset in attracting overseas visitors

-  Other lodge development has been popular

-  The development will be environmentally acceptable 

-  The Fairmont is one of the most significant tourism developments in Scotland and this proposal will ensure its continued success. 

-  The character of the area is now determined by the current hotel complex

-   The travel plan has successfully managed additional traffic

-  The re-developed Steading will be an improvement on the current buildings

-  There is a need to expand accommodation at the resort 

STATUTORY POLICIES AND APPROVED GUIDANCE

National Guidance

SPP 2 Economic Development (2002)

SPP 15 Planning for Rural Development (2005)

SPP 17 Transport and Planning (2005)

NPPG13 Coastal Planning (1997 )

NPPG 14 Natural Heritage (1999)

NPPG18 Planning and the Historic Environment (1999 )

PAN 57 Transport and Planning (1999)

PAN 58 Environmental Impact Assessment (1999)

PAN 60 Planning for Natural Heritage (2000)

PAN 61 Planning and Sustainable Urban Drainage Systems (2001)

PAN 73 Rural Diversification (2005)

PAN 75 Planning for Transport (2005)

Memorandum of Guidance on Listed Buildings and Conservation Areas (Revised 1998)

Fife Structure Plan (2002)

Policy SS1 Settlement Development Strategy

Policy SS8 Green Belts for St Andrews and Dunfermline

Policy T1 Transport and Development

Policy E2 New Employment Opportunities

Policy E6 Visitor Development

Policy B1 Built Heritage

Policy N1 Quality of Development in the Countryside

Policy N6 Development on the Undeveloped Coast

Policy N10 Nature Conservation Enhancement

Policy S6 Commercial Leisure Development

Policy SP1 Sustainability

Policy T1 Transport and Development Criteria

St Andrews Area Local Plan, Adopted March 1996

Policy E1 Environmental Impact

Policy E5 Listed Building

Policy E13 Development in the Countryside

Policy E15 New Buildings in the Countryside

Policy E16 Areas of Great Landscape Value

Policy E21 The Coast

Policy ED5 Tourism

Policy ED6 Tourism (Improve Quality and Range)

Policy ED7 Tourist Accommodation

Policy ED8 Tourist Accommodation (Closure Periods)

Policy I1 Infrastructure Provision

Policy I5 Car Parking 

Policy I6 Walking

Policy I10 Cycling

Policy I11 Leisure and Recreation

Policy I15 Water Quality

Emerging Planning Policy

Finalised Fife Structure Plan 2006-2026

Policy DC1 Developer Contributions- Essential Community Infrastructure.

Policy SS1 Settlement Development Strategy

Policy T1 Transport and Development

Policy ENV1 Landscape Setting of St Andrews and Dunfermline

Policy ENV4 Nature Conservation Enhancement

Finalised St Andrews and East Fife Local Plan

Policy B8 Tourism Development

Policy E1 Development outwith Town and Village Envelopes

Policy E3 Development Design and Quality

Policy E7 Listed Buildings

Policy E15 Development in the Countryside

Policy E23 New Tree Planting

Policy E24 The Coast

Policy I1 Renewable Energy

Policy I3 Water and Sewerage

Policy I4 Flooding and Water Quality

Policy I5 Sustainable Urban Drainage

Policy T1 The Transport Network

Policy T2 Traffic Safety in New Development

Other Guidance

Fife Landscape Character Assessment (1999)

PLANNING SUMMARY

1.0 Background

1.1 This application seeks planning permission to:

-  re-develop an existing steading building to provide a spa, restaurant, bistro, public house, 20 two bedroom town houses and 14 themed suites. 

-  construct 37 two and three bedroom lodges to the east and south of the steading adjacent to the main driveway serving the hotel. 

The proposed buildings on the site of the existing steading would be constructed in a traditional palette of materials comprising, slate and pantile roofs, rendered walls and reconstituted stone base courses, dressings and quoins. The windows would timber, double glazed sash and case where appropriate, and painted white. The rainwater goods would be cast iron. The buildings are a mix of domestic scale 1.5 storey lodges, and a 1.5 and 2 storey steading complex constructed in a stepped arrangement down the slope of the site, accommodating the spa and restaurant building as well as additional bedrooms and "townhouses". The lodge houses and the majority of the steading are approximately 8-8.5 metres in height. A higher two storey element in the steading is in the region of 10.5 metres high to the ridge of the roof. The existing hotel employs on average 245 full time staff and 137 part time and other work patterns, a total of 382. It is envisaged that the new facility would result in the employment of a further 50 staff of whom 32 are likely to be full time and 18 part time. The development would incorporate an additional 148 parking spaces. The existing hotel and clubhouse provide 280 parking spaces. The development would also incorporate a range of renewable energy and innovative energy generation solutions. The use of solar gain, high specification insulation measures, as well as alternative heat sources such as solar and photovoltaic cells, ground source heat pumps and/ or biomass CHP and district heating.

