Agenda Iltem No 3

South Ayrshire Council

List of Planning Applications for Regulatory Panel (Planning) Consideration on 10 December 2025

Reference

Number Location Development Applicant Recommendation
1. 25/00689/APP Townend House Alterations to Townend House = Enhance Healthcare Approval with
David Clark Townend Drive and formation of car park and Ltd Condition(s)
Symington associated hardstandings
(Objections) South Ayrshire
KA1 5QL
(Application Summary)
2. 25/00687/APP 32A Kyle Street Change of use from Class 9 Russell Property
David Clark Ayr dwellinghouse to short-term let  Solutions &
South Ayrshire accommodation Investment Soucing
(Objections) KA7 1RZ LTD

(Application Summary)

3. 25/00650/FURM Land At Further application so as notto Milestone Approval with
Alastair McGibbon Manse Road comply with Condition 19 of Developments Condition(s)
Coylton previously consented
(Objections) South Ayrshire 22/00779/MSCM

(Application Summary)
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Agenda Item No 3/1.

REGULATORY PANEL: 10 DECEMBER 2025
REPORT BY HOUSING, OPERATIONS AND DEVELOPMENT

25/00689/APP
TOWNEND HOUSE TOWNEND DRIVE SYMINGTON SOUTH AYRSHIRE KA1 5QL

Location Plan
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This product includes mapping data licensed from Ordnance Survey with permission of the Controller of Her Majesty’s Stationery Office.
© Crown copyright and/or database right 2018. All rights reserved. Licenced number 100020765.

The drawings and other documents relating to this application, can be accessed on the Council’s website via the
link below:

(Application Summary)

Summary

Planning permission is sought for external alterations to Townend House, a mid-19th century Category B Listed building
located within the Townend Estate to the south-west of Symington, together with the formation of a car park within its
landscaped grounds. The application is retrospective and relates primarily to alterations to cast-iron rainwater goods
and the creation of a surfaced parking area on previously grassed land. The use of the building as a Class 8 residential
institution remains unchanged, and no change of use is proposed.

The building comprises long-established Class 8 residential accommodation with associated grounds. No alterations to
the internal layout of the building forms part of this application. The proposal solely seeks permission for the external
drainage works and the formation of the parking area.

The application has attracted a significant number of objections, largely relating to the perceived future use of the
building, traffic, residential amenity, biodiversity impacts, and procedural matters. These concerns have been
considered in the context of relevant planning policy and the physical works proposed by this application. It is considered
that none of the objections raise material planning reasons to warrant refusal of the application.

The proposed development has been assessed against the provisions of National Planning Framework 4 and South
Ayrshire Local Development Plan 2. The works are considered to be acceptable and, subject to appropriate landscaping,
biodiversity, and lighting conditions, are unlikely to result in unacceptable impacts on the listed building, its setting, or
the wider locality. Accordingly, the application is recommended for approval subject to conditions.

Page 1 of 12


https://publicaccess.south-ayrshire.gov.uk/online-applications/applicationDetails.do?keyVal=T4KKOWBDIRP00&activeTab=summary

south

AVRSHIRE

COUNCIL

Comhairle Siorrachd Air a Deas
Making a Difference Every Day

REPORT BY HOUSING, OPERATIONS AND DEVELOPMENT

REGULATORY PANEL: 10 DECEMBER 2025

SUBJECT: PLANNING APPLICATION REPORT

APPLICATION REF: 25/00689/APP

Townend House
Townend Drive

SITE ADDRESS: Symington
South Ayrshire
KA1 5QL

Alterations to Townend House and formation of car park and

DESCRIPTION: associated hardstandings

RECOMMENDATION: Approval with conditions

APPLICATION REPORT

This report fulfils the requirements of Regulation 16, Schedule 2, paragraphs 3 (c) and 4 of The Town and Country
Planning (Development Management Procedure) (Scotland) Regulations 2013 (as amended). The application is
considered in accordance with the Council’s Scheme of Delegation as well as the Procedures for the Handling of Planning
Applications.

Key Information:

The application was received on 23 October 2025.

The application was validated on 28 October 2025.

The case officer visited the application site on 23 October 2025.

Neighbour Notification, under Regulation 18 of The Town and Country Planning (Development Management
Procedure) (Scotland) Regulations 2013, was carried out by the Planning Authority on 29 October 2025.

No Site Notice was required.

¢ No Public Notice in the Local Press was required.

1. Proposal:

The application site comprises Townend House, a mid-19th-century Category B Listed building located to the
south-west of Symington within the Townend Estate. The application site includes Townend House itself together
with its landscaped grounds. Access is taken via a private estate road shared with several other properties. Areas
of woodland within the wider grounds are identified within the Ancient Woodland Inventory.

Townend House has most recently operated as a residential care facility (Class 8 of the Use Classes Order)
providing long-term accommodation and support for adults with a range of physical and learning disabilities and
associated care needs.

Planning permission is sought for alterations to Townend House and for the formation of a car park within its
grounds. The application is retrospective insofar as a number of the external alterations to the listed building
have already been undertaken, and the car park area has also been constructed on site.
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Regulatory Panel (Planning): 10 December 2025
Report by Housing, Operations and Development (Ref: 25/00689/APP)

The external works primarily relate to alterations to the cast-iron drainage outlets and associated ventilation
serving the building. These include the installation of new cast-iron downpipes, the repositioning of existing
outlets, and the introduction of new or revised ventilation terminals to serve internal services. Ancillary works
comprise making-good to areas of masonry where previous rainwater goods and vents had been removed or
altered.

The proposal also includes the formation of a vehicular parking area within the grounds of Townend House. The
car park is shown on the submitted site layout plan and consists of a surfaced parking area located to the east
of Townend House.

Background information

Historically, the site has operated as a Class 8 residential institution under the Use Classes Order (Planning
(Scotland) Act), providing long-term residential accommodation and support for adults with a range of physical
and learning disabilities and associated care needs. Most recently, Townend House has operated as a residential
care facility delivering long-term support for adults with a range of physical and learning disabilities and
associated care needs.

It is understood that Townend House is proposed to be used as an alcohol and drug rehabilitation facility. This
prospective use has generated significant public interest and correspondence, with numerous objections
received relating primarily to the intended use of the building. However, in planning terms, this proposed use is
also considered to fall within Class 8. Residents attending the facility would do so voluntarily, and the
accommodation would continue to operate as a residential institution. The Planning Service has advised the
applicant that a Certificate of Lawfulness (Proposed Development) could be submitted to formally establish the
proposed use, although this is not mandatory. Based on the information available, the proposal does not
constitute a change of use for planning purposes.

Accordingly, the purpose of this planning application is to consider solely the external alterations to Townend
House - primarily the removal, repositioning, and reinstatement of cast iron drainage outlets - and the formation
of a car park to the south-east of the building. While the prospective use has been a focal point of public concern,
it is not a material consideration in the determination of this application. The assessment of the proposal will
therefore focus exclusively on the physical works to the building’s exterior and the associated car parking
provision.

The application requires to be reported to the Council's Regulatory Panel, as more than ten competent written
objections have been received, together with an objection from the Community Council, who express a different
view to the recommendation to approve the application subject to conditions.

2. Consultations:

Ayrshire Roads Alliance - offer no objections.
Council’s Environmental Health Service - offer no objections.

3. Submitted Assessments/Reports:

In assessing and reporting on a Planning application the Council is required to provide details of any report or
assessment submitted as set out in Regulation 16, Schedule 2, para. 4 (c) (i) to (iv) of the Development
Management Regulations.

None.

4, S75 Obligations:

In assessing and reporting on a Planning application the Council is required to provide a summary of the terms
of any Planning obligation entered into under Section 75 of The Town and Country Planning (Scotland) Act in
relation to the grant of Planning permission for the proposed development.

None.
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Regulatory Panel (Planning): 10 December 2025
Report by Housing, Operations and Development (Ref: 25/00689/APP)

5.

Scottish Ministers Directions:

In determining a Planning application, the Council is required to provide details of any Direction made by Scottish
Ministers under Regulation 30 (Directions requiring consultation), Regulation 31 (Directions requiring
information), Regulation 32 (Directions restricting the grant of Planning permission) and Regulation 33 (Directions
requiring consideration of condition) of The Town and Country Planning (Development Management Procedure)
(Scotland) Regulations 2013, or under Regulation 50 (that development is EIA development) of The Town and
Country Planning (Environmental Impact Assessment) (Scotland) Regulations 2017.

None.

Representations:

33 representations have been received, 33 of which object to the proposed development. The Symington
community Council has made representation, objecting to the proposed development. All representations can
be viewed online at https://publicaccess.south-ayrshire.gov.uk/online-
applications/applicationDetails.do?keyVal=T4KKOWBDIRP00&activeTab=summary

The issues raised by Representees can be summarised as follows.

Change of Use / Nature of Facility

e Residents express concern that the building is changing from a care home for adults with learning
difficulties to a drug and alcohol rehabilitation facility.

e ltis alleged that future occupants may include individuals recently released from prison or with complex
needs.

e Concerns are raised regarding potential risks to the safety and security of children, families, and
vulnerable residents.

e Fears have been expressed regarding the potential for increased crime, anti-social behaviour, and
disturbance.

e Concerns have also been raised regarding the introduction of up to 24 adult residents into an estate
currently home to 20 residents, including elderly pensioners, young children, and adults living alone, and
the impact this may have on the safety, wellbeing, and amenity of existing residents.

Impact on Residential Amenity

e Anticipated increase in traffic along a narrow, private, and unlit access road.

e Potential adverse impacts arising from noise, light pollution (including floodlighting and car park lighting),
and loss of privacy.

e Loss of informal recreational space and disturbance to wildlife, including deer, foxes, bats, and bird
species.

e Perceived erosion of the quiet, rural, and conservation character of the village.

¢ Residents have highlighted stress, fear, and anxiety caused by the proposed use, including concerns
over physical confrontation and mental health impacts.

Car Park and Access Concerns

e Objection to the construction of a new car park as opposed to resurfacing existing hardstanding areas.

e Removal of mature trees and the potential impact on biodiversity, including bats.

¢ Increased vehicle movements, deterioration of the access road, and the associated maintenance burden
on residents.

e Concerns regarding inadequate drainage provision and an increased risk of flooding arising from the
new car park.

e Allegations have been made regarding inaccuracies in the submitted plans, including the size of the car
park, the number of spaces created, and the inclusion of land not owned by the applicant.
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Regulatory Panel (Planning): 10 December 2025
Report by Housing, Operations and Development (Ref: 25/00689/APP)

Listed Building and Heritage Concerns

e Internal alterations, including the installation of en-suite bathrooms and associated structural works, are
considered by residents to be excessive.

e External works, including the installation of vents, drainage pipes, and other alterations, are perceived
as harmful to the character and appearance of the listed building.

e Alack of clarity is expressed as to whether the requisite Listed Building Consent has been obtained for
the works undertaken.

e Evidence submitted by residents suggests that additional bore holes and pipework have been installed
beyond what would constitute maintenance or replacement of existing features.

Procedural and Transparency Concerns

e Allegations that retrospective works have been carried out without prior planning/listed building consent.

e Concerns regarding the absence of consultation with local residents prior to the commencement of works
or the alleged change of use.

e Claims within the application are alleged to be misleading in relation to site ownership and land use.

e Doubts are raised as to whether the appropriate planning procedures have been followed, including
matters relating to risk assessment and public notification.

e Failure to carry out an Integrated Impact Assessment (lIA) prior to the submission of the application,
particularly given the potential impacts on children, elderly residents, and vulnerable groups.

Practical Impact on Residents

e Concerns regarding potential property devaluation, failed property sales, and wider impacts on
community wellbeing.

e Queries regarding the adequacy of existing water supply and drainage infrastructure to accommodate
additional en-suite facilities.

e General anxiety relating to public safety and the absence of a prior risk assessment.

e Residents have reported changes to daily routines, such as avoiding walking after dark, arranging
alternative school transport, and increased concerns about personal and community safety.

The matters raised by the representees are considered elsewhere in this report.

In accordance with the Council’s procedures for the handling of Planning applications the opportunity exists for
Representees to make further submissions upon the issue of this Panel Report by addressing the Panel directly.
A response to these representations is included within the assessment section of this report.

7. Assessment:

The material considerations in the assessment of this planning application are the provisions of the development
plan, other policy considerations (including government guidance), objector concerns and the impact of the
proposal on the amenity of the locality.

On 13 February 2023, Scottish Minsters published and adopted National Planning Framework 4 (NPF4). NPF4
sets out the Scottish Ministers position in relation to land use planning matters and now forms part of the statutory
development plan, along with the South Ayrshire Local Development Plan 2 (LDP2) (adopted August 2022).

Sections 25(1) and 37(2) of the Town and Country Planning (Scotland) Act 1997 (as amended) indicates that in
making any determination under the Planning Acts, regard is to be had to the development plan. The
determination shall be made in accordance with the plan unless material considerations indicate otherwise. The
application is determined on this basis.

Legislation states that in the event of any incompatibility between a provision of NPF4 and a provision of an LDP,
whichever of them is the later in date is to prevail (Town and Country Planning (Scotland) Act 1997 ("the 1997
Act”); Section 24(3)). NPF4 was adopted after the adoption of LDP 2, therefore NPF4 will prevail in the event of
any incompatibility.
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Regulatory Panel (Planning): 10 December 2025
Report by Housing, Operations and Development (Ref: 25/00689/APP)

(i) National Planning Framework 4 (NPF4)

The following policies of NPF4 are considered particularly relevant in the assessment of the application and can
be viewed in full online at National Planning Framework 4 - gov.scot (www.gov.scot):

Policy 2 — Climate mitigation and adaptation
Policy 3 — Biodiversity

Policy 6 — Forestry, woodland and trees
Policy 7 — Historic assets and places

The provisions of NPF4 must, however, be read and applied as a whole, and as such, no policies should be
read in isolation. The application has been considered in this context.

