NORTH AYRSHIRE COUNCIL

28 April 2021
Planning Committee
Title: Ardrossan North Shore Development Framework
Purpose: To update Members on progress on the development of

Ardrossan North Shore and seek approval of a Development
Framework for the site.

Recommendation: It is recommended that the Planning Committee approves the

Ardrossan North Shore Development Framework (Appendix 1),
which will inform and be a material consideration in the
determination of any future planning applications for the site.
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Executive Summary

Ardrossan North Shore is a key regeneration opportunity within North Ayrshire and is
identified as a Strategic Development Area by the Adopted Local Development Plan.

This report seeks approval for a development framework for Ardrossan North Shore
which would inform detailed proposals and, if approved, would be a material
consideration in the determination of future planning applications for the site. Itis
advised that the framework has been developed through analysis of how the Council’s
aspirations for the regeneration of the site could best be accommodated, and
technical information (site conditions, transport, flood risk) and cost.

The framework has been the subject of an 8-week public consultation period and the
comments received have been considered and included at Appendix 2.

Background

The Ardrossan North Shore site extends to around 12.25 ha (30.3 acres) and has
been vacant since the mid-1980s. The site was acquired by a Limited Liability
Partnership owned jointly by the Irvine Bay Regeneration Company and Peel Land
and Property in 2009 and thereafter promoted for housing development. Following the
wind up of the Irvine Bay Regeneration Company in 2017, the Council acquired the
interests of the URC and Peel L&P, taking full ownership of the site in 2020.

In January 2019, the creation of a new 3 — 18 years community campus on the North
Shore site was proposed. In September 2019, the Council agreed to commence a
period of Statutory Public Consultation, in terms of the Education Acts, on the
proposal, and following that Consultation, the Council agreed to proceed with the
proposal in April 2020. The proposal incorporates a relocated Ardrossan Academy
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and Winton Primary, early years provision, swimming pool and offices for health and
social care staff and it is considered, would facilitate both the redevelopment of the
site and deliver educational benefits for pupils.

In addition to the community campus, the proposals identify the potential to
accommodate a marine sciences centre, new housing development, an expanded
marina, commercial uses, and a new coastal path. The development would be part of
a wider £150 million regeneration programme for the area, which includes Ardrossan
Harbour, and new physical connections to the town, over a 5-10-year period.

The Ardrossan North Shore Development Framework would establish a site layout,
which it is advised would seek to maximise the opportunity provided by this site by
proposing what is seen by the Framework as the optimal layout of mix of uses. The
Development Framework identifies the principal issues which led to the proposed
layout emerging, which include:

e The benefits of locating the campus buildings to the south of the site to maximise
their accessibility;

e The activity created by locating the campus buildings to the south of the site, with
the benefits of this location in providing a catalyst for other commercial
development;

e The benefits of focusing housing development in the north of the site, given the
historic site remediation for this use at this part of the site;

e The benéefits in locating playing fields/ sports facilities in the centre of the site in
creating a level of shelter from exposure; and

e The cost analysis which demonstrated that the proposed layout provides a cost-
effective solution

Technical information was also considered in the development of the proposals,
including:

e Ground conditions - includes geotechnical analysis (the ability of the site to
accommodate structures and the nature of foundations solutions required), and
historic site contamination and how this will be addressed to make the site suitable
for use. A site remediation strategy has been developed in consultation with The
Council’'s Environmental Health Service and the Scottish Environmental Protection
Agency (SEPA).

e Flood risk - recognises the need to develop the site to allow protection against a
1:1000 year flood event as required by SEPA guidance. The development of the
site will also require protection against wave action by a sea wall or revetment.

e Transport - The development framework proposes that a link road runs through
the site from North Shore Crescent to Montgomerie Street, through a new site
access.

Further detail on these matters would be considered by a design team appointed to
develop proposals for the site and would be required to support any future planning
applications for the site.

An 8-week period of public consultation on the development framework was launched
on 15th February, with the framework published on the Council’s website and



coverage secured in the local press. Nineteen individual responses to the consultation
were received in addition to a letter undersigned by 61 residents of Harbour View
incorporating Moonlight Place, Raylight Place, Dawnlight Circle and Stormlight Road.