1.2 The accommodation provided is considered by the applicant to be in the form of "investor homes".  Buyers are expected to occupy the property for a relatively limited period (approximately 30 days a year) with the hotel resort managing the occupancy over the remainder of the year.  The buyer would thus have access to the property but also a financial return when they were not using the accommodation.

1.3 The main hotel was granted planning permission in 1999 and opened in 2001.  The permission also included proposals for redevelopment of the steading but they have never been implemented.  The steading was originally proposed to    incorporate a spa, leisure centre and restaurant. Since then there have been a number of applications for minor alterations and additions (e.g. flag poles, golf shop). 

1.4 In January 2006 an application for a similar proposal to the current application was submitted (06/00348/EEIA).  However, following consideration of the comments received the application was withdrawn by the applicant on 8 January 2007.

1.5 The current proposal therefore represents a revised scheme to the consent approved in 1999 and is an attempt by the applicants to address a range of concerns expressed with regards to proposal 06/00348/EEIA.

1.6 A Hearing was held on 25th October 2007 at Boarhills Village Hall and the minute of that meeting was included in the agenda papers of the North East Fife Area Committee in   November 2007. The following is a summary of the issues raised at the hearing.

 - Further information required regarding timescales and proposals for improving the water 

           supply to the complex.

- Monitoring of the usage and condition of Class C Roads.

         - Clarification of the issues relating to Green Belts and Areas of Great Landscape Value.

- Additional clarification relating to tourism development and the relative weight to be given to the protection of the environment and economic development in the context of tourist development.

- Additional information and clarification on the landscape works and visual impact mitigation 

          measures.

         - Details of employee numbers, existing and proposed, and the method of transport to and from  

          work.

         - Formation of a Community Liaison group

         - Visual impact of the development from the coastal path

         - The requirement for a Tree Preservation Order (TPO) to be applied to adjacent woodland

         - Comparison of the scale of the current proposal with the previous approval for the 

           redevelopment of the steading

         - Details of the hotel occupancy rates relating to conference events

         - Safeguards to ensure development is viable and that it remains in use as intended

- Details relating to the incorporation of renewable energy in the development

- Travel Plan applied to the development and any alterations or amendments required to the  

  original agreement.

- Details of visit Scotland's statistics relating to tourist occupancy rates in St Andrews

1.7 The application has been referred to committee due to the number of objections received and objections from statutory consultees. 

2.0 Planning Assessment 

2.1 In accordance with Section 25 of the Town and Country Planning (Scotland) Act 1997 planning applications should be determined in accordance with the Development Plan, unless other material considerations indicate otherwise. The Fife Structure Plan, Fife Structure Plan Final Draft 2006, St Andrews Area Local Plan 1996, and the Final Draft of the St Andrews and East Fife Local Plan 2006 provide the statutory basis for assessment of this application. The issues to be assessed against the development plan and other guidance are as follows: 

-  Principle of Development

-  Landscape and Visual Impact

-  Impact on the Setting of a Listed Building

-  Design and Scale

-  Road Safety

-  Water Supply and Drainage

-  Natural Heritage

-  Residential Amenity

-  Representations

Additional Matters Arising From the Hearing

-Tourist Demand and Capacity

Principle of Development

2.2 The proposal is outwith a settlement boundary however it is situated within the grounds of an established hotel within the countryside. Fife Structure Plan (FSP) policy H5 advises that new development should be located within existing settlements unless justified by the operational needs of agriculture/forestry or other rural businesses. The supporting National Planning Policy Guidelines reflect the FSP policy stance and set out in greater detail the specific criteria required to be met before support could be given to new development. The proposal also lies within the undeveloped coast and within an Area of Great Landscape Value. The policy aim of the approved and emerging development plan is to direct development to existing settlements unless a countryside location is essential.  However the development plan also contains planning policies encouraging tourist related development. Policies E6 and S6 of the FSP encourage rural business development subject to other policy considerations. The Adopted St Andrews Area Local Plan (SAALP) policies  ED5, ED6, ED7 seek to promote and encourage the diversification and improvement of tourist facilities. Policy B8 of the Finalised Draft St Andrews and East Fife Local Plan (2006) also supports new tourist developments where proposals are of a scale, nature and design appropriate to their setting, do not have a material adverse impact on the natural and built environment or the vitality and viability of town centres, can be made accessible to existing or planned public transport networks or would not create adverse impacts on the local road network. 