As assessment of the proposals against the provisions of NPF4 is set out below.

(ii) South Ayrshire Local Development Plan 2

The following policies of the South Ayrshire Local Development Plan 2 are relevant in the assessment of the
application and can be viewed in full online at Local development plan 2 - South Ayrshire Council (south-

ayrshire.gov.uk):

Strategic Policy 1: Sustainable Development;
Strategic Policy 2: Development Management;
LDP Policy: Historic Environment;

LDP Policy: Woodland and Forestry;

LDP Policy: Preserving trees; and

LDP Policy: Land use and Transport.

O OO0 Oo0Oo0OoOo

The provisions of the Adopted South Ayrshire Local Development Plan 2 must, however, be read and applied
as a whole, and as such, no single policy should be read in isolation. The application has been considered in
this context.

An assessment of the proposals against the provisions of Local Development Plan 2 is set out below.

(iii) Planning History

The relevant planning history of the site is summarised as follows:

08/00039/FUL — Alterations to the existing building, including the sub-division of bedrooms. Approved.
08/01318/LBC — Internal alterations to the listed building. Approved.

22/00751/APP — Alterations and extension to the existing care home. Approved.

22/00752/LBC — Alterations and extension to the listed building. Approved.

25/00690/LBC — Listed Building Consent for cast iron works, submitted alongside the current planning
application. Pending consideration.

In respect of the 2022 approvals, it is noted that development has commenced on site, with foundations laid for
the approved extension. It appears, however, that these works have since ceased, with subsequent activity
focused on works to Townend House itself.

In addition, unauthorised internal works have been undertaken within Townend House. These matters are

currently being progressed by the Planning Service through the enforcement process, and a further retrospective
Listed Building Consent application is anticipated to be submitted in due course in connection with those works.
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(iv) Objector Concerns

The concerns of the objectors are summarised and consider as follows: -
Change of Use / Nature of Facility

Objection: Residents express concern that the building is changing from a care home for adults with learning
difficulties to a drug and alcohol rehabilitation facility. It is alleged that future occupants may include individuals
recently released from prison or with complex needs. Concerns are raised regarding potential risks to the safety
and security of children, families, and vulnerable residents. Fears have been expressed regarding the potential
for increased crime, anti-social behaviour, and disturbance.

Objectors also highlight the introduction of up to 24 adult residents into an estate currently home to 20 residents,
including elderly pensioners, young children, and adults living alone. They consider this may have adverse
impacts on the safety, wellbeing, and amenity of existing residents, raising stress and anxiety in the local
community.

Response: The current application does not propose a change of use. Townend House remains within Class 8
(Residential Institutions - Care Home). The planning assessment is therefore restricted to the physical works
proposed, including external alterations and the formation of a car park. Matters relating to the client group,
operational practices, or perceived future use are not material to the determination of this application.

Impact on Residential Amenity

Objection: Anticipated increase in traffic along a narrow, private, and unlit access road. Potential adverse
impacts arising from noise, light pollution (including floodlighting and car park lighting), and loss of privacy. Loss
of informal recreational space and disturbance to wildlife, including deer, foxes, bats, and bird species. Perceived
erosion of the quiet, rural, and conservation character of the village.

Residents further raise stress, fear, and anxiety caused by the proposed use, including concerns over potential
physical confrontation and mental health impacts. Daily routines are reportedly disrupted, with residents avoiding
walking after dark and arranging alternative school transport.

Response: The planning assessment is confined to the land-use and physical effects arising from the proposed
development. The lawful use of Townend House already generates vehicular movements, and the proposed car
park is intended to manage existing parking demand. No alterations to the access are proposed, and the level
of additional traffic on the private access road is not considered significant in road or amenity terms.

External lighting, including car park and security lighting, can be controlled by condition to prevent light spill,
glare, and disturbance to residents or wildlife. The layout of the car park does not directly overlook neighbouring
dwellings, and separation distances are sufficient to safeguard residential privacy.

The loss of the existing grassed area represents a change to the character of the site. However, this loss is
considered in the context of operational requirements and the benefits of providing formalised parking to prevent
uncontrolled encroachment onto wider green areas. Comprehensive landscaping, replacement planting,
boundary treatment, and biodiversity enhancement measures can be secured by condition.

No evidence has been submitted indicating unacceptable harm to protected species or local wildlife. Appropriate
ecological safeguards and habitat enhancement measures can be imposed by condition. Subject to these
measures, the development is not considered to result in an unacceptable erosion of the established character
of the area.
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Regulatory Panel (Planning): 10 December 2025
Report by Housing, Operations and Development (Ref: 25/00689/APP)

Car Park and Access Concerns

Objection: Concerns are raised to the construction of a new car park rather than resurfacing existing
hardstanding areas. Concerns include the potential removal of mature trees, impacts on biodiversity (including
bats), increased vehicle movements, deterioration of the access road and the associated maintenance burden
on residents, together with concerns regarding surface water drainage and a potential increased risk of flooding.

Response: It is acknowledged that some damage has occurred to a tree located in close proximity to the car
park during the course of works. Concerns have also been raised regarding the potential felling of other trees
within the wider grounds of the Townend Estate. The current application, however, does not propose the removal
of any trees, and no tree felling forms part of the approved development.

The affected tree is not protected by a Tree Preservation Order nor is it located within a Conservation Area.
Consent is not therefore required to undertake works. While parts of the wider estate are identified within the
Ancient Woodland Inventory, this designation does not, in itself, require the Planning Authority to give written
consent for works or confer statutory protection on individual trees. Planning control is therefore limited to the
direct physical impacts of the car park works, and any tree damage occurring outside the scope of the approved
development falls outwith the powers of the Planning Service under this application. The integrity of the woodland
resource is not considered to be materially affected.

Mitigation can be secured through planning conditions, including landscaping, replacement planting, tree
protection during any remaining works, and biodiversity enhancement measures to ensure that any localised
damage is addressed and the overall ecological value of the site is maintained.

The application site is not identified within the SEPA Flood Risk Map as being at risk from river, coastal, or
surface water flooding. Surface water drainage is therefore not considered to require control by condition and is
instead addressed by advisory note, to ensure runoff is appropriately managed and does not adversely affect
neighbouring land or the private access road.

Traffic generation associated with the lawful use of the building and the future maintenance of the private access
road fall outwith the scope of planning control. The Ayrshire Roads Alliance has raised no objection to the
proposal. Proportionate landscaping and biodiversity enhancement measures can be secured by condition to
mitigate the loss of grassed areas, offset localised impacts, and support the wider ecological value of the site.

Listed Building and Heritage Concerns

Objection: Internal alterations, including the installation of en-suite bathrooms and associated structural works,
are considered by residents to be excessive. External works, including the installation of plastic vents, drainage
pipes, and other alterations, are perceived as harmful to the character and appearance of the listed building. A
lack of clarity is expressed as to whether the requisite Listed Building Consent has been obtained for the works
undertaken.

Response: The external works proposed as part of this planning application primarily relate to alterations to the
cast-iron drainage outlets and associated ventilation serving the building. Internal works are not part of this
planning application and are considered separately under Listed Building legislation. No significant harm to the
character or appearance of the listed building is identified as part of the assessment of this planning application.
The separate Listed Building Consent process addresses any works requiring heritage consent.
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Regulatory Panel (Planning): 10 December 2025
Report by Housing, Operations and Development (Ref: 25/00689/APP)

Procedural and Transparency Concerns

Objection: Retrospective works have been carried out without prior planning or listed building consent. Concerns
are raised regarding the absence of consultation with local residents, alleged misleading claims about land
ownership and use, and compliance with planning procedures. In particular, objectors suggest that the applicant
may not own all of the land within the application site.

Concerns are also raised regarding the absence of an Integrated Impact Assessment (I1A) prior to submission
of the application.

Response: The retrospective nature of the works is noted. Planning allows assessment of retrospective
applications in the same manner as prospective proposals.

With respect to land ownership, the applicant has certified that they are the legal owner of all land within the red
line application site. Planning permission enables development to be undertaken on land where consent is
granted but does not override other statutory functions, such as land ownership or property rights. Alleged false
declarations of ownership would need to be challenged through the courts rather than being a consideration to
the assessment of this application .

Regarding the IlA, this is a Council governance tool designed to inform policy or strategic decisions that may
affect vulnerable groups. While an IIA may be relevant for broader Council decision-making, it is not a statutory
requirement for the determination of an individual planning application. Therefore, the absence of an IIA does
not prevent the planning assessment of this application.

Pre-application consultation with residents is not a statutory requirement for this type of planning application. The
current assessment focuses on the material planning considerations, and the Council can impose conditions,
including landscaping, biodiversity mitigation, and lighting controls, to address potential impacts.

Practical Impacts on Residents

Objection: Concerns regarding potential property devaluation, failed property sales, and wider impacts on
community wellbeing. Queries regarding the adequacy of existing water supply and drainage infrastructure to
accommodate additional en-suite facilities. General anxiety relating to public safety and the absence of a prior
risk assessment.

Response: These matters largely relate to the perceived use of the building rather than the physical works
proposed. Planning assessment is confined to the material impacts of the development, including the car park,
hardstanding, and external works. Issues relating to property values, water infrastructure beyond the site
boundary, or public safety associated with future operational practices fall outwith the scope of the planning
assessment.

(v) Impact on the Locality

Planning permission is required for the alterations to Townend House and the formation of a car park within its
grounds. The assessment of the current application is required to consider the physical impacts of these
proposals on the locality, having regard to the development plan, and other material considerations, including
representations received and consultation responses. It is important to emphasise that the application does not
propose a change of use. Accordingly, the assessment and planning decision focus exclusively on the physical
works and their effects on the grounds and the surrounding environment.

Matters relating to Listed Building Consent will be considered separately as part of the assessment of the Listed
Building application(s) submitted (see Planning History above).

Townend House, a mid-19th-century Category B Listed building, is located within landscaped grounds that
include areas of woodland identified in the Ancient Woodland Inventory. The property has a long-established
lawful use as a Class 8 residential institution, most recently operating as a care facility. The proposed works
include the removal, repositioning, and reinstatement of cast-iron drainage outlets and the formation of a surfaced
car park to the east of the building. These works have been carried out retrospectively. It is disappointing that
the applicant undertook these works without dialogue with neighbours or the Council, resulting in retrospective
enforcement implications and public concern.
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Regulatory Panel (Planning): 10 December 2025
Report by Housing, Operations and Development (Ref: 25/00689/APP)

The car park works, while described in the application as “resurfacing,” have involved the conversion of a
previously grassed embankment into a hardstanding area. This has resulted in the loss of grassed amenity and
potential habitat, which is regrettable. In line with Policy 3 (Biodiversity) of NPF4 and LDP2 policies on woodland
and trees, appropriate mitigation in the form of landscaping and biodiversity enhancements can be secured
through conditions, providing compensatory ecological benefit and ensuring that the development is
proportionate to its scale.

Concerns have been raised regarding trees and woodland, including potential damage during car park formation.
The application does not propose the felling of any trees, and while minor damage to one tree is acknowledged,
the integrity of the Ancient Woodland Inventory is not materially compromised. Any mitigation measures would
be limited to landscaping improvements consistent with the scale of the car park and the surrounding grounds,
in accordance with Policy 6 (Forestry, Woodland and Trees) of NPF4 and LDP2 provisions on tree preservation.

The external alterations to Townend House are minor and largely relate to rainwater management. While
retrospective, these works are not considered to materially harm the character or setting of the listed building, in
accordance with Policy 7 (Historic Assets and Places) of NPF4 and LDP2 policies on the historic environment.
Internal works, such as the installation of en-suite facilities, fall outside the scope of this application.

Issues regarding traffic, road safety, or potential operational impacts associated with the proposed use of
Townend House as a rehabilitation facility are not material to the assessment, as the use of the building remains
Class 8. Similarly, concerns regarding perceived increases in noise, lighting, or general amenity are either
outside planning control or can be mitigated by conditions where associated with the physical works (e.g., lighting
associated with the car park).

Overall, while it is disappointing that the applicant undertook retrospective works and did not engage proactively
with the local community, the proposed alterations to the Townend House and the formation of the car park are
modest and proportionate. The application seeks to regularise the development, and planning conditions can be
attached to secure biodiversity and landscaping mitigation, to ensure that the physical works respect the
character of the listed building, its grounds, and the wider locality. On balance, the impact on the locality is
acceptable and in accordance with the relevant provisions of NPF4 (Policies 2, 3, 6, and 7) and South Ayrshire
LDP2 (Strategic Policies 1 and 2, Historic Environment, Woodland and Forestry, Preserving Trees, and Land
Use and Transport).

8. Conclusion:

The application seeks planning permission for alterations to Townend House, a Category B Listed building, and
for the formation of a surfaced car park within its grounds. The works are retrospective, involving external
alterations to rainwater goods/ vents and the creation of a hardstanding area on previously grassed land. While
the proposals have generated public concern, particularly regarding the perceived change of use and operational
impacts, it is consider that Townend House remains within Class 8 (Residential Institutions — Care Home).
Accordingly, the use of the building and potential client group are not material considerations in the determination
of this application.

The external works are relatively minor and do not materially affect the character or setting of the listed building.
The car park, although constructed on a previously grassed embankment, can be mitigated through appropriate
landscaping and biodiversity enhancements. Overall, the integrity of the Ancient Woodland Inventory is
considered to be maintained.

On balance, the proposed alterations and car park formation are proportionate, acceptable in design, and
sympathetic to the character of the listed building and its grounds. Appropriate conditions can secure biodiversity,
landscaping, and lighting mitigation, ensuring that the works integrate with the surrounding locality. The proposals
are therefore considered to accord with the relevant provisions of NPF4 (Policies 2, 3, 6, and 7) and South
Ayrshire LDP2 (Strategic Policies 1 and 2; Historic Environment; Woodland and Forestry; Preserving Trees; Land
Use and Transport). Approval of the application, subject to conditions, is recommended.
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Regulatory Panel (Planning): 10 December 2025
Report by Housing, Operations and Development (Ref: 25/00689/APP)

9.