2.7 A full summary of comments received, and the responses is included within Appendix
2. In general, comments received were related to the contamination of the site and
also to technical information such as traffic, access and wildlife. The Harbour View
Residents letter objects to the proposed Ardrossan North Shore Development
Framework, stating that the current development framework option chosen is not
necessarily the best option for the layout and there needs to be further public
consultation; and that development of the site should be on hold until the
contamination is addressed.

Planning Assessment

2.8 Strategic Policy 3 of the Adopted Local Development Plan (LDP2) identifies Ardrossan
Harbour and North Shore as a Strategic Development Area. The strategic
development areas policy sets out the key factors to be considered in developing
these major areas of change. LDP2 supports ‘the regeneration of Ardrossan North
Shore area for residential and mixed-use development, particularly where community
uses can be integrated into the development, which will increase pedestrian flow
through the area and into the town centre’.

2.9 ltis assessed that the proposed Development Framework accords with Strategic
Policy 3 of the Local Development, both in terms of the proposed uses and, in
principle on the layout of these uses within the site. The siting of the Community
Campus to the south of the site would maximise the potential of the development to
increase pedestrian flow through the area and into the town centre and for the
Campus to be accessed by sustainable transport. The coastal path and public space
would accord with the LDP’s support for development that provides active travel
routes into and throughout the site and the regeneration of vacant land to form an
attractive open space resource for the local community.

2.10 The LDP promotes the use of Masterplans for identified Strategic Development Areas
in order to co-ordinate development in a manner that supports the creation of
sustainable and successful places. The Ardrossan North Shore Development
Framework is relatively high level and does not extend to the level of detail typically
contained within a Masterplan but does establish some design principles. It provides
a positive basis on which to develop detailed proposals for individual elements of the
site. It establishes how coherent spaces and layouts will be created that would
maximise the potential of the site and how people and places would be connected by
enabling ease of movement within and through the North Shore. Furthermore,
community consultation is a key element of Masterplanning and has been undertaken
in respect to the Development Framework, with not any significant issues raised.

2.11 Detailed proposals would be required to demonstrate specific siting and design, and
that there would not be any adverse impact on the environmental quality of North
Ayrshire. The detailed proposals would be assessed against the detailed policies of
the LDP in any future planning application

Next Steps



2.12 An architect and design team has recently been appointed to take forward the detailed
design of the community campus. That design will be developed in line with the
development framework and if approved see planning applications for the site
submitted in late 2021. The programme for the campus envisages the start of
construction work in August 2022.

2.13 For the remainder of the Ardrossan North Shore site, a Design Brief will be prepared
for the proposed private and social housing and open space to support the creation of
a high-quality new neighbourhood, to meet the six qualities of a successful place and
the LDP Placemaking policy. The proposed International Marine Science and
Environment Centre (IMSE) and associated marine uses which form the final part of
the site are being progressed as part of the Ayrshire Growth Deal.

3. Proposals
3.1 Itis proposed that the Committee notes the consultation undertaken on the Ardrossan

North Shore Development Framework and approves the Development Framework as a
material consideration in the determination of any future planning applications for the

site.
4. Implications/Socio-economic Duty
Financial

4.1 This report has no financial implications.

Human Resources

4.2 None.

Legal

4.3 If approved, the Ardrossan North Shore Development Framework will be a material
consideration in the assessment of future planning applications for the site.

Equality/Socio-economic

4.4 None.

Environmental and Sustainability

4.5 The Development Framework has considered flood risk and ground conditions and how
to maximise opportunities for sustainable transport. A full assessment of sustainability
and environmental impact will be undertaken as part of future planning applications.

Key Priorities

4.6 The Ardrossan North Shore Development Framework seeks to deliver on a number of
the Council’s key priorities, including: children and young people experiencing the best
start in life; an inclusive, growing and enterprising local economy; vibrant, welcoming
and attractive places; and a sustainable environment.



Community Wealth Building

4.7 Supporting the wider regeneration of our communities by maximising all of our land and
assets is a key pillar of the Community Wealth Building strategy.