2.3 The proposed development is within the grounds of an existing hotel and the proposed type of accommodation would maintain an operational link as the hotel management would continue to administer the accommodation when not occupied by the original buyer.  The applicants have offered a restriction on the period of occupancy of any individual as required by policy ED8 of the SAALP.  This restriction would be essential if the proposal is considered to be tourist related in planning policy terms. The nature of the proposed use is similar to arrangements at a number of Five Star hotels including Gleneagles. 

2.4 A number of representations have suggested that either the proposal is tantamount to a new settlement in the countryside or that it would be impossible to guarantee, whatever current restrictions applied, that it would not ultimately become so. There is a distinction in the terms of the policies of the development plan between a permanent residential use and a tourist use and it is therefore acceptable for them to be considered differently. It is considered that appropriate restrictions, by way of a planning condition and Section 75 Legal Agreement could be applied to ensure that this distinction remains. Any change in circumstances in the future would require a new planning application to be submitted and the case fully debated. In this context the proposal is therefore not considered to be residential development in the countryside and the Development Plan policies relating to new residential development in the countryside are not relevant. The proposal is for tourist accommodation only, within the grounds of an established hotel and therefore, subject to restrictions on occupancy of the proposed units the principle of the development is acceptable subject to the detailed policy considerations noted below.

Landscape and Visual Impact

2.5 Whilst tourist related development may be acceptable in principle in this location, an essential pre-condition, in planning policy terms, is that any development has an acceptable landscape and visual impact. The consideration of this issue is made more important by the fact that the site is within a currently designated Area of Great Landscape Value, within the undeveloped coast and adjacent to a Category B Listed Building. Policy N1 of the FSP, policies E13, E16 and Policy E3 of the FDSAEFLP advise that proposals must retain and enhance the landscape quality of an area, must have a high standard of design. The policies also advise that new buildings should be sited alongside existing buildings wherever possible before support can be given.   

2.6 In the Environmental Statement submitted with the application, the applicants have carried out a landscape and visual impact assessment following a recognised methodology. The methodology, which is recommended by the Landscape Institute, requires the following general steps: 

The assessment is divided into landscape impact and visual impact

1) Landscape Impact

· The existing landscape characteristics are identified and an assessment made as to the overall value.

· The potential effects of the development on the landscape are identified

· An assessment of these effects is carried out to identify the sensitivity of the landscape to change, the magnitude of the change and finally the overall significance of the development of the landscape

Visual Impact



· The visual receptors of any development are identified (i.e. where the development can be viewed from)

· The potential visual effects of the development are identified

· An assessment of these effects is carried out to identify the sensitivity of receptors, the magnitude of the effects and the overall significance 

2.7 The assessment while using a recognised methodology, is to a degree subjective in nature. However the conclusions of the assessment are that the landscape impact and the visual impacts are medium. 

2.8 A key factor leading to these conclusions are that in assessing the landscape impact, the assessment considered that the most valuable element was the general landscape character of the coastal hills. The impact of the development in this overall area would be small. The assessment considered that the site itself, where the impact would be greatest, was not considered to be of any special landscape value. It is also the case that the site is largely screened by the established tree belts to the east and west.

2.9 In terms of the visual impact, the key factor is that because of the general topography of the area, intervisibility would be relatively limited and mostly confined to within the extensive grounds of the hotel itself. The site is visible from the coastal path however it is considered that there is no detrimental visual impact from the proposal when viewed from the coastal path again as a result of the topography and the low profile of the buildings.  The site can be seen at present but as consent already exists to redevelop the steading seen from the path the addition of lodges to the south of this would have a limited visual impact. The development is viewed in the wider context of the golf courses, clubhouse and hotel building itself and is viewed against a wooded backdrop. In addition alterations to the design of the driveway entrance to the hotel at its junction with the A917 are also proposed. The changes would replace a formal and a visually open and expansive entrance with a more naturalistic one, involving soft landscaping including additional land contouring gentle mounding and tree planting, which is considered to be more in character with the area. The assessment and its methodology has not been challenged by any of the main consultees. SNH does not object to the proposal on visual amenity grounds subject to consideration of the impact of any future development of the site and the incorporation of a landscape management plan. Conditions securing adequate details relating to design and the built form are also suggested. SNH has welcomed the proposed alterations to the entrance as a positive improvement.