9.1

9.2

Recommendation:

It is recommended that the application is approved subject to the following conditions:
(1C)  That the development hereby permitted must be begun within three years of the date of this permission.

(1R)  Tobe in compliance with Section 58 of The Town and Country Planning (Scotland) Act 1997 as amended
by Section 32 of The Planning (Scotland) Act 2019.

(2C) That the development hereby granted shall be implemented in accordance with the approved plan(s) as
listed below and as forming part of this permission unless a variation required by a condition of the
permission or a non-material variation has been agreed in writing by the Planning Authority.

(2R)  To ensure that the development is carried out in accordance with the approved plans unless otherwise
agreed.

(3C)  That within three months of the date of this permission, a landscaping and biodiversity mitigation scheme
shall be submitted to and approved in writing by the Planning Authority. This shall include planting,
habitat enhancements, and measures to mitigate the loss of grassed areas. The approved scheme shall
be implemented and maintained in perpetuity.

(B3R)  To offset the ecological and visual impact of the car park.

(4C) That no external lighting shall be installed in association with the car park hereby approved unless a
lighting scheme has first been submitted to and approved in writing by the Planning Authority. Any
approved lighting shall be installed and maintained in accordance with the approved details, for the
lifetime of the development.

(4R)  To safeguard residential amenity, reduce light pollution, and protect ecological interests in the event that
external lighting is installed.

Advisory Notes:

(1) The applicant is advised to ensure that surface water from the car park does not adversely affect the
private access road or neighbouring properties. Any drainage measures required beyond the site
boundary are the responsibility of the landowners concerned.

List of Determined Plans:

Drawing - Reference No (or Description): AE(00)010
Drawing - Reference No (or Description): AE(00)011
Drawing - Reference No (or Description): AE(00)012
Drawing - Reference No (or Description): AE(00)013
Drawing - Reference No (or Description): AE(00)014
Drawing - Reference No (or Description): AE(00)015
Drawing - Reference No (or Description): AE(00)016
Drawing - Reference No (or Description): AE(00)017
Drawing - Reference No (or Description): AE(00)O0OL Rev A

Drawing - Reference No (or Description): AL(00)0CP
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9.3 Reason for Decision (where approved):

The proposed external alterations to Townend House and the formation of a car park are not considered to
materially harm the character, appearance, or setting of the Category B Listed building or its landscaped
grounds. The development accords with the relevant provisions of National Planning Framework 4 and South
Ayrshire Local Development Plan 2.

Background Papers:

1. Application form, plans and submitted documentation.

2. Representations.

3. Adopted South Ayrshire Local Development Plan (LDP2).
4. National Planning Framework 4 (NPF4).

5. Use Classes Order (Planning (Scotland) Act)

Integrated Impact Assessment:

The consideration of this planning application sits within a policy framework of the Council’s Local Development Plan
2 and National Planning Framework 4. These have been the subject of Equalities Impact Assessments which
considered how the policies may impact on protected characteristics. Therefore, no separate Integrated Impact
Assessment is required.

Person to Contact:

David Clark, Co-ordinator (Development Management) - Telephone 01292 616 118

Page 12 of 12



Agenda Item No 3/1

REGULATORY PANEL: 10 DECEMBER 2025
REPORT BY HOUSING, OPERATIONS AND DEVELOPMENT

25/00689/APP
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© Crown copyright and/or database right 2018. All rights reserved. Licenced number 100020765.

The drawings and other documents relating to this application, can be accessed on the Council’s website via the
link below:

(Application Summary)

Summary

Planning permission is sought for external alterations to Townend House, a mid-19th century Category B Listed building
located within the Townend Estate to the south-west of Symington, together with the formation of a car park within its
landscaped grounds. The application is retrospective and relates primarily to alterations to cast-iron rainwater goods
and the creation of a surfaced parking area on previously grassed land. The use of the building as a Class 8 residential
institution remains unchanged, and no change of use is proposed.

The building comprises long-established Class 8 residential accommodation with associated grounds. No alterations to
the internal layout of the building forms part of this application. The proposal solely seeks permission for the external
drainage works and the formation of the parking area.

The application has attracted a significant number of objections, largely relating to the perceived future use of the
building, traffic, residential amenity, biodiversity impacts, and procedural matters. These concerns have been
considered in the context of relevant planning policy and the physical works proposed by this application. It is considered
that none of the objections raise material planning reasons to warrant refusal of the application.

The proposed development has been assessed against the provisions of National Planning Framework 4 and South
Ayrshire Local Development Plan 2. The works are considered to be acceptable and, subject to appropriate landscaping,
biodiversity, and lighting conditions, are unlikely to result in unacceptable impacts on the listed building, its setting, or
the wider locality. Accordingly, the application is recommended for approval subject to conditions.
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REPORT BY HOUSING, OPERATIONS AND DEVELOPMENT

REGULATORY PANEL: 10 DECEMBER 2025

SUBJECT: PLANNING APPLICATION REPORT

APPLICATION REF: 25/00689/APP

Townend House
Townend Drive

SITE ADDRESS: Symington
South Ayrshire
KA1 5QL

Alterations to Townend House and formation of car park and

DESCRIPTION: associated hardstandings

RECOMMENDATION: Approval with conditions

APPLICATION REPORT

This report fulfils the requirements of Regulation 16, Schedule 2, paragraphs 3 (c) and 4 of The Town and Country
Planning (Development Management Procedure) (Scotland) Regulations 2013 (as amended). The application is
considered in accordance with the Council’s Scheme of Delegation as well as the Procedures for the Handling of Planning
Applications.

Key Information:

The application was received on 23 October 2025.

The application was validated on 28 October 2025.

The case officer visited the application site on 23 October 2025.

Neighbour Notification, under Regulation 18 of The Town and Country Planning (Development Management
Procedure) (Scotland) Regulations 2013, was carried out by the Planning Authority on 29 October 2025.

No Site Notice was required.

¢ No Public Notice in the Local Press was required.

1. Proposal:

The application site comprises Townend House, a mid-19th-century Category B Listed building located to the
south-west of Symington within the Townend Estate. The application site includes Townend House itself together
with its landscaped grounds. Access is taken via a private estate road shared with several other properties. Areas
of woodland within the wider grounds are identified within the Ancient Woodland Inventory.

Townend House has most recently operated as a residential care facility (Class 8 of the Use Classes Order)
providing long-term accommodation and support for adults with a range of physical and learning disabilities and
associated care needs.

Planning permission is sought for alterations to Townend House and for the formation of a car park within its
grounds. The application is retrospective insofar as a number of the external alterations to the listed building
have already been undertaken, and the car park area has also been constructed on site.
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The external works primarily relate to alterations to the cast-iron drainage outlets and associated ventilation
serving the building. These include the installation of new cast-iron downpipes, the repositioning of existing
outlets, and the introduction of new or revised ventilation terminals to serve internal services. Ancillary works
comprise making-good to areas of masonry where previous rainwater goods and vents had been removed or
altered.

The proposal also includes the formation of a vehicular parking area within the grounds of Townend House. The
car park is shown on the submitted site layout plan and consists of a surfaced parking area located to the east
of Townend House.

Background information

Historically, the site has operated as a Class 8 residential institution under the Use Classes Order (Planning
(Scotland) Act), providing long-term residential accommodation and support for adults with a range of physical
and learning disabilities and associated care needs. Most recently, Townend House has operated as a residential
care facility delivering long-term support for adults with a range of physical and learning disabilities and
associated care needs.

It is understood that Townend House is proposed to be used as an alcohol and drug rehabilitation facility. This
prospective use has generated significant public interest and correspondence, with numerous objections
received relating primarily to the intended use of the building. However, in planning terms, this proposed use is
also considered to fall within Class 8. Residents attending the facility would do so voluntarily, and the
accommodation would continue to operate as a residential institution. The Planning Service has advised the
applicant that a Certificate of Lawfulness (Proposed Development) could be submitted to formally establish the
proposed use, although this is not mandatory. Based on the information available, the proposal does not
constitute a change of use for planning purposes.

Accordingly, the purpose of this planning application is to consider solely the external alterations to Townend
House - primarily the removal, repositioning, and reinstatement of cast iron drainage outlets - and the formation
of a car park to the south-east of the building. While the prospective use has been a focal point of public concern,
it is not a material consideration in the determination of this application. The assessment of the proposal will
therefore focus exclusively on the physical works to the building’s exterior and the associated car parking
provision.

The application requires to be reported to the Council's Regulatory Panel, as more than ten competent written
objections have been received, together with an objection from the Community Council, who express a different
view to the recommendation to approve the application subject to conditions.

2. Consultations:

Ayrshire Roads Alliance - offer no objections.
Council’s Environmental Health Service - offer no objections.

3. Submitted Assessments/Reports:

In assessing and reporting on a Planning application the Council is required to provide details of any report or
assessment submitted as set out in Regulation 16, Schedule 2, para. 4 (c) (i) to (iv) of the Development
Management Regulations.

None.

4, S75 Obligations:

In assessing and reporting on a Planning application the Council is required to provide a summary of the terms
of any Planning obligation entered into under Section 75 of The Town and Country Planning (Scotland) Act in
relation to the grant of Planning permission for the proposed development.

None.
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5.

Scottish Ministers Directions:

In determining a Planning application, the Council is required to provide details of any Direction made by Scottish
Ministers under Regulation 30 (Directions requiring consultation), Regulation 31 (Directions requiring
information), Regulation 32 (Directions restricting the grant of Planning permission) and Regulation 33 (Directions
requiring consideration of condition) of The Town and Country Planning (Development Management Procedure)
(Scotland) Regulations 2013, or under Regulation 50 (that development is EIA development) of The Town and
Country Planning (Environmental Impact Assessment) (Scotland) Regulations 2017.

None.

Representations:

33 representations have been received, 33 of which object to the proposed development. The Symington
community Council has made representation, objecting to the proposed development. All representations can
be viewed online at https://publicaccess.south-ayrshire.gov.uk/online-
applications/applicationDetails.do?keyVal=T4KKOWBDIRP00&active Tab=summary

The issues raised by Representees can be summarised as follows.

Change of Use / Nature of Facility

e Residents express concern that the building is changing from a care home for adults with learning
difficulties to a drug and alcohol rehabilitation facility.

e ltis alleged that future occupants may include individuals recently released from prison or with complex
needs.

e Concerns are raised regarding potential risks to the safety and security of children, families, and
vulnerable residents.

e Fears have been expressed regarding the potential for increased crime, anti-social behaviour, and
disturbance.

e Concerns have also been raised regarding the introduction of up to 24 adult residents into an estate
currently home to 20 residents, including elderly pensioners, young children, and adults living alone, and
the impact this may have on the safety, wellbeing, and amenity of existing residents.

Impact on Residential Amenity

e Anticipated increase in traffic along a narrow, private, and unlit access road.

e Potential adverse impacts arising from noise, light pollution (including floodlighting and car park lighting),
and loss of privacy.

e Loss of informal recreational space and disturbance to wildlife, including deer, foxes, bats, and bird
species.

e Perceived erosion of the quiet, rural, and conservation character of the village.

¢ Residents have highlighted stress, fear, and anxiety caused by the proposed use, including concerns
over physical confrontation and mental health impacts.

Car Park and Access Concerns

e Objection to the construction of a new car park as opposed to resurfacing existing hardstanding areas.

e Removal of mature trees and the potential impact on biodiversity, including bats.

¢ Increased vehicle movements, deterioration of the access road, and the associated maintenance burden
on residents.

e Concerns regarding inadequate drainage provision and an increased risk of flooding arising from the
new car park.

e Allegations have been made regarding inaccuracies in the submitted plans, including the size of the car
park, the number of spaces created, and the inclusion of land not owned by the applicant.
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Listed Building and Heritage Concerns

e Internal alterations, including the installation of en-suite bathrooms and associated structural works, are
considered by residents to be excessive.

e External works, including the installation of vents, drainage pipes, and other alterations, are perceived
as harmful to the character and appearance of the listed building.

e Alack of clarity is expressed as to whether the requisite Listed Building Consent has been obtained for
the works undertaken.

e Evidence submitted by residents suggests that additional bore holes and pipework have been installed
beyond what would constitute maintenance or replacement of existing features.

Procedural and Transparency Concerns

e Allegations that retrospective works have been carried out without prior planning/listed building consent.

e Concerns regarding the absence of consultation with local residents prior to the commencement of works
or the alleged change of use.

e Claims within the application are alleged to be misleading in relation to site ownership and land use.

e Doubts are raised as to whether the appropriate planning procedures have been followed, including
matters relating to risk assessment and public notification.

e Failure to carry out an Integrated Impact Assessment (lIA) prior to the submission of the application,
particularly given the potential impacts on children, elderly residents, and vulnerable groups.

Practical Impact on Residents

e Concerns regarding potential property devaluation, failed property sales, and wider impacts on
community wellbeing.

e Queries regarding the adequacy of existing water supply and drainage infrastructure to accommodate
additional en-suite facilities.

e General anxiety relating to public safety and the absence of a prior risk assessment.

e Residents have reported changes to daily routines, such as avoiding walking after dark, arranging
alternative school transport, and increased concerns about personal and community safety.

The matters raised by the representees are considered elsewhere in this report.

In accordance with the Council’s procedures for the handling of Planning applications the opportunity exists for
Representees to make further submissions upon the issue of this Panel Report by addressing the Panel directly.
A response to these representations is included within the assessment section of this report.

7. Assessment:

The material considerations in the assessment of this planning application are the provisions of the development
plan, other policy considerations (including government guidance), objector concerns and the impact of the
proposal on the amenity of the locality.