5. Consultation

5.1 As noted at paragraph 2.6, an 8-week period of public consultation on the
development framework was launched on 15" February, with the framework published
on the Council’s website and coverage secured in the local press. A full summary of
comments received, and a response is included within Appendix 2.

RUSSELL McCUTCHEON
Executive Director (Place)

For further information please contact Alistair Gemmell, Strategic Planning Manager, on
01294 324005.

Background Papers
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ARDROSSAN

DEVELOPMENT FRAMEWORK PLAN

Introduction
The diagram llustrated in this slida, and in further dstail on slhide 14,
shows the proposad development framewaork with the layout of usas

Roads & Parking
The principal vehicular sccess points into the site will be from North
Crescent Road and from a continuation of Barr St through the existing

wathin the site. Also included are key design considarations such as the Cosst to Coast garage site, which enables a clearer onward connection

memn points of access into the sits, the route of principal roads, cosstal
path route, and the indicative location of the campus buildings. Key
dasign principlas are further described balow,

The framework proposas to locate the commumity campus to the
southern edgs of the site, maximising opportunities for connactivity
with the town centra, with an aim to facilitating ralationships and
mtegration with the community, existing businesses, local mdustry and
transport links.

The scale of tha campus buddings will be appropriate to thesr location,
with a relationship and mimilar building height to sxisting flatted
rasidantial development at Marmers view, 1o help creste a senss of

with the town centre.

Thera vall bs two main routes through the sits with 3 read running
along part of the coastal frontage; following the routs of the new
coastal path, and a central "boulsvand’ running north/south and serving
the community campus and residental blocks

It'1s not the intention to provida & vehicular route zround tha entwe
coastal peameter of the site, rather, the coastal road will teeminate
before it reaches Montgomere Piar and will provide soma limitad
parking provision. The new central road within the site which separates
the campus from new housing will serve the housing srea to tha north,
but not provide s second vehicular accsss on to North Crescent Road

scale around the Mortgomens Pier area. An entrance will be formed at Analysis will be undertakan on tha extent to which parking provision

the southem slavation of the campus to encourage activity in this key
arsa.

The outdoor sports provision will be provided adgoent to the campus
budding and sit centrally within the site, sffording a leval of shalter, and
open views for adiacent housing development

The star deveiopment of a marine sciences cantre andfor commerc:al
space will require o establish a strong relstionship between ths
campes anhd manna, by prowiding a strong frontage for development on
to the marina.

Hioiwing

Housing s proposed to the esstam and northam parts of the sita.

To tha sast, blocks would be formed which ars back to back with
exasting residential parcals along Montgomene Road, with vehicular
and pedastrian connection points introduced in stratege locations to
create a sironger urban gnd formation. This wall help to ‘repair’ the
current edoa condrtion and estabiish development which faces onto a
naw central road within the site and then on to playing fields within the
Campus.

The requirament for a form of gnd pattemn will continue at the narthem
end of the site, craating a clear urban rasidential amangemant.
Opportunitiss to maximise views and accessibility to tha coastal
frontage will be achieved by having housing fronting onto the coast/
new coastal path. This will atso faciltate an inharently sscurs routs
along the front, with the path having passive supanvision as a result of
it's relabonship with housing. This relatonship i also remuniscent of
traditional ssafront boulevards found slsewhere in Ardrossan and othar
seasde towns.

can be shared between the campus, marina, and other faciibes. This
will raflect tha varying demands for parlang spacs in tarms of the tims
of year imarnina demand evident most dunng school hobdsys) and pesk
times of the day. Parking will ba designed to ailow provision to be
sharad by allowing spproprate peoximity to usas. It should be designad
to avoid concentration within one large spacs which dominatas the

stte, and be focused on the sast of the campus and manna to retain the
development. commercial and tounsm potential of thess areas.

Coastal Path & Public Space

Pubhic open spaces are provided across the sits, The new coastzl path
will be s focus with associsted landscaping to create an attractive
resourca for the local community, for pupds through outdoor education
spacel datly mila’ provision, and a draw for visitors.