2.10 Some representations have indicated a concern that this proposal could be one in a line of further development in the grounds of the hotel. Others have expressed concern about the possible cumulative impact on the setting of St Andrews. Fife Council can only assess the proposal that is currently before it. Any further schemes would require planning permission and would have to be assessed on their individual merits. The issue of the impact on St Andrews was specifically addressed by the assessment. Again the conclusions of the assessment are accepted and the visual and landscape impact of the development, taken in isolation, would be imperceptible in terms of the setting of St Andrews. A number of objectors have expressed concern that the development is prejudicial to the designation of a Green Belt for St Andrews. The location of the hotel and its grounds are outwith the provisional boundary designated in the Finalised Draft of the St Andrews and East Fife Local Plan and the development of a high quality well designed development which is, or can be effectively screened is not contrary to the future designation of the St Andrews Green Belt. 

2.11 The proposed landscaping works are essential in mitigating the impact of the development and therefore planning conditions are proposed to make sure that the scheme is fully implemented prior to the completion of the development. At the hearing clarification was sought regarding the status of the existing woodland either side of the entrance to the hotel in the context of the possibility of pursuing a TPO to ensure retention of these woodlands. One area is within the grounds of Kingask House and the other is within the boundary of the hotel grounds. Currently there is no statutory protection afforded to these woodlands however an assessment of their importance in the context of protecting views of the site can be undertaken and any T.P.O.s required enacted in due course.

Impact on the Setting of a Listed Building

2.12 Section 14(2) of the Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 requires that special regard shall be paid to the desirability of preserving a listed building and its setting. The requirement to protect the setting of a Listed Building is repeated in both current and emerging Development Plan policies and Government planning guidance. NPPG18 The Built Heritage, Policy B1 of the FSP, Policy E5 of the SAALP, and Policy E7 of the FSAEFLP seek to protect listed buildings and their setting.

2.13 Kingask House is a Category B Listed Building. Prior to the hotel development Kingask House was the farmhouse that the current steading served. Upon completion of the hotel development Kingask House was separated from its steading and land. This curtilage f Kingask is separated from the hotel grounds by a variety of boundary treatments. 

2.14 The building proposed to replace the current steading, would, at its closest point be some 138 metres from Kingask House. The new lodges, to the east of Kingask House, would be some 175 metres at the closest point. Due to the general fall of the site down towards the cliff, Kingask House sits at a higher level than the current steading and the proposed development. 

2.15 The current steading is a mixture of agricultural buildings, some traditional but others typical agricultural sheds. The typical height to eaves of the current steading complex is some 5 metres with a ridge height of some 8 metres. The replacement building has average height to eaves of some 4.4 metres, with the very highest ridge height (relating to a parts of the townhouse element) being some 10 metres. The lodges have similar heights of approximately 8.2 metres that are typical of any 1.5 storey development. Members who attended the site visit will have noted the relative heights of the proposed development and the previously approved scheme. 

2.16 Historic Scotland has no objection to the redevelopment of the steading. However, they do consider that the proposed lodges will compromise the setting of Kingask House, although accept that the design and layout is an improvement on the previous application.  

2.17 The setting of Kingask House will change as a result of the development. Notwithstanding the comments from Historic Scotland, it is considered that due to the separation distance, the existing trees and levels, that the proposal will not materially distract attention from Kingask House or be damaging to its overall setting, sufficiently to justify the refusal of planning permission. The Memorandum of Guidance on Listed Buildings and Conservation Area clearly states that it is not significant enough that a development is visible from a listed property it must demonstrate definite impact. In this case a large proportion of the site already benefits from planning consent to redevelop the steading. 