On 13 February 2023, Scottish Minsters published and adopted National Planning Framework 4 (NPF4). NPF4
sets out the Scottish Ministers position in relation to land use planning matters and now forms part of the statutory
development plan, along with the South Ayrshire Local Development Plan 2 (LDP2) (adopted August 2022).

Sections 25(1) and 37(2) of the Town and Country Planning (Scotland) Act 1997 (as amended) indicates that in
making any determination under the Planning Acts, regard is to be had to the development plan. The
determination shall be made in accordance with the plan unless material considerations indicate otherwise. The
application is determined on this basis.

Legislation states that in the event of any incompatibility between a provision of NPF4 and a provision of an LDP,
whichever of them is the later in date is to prevail (Town and Country Planning (Scotland) Act 1997 ("the 1997
Act”); Section 24(3)). NPF4 was adopted after the adoption of LDP 2, therefore NPF4 will prevail in the event of
any incompatibility.
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(i) National Planning Framework 4 (NPF4)

The following policies of NPF4 are considered particularly relevant in the assessment of the application and can
be viewed in full online at National Planning Framework 4 - gov.scot (www.gov.scot):

Policy 2 — Climate mitigation and adaptation
Policy 3 — Biodiversity

Policy 6 — Forestry, woodland and trees
Policy 7 — Historic assets and places

The provisions of NPF4 must, however, be read and applied as a whole, and as such, no policies should be
read in isolation. The application has been considered in this context.

As assessment of the proposals against the provisions of NPF4 is set out below.

(ii) South Ayrshire Local Development Plan 2

The following policies of the South Ayrshire Local Development Plan 2 are relevant in the assessment of the
application and can be viewed in full online at Local development plan 2 - South Ayrshire Council (south-

ayrshire.gov.uk):

Strategic Policy 1: Sustainable Development;
Strategic Policy 2: Development Management;
LDP Policy: Historic Environment;

LDP Policy: Woodland and Forestry;

LDP Policy: Preserving trees; and

LDP Policy: Land use and Transport.

O OO0 Oo0Oo0OoOo

The provisions of the Adopted South Ayrshire Local Development Plan 2 must, however, be read and applied
as a whole, and as such, no single policy should be read in isolation. The application has been considered in
this context.

An assessment of the proposals against the provisions of Local Development Plan 2 is set out below.

(iii) Planning History

The relevant planning history of the site is summarised as follows:

08/00039/FUL — Alterations to the existing building, including the sub-division of bedrooms. Approved.
08/01318/LBC — Internal alterations to the listed building. Approved.

22/00751/APP — Alterations and extension to the existing care home. Approved.

22/00752/LBC — Alterations and extension to the listed building. Approved.

25/00690/LBC — Listed Building Consent for cast iron works, submitted alongside the current planning
application. Pending consideration.

In respect of the 2022 approvals, it is noted that development has commenced on site, with foundations laid for
the approved extension. It appears, however, that these works have since ceased, with subsequent activity
focused on works to Townend House itself.

In addition, unauthorised internal works have been undertaken within Townend House. These matters are

currently being progressed by the Planning Service through the enforcement process, and a further retrospective
Listed Building Consent application is anticipated to be submitted in due course in connection with those works.
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(iv) Objector Concerns

The concerns of the objectors are summarised and consider as follows: -
Change of Use / Nature of Facility

Objection: Residents express concern that the building is changing from a care home for adults with learning
difficulties to a drug and alcohol rehabilitation facility. It is alleged that future occupants may include individuals
recently released from prison or with complex needs. Concerns are raised regarding potential risks to the safety
and security of children, families, and vulnerable residents. Fears have been expressed regarding the potential
for increased crime, anti-social behaviour, and disturbance.

Objectors also highlight the introduction of up to 24 adult residents into an estate currently home to 20 residents,
including elderly pensioners, young children, and adults living alone. They consider this may have adverse
impacts on the safety, wellbeing, and amenity of existing residents, raising stress and anxiety in the local
community.

Response: The current application does not propose a change of use. Townend House remains within Class 8
(Residential Institutions - Care Home). The planning assessment is therefore restricted to the physical works
proposed, including external alterations and the formation of a car park. Matters relating to the client group,
operational practices, or perceived future use are not material to the determination of this application.

Impact on Residential Amenity

Objection: Anticipated increase in traffic along a narrow, private, and unlit access road. Potential adverse
impacts arising from noise, light pollution (including floodlighting and car park lighting), and loss of privacy. Loss
of informal recreational space and disturbance to wildlife, including deer, foxes, bats, and bird species. Perceived
erosion of the quiet, rural, and conservation character of the village.

Residents further raise stress, fear, and anxiety caused by the proposed use, including concerns over potential
physical confrontation and mental health impacts. Daily routines are reportedly disrupted, with residents avoiding
walking after dark and arranging alternative school transport.

Response: The planning assessment is confined to the land-use and physical effects arising from the proposed
development. The lawful use of Townend House already generates vehicular movements, and the proposed car
park is intended to manage existing parking demand. No alterations to the access are proposed, and the level
of additional traffic on the private access road is not considered significant in road or amenity terms.

External lighting, including car park and security lighting, can be controlled by condition to prevent light spill,
glare, and disturbance to residents or wildlife. The layout of the car park does not directly overlook neighbouring
dwellings, and separation distances are sufficient to safeguard residential privacy.

The loss of the existing grassed area represents a change to the character of the site. However, this loss is
considered in the context of operational requirements and the benefits of providing formalised parking to prevent
uncontrolled encroachment onto wider green areas. Comprehensive landscaping, replacement planting,
boundary treatment, and biodiversity enhancement measures can be secured by condition.

No evidence has been submitted indicating unacceptable harm to protected species or local wildlife. Appropriate
ecological safeguards and habitat enhancement measures can be imposed by condition. Subject to these
measures, the development is not considered to result in an unacceptable erosion of the established character
of the area.
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Car Park and Access Concerns

Objection: Concerns are raised to the construction of a new car park rather than resurfacing existing
hardstanding areas. Concerns include the potential removal of mature trees, impacts on biodiversity (including
bats), increased vehicle movements, deterioration of the access road and the associated maintenance burden
on residents, together with concerns regarding surface water drainage and a potential increased risk of flooding.

Response: It is acknowledged that some damage has occurred to a tree located in close proximity to the car
park during the course of works. Concerns have also been raised regarding the potential felling of other trees
within the wider grounds of the Townend Estate. The current application, however, does not propose the removal
of any trees, and no tree felling forms part of the approved development.

The affected tree is not protected by a Tree Preservation Order nor is it located within a Conservation Area.
Consent is not therefore required to undertake works. While parts of the wider estate are identified within the
Ancient Woodland Inventory, this designation does not, in itself, require the Planning Authority to give written
consent for works or confer statutory protection on individual trees. Planning control is therefore limited to the
direct physical impacts of the car park works, and any tree damage occurring outside the scope of the approved
development falls outwith the powers of the Planning Service under this application. The integrity of the woodland
resource is not considered to be materially affected.

Mitigation can be secured through planning conditions, including landscaping, replacement planting, tree
protection during any remaining works, and biodiversity enhancement measures to ensure that any localised
damage is addressed and the overall ecological value of the site is maintained.

The application site is not identified within the SEPA Flood Risk Map as being at risk from river, coastal, or
surface water flooding. Surface water drainage is therefore not considered to require control by condition and is
instead addressed by advisory note, to ensure runoff is appropriately managed and does not adversely affect
neighbouring land or the private access road.

Traffic generation associated with the lawful use of the building and the future maintenance of the private access
road fall outwith the scope of planning control. The Ayrshire Roads Alliance has raised no objection to the
proposal. Proportionate landscaping and biodiversity enhancement measures can be secured by condition to
mitigate the loss of grassed areas, offset localised impacts, and support the wider ecological value of the site.

Listed Building and Heritage Concerns

Objection: Internal alterations, including the installation of en-suite bathrooms and associated structural works,
are considered by residents to be excessive. External works, including the installation of plastic vents, drainage
pipes, and other alterations, are perceived as harmful to the character and appearance of the listed building. A
lack of clarity is expressed as to whether the requisite Listed Building Consent has been obtained for the works
undertaken.

Response: The external works proposed as part of this planning application primarily relate to alterations to the
cast-iron drainage outlets and associated ventilation serving the building. Internal works are not part of this
planning application and are considered separately under Listed Building legislation. No significant harm to the
character or appearance of the listed building is identified as part of the assessment of this planning application.
The separate Listed Building Consent process addresses any works requiring heritage consent.
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Procedural and Transparency Concerns

Objection: Retrospective works have been carried out without prior planning or listed building consent. Concerns
are raised regarding the absence of consultation with local residents, alleged misleading claims about land
ownership and use, and compliance with planning procedures. In particular, objectors suggest that the applicant
may not own all of the land within the application site.

Concerns are also raised regarding the absence of an Integrated Impact Assessment (I1A) prior to submission
of the application.

Response: The retrospective nature of the works is noted. Planning allows assessment of retrospective
applications in the same manner as prospective proposals.

With respect to land ownership, the applicant has certified that they are the legal owner of all land within the red
line application site. Planning permission enables development to be undertaken on land where consent is
granted but does not override other statutory functions, such as land ownership or property rights. Alleged false
declarations of ownership would need to be challenged through the courts rather than being a consideration to
the assessment of this application .

Regarding the IlA, this is a Council governance tool designed to inform policy or strategic decisions that may
affect vulnerable groups. While an IIA may be relevant for broader Council decision-making, it is not a statutory
requirement for the determination of an individual planning application. Therefore, the absence of an IIA does
not prevent the planning assessment of this application.

Pre-application consultation with residents is not a statutory requirement for this type of planning application. The
current assessment focuses on the material planning considerations, and the Council can impose conditions,
including landscaping, biodiversity mitigation, and lighting controls, to address potential impacts.

Practical Impacts on Residents

Objection: Concerns regarding potential property devaluation, failed property sales, and wider impacts on
community wellbeing. Queries regarding the adequacy of existing water supply and drainage infrastructure to
accommodate additional en-suite facilities. General anxiety relating to public safety and the absence of a prior
risk assessment.

Response: These matters largely relate to the perceived use of the building rather than the physical works
proposed. Planning assessment is confined to the material impacts of the development, including the car park,
hardstanding, and external works. Issues relating to property values, water infrastructure beyond the site
boundary, or public safety associated with future operational practices fall outwith the scope of the planning
assessment.

(v) Impact on the Locality

Planning permission is required for the alterations to Townend House and the formation of a car park within its
grounds. The assessment of the current application is required to consider the physical impacts of these
proposals on the locality, having regard to the development plan, and other material considerations, including
representations received and consultation responses. It is important to emphasise that the application does not
propose a change of use. Accordingly, the assessment and planning decision focus exclusively on the physical
works and their effects on the grounds and the surrounding environment.

Matters relating to Listed Building Consent will be considered separately as part of the assessment of the Listed
Building application(s) submitted (see Planning History above).

Townend House, a mid-19th-century Category B Listed building, is located within landscaped grounds that
include areas of woodland identified in the Ancient Woodland Inventory. The property has a long-established
lawful use as a Class 8 residential institution, most recently operating as a care facility. The proposed works
include the removal, repositioning, and reinstatement of cast-iron drainage outlets and the formation of a surfaced
car park to the east of the building. These works have been carried out retrospectively. It is disappointing that
the applicant undertook these works without dialogue with neighbours or the Council, resulting in retrospective
enforcement implications and public concern.
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The car park works, while described in the application as “resurfacing,” have involved the conversion of a
previously grassed embankment into a hardstanding area. This has resulted in the loss of grassed amenity and
potential habitat, which is regrettable. In line with Policy 3 (Biodiversity) of NPF4 and LDP2 policies on woodland
and trees, appropriate mitigation in the form of landscaping and biodiversity enhancements can be secured
through conditions, providing compensatory ecological benefit and ensuring that the development is
proportionate to its scale.

Concerns have been raised regarding trees and woodland, including potential damage during car park formation.
The application does not propose the felling of any trees, and while minor damage to one tree is acknowledged,
the integrity of the Ancient Woodland Inventory is not materially compromised. Any mitigation measures would
be limited to landscaping improvements consistent with the scale of the car park and the surrounding grounds,
in accordance with Policy 6 (Forestry, Woodland and Trees) of NPF4 and LDP2 provisions on tree preservation.

The external alterations to Townend House are minor and largely relate to rainwater management. While
retrospective, these works are not considered to materially harm the character or setting of the listed building, in
accordance with Policy 7 (Historic Assets and Places) of NPF4 and LDP2 policies on the historic environment.
Internal works, such as the installation of en-suite facilities, fall outside the scope of this application.

Issues regarding traffic, road safety, or potential operational impacts associated with the proposed use of
Townend House as a rehabilitation facility are not material to the assessment, as the use of the building remains
Class 8. Similarly, concerns regarding perceived increases in noise, lighting, or general amenity are either
outside planning control or can be mitigated by conditions where associated with the physical works (e.g., lighting
associated with the car park).

Overall, while it is disappointing that the applicant undertook retrospective works and did not engage proactively
with the local community, the proposed alterations to the Townend House and the formation of the car park are
modest and proportionate. The application seeks to regularise the development, and planning conditions can be
attached to secure biodiversity and landscaping mitigation, to ensure that the physical works respect the
character of the listed building, its grounds, and the wider locality. On balance, the impact on the locality is
acceptable and in accordance with the relevant provisions of NPF4 (Policies 2, 3, 6, and 7) and South Ayrshire
LDP2 (Strategic Policies 1 and 2, Historic Environment, Woodland and Forestry, Preserving Trees, and Land
Use and Transport).

8. Conclusion:

The application seeks planning permission for alterations to Townend House, a Category B Listed building, and
for the formation of a surfaced car park within its grounds. The works are retrospective, involving external
alterations to rainwater goods/ vents and the creation of a hardstanding area on previously grassed land. While
the proposals have generated public concern, particularly regarding the perceived change of use and operational
impacts, it is consider that Townend House remains within Class 8 (Residential Institutions — Care Home).
Accordingly, the use of the building and potential client group are not material considerations in the determination
of this application.