A pocket park is slso propozed wathin the site, served from the mam
boulevard, creating a central amsnity for the local residents.

An araa of public realm is proposed to tha southern adge of the sit=
betwesan the campus buildings and Montgomens Pier, and this would
also serve 35 3 gateway to the campus buildings, giving 2n opportunity
for the new community facility to opan out to the town and encourage
activity at the mouth of the manna whare thers is potantisl for lster
commercal development  Located with views out 1o the Firth of Ciyde
and over the new marina extansion, this would also provide a significant
draw for visitars to the town and encourage use of the coastsl path.

A landscaps strategy will be developed to determune i detad the nature
of open space appropriate in accornmodating asperations for the coastal
path, public realm/covic spaca, outdoor education space and a tounsm/
recrestionat faciity,
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Appendix 2
Ardrossan North Shore Development Framework
Summary of Consultation Process and Response

Consultation on the North Shore development framework was launched on 15t
February, with the framework put on the Council’s website. A press release and
inclusion on the Council’s social media channels followed a few days later.

Just prior to the launch, around 60 letters were issued to residents in the area
affected by the proposed access into the site via Barr Street, as a courtesy before
the information became public.

The consultation process saw three meetings with a Stakeholder Reference Group
(SRG) on 4" February, 3@ March and 315t March to discuss the content of the
consultation material prior to its launch, the responses how those would be
considered.

In addition to the meetings with the SRG, included representation from local
community groups, including the Ardrossan Community Development Trust and
North Shore Positive Action Group, engagement on the framework was promoted
through the Locality Planning Partnership at its meeting on 17th March and through
the local community development officer. Discussions were also held with residents
who expressed interest in an online meeting, with the relatively low interest in this
aspect of the consultation, allowing that to take place on a one to one basis.

In total, 19 individual responses were received and a letter from Harbour View
Residents with 61 signatories.

- Nine of the responses sought a more legible plan, as a letter that was
issued was hard to read;

- Two stated that they were against the principle of the development (one
due to contamination, one due to disruption);

- Three stated that they were supportive of the plans and the difference they
would make;

- Others commented on specific issues like transport or contamination, as
summarised in the table below;

- Harbour View Residents objected to the proposed Ardrossan North Shore
Development Framework, stating that the current development framework
option chosen is not necessarily the best option for the layout and there
needs to be further public consultation; and that proposed development of
the site should be on hold until the contamination is addressed.

A summary of the comments received during the consultation process and the
responses is provided in the tale below.



Issue

Response

Contamination

The site is highly polluted
and there is significant
infrastructure below ground
level. Housing and schools
are not suitable for the site.

Request for a public
auditing process, and
requirement for local
residents to be 100%
satisfied that the proposals
will have no health, safety
or environmental impacts.

Concerns over smells,
transfer of airborne
particles, dust, structural
effects and noise pollution
arising from construction
works.

Site conditions have been the subject of extensive testing
and investigations over a number of years. A site
remediation strategy has been developed in association
with the Council’s Environmental Health Service and
SEPA as environmental regulator. The remediation and
development of a long-term derelict site will see positive
environmental outcomes.

Proposals for decontamination have been developed by an
environmental consultant in line with best practice and
consultation with the Scottish Environmental Protection
Agency.

Proposals for decontamination of the site will be reported
publicly to Members of North Ayrshire Council. Thereafter
the proposals require to accompany planning applications
for the site.

The planning application process will consider the need for
any conditions that the development or contractors will
require to comply with. That may include construction
methodology statements, limitations on construction hours,
etc.

Flood Risk

A flood risk assessment has been developed which
identifies the required finished level of the site.

Proposals are also under development for the
design/specification of a sea wall to provide wave
defences.

Access / Traffic /
Disruption

Concerned about the
access being directly
opposite of the fire station.
Thinks it will cause a
massive increase on traffic
and hinder access to fire
engines when in emergency

Noise/environmental/health
impacts of increased traffic.

A traffic assessment will require to be undertaken to
consider the impact of the various uses on the site, and
the need for any on/off site improvements. That may
include signals at the junction of Barr Street and
Montgomerie Street, and priority for emergency vehicles.
Traffic assessment will accompany a planning application
for the education campus.