Design and Scale

2.18 The applicants submitted a design statement as part of the Environmental Statement submitted with the application.  The design concept is based on estate villages of the East Neuk area.  The design of both the steading and lodges has borrowed many elements from a traditional style of architecture in terms of form, layout, design and materials. It is redolent of many arts and crafts style country homes of which there are several notable examples in Fife. At the Hearing further information was requested to enable a comparison to made between the existing approved development of the steading and the current application. The applicants have produced a plan (ref P021) which indicates the relationship between both approved and proposed developments. Overall the developed footprint of the approved steading is broadly comparable to the total footprints of the spa and lodges of the current proposal. The most significant difference is that while the previous proposal was for a large single building the current scheme is for a much smaller scale traditional designed development which is spread out and incorporates open space and courtyards. The proposed overall site area of the current scheme is therefore larger however the footprint of the proposed buildings is broadly similar to the approved scheme. It is considered that the scale and design of the current proposal represents a more appropriate scale of rural style development which is well designed and laid out in a traditional form. 

2.19 The proposal also includes a remodelling of the entrance in a more traditional country house driveway entrance style together with extensive areas of new tree planting. It should be noted that Historic Scotland accepts that the current application is an improvement on the previous proposal and whilst a number of critiques of the design have been made in representations, it is nonetheless a coherent style designed by a qualified architect. It is considered to be an acceptable solution and no objection is raised in planning terms. The remodelling of the entrance is also considered to be an improvement on the current situation and would provide additional landscape screening to the whole hotel site.  It would be appropriate to include a condition on any consent to ensure sure the landscaping work is completed prior to the occupation of the development and in addition an appropriate maintenance regime put in place, this could be incorporated in the Biodiversity Action Plan discussed below. The proposal is therefore considered to comply with policy N1 of the FSP, Policy E15 of the SAALP, and policies E3 and E15 of the SAEFLP, which seek to ensure the highest possible design standard for new development in the countryside.

Road Safety

2.20 The proposal will generate additional traffic both during construction and in its operation. Following the Hearing additional information has been submitted by the applicant with regard to journey to work and travel information. The figures are based on the December 07 Travel Plan as follows:



Car only          40.1%



Car share        34.5%



Service Bus
  5%



Fairmont Bus  14%



Cycle   
  0.7%



Taxi

  3.6%

   
Motorcycle      2.1%

Neither Transport Scotland nor Transportation Services object to the proposal in principle. However, to ensure that the transportation impacts of the proposals are mitigated as far as possible, Transportation Services have indicated that any permission should be subject to a Section 75 Agreement. The terms of the agreement specify additional works and measures to mitigate the impact of the development. These are as follows: 

-  provision of £100,000 contribution to mitigate traffic impact in St Andrews resulting from 

   increased traffic and visitor activity. This figure would contribute to the provision of additional  

   crossings and footways.

-  revise the existing travel plan for the hotel site.

-  restrict HGV movements during the construction period to 20 trips a day.

-  limit construction traffic to certain roads.

Following the Hearing it is considered appropriate to also require the submission of a Traffic Management Plan which can also be secured through a Section 75 legal agreement. This document would incorporate all the issues relating to the routes of construction vehicles and prescribe the standards for contractors coming to and from the site. In order to protect the surrounding road network a photographic survey of the roads would be undertaken to ensure an accurate record of damage is recorded. The applicants have also agreed to revisit the current travel plan and to update it in the context of the changes resulting from the proposed development. Subject to the terms of the legal agreement and travel plan it is considered the proposal complies with the provisions of the Development Plan namely Policy T1 of the FSP, FFSP, and the FDSAEFLP.

Water Supply and Drainage

2.21 Matters relating to water supply have been raised both in representations and at the hearing. Scottish Water has been consulted and is not objecting to the planning application. Additional improvement works to the public water supply to the hotel were commenced in December 2007 to address capacity flow issues to the hotel and surrounding area. 

Natural Heritage

2.22 A 2006 bat survey concluded that bats were not present. However, Scottish Natural Heritage recommended that should planning permission be granted then the steading should be re-surveyed prior to work commencing. In addition it is likely that the steading is a roost site for barn owls and mitigation measures will be required. Both matters could be controlled by way of conditions. The applicants propose the preparation of a Biodiversity Action Plan to guide and monitor the future development and biodiversity of the site. This can be secured through the terms of the legal agreement. 

Residential Amenity

2.23 Given the proximity of the proposal development to residential property it is considered appropriate to ensure mitigation measures to control noise from construction and during the operation of the development. Appropriate conditions have been attached to the recommendation attached to this consent. 