The external works are relatively minor and do not materially affect the character or setting of the listed building.
The car park, although constructed on a previously grassed embankment, can be mitigated through appropriate
landscaping and biodiversity enhancements. Overall, the integrity of the Ancient Woodland Inventory is
considered to be maintained.

On balance, the proposed alterations and car park formation are proportionate, acceptable in design, and
sympathetic to the character of the listed building and its grounds. Appropriate conditions can secure biodiversity,
landscaping, and lighting mitigation, ensuring that the works integrate with the surrounding locality. The proposals
are therefore considered to accord with the relevant provisions of NPF4 (Policies 2, 3, 6, and 7) and South
Ayrshire LDP2 (Strategic Policies 1 and 2; Historic Environment; Woodland and Forestry; Preserving Trees; Land
Use and Transport). Approval of the application, subject to conditions, is recommended.
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9.

9.1

9.2

Recommendation:

It is recommended that the application is approved subject to the following conditions:
(1C)  That the development hereby permitted must be begun within three years of the date of this permission.

(1R)  Tobe in compliance with Section 58 of The Town and Country Planning (Scotland) Act 1997 as amended
by Section 32 of The Planning (Scotland) Act 2019.

(2C) That the development hereby granted shall be implemented in accordance with the approved plan(s) as
listed below and as forming part of this permission unless a variation required by a condition of the
permission or a non-material variation has been agreed in writing by the Planning Authority.

(2R)  To ensure that the development is carried out in accordance with the approved plans unless otherwise
agreed.

(3C)  That within three months of the date of this permission, a landscaping and biodiversity mitigation scheme
shall be submitted to and approved in writing by the Planning Authority. This shall include planting,
habitat enhancements, and measures to mitigate the loss of grassed areas. The approved scheme shall
be implemented and maintained in perpetuity.

(B3R)  To offset the ecological and visual impact of the car park.

(4C) That no external lighting shall be installed in association with the car park hereby approved unless a
lighting scheme has first been submitted to and approved in writing by the Planning Authority. Any
approved lighting shall be installed and maintained in accordance with the approved details, for the
lifetime of the development.

(4R)  To safeguard residential amenity, reduce light pollution, and protect ecological interests in the event that
external lighting is installed.

Advisory Notes:

(1) The applicant is advised to ensure that surface water from the car park does not adversely affect the
private access road or neighbouring properties. Any drainage measures required beyond the site
boundary are the responsibility of the landowners concerned.

List of Determined Plans:

Drawing - Reference No (or Description): AE(00)010
Drawing - Reference No (or Description): AE(00)011
Drawing - Reference No (or Description): AE(00)012
Drawing - Reference No (or Description): AE(00)013
Drawing - Reference No (or Description): AE(00)014
Drawing - Reference No (or Description): AE(00)015
Drawing - Reference No (or Description): AE(00)016
Drawing - Reference No (or Description): AE(00)017
Drawing - Reference No (or Description): AE(00)O0OL Rev A

Drawing - Reference No (or Description): AL(00)0CP
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9.3 Reason for Decision (where approved):

The proposed external alterations to Townend House and the formation of a car park are not considered to
materially harm the character, appearance, or setting of the Category B Listed building or its landscaped
grounds. The development accords with the relevant provisions of National Planning Framework 4 and South
Ayrshire Local Development Plan 2.

Background Papers:

1. Application form, plans and submitted documentation.

2. Representations.

3. Adopted South Ayrshire Local Development Plan (LDP2).
4. National Planning Framework 4 (NPF4).

5. Use Classes Order (Planning (Scotland) Act)

Integrated Impact Assessment:

The consideration of this planning application sits within a policy framework of the Council’s Local Development Plan
2 and National Planning Framework 4. These have been the subject of Equalities Impact Assessments which
considered how the policies may impact on protected characteristics. Therefore, no separate Integrated Impact
Assessment is required.

Person to Contact:

David Clark, Co-ordinator (Development Management) - Telephone 01292 616 118

Page 12 of 15



Regulatory Panel (Planning): 10 December 2025
Report by Housing, Operations and Development (Ref: 25/00689/APP)

LIST OF REPRESENTEES RELATING TO APPLICATION REFERENCE NO: 25/00689/APP

ALTERATIONS TO TOWNEND HOUSE AND FORMATION OF CAR PARK AND ASSOCIATED HARDSTANDINGS
AT:
Townend House, Townend Drive, Symington, South Ayrshire KA1 5QL

*Comment Types: Objects (O) Supports (S) Neutral (R)

Forename Surname Address *Comment Type 2"d|ssue
Mr Edward Davies Townend Farm Cottage (0]
Symington
Kilmarnock
KA15QL

Mrs Gemma Davies Townend Farm Cottage (0]
Townend Estate
Symington

KA1 5QL

Mrs Alison Guthrie The Coach House (0]
Townend Estate
Symington

KA1 5QL

Mrs Lorna Harold 10 Harefield Park (e}
Symington
KA1 5FG

Mr Stephen Harold 10 Harefield Park (0]
Symington
KA1 5FG

Mr Simon Harrison 12 Lomond View (0]
Symington
Kilmarnock
KA1 5QS

Mrs Amanda Howie 29 Loccard Park (e}
Symington
KA1 5RZ

Mr David Johnston South Townend (e}
Main Street
Symington
South Ayrshire
KA1 5QL

Mr Neil Kinniburgh The Granary (0]
Townend Estate
Symington

KA1 5QL

Mr Brian Knox 4 Loccard Park Symington (0]
Symington
Kilmarnock
KA1 5RZ
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Title
Mr

Forename
Fergus

Surname
Leggat

Address

38 Main Street
Symington
KA1 5QF

*Comment Type
o]

2" |ssue

Mr

Graham

Lindsay

The Byre, Townend Estate

Townend Estate
Symington
KA1 5QL

Mrs

Jennifer

Lindsay

The Byre
Townend Drive
Symington
South Ayrshire
KA1 5QL

Mr

James

Low

12 Brewlands Road
Symington
KA15QX

Mr

Scott

MacDonald

9 Harefield Park
Symington
KA1 5FG

Mr

David

Mackenzie

Stable Cottage
Townend Estate
SYMINGTON
ka1 5ql

Mrs

Patricia

Mackenzie

Stable Cottage
Townend Estate
SYMINGTON
KA1 5QL

Mr

Derek

MacMillan

Mews Cottage
Townend Estate
Symington

KA1 5QL

Mr

Alexander

McLean

Main Street
Symington
Kilmarnock
KA1 5QB

Mrs

Shelagh

Millar

The East Wing
Coodham House
Symington
KA15SG

Mrs

Lynda

Mitchell

The Old Mill House
Townend, Symington
Kilmarnock

KA1 5QL

Susan

Morton

The Honey Pig
Townend Drive
Symington
South Ayrshire
KA1 5QL
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Title Forename Surname Address *Comment Type 2"d|ssue
Mrs Michelle Myers 8 Parish Gardens (0]
Symington
KA1 5SB
Ms Ellie Ness 13E Main Street (0]
Dundonald
Kilmarnock
KA2 9 HF
Miss Jodie Robertson 29 Somerset Gardens (0]
Ayr
Ka1 5rg
Mr Callum Smith Townend Lodge, (0]
Townend Estate
Symington
KA1 5QL
Mrs Zara Smith Townend Lodge (0]
Townend estate
Symington
KA1 5QL
Mrs Marion Strachan Townend Farm (0]
Townend Drive
Symington
South Ayrshire
KA1 5QL
Mr Victor Strachan Townend Farm (0]
Townend Drive
Symington
South Ayrshire
KA1 5QL
Mrs Gemma Strickland Burnbrae Farm (0]
Townend Road
Symington
KA1 5QJ
Symington Community Council (0]
V Strachan On | Townend Farm (0]
Behalf Of | Townend Drive
Resident Of | Symington
Townend Estate South Ayrshire
KA1 5QL
Mr James Young The Stables, Townend Estate (0]
Symington
Kilmarnock
KA1 5QL

Summary Totals:

Objections: 33
Support: 0
Neutral: 0
Total Representations Received: 33
Total Representations Submitted Online: 30
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Agenda Item No 3/2
REGULATORY PANEL: 10 DECEMBER 2025
REPORT BY HOUSING, OPERATIONS AND DEVELOPMENT

25/00687/APP
32A KYLE STREET AYR SOUTH AYRSHIRE KA7 1RZ

Location Plan
APPLICATION SITE RSN

ﬂ”Ow,ay St

Car Park

This product includes mapping data licensed from Ordnance Survey with permission of the Controller of Her Majesty’s Stationery Office.
© Crown copyright and/or database right 2018. All rights reserved. Licenced number 100020765.

The drawings and other documents relating to this application, can be accessed on the Council’s website via the
link below:

(Application Summary)

Summary

Planning permission is sought for the change of use of a dwelling flat to short-term letting accommodation at 32A Kyle
Street, Ayr. The application site comprises a one-bedroom first-floor flat within a three-storey building containing a total
of four residential units. The building is located within Ayr town centre and lies within the Ayr Conservation Area. There

are no other short-term lets operating within the building.

The flat comprises a hall, lounge/kitchen/diner, a single bedroom, and a bathroom. No alterations to the internal layout
or external appearance of the building are proposed; the application solely seeks permission for the change of use to
short-term letting purposes in accordance with the Scottish short-term letting licensing scheme. The application is
supported by an Operational Statement which sets out proposed management arrangements including a maximum
occupancy of two guests, house rules, quiet hours, secure guest access, and professional cleaning between stays.

The application has attracted a single objection from the Fort, Seafield and Wallacetown Community Council, raising
concerns regarding over-provision of short-term lets, shared access and bin facilities, the loss of long-term housing, and
the financial motivations for the proposal. These matters have been carefully considered in the context of relevant
planning policy, the town centre location, the flat's modest scale, and the operational management measures proposed.

The proposed development has been assessed against National Planning Framework 4 (NPF4) and the South Ayrshire
Local Development Plan 2 (LDP2). Given the flat’s scale, location, and management measures, the use is unlikely to
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result in unacceptable impacts on local amenity, communal areas, or the character of the building and Conservation
Area. Any potential impacts on amenity, including noise or disturbance, would be addressed through licensing and
enforcement mechanisms.

Accordingly, the application is recommended for approval with conditions restricting the use to short-term holiday
accommodation.
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south

AVRSHIRE

COUNCIL

Comhairle Siorrachd Air a Deas
Making a Difference Every Day

REPORT BY HOUSING, OPERATIONS AND DEVELOPMENT

REGULATORY PANEL: 10 DECEMBER 2025

SUBJECT: PLANNING APPLICATION REPORT
APPLICATION REF: 25/00687/APP
32A Kyle Street
SITE ADDRESS: Ayr
) South Ayrshire
KA7 1RZ
DESCRIPTION: Change of use from Class 9 dwellinghouse to short-term let
accommodation
RECOMMENDATION: Approval with conditions

APPLICATION REPORT

This report fulfils the requirements of Regulation 16, Schedule 2, paragraphs 3 (c) and 4 of The Town and Country
Planning (Development Management Procedure) (Scotland) Regulations 2013 (as amended). The application is
considered in accordance with the Council’'s Scheme of Delegation as well as the Procedures for the Handling of Planning
Applications.

Key Information:

The application was received on 23 October 2025.

The application was validated on 27 October 2025.

The case officer visited the application site on 25 November 2025.

Neighbour Notification, under Regulation 18 of The Town and Country Planning (Development Management
Procedure) (Scotland) Regulations 2013, was carried out by the Planning Authority on 31 October 2025.

A Site Notice was posted in the locality under Section 65 of Planning (Listed Buildings and Conservation Areas)
(Scotland) Act 1997 (as amended) by the Planning Authority on 11 November 2025.

A Public Notice, under The Planning (Listed Buildings and Conservation Areas) (Scotland) Act 1997 (as amended)
was placed in the Local Press on 11 November 2025.

Proposal:

Planning permission is sought for the change of use of a dwelling flat to form short-term letting accommodation.
The application site comprises a one-bedroom first-floor flat located at 32A Kyle Street, Ayr. The flat is part of a
three-storey building containing a total of four residential units, with shared access and communal areas. The
building is situated within Ayr Town Centre and lies within the Ayr Conservation Area, which is characterised by
a mix of commercial and residential uses.

The proposed use of the flat for short-term letting purposes does not involve any alterations to the internal layout

or external appearance of the building, with the application solely seeking permission for the change of use in
order to comply with the Scottish short-term letting licensing scheme.
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Regulatory Panel (Planning): 10 December 2025
Report by Housing, Operations and Development (Ref: 25/00687/APP)

The application is accompanied by an Operational Statement submitted with the application, which sets out the
following operational and management arrangements:

e Maximum occupancy of 2 guests at any one time.

e Short-term let available year-round, with minimum stays of 2 nights and maximum stays of 28 nights,
and a total of up to 365 days per year.

e Access via a secure key safe; check-in from 4:00 pm and check-out by 10:00 am, with all guest
instructions provided digitally via a guest portal and email.

e Guests are provided with a Digital Guest Book, including instructions on parking, key access, property
layout, appliance use, and Wi-Fi.

e Professional cleaning and linen service provided between guest stays, including removal of waste from
the property to avoid pressure on communal bins.

e House rules include quiet hours from 10:00 pm to 8:00 am, prohibition of parties, respect for neighbours,
and maximum occupancy limits; breach of rules may result in early termination of the rental agreement.

e Any complaints from guests or neighbours are documented and addressed promptly via email,
telephone, or in-person visit if required.

The flat shares a common entrance with three other units, and communal bin provision is also shared among the
four flats. No external amenity space or private parking is associated with the flat; on-street public parking is
available nearby.
The application requires to be reported to the Council's Regulatory Panel, as the Fort, Seafield and Wallacetown
Community Council has objected to the application, thereby expressing a different view to the recommendation
to approve the application subject to conditions.