A traffic assessment will accompany a planning application
for the education campus. This will seek to mitigate any
noise/environmental/health impacts. Examples will be the
need for on- and off-site transport or junction
improvements, the provision of the coastal path which will
encourage active travel, consideration of the use of pick
up/drop off areas, etc.




No access should be
available through Raylight
and Moonlight Place.

The location of the school
on the edge of Ardrossan
will make it difficult for
pupils to travel by foot

Concerned about the
impact on Montgomerie
Street

Not happy about having a
school at the back of their
property, think it will cause
disruption.

While subject to the detailed design of the site, it is
considered unlikely that access through these residential
streets will be required given nearby access points at
Mariners View, Montgomerie Street and the new site
access linking to Barr Street.

Active travel will be encouraged by the development of a
new coastal path at the boundary of the north shore site
(for which funding has been secured), as well as additional
off-site improvements to facilitate access by foot por bike.

As above, a traffic assessment will consider the need for
any off-site improvements, traffic calming/restrictions., etc.

The principle of the development of the site for the uses
proposed is accepted by Local Development Plan 2 and
has been the subject of extensive public consultation.

The potential for any disruption will be considered through
processes such as the transport assessment or
environmental assessments and impacts mitigated through
these processes.

Impact on Wildlife

Concerns over the impact
on the proposals on wildlife
on the site

As a derelict site there is understood to be little in the way
of habitat with ecological value and the principle of the
sites’ development has been accepted by previous
planning applications and LDP2. The site will be subject to
ecological surveys to determine the presence of any
protected species and any mitigation measures that
require to be put in place to protect these in the design and
construction of the site.

Open Space/Recreation

Concerned about loss of
Open Space and
recreational facility

Concerned about the lack of
green space and suggests
the need for a play park

The principle of the sites’ development is established by

the Local Development Plan the recreational value of the
site are not protected. New opportunities will be created

e.g. coastal path, external spaces.

Site will incorporate a large area of open space through
the playing fields within the site, and also landscaping
around the proposed coastal path. Housing development
areas will require to comply with the council’s policy on
play provision, and this will determine whether there are
play facilities developed within the site.

Design & Layout

Consider building
bungalows — there are
plenty of flats in the area

Bungalows could be provided on the site, albeit that will be
a decision for the developer based on
marketability/demand.




Concerned about the colour
— do not want brown and
would suggest the use of
light colours

Restriction on building
height to 2 storeys

Over development

New housing should be
required to be separated
from existing housing by
open space

No decision has been made on the colour of the buildings
at this stage, this will be for the appointed architect to
consider.

While no building heights have been specified at this stage
and for the community campus this will be determined by
the architect, there is already context in the immediate
area for development of four storeys at Mariners view, and
three storeys on higher land at Sweeney Gardens. The
reference to previous proposals being limited to two
storeys relates only to proposals by Persimmon Homes for
part of the site to the north.

This conclusion cannot be reached as the layout is
indicative and does not for example confirm a specific
number of houses, parking spaces, etc.

There is no planning reason why new housing cannot
adjoin existing housing, with appropriate design.

Other issues

Suggested to make bike
fast charging points and
shelter for waiting as this
will help to promote the
coastal cycle path

Suggestion passed to active travel team and low carbon
hub officer. Funding has been secured for electric vehicle
charging points at two locations within Ardrossan, and the
siting of those can also consider charging facilities for e-
bikes.

Plans illegible

Letter sent as a courtesy to around 60 local residents most
affected by the proposed new access to the site were
provided with a plan at a scale that made it difficult to read.
The accompanying letter advised residents that plans were
available online, and a revised plan was later issued at a
better scale.

Requirement for
transparency on costs.

Accepted. All costs when confirmed will be available
through the Councils capital plan. The figure for
investment in Ardrossan (over £150M) includes investment
the cost of improvements at Ardrossan Harbour which will
be funded by a range of partners.

Welcome proposals

A number of responses welcomed the proposals as
positive both for the town and for young people.