Representations

2.24 45 letters of objection and 15 letters in support of the application have been received and the contents noted. The main points raised in the representations are addressed in the above headings. A number of the representations objected to the proposal on the grounds that there is no need for the development and it would not be financially viable. While the level of likely demand and the potentially viability of the proposal are not material planning considerations and are fundamentally commercial decisions for the developer. Further information on this matter has been submitted following the hearing. 

2.25 Points were also made regarding an increase in light pollution, no affordable housing, no renewable energy proposals and a loss of agricultural land. The plans submitted do not provide details of the lighting, although it is reasonable to assume that a certain level of external lighting in inevitable. The matter can be controlled by way of a condition. Tourist related developments are not subject to the Council's Affordable Housing Policy. A commitment to incorporate renewable sustainable energy solutions were raised in letters and also at the hearing. The applicants have given a commitment to incorporate these as noted above. Should members consider it appropriate the details of this can be secured by condition. Concern was expressed regarding the loss of agricultural land. However, the proposal is within the grounds of a hotel and therefore this is not relevant in this case.

2.26 Concern has also been expressed regarding low voltage problems in the area and that a development such as the proposal would increase social segregation. Neither matters are material planning considerations and in particular problems relating to the electrical power supply need to be addressed by the electricity supply company in consultation with the developer.

Additional Matters Arising from the Hearing

Tourist Demand and Capacity

2.27 Additional information regarding the viability of the proposal and details of visitor numbers and conference delegate information were requested at the hearing and has been submitted by the applicants. This information is attached as an appendix to this report. The data indicates that demand for the hotel accommodation is high and full capacity is reached during a number of events throughout the year when the entire hotel is occupied by one event. Of note also is the number of meetings lost the reasons for which include lack of capacity or facilities. In 2006 226 events were lost representing potential revenue of £3.975m. In 2007 (YTD) the figure was 284 events. It is clear from these figures while they are not entirely based on a lack of accommodation or facilities there is a substantial amount of business which could be attracted to St Andrews through the expansion of the hotel facilities. Overall the performance of the hotel out performs Scotland and Fife and operates within an important international marketplace. It should also be borne in mind that the hotel has recently been purchased by a large, prestigious multinational hotel chain and it is fair to assume that very careful consideration will have been made as to the business case for the purchase and the proposed expansion of the hotel. 

3.0 Conclusion

3.1 The objectives of the current and emerging development plan, so far as they relate to this proposal, are to encourage tourist related development provided such development does not do harm to the character and qualities of the area. The applicants have provided a detailed study of the proposal's landscape and visual impact, using a recognised methodology, which has not been challenged by any of the consultees. The development will only be seen from within the grounds of the hotel, once the entrance landscaping has been completed. Historic Scotland have no objection to the re-development of the steading and notwithstanding their concerns regarding the impact of the lodges, it is considered by Development Services that the development would not have a significantly detrimental impact on the setting of the listed building as a result of the separation distance and the existing tree belts surrounding Kingask House.

3.2 The proposal, subject to appropriate planning conditions and a Section 75 Legal Agreement, is considered to comply with the terms of the development plan and planning permission should be granted. As the application required an environmental impact assessment, if members are minded to grant planning permission the application must be referred to Scottish Ministers. 
RECOMMENDATION:   

A) Refer application to Scottish Ministers as it relates to development subject to an EIA

B) Subject to a section 75 Agreement requiring the following:

· No occupation of the accommodation by any individual for more than 18 weeks in any 12 month period.

· Formation of a Community Liaison group prior to and during the construction period of the hotel.

· Records of occupation to be kept and made available for inspection by the Council 

· A financial contribution of £100,000 for transportation initiatives in the St Andrews area to mitigate against the impact of traffic generated by the proposed development and make provision for pedestrians.

· Review and updating of the current travel plan

· Construction HGV's shall be limited to 20 trips in and out of the development per day

· Construction traffic to use the A915 (South) and the A917 via Lamond Drive or the A91 and the A917 via Lamond Drive, Bridge Street and City Road, St Andrews and no other routes. Condition survey of surrounding routes to ensure any damage to roads can be demonstrated. 

· Biodiversity Action Plan- to include details relating to the landscaping including future maintenance and management. The provision of a barn owl nesting box and access should be incorporated into one of the eastern building roof faces.