2. Consultations:

No consultations were undertaken for this application.

3. Submitted Assessments/Reports:

In assessing and reporting on a Planning application the Council is required to provide details of any report or
assessment submitted as set out in Regulation 16, Schedule 2, para. 4 (c) (i) to (iv) of the Development
Management Regulations.

None.

4, S75 Obligations:

In assessing and reporting on a Planning application the Council is required to provide a summary of the terms
of any Planning obligation entered into under Section 75 of The Town and Country Planning (Scotland) Act in
relation to the grant of Planning permission for the proposed development.

None.

5. Scottish Ministers Directions:

In determining a Planning application, the Council is required to provide details of any Direction made by Scottish
Ministers under Regulation 30 (Directions requiring consultation), Regulation 31 (Directions requiring
information), Regulation 32 (Directions restricting the grant of Planning permission) and Regulation 33 (Directions
requiring consideration of condition) of The Town and Country Planning (Development Management Procedure)
(Scotland) Regulations 2013, or under Regulation 50 (that development is EIA development) of The Town and
Country Planning (Environmental Impact Assessment) (Scotland) Regulations 2017.

None.
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6.

Representations:

One representation has been received from the Fort, Seafield and Wallacetown Community Council, objecting
to the proposed development. All representations can be viewed online at https:/publicaccess.south-
ayrshire.gov.uk/online-applications/applicationDetails.do?keyVal=T4KKOQBDIRF00&active Tab=summary

The objection raises the following key concerns:

e Perceived over-provision of short-term lets within South Ayrshire, and particularly in Ayr;

e Shared access to the property, which could result in disturbance of amenity and overuse of communal
bin facilities;

e The loss of a residential property from the housing stock, which could exacerbate a shortage of long-
term accommodation;

e The view that the proposal is primarily for financial gain, without regard to local housing needs.

In accordance with the Council’s procedures for the handling of planning applications, Representees have the
opportunity to make further submissions upon the issue of this Panel Report by addressing the Panel directly. A
response to the points raised in the objection is included within the assessment section of this report.

Assessment:

The material considerations in the assessment of this planning application are the provisions of the development
plan, other policy considerations (including government guidance), objector concerns and the impact of the
proposal on the amenity of the locality.

On 13 February 2023, Scottish Ministers published and adopted National Planning Framework 4 (NPF4). NPF4
sets out the Scottish Ministers position in relation to land use planning matters and now forms part of the statutory
development plan, along with the South Ayrshire Local Development Plan 2 (LDP2) (adopted August 2022).

Sections 25(1) and 37(2) of the Town and Country Planning (Scotland) Act 1997 (as amended) indicates that in
making any determination under the Planning Acts, regard is to be had to the development plan. The
determination shall be made in accordance with the plan unless material considerations indicate otherwise. The
application is determined on this basis.

Legislation states that in the event of any incompatibility between a provision of NPF4 and a provision of an LDP,
whichever of them is the later in date is to prevail (Town and Country Planning (Scotland) Act 1997 ("the 1997
Act”); Section 24(3)). NPF4 was adopted after the adoption of LDP 2, therefore NPF4 will prevail in the event of
any incompatibility.

(i National Planning Framework 4 (NPF4)

The following policies of NPF4 are relevant in the assessment of the application and can be viewed in full online
at National Planning Framework 4 - gov.scot (www.gov.scot):

Policy 30 of the National Planning Framework 4 states that development proposals for the reuse of existing
buildings for short term holiday letting will not be supported where the proposal will result in:

i. An unacceptable impact on local amenity or the character of a neighbourhood or area; or

ii. The loss of residential accommodation where such loss is not outweighed by demonstrable local
economic benefits.

An assessment of the application proposals on the impact on local amenity is set out elsewhere in this report.

In considering the local economic benefit of the application proposal, the Scottish Government's 'Research into
the impact of short-term lets on communities across Scotland' document is of relevance to the assessment of
the application. The document sets out 5 key impacts that short-term lets have on communities, which include
local economic benefits. The document acknowledges that STLs encourage tourism which supports local
economic benefits. Specifically, the benefits identified relate to increased spend, increased availability of jobs
(often all year round) and direct jobs and trade for the STLs supply chain including property managers, cleaners
and the property maintenance industry.
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The application site is located within the settlement of Ayr and guests of the STL will have easy access to services
and amenities located nearby. It is not unreasonable to assume that guests of the STL will use such services
and amenities and thus increase spend within the local area. Furthermore, it is noted from the submitted
Operating Plan that the applicant uses a cleaning company which is considered to support local economic
benefit. Overall, it is considered that the loss of the existing residential accommodation can be justified due to
the local economic benefits associated with the application proposals.

A more detailed assessment of the proposals against the provisions of NPF4 is set out below.

(ii) South Ayrshire Local Development Plan 2

The following policies of the South Ayrshire Local Development Plan 2 are relevant in the assessment of the
application and can be viewed in full online at Local development plan 2 - South Ayrshire Council (south-

ayrshire.gov.uk):

o} Strategic Policy 1: Sustainable Development;

o] Strategic Policy 2: Development Management;

o) LDP Policy: Historic Environment;

o LDP Policy: Tourism.

The provisions of the Adopted South Ayrshire Local Development Plan 2 must, however, be read and applied as
a whole, and as such, no single policy should be read in isolation. The application has been considered in this
context.

An assessment of the proposals against the provisions of Local Development Plan 2 is set out below.

(iii) Objector Concerns

The Fort Seafield and Wallacetown Community Council objects to the proposed short-term letting at 32A Kyle
Street on the following grounds:

1. Over-provision of Short-Term Lets (STLs) in Ayr: The Community Council considers that there are
already around 540 STLs in South Ayrshire, most of which are in Ayr, and that no further STLs are
needed.

2. Shared Access and Facilities: The flat shares communal access and bin facilities with three other flats,
which the Community Council believes will result in disturbance and overuse of shared areas.

3. Impact on Long-Term Housing Supply: The conversion of the flat to a short-term let will reduce the
availability of long-term accommodation in Ayr, potentially conflicting with local housing needs.

4. Profit Motive: The Council considers that the proposal is primarily intended to generate profit for the
owner, with little regard for local housing needs or community benefit.

Response to Objection

1. Provision of Short-Term Lets: While it is acknowledged that Ayr contains a number of existing STLs,
each application is assessed on its individual merits. The proposed flat is modest in size, with a single
bedroom and maximum occupancy of two guests. The operational arrangements, including house rules,
quiet hours, and active management, are designed to ensure minimal impact on neighbouring residents.
The proposal does not contribute to cumulative adverse impacts in the wider town centre.

2. Shared Access and Facilities: The flat shares a common entrance and bin store with three other flats.
The Operational Statement confirms that waste will be managed by the cleaning service, removing it
from the property, which mitigates the risk of overuse. Guests are provided with clear instructions
regarding access, behaviour, and property use, which will minimise potential disturbances to neighbours.

3. Long-Term Housing Supply: The application involves a single one-bedroom flat within a four-unit block.
While there is a finite supply of residential properties, the modest scale and temporary nature of the
proposed short-term letting use mean that the impact on long-term housing availability is minimal and is
outweighed by the local economic benefits associated with tourism spend and supporting local
businesses.

4. Profit Motive: Profit generation is not, in itself, a material planning consideration. The Planning Authority
must consider the proposal in relation to planning policy, amenity, and the character of the area. The
management measures proposed demonstrate consideration for neighbour amenity and operational
sustainability, mitigating potential adverse impacts on the local community.
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(iv) Impact on the Locality

Sections 25 and 37(2) of the Town and Country Planning (Scotland) Act 1997 require that planning decisions
are made in accordance with the development plan unless material considerations indicate otherwise. The
Development Plan comprises National Planning Framework 4 (NPF4) and the South Ayrshire Local Development
Plan 2 (LDP2), as outlined above. The main issues in this case are whether the proposal complies with
development plan policy, and whether any other material considerations justify a departure from policy.

NPF4 was adopted on 13 February 2023 and carries increased weight over previous national frameworks. In the
absence of specific Council guidance relating to short-term lets, Policy 30 of NPF4 is relevant. It states that
proposals for the reuse of existing buildings for short-term holiday letting should not be supported where they
would result in an unacceptable impact on local amenity or the character of a neighbourhood, or where the loss
of residential accommodation is not outweighed by demonstrable local economic benefits.

The submitted Operational Statement demonstrates management measures designed to mitigate potential
impacts on amenity, including house rules, quiet hours, secure guest access, and operator availability. The
modest scale of the flat, with one bedroom and a maximum occupancy of two guests, further limits potential
disturbance. Any persistent issues would be addressed through Police Scotland, the Council’'s Environmental
Health Service, or the Short-Term Lets Licensing Team.

In terms of economic impact, the Scottish Government’s research on short-term lets in Scotland highlights local
economic benefits, including increased spend, additional employment (including property management,
cleaning, and maintenance), and support for tourism-related services. The flat is located in Ayr town centre,
providing guests with convenient access to local services and amenities, and the Operational Statement confirms
use of local cleaning services. These economic benefits support the justification for the limited loss of long-term
residential accommodation.

The site at 32A Kyle Street is a first-floor, one-bedroom flat within a three-storey, four-unit building in the town
centre and within the Conservation Area. Shared access and bin provision are in place, and there are no other
short-term lets in the building. No neighbouring residential properties have objected. Parking and access have
been considered; while the flat relies on public street parking, the modest occupancy and central location,
combined with a public car park immediately to the rear, suggest that additional parking demand would be
minimal.

No external alterations are proposed. The short-term letting use will retain the residential character of the flat and
will be restricted to holiday occupancy only. The operational measures and licensing controls are considered
sufficient to prevent unacceptable impacts on neighbours or the character of the locality.

The Regulatory Panel has considered multiple applications for short-term let accommodation across South
Ayrshire, and their decisions are acknowledged as material considerations. Each application is assessed on its
individual merits, with careful attention to potential impacts on residential amenity, property scale, over-provision
of short-term lets, and parking. These decisions highlight the scrutiny applied by the Panel in balancing the
benefits of short-term letting against potential adverse impacts on local amenity and the character of residential
areas.

In the context of this application, 32A Kyle Street is a modest one-bedroom first-floor flat. Its scale, operational
management measures, and town centre location suggest that the likelihood of significant adverse impacts on
neighbouring amenity is limited. Expectations of residential amenity in a town centre context differ from
predominantly residential areas, where the Panel's previous refusals were based. No other neighbouring
residents have objected, and the Operational Statement demonstrates robust measures to manage occupancy,
guest behaviour, and waste.

While the Regulatory Panel retains the discretion to reach a different view, the proposal is considered to comply
with Policy 30 of NPF4 and relevant LDP2 provisions. Licensing arrangements provide ongoing operational
control, including measures to address noise or anti-social behaviour, with licences requiring renewal every three
years.

Taking into account NPF4 Policy 30, relevant LDP2 provisions, the flat's scale, operational management
measures, and town centre context, the proposal is not expected to result in unacceptable impacts on local
amenity or the character of the area. Approval is recommended, subject to conditions restricting use to short-
term holiday accommodation only.
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8.

9.1

9.2

9.3

Conclusion:

The application has been assessed against the various material considerations, including the provisions of the
development plan, relevant supplementary guidance, consultations, representations received, and the impact of
the proposed development on the locality.

The assessment concludes that the principle of the proposed development complies with the development plan
and relevant guidance. The consultation responses do not raise any issues of overriding concern that cannot be
addressed by condition. Similarly, the points raised in the objection have been fully considered but do not raise
any matters that would merit refusal of the application. It is considered that the site context, the character of the
area, and the operational management arrangements for the short-term let are satisfactory and, together with
the imposition of suitable planning conditions, will ensure an acceptable form of development.

Given the above assessment, and having balanced the applicant’s rights against the general interest, the
application is recommended for approval, subject to conditions restricting the use to short-term holiday
accommodation only.

Recommendation:

It is recommended that the application is approved subject to the following conditions: -
(1C)  That the development hereby permitted must be begun within three years of the date of this permission.

(1R)  Tobe in compliance with Section 58 of The Town and Country Planning (Scotland) Act 1997 as amended
by Section 32 of The Planning (Scotland) Act 2019.

(2C) That the development hereby granted shall be implemented in accordance with the approved plan(s) as
listed below and as forming part of this permission unless a variation required by a condition of the
permission or a non-material variation has been agreed in writing by the Planning Authority.

(2R)  To ensure that the development is carried out in accordance with the approved plans unless otherwise
agreed.

(3C)  Thatthe accommodation hereby approved shall not be promoted, advertised, let, or used for any purpose
other than as holiday accommodation, to the satisfaction of the Planning Authority.

(BR) To define the terms of this planning permission, and to retain proper planning control over the
development.

Advisory Notes:

None.

List of Determined Plans:

Drawing - Reference No (or Description): Floor Plan
Drawing - Reference No (or Description): Location Map

Other - Reference No (or Description): Operational Statement

Reason for Decision (where approved):

The proposed change of use proposal is supported by the framework of planning policy including National
Planning Framework 4 and Local Development Plan 2 in that it could bring economic benefits to the area and is
not expected to have a detrimental impact on residential amenity or the character of the surrounding area. Should
any residential amenity issues arise in the future, it would be for Police Scotland, the Council's Environmental
Health Service or Licensing Team to pursue through their regulatory powers.
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Regulatory Panel (Planning): 10 December 2025
Report by Housing, Operations and Development (Ref: 25/00687/APP)

Background Papers:

1. Application form, plans and submitted documentation.

2. Representations.

3. Adopted South Ayrshire Local Development Plan (LDP2).
4. National Planning Framework 4 (NPF4).

Integrated Impact Assessment:

The consideration of this planning application sits within a policy framework of the Council’s Local Development Plan
2 and National Planning Framework 4. These have been the subject of Equalities Impact Assessments which
considered how the policies may impact on protected characteristics. Therefore, no separate Integrated Impact
Assessment is required.

Person to Contact:

David Clark, Development Management Co-ordinator (Development Management) - Telephone 01292 616 118
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Agenda Item No 3/3.

REGULATORY PANEL: 10 DECEMBER 2025

REPORT BY HOUSING, OPERATIONS AND DEVELOPMENT

25/00650/FURM
LAND AT MANSE ROAD COYLTON SOUTH AYRSHIRE

Location Plan
APPLICATION SITE RSN

=" A70ES = aam
H i I | head -__-jil.f'.'..‘ == \War Meml
T =
=84n
A 6 ab
C.OFSU,.I]!/ w(.jo
Ve ‘%
o -
Crag¥s

=
n
(]
P e
~ . d ———
kSt §

This product includes mapping data licensed from Ordnance Survey with permission of the Controller of Her Majesty’s Stationery Office.
© Crown copyright and/or database right 2018. All rights reserved. Licenced number 100020765.

The drawings and other documents relating to this application, can be accessed on the Council’s website via the link
below:

(Application Summary)

Summary

This application seeks permission so as not to comply with condition 19 of previously consented application Ref.
22/00779/MSCM - this relates to the removal of the requirement to provide on-site affordable housing. The applicant
has submitted evidence outlining the steps taken to deliver affordable housing on the site, including attempts to engage
and secure a Registered Social Landlord; however, these efforts have not been successful. Two letters of objection have
been received and the matters raised include issues in relation to non-compliance with existing planning conditions,
concern in respect of the request to remove the requirement for a commuted sum and that no details have been provided
in respect of proposed replacement housing. A consultation response has been received from the Council’'s Housing
Strategy and Regeneration Service which states that they are supportive of the removal of the condition requiring
affordable housing on site in lieu of an agreed commuted sum which considers costs incurred to date. It is considered

that based on the submitted evidence available, relevant guidance and Development Plan considerations, it is
appropriate to delete the affordable housing condition in this instance.
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REPORT BY HOUSING, OPERATIONS AND DEVELOPMENT

REGULATORY PANEL: 10 DECEMBER 2025

SUBJECT: PLANNING APPLICATION REPORT
APPLICATION REF: 25/00650/FURM

Land At
SITE ADDRESS: Manse Road

Coylton

South Ayrshire

Further application so as not to comply with Condition 19 of previously

DESCRIPTION: consented 22/00779/MSCM

RECOMMENDATION: Approval with conditions

APPLICATION REPORT

This report fulfils the requirements of Regulation 16, Schedule 2, paragraphs 3 (c) and 4 of The Town and Country
Planning (Development Management Procedure) (Scotland) Regulations 2013 (as amended). The application is
considered in accordance with the Council’s Scheme of Delegation as well as the Procedures for the Handling of
Planning Applications.

Key Information:

The application was received on 9 October 2025.

The application was validated on 9 October 2025.

No Site Visit was undertaken by the Planning Authority as the application relates to the deletion of a planning
condition associated with a previous consent (Ref 22/00779/MSCM)

Neighbour Notification, under Regulation 18 of The Town and Country Planning (Development Management
Procedure) (Scotland) Regulations 2013, was carried out by the Planning Authority on 13 October 2025.

No Site Notice was required.

A Public Notice, under Regulation 20 of The Town and Country Planning (Development Management Procedure)
(Scotland) Regulations 2013 was placed in the Local Press on 21 October 2025.

Under the Council’'s Scheme of Delegation for Determination of Planning (and other related) Applications, the
current application does not require to go before Regulatory Panel. However, as per the aforementioned document,
the Service Lead — Planning and Building Standards - considers that it would be appropriate for members of the
planning authority to take the decision on the application as the application relates to a significant issue.

Site Description:

The application site extends to approximately 2.75 hectares, with the site located on the eastern edge of the
settlement of Coylton. The site is bound to the east and south by an existing, established and mature tree belt,
most of which is designated as part of an Ancient Woodland Inventory (Reference: 27148). Part of this same
woodland along the southern boundary edge of the site also forms part of a provisional wildlife site (Reference:
88, Name: Water of Coyle Bridgend to Mill of Shield). Beyond the existing tree belt closest to the southwest
corner of the application site is Coylton Cemetery. The remaining part of the northern and western boundary
of the site is neighboured by existing residential properties which face onto Manse Road. The proposed
affordable housing is approved within the northern section of the application site.
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Planning History:

17/01115/PAN - Proposal of application notice for the erection of residential development with associated
access road, open space, landscaping and other required infrastructure — Approved October 2017.

18/00585/PPPM - Planning permission in principle for the erection of residential development with associated
access roads, open space, landscaping and infrastructure — Approved June 2019.

22/00779/MSCM - Approval of matters specified in conditions for erection of 53 residential dwellings with
associated access road, open space landscaping and infrastructure — Approved November 2022.

25/00425/APP - Variation of House Types on Plots 9, 39, 13 and 15 of Planning Permission Reference
22/00779/MSCM — Approved August 2025.

Proposal:

Planning permission is sought to remove condition 19 of planning permission 22/00779/MSCM which is copied
below:

“The 13 affordable housing units associated with the development hereby approved shall be constructed and
delivered on site in strict accordance with the approved 'Site Plan Proposed (Drawing No. AL (00)03 Rev 04)'
and shall be completed as part of Phase 3 of the development in line with the approved 'Site Phasing Plan
(Drawing No. AL(00)04 Rev 2)'. Thereafter and once construction of the affordable housing units is complete,
the affordable housing units shall function and be let/rented, occupied and maintained in strict accordance with
the approved 'Letter Regarding Affordable Housing Provision (Ayrshire Housing, dated 15th September 2022)’
and 'Statement in Response to Condition 28 - Affordable Housing Provision and Details (Milestone
Developments, dated 28th October 2022)', unless otherwise agreed in writing by the Planning Authority”.

The application seeks to remove this condition and therefore the requirement to provide affordable housing
provision within the site.

Submitted Assessments/Reports:

In assessing and reporting on a Planning application the Council is required to provide details of any report or
assessment submitted as set out in Regulation 16, Schedule 2, para. 4 (c) (i) to (iv) of the Development
Management Regulations.

The applicant has submitted a statement in support of their submission which outlines the reasons for the
current application for the removal of the condition outlined within section 3, above. The statement also seeks
to justify the removal of any commuted sum which may be applicable in lieu of the development of affordable
housing units. In the unsuccessful process of identifying a Social Landlord partner, the applicant has evidenced,
significant financial outgoings as a result of abortive negotiations with Ayrshire Housing and subsequently with
the Council’'s Housing Strategy and Regeneration Service.

Consultations:

Council’s Housing Strategy and Regeneration Service: SAC became aware in October 2023 that the
applicant was struggling to conform with Planning condition 19 as the proposed delivery partner for the
affordable element had withdrawn support. From there, Officers worked to ascertain whether SAC could
become the delivery partner for this project in order to allow the developer to meet their obligations and for
affordable housing to be delivered on site. Discussions lasted until June 2025 when SAC Housing Strategy
and Regeneration confirmed they would be unable to enter into an agreement with the developer to deliver on
planning condition 19. Therefore, the Housing Strategy and Regeneration Service is supportive of the removal
of this clause in lieu of an agreed commuted sum which considers costs incurred to date.

S75 Obligations:

In assessing and reporting on a Planning application the Council is required to provide a summary of the terms
of any Planning obligation entered into under Section 75 of The Town and Country Planning (Scotland) Act in
relation to the grant of Planning permission for the proposed development.

None.
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Scottish Ministers Directions:

In determining a Planning application, the Council is required to provide details of any Direction made by
Scottish Ministers under Regulation 30 (Directions requiring consultation), Regulation 31 (Directions requiring
information), Regulation 32 (Directions restricting the grant of Planning permission) and Regulation 33
(Directions requiring consideration of condition) of The Town and Country Planning (Development
Management Procedure) (Scotland) Regulations 2013, or under Regulation 50 (that development is EIA
development) of The Town and Country Planning (Environmental Impact Assessment) (Scotland) Regulations
2017.

None.

Representations:

2 representations have been received, both of which object to the proposed development. All representations
can be viewed online at https://publicaccess.south-ayrshire.gov.uk/online-
applications/applicationDetails.do?keyVal=T3UNBZBDIF600&active Tab=summary

In summary, the objectors have expressed principal concerns relating to:

e Non-compliance with existing planning conditions
Condition 4 — requirement to resurface the existing public footpaths prior to commencement of works
has not been met.
Condition 5 — no effective wheel washing facility has been installed.
Phasing of Development — works do not appear to be following the approved phasing plan. Phase 2 is
not complete, yet properties within phase 4 are.
Condition 13 — Phase 2 well advanced and Phase 4 has started but the required play area has not
been installed.

Response: The compliance or otherwise with planning conditions cannot be considered within the
assessment of the current application. Notwithstanding, the matters raised will be investigated
separately by the Planning Service.

e Concern in relation to request to remove commuted sum.

Response: This matter is addressed within the assessment section of this report (section 11).

o No details have been provided in relation to proposed replacement dwellings. Any dwelling
should be conditioned to no more than 1.5 storeys in height.

Response: The application under consideration relates solely to the removal of condition 19 of
planning consent (22/00779/MSCM) in relation to the deletion of the requirement to provide on-site
affordable housing provision. Any revised scheme would be subject to a further planning application.

In accordance with the Council’s procedures for the handling of Planning applications the opportunity exists
for Representees to make further submissions upon the issue of this Panel Report by addressing the Panel
directly.

Development Plan:

Sections 25(1) and 37(2) of the Town and Country Planning (Scotland) Act 1997 (as amended) indicates that
in making any determination under the Planning Acts, regard is to be had to the development plan. The
determination shall be made in accordance with the plan unless material considerations indicate otherwise.
The application is determined on this basis.

The principle of the development has been established through the approval of various previous planning
applications (listed in section 2). The purpose of the current application is to determine whether it is appropriate
to delete the condition attached to planning consent 22/00779/MSCM which stipulated the requirement for the
provision of on-site affordable housing. By extension, this raises the matter of a possible developer
contribution in lieu of this onsite affordable housing. The developer does not wish to make such a contribution
and has submitted justification which is outlined within the assessment section of this report.
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10.

11.

National Planning Framework 4 (NPF4)

The following policy of NPF4 is relevant in the assessment of the application and can be viewed in full online
at National Planning Framework 4 - gov.scot (www.gov.scot):

e Policy 16 Quality Homes
An assessment of the proposals against the provisions of NPF4 is set out below.

South Ayrshire Local Development Plan 2

The following policy of the South Ayrshire Local Development Plan 2 is relevant in the assessment of the
application and can be viewed in full online at Local development plan 2 - South Ayrshire Council (south-

ayrshire.gov.uk):

e LDP Policy Affordable (including Specialist) Housing
An assessment of the proposals against the provisions of Local Development Plan 2 is set out below.

Other Relevant Policy Considerations (including Government Guidance):

Planning Guidance — New Housing Developments and Affordable Housing: A Guideline for Developers
(September 2006).

This document outlines the continued need for affordable housing across South Ayrshire, sets a policy context,
outlines the application of Affordable Housing Policy, outlines partnership development and considers
commuted sums. In this respect, the document states that the commuted payment will be the value of the land
for affordable housing. While this document has been in place for approximately 19 years, the national policy
framework and wider economic landscape have evolved over this period.

Taking account of the document’s age, together with changes in policy and economic circumstances since its
publication, it is considered that only limited weight can be afforded to it in the assessment of this application.
Accordingly, the Development Plan provides the most appropriate basis for the assessment in this instance.
Notwithstanding the age of the document, the Planning Authority sought to obtain a commuted sum in lieu of
the affordable homes. However, the applicant has indicated that due to previous expenditure incurred in trying
to deliver affordable homes on the site, that it is not viable for them to make a commuted sum contribution.

Assessment:

The applicant has submitted the current application to remove condition 19 of planning permission
22/00779/MSCM which relates to the provision and construction of 13 affordable housing units within a
residential development which comprises 53 units in total. The development comprises 4 phases. Phases 1,
2 and 4 relate to the private housing to be built by the applicant, with Phase 3 covering the portion of the site
within the northern area dedicated to the affordable housing (to which condition 19 of planning permission
22/00779/MSCM relates). Condition 19 also stated that the affordable housing units should be delivered on
site in a timely manner.

The relevant policies of the Development Plan of key consideration in the assessment of the current application
are NPF4 Policy 16 and LDP2 Policy: Affordable (including Specialist Housing). Policy 16 of NPF4 seeks to
encourage, promote and facilitate the delivery of more high quality, affordable and sustainable homes in the
right locations, providing choice across tenures that meet the diverse housing needs of people and
communities across Scotland. The policy states that development proposals for new homes will be supported
where they make provision for affordable homes to meet identified need. Proposals for market homes will only
be supported where the contribution to the provision of affordable homes on a site will be at least 25% of the
total number of homes, unless the LDP sets out locations or circumstances where: a higher contribution is
justified by evidence of need or a lower contribution is justified, for example, by evidence of impact on viability,
where proposals are small in scale or to incentivise particular types of homes that are needed to diversify the
supply, such as self-build or wheelchair accessible homes.
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LDP2 Policy: Affordable (including Specialist Housing) outlines that in all areas, with the exception of Maybole
and Girvan, there is a target contribution of 25% of the total number of units from all new housing developments
of 15 units or more, or a site equal to the size of 0.6 hectares to provide affordable housing. Affordable
(including specialist) housing is expected to be provided onsite where possible and in the first instance, through
social rented housing. Where this is not practical or the Council considers it inappropriate or would not meet
local needs, a range of other housing tenures and mechanisms to provide affordable housing may be
considered acceptable. In all areas, where the prospective developer can demonstrate, to the Council’s
satisfaction, that affordable housing would have a critical effect on the economic viability of the proposal this
will be taken into account in considering the range of affordable tenure types and delivery mechanisms that
would be appropriate in the circumstances.