C) Approve subject to the following condition(s): 

1.  The development to which this permission relates must begin no later than 5 years from the date of this permission.

2. Prior to work commencing on site, a detailed landscaping scheme shall be submitted to and approved in writing by Fife Council as planning authority.  For the avoidance of doubt the scheme shall include details of species, heights, planting densities, bole diameters, at time of planting.

3. The approved scheme required by virtue of condition 2 above shall be fully implemented prior to the occupation of the proposed development.

4. Notwithstanding the results of the bat survey conducted by the applicants, an additional survey shall be undertaken immediately prior to works commencing on site. In the event that any bats or roosts are found, work shall cease until further advice is sought from Fife Council as Planning Authority in consultation with SNH.

5. Prior to work commencing, the existing steading shall be secured and sealed before the nesting season begins. 

6. All fixed plant or equipment to be installed or operated in connection with the granting of this permission shall be enclosed, attenuated and or maintained such that noise there from shall not exceed International Standards Organisation (ISO) noise rating 15 within nay neighbouring noise sensitive properties with windows slightly open when measured and/or calculated and plotted on an ISO rating curve chart. 

7. Noise arising from music played in the premises should not exceed International Standards Organisation (ISO) noise rating 15 within any neighbouring noise sensitive premises with windows slightly open when measured or calculated and plotted in an ISO Rating Curve Chart. 

8. The hours of operation of external building works shall be restricted to 8 am and 6 pm Monday to Friday and 9 am and 1 pm on a Saturday.  No operations or activity shall take place at any time on a Sunday, unless otherwise agreed in writing with Fife Council as Planning Authority.   

9. BEFORE ANY WORKS COMMENCE ON SITE, a comprehensive contaminated land investigation shall be submitted for the prior written approval of Fife Council as Planning Authority.  The investigation shall be completed in accordance with a recognised code of practice such as British Standards Institution ‘The Investigation of Potentially Contaminated Sites – Code of Practice’ (BS 10175:2001).  The report must include a site-specific risk assessment of all relevant pollutant linkages, as required in Scottish Executive Planning Advice Note 33 ‘Development on Contaminated Land’ (Revised 2000).  For the avoidance of doubt the report shall include the following details:-

(a) the nature, extent and type(s) of contamination on the site.

(i) measures to treat/remove contamination to ensure the site is fit for the use proposed.

(ii) measures to deal with contamination during construction works.

(iii) Condition of the site on completion of decontamination measures.

10. Exact details of a scheme to sign all rights of way shall be submitted for the prior written approval of Fife Council as Planning Authority before works commence on site.

11 Exact details of the proposed external lighting scheme shall be submitted for the prior written approval of Fife Council as Planning Authority before works commence on site.

Reason(s): 

1. To be in compliance with Section 58 of The Town and Country Planning (Scotland) Act 1997.

2 -3. In the interests of visual amenity and protecting environmental quality. 

4-5. In the interests of protecting the ecology of established habitats and wildlife. 

6-8. In the interests of safeguarding residential amenity and environmental quality. 

9. To ensure potential risks arising from previous site uses have been fully assessed.

10. In the interests of ensuring sustainable access options to the countryside.

11. In the interests of visual amenity and preserving environmental quality. 

Note to Applicant:

Under Section 96(3) of the Roads (Scotland) Act 1984 the Council will require a bond to the value of £100,000 to be lodged with the Council to cover any extraordinary damage, caused during construction of the development, to the existing road network. 

BACKGROUND PAPERS

The documents, guidance notes and policies referred to in “Statutory Policies and Approved Guidance”.

Report prepared by Jim Birrell, Service Manager
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APPLICATION FOR Environmental Impact Assessment    REF: � HYPERLINK "http://www.ukplanning.com/ukp/showCaseFile.do?councilName=Fife+Council&appNumber=07/00165/EEIA" �07/00165/EEIA�





SITE ADDRESS:�
Fairmont Resort St Andrews Fife�
�
�
�
�
PROPOSAL :�
Erect 37 holiday lodges (hotel accommodation Class 7); redevelop steading to form spa, holiday apartments, (hotel accommodation Class 7), restaurant (Class 3), public house and bistro, construct access and car parking, and restructure landscaping and entrance gateway (amended scheme)�
�
�
�
�
APPLICANT:�
St Andrews Bay Development Ltd Fairmont St Andrews KY16 8PN  
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