The applicant has submitted a statement in support of their submission which outlines the reasons for the
current application and for the removal of the condition outlined within section 3, above.

Applicant Engagement with Ayrshire Housing

The applicant has submitted a timeline which outlines their engagement with Ayrshire Housing. Ayrshire
Housing is listed as a Scottish Housing Regulator (SHR) Registered Social Landlord (RSL). The design of the
dwellings comprised a mix of semi-detached and 4-in-a-block flats. The applicant states that they obtained for
the entire site planning permission, building warrant, Scottish Water Technical Approval and Roads
Construction Consent. It is outlined within the application submission that the applicant agreed Formal Heads
of Terms in respect of lands costs, constructions costs, design costs, housing mix, programme and
specification with Ayrshire Housing in February 2022. It is further stated that Ayrshire Housing issued a full set
of Employers Requirements including all contract terms and conditions in June 2022, this instructs the
contractor to prepare a full set of contractor’s proposals to facilitate a Scottish Government funding application.
Planning permission was granted for the residential development in November 2022.

Various processes were undertaken, including Ayrshire Housing making a full tender application for Scottish
Government grant funding in June 2023, with the project being stated as viable in its current form relative to
private finance and Scottish Government funding. It is outlined that between June 2023 to October 2023, the
applicant submitted additional information and assisted Ayrshire Housing with Scottish Government funding
queries. It is stated that Ayrshire Housing subsequently thought that the costs were too high to secure
approval, despite the applicant receiving previous assurances on project viability.

In order to move things forward, it is outlined that the applicant re-issued a contract sum analysis on 14t
September 2023 in an effort to maintain the programmed start date, with Ayrshire Housing advising on 20"
September 2023 that the Scottish Government intend to support the projects at the revised costs level and
seeking a pre-start meeting. The applicant received an email from Ayrshire Housing on 6t October 2023
stating that they no longer wished to take part in the development or contract with the applicant.

Applicant Engagement with South Ayrshire Council Housing Strategy and Regeneration Service

The planning submission contains details outlining that the applicant subsequently engaged with the Council’s
Housing Strategy and Regeneration Service in late 2023 in an attempt to take the affordable housing forward.
The timeline submitted by the applicant in relation to their engagement with the Council’s Housing Strategy
and Regeneration Service highlights that from September 2024 to November 2024, several meetings were
held between the applicant and the Council during which design, housing mix, costs, specification, funding and
project timescales were discussed. The Council’s Housing Strategy and Regeneration Service are stated as
having considered that the costs were feasible. The applicant states that they subsequently were instructed to
prepare detailed Contractor’s proposals to facilitate a Scottish Government funding application and to amend
the previously consented mix of homes in Phase 3, with the most notable inclusion of a new house type with a
wheelchair specific ground floor bedroom and bathroom. It is further outlined within the current application
submission that a formal head of terms was thereafter agreed between the Council and the applicant in January
2025, following which the applicant was instructed to progress their Contractor’'s proposals, which were
submitted to the Council in May 2025. The applicant finally states that in June 2025, following a lack of progress
with tender approval and land acquisition, the Council informed the applicant that they would no longer be
pursuing the project due to a procurement issue.

In the context of this planning assessment, it is not necessary to explore the procurement matters referred to;

however, the above timeline has been noted as part of the applicant’s evidence of efforts to deliver the
affordable housing provision as required by condition.
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12.

As outlined above, both NPF4 Policy 16 and LDP2 Policy: Affordable (including specialist) Housing consider
the impact on development viability on providing affordable housing. The LDP2 policy states that in all areas,
where the prospective developer can demonstrate, to the Council’s satisfaction, that affordable housing would
have a critical effect on the economic viability of the proposal this will be taken into account in considering the
range of affordable tenure types and delivery mechanisms that would be appropriate in the circumstances. In
this instance, the developer has submitted information in relation to the failed attempt to engage with two
providers, Ayrshire Housing and the Council’'s Housing Strategy and Regeneration Service and state that they
have approached other Registered Social Landlords (RSLs) over the summer of 2025 — Cunninghame
Housing Association, Sanctuary and Riverside — who advise that they have no interest in the site. In light of
the aforementioned, it is considered that the applicant has exhausted this route to aid affordable unit provision
at the site.

The Affordable Housing Supply Programme (AHSP) provides the principal mechanism by which affordable
homes — including social rent, mid-market rent, and low-cost ownership housing are funded across Scotland.
In addition, the Rural and Islands Housing Fund (RIHF) offers grant support for rural projects, and allows private
developers (for example, a house builder) to apply for funding on suitable sites. These mechanisms mean that,
in principle, small or private housebuilders can access public funding to help deliver affordable housing — not
only housing associations or local authorities. However, it is understood that one of the criteria for accessing
these funds is that the project must deliver long term affordable housing. In practice, this requires that the
homes are managed and maintained by a RSL to ensure they remain affordable over time. The applicant,
Milestone, is not a registered RSL and therefore is unlikely to qualify for either of the funding opportunities
noted above. Furthermore, they have sought to onboard an RSL without success.

The relevant LDP2 policy, states that where social rented housing is not practical or the Council considers it
inappropriate or would not meet local needs, a range of other housing tenures and mechanisms to provide
affordable housing may be considered acceptable. The Planning Service therefore sought confirmation from
the applicant as to whether other housing tenures or mechanisms had been explored at the site, such as 80%
market value scheme which would allow eligible buyers to purchase a home for a proportion of the open market
value. The applicant provided a response and stated that they had incurred substantial financial losses as a
result of the failed aforementioned efforts and that Milestone does not achieve the 20% profit margin that would
allow them to support an 80% market value sale of homes. They further advise that they have incurred
considerable costs over a period of 3.5 years in attempting to a agree a scheme — particularly in respect of
professional fees for consultants, statutory fees and legal fees. The applicant also therefore does not consider
that a commuted sum in lieu of on-site affordable housing is appropriate in this instance, stating that the total
expense of the work undertaken in an attempt to take the affordable housing element forward considerably
outweighs any possible commuted sum.

The applicant has submitted information in support of the application outlining the attempts made over a period
of 3.5 years to engage with Ayrshire Housing and the Council’'s Housing Strategy and Regeneration Service
in order to provide on-site affordable housing at the development site. It is considered that based on the
submitted evidence available, relevant guidance and other considerations such as the Development Plan, it is
appropriate to delete the affordable housing condition in this instance. While not part of this application, it is
anticipated that, if approved, Milestone will submit a subsequent application for open market housing on the
part of the site originally intended for affordable housing. The delivery of additional open market homes would
contribute to responding to the housing emergency.

The Planning Service will be required to review affordable housing policies and guidance as part of the
preparation of Local Development Plan 3, taking account of both national policy and government guidance.
This will ensure that future planning policy continues to reflect best practice and supports the delivery of
housing in a way that meets the needs of communities across South Ayrshire.

Recommendation:

It is recommended that the application is approved subject to the following conditions:

Conditions and Reasons

1(C) That the proposed development shall commence within five years (unless otherwise agreed in writing by
the Planning Service) from the approval of this 'Matters Specified in Conditions' application, or in the case of
approval of different matters on different dates, from the requisite approval for the last such matter being
obtained.

1(R) To be in compliance with Section 59 of The Town and Country Planning (Scotland) Act 1997 as amended
by Section 32 of The Planning (Scotland) Act 2019.
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2(C) That the development hereby granted shall be implemented in accordance with the approved plans(s) as
listed below and as forming part of this permission unless a variation required by a condition of the permission,
or a non-material variation has been agreed in writing by the Planning Authority.

2(R) To ensure that the development is carried out in accordance with the approved plans unless otherwise
agreed.

3(C) Prior to the occupation of the first dwellinghouse within the development site, a Residential Travel
Pack/Plan shall be submitted to and approved in writing by the Planning Authority (in consultation with the
Council as Roads Authority). The Residential Travel Pack/Plan shall include information on walking, cycling
and public transport facilities and services within the vicinity of the development sites (including journey times
by sustainable modes of transport to key local destinations) as well as including details which promote feasible
sustainable travel to and from the site alongside appropriate measures and actions to reduce car dependence
for the development. In addition to this, the Residential Travel Pack/Plan shall include details of the contents
of an information pack which will be provided to future occupants of the development to ensure that they are
aware of their public transport and active travel options available within the area. Thereafter, the approved
Residential Travel Pack/Plan and all associated measures and actions shall be in place and implemented in
full prior to the occupation of the first dwellinghouse within the site and as part of this, the approved information
pack associated with the Residential Travel Pack/Plan shall be distributed to all new residents within the
development.

3(R) To encourage sustainable means of travel.

4(C) That the existing public footway on both sides of Manse Road shall be resurfaced from the proposed site
access to the A70. Details of the resurfacings works shall be submitted to and approved in writing by the
Planning Authority (in consultation with the Council as Roads Authority) prior to the commencement of
development on site. Thereafter, the approved resurfacing details shall be implemented as approved in a
timescale to be agreed in writing by the Planning Authority (in consultation with the Council as Roads Authority).

4(R) To ensure that the surrounding public footpaths are of an appropriate standard to serve the footfall
associated with the development and encourage and facilitate sustainable means of travel.

5(C) Prior to the commencement of development on site, details for an effective vehicle wheel washing facility
shall be submitted to and approved in writing by the Planning Authority (in consultation with the Council as
Roads Authority). The details provided shall demonstrate that the facility will be sufficient enough to prevent or
limit the occurrence of vehicles leaving the site carrying earth and mud in their wheels in such a quantity which
could cause a hazard to the road system in the locality. The approved wheel washing facility shall be installed
immediately before any other construction works commence on site. Thereafter, the wheel washing facility
shall be retained in effective working order for the duration of construction (including all phases), until all
construction activity associated with the full development is completed on site unless otherwise agreed in
writing by the Planning Authority.

5(R) In the interest of road safety and to ensure that no vehicle shall leave the site carrying earth and mud in
their wheels in such a quantity which will cause a nuisance or hazard to the road system in the locality.

6(C) Prior to the commencement of development on site, a Construction Traffic Management Plan (CTMP)
shall be submitted to and approved in writing by the Planning Authority (in consultation with the Council as
Roads Authority). The CTMP shall describe the methodology for the movement of construction traffic to and
from the site and shall provide confirmation that all construction vehicles associated with the development
when statutory shall be parked within the site and not on any adjacent streets or road networks. The approved
CTMP shall thereafter be implemented on site and will be adhered to for the duration of construction (including
all phases), until all construction activity associated with the full development is completed on site.

6(R) In the interest of road safety.

7(C) Prior to the occupation of the first dwellinghouse within the development site, the two bus stops located
on A70 (Naptan reference numbers: 6190472 and 6190473) shall be upgraded to incorporate Real Time
Passenger Information screens (RTPI) compatible with the existing Ayrshire Real Time system. This shall
include supply and installation of an isolatable power source within a power termination pillar, the required
ducting, a post retention socket compatible with a Trueform Elite pole, a Trueform Elite pole, and a 6 line bann
display or equivalent, the cost of which will be met by the applicant/developer. The applicant/developer shall
also be responsible for providing 5 years maintenance cover for the screens. Prior to the commencement of
development on site, details of the designs, locations and specifications of the RTPI screens associated with
the bus stop(s) shall be submitted to and approved in writing by the Planning Authority (in consultation with the
Council as Roads Authority).
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7(R) To enhance and improve existing accessible public transport facilities to ensure they are sufficient to
support additional demand as a result of the proposed development.

8(C) The presence of any previously unencountered contamination that becomes evident during the
development of the site shall be reported to the Planning Authority in writing within one week, and work on the
affected area shall cease with immediate effect. At this stage, if requested by the Planning Authority, an
investigation and risk assessment shall be undertaken and an amended remediation scheme shall be
submitted to and approved by the Planning Authority prior to the re-commencement of works in the affected
area. The approved details shall be implemented as approved.

8(R) To ensure all unencountered contamination within the site is dealt with appropriately.

9(C) Prior to the commencement of development on site, details of measures to protect trees and hedgerows
located within and adjacent to the site (including those forming part of the Ancient Woodland Inventory
Designation to the northern, eastern and southern site boundary) shall be submitted for the written approval of
the Planning Authority. The trees and hedgerows shall be protected during the course of development by the
erection of fencing in accordance with British Standard BS 5837(2012) 'Trees in Relation to Construction’, or
by such other means of protection deemed necessary and shall be agreed in advance in writing with the
Planning Authority. No changing of levels, movement or parking of vehicles, storage of building materials,
machinery, plant equipment or soil/aggregate shall take place within the protected areas established pursuant
to this condition. The development shall be undertaken in accordance with the approved tree protection details
and shall be implemented before any other construction works commence on site. Thereafter, the measures
agreed shall be maintained as such for the duration of the construction works until the development is complete
on site.

9(R) In order to ensure no damage is caused to trees within or adjacent to the site during development
operations.

10(C) All construction work and activity on site relevant to the development shall be carried out in strict
accordance with the recommendations and mitigation measures outlined within Section 5.2 of the approved
'Extended Phase 1 Habitat Survey' (Wild Surveys Ltd, Dated 23rd February 2022). These measures and
recommendations shall remain in effect until all construction work associated with the development is complete
on site.

10(R) In the interests of protecting local wildlife and minimising impact on ecology.

11(C) Further to condition 10 above and the mitigation measures and recommendations outlined within Section
5.2 of the approved 'Extended Phase 1 Habitat Survey' (Wild Surveys Ltd, Dated 23rd February 2022), all
ground and vegetation clearance works shall take place out with the main breeding bird season (specifically
March to August, inclusive). If this is not possible, and works are due to take place between March and August,
then a suitably qualified ornithologist/ecologist shall be engaged and appointed to undertake surveys and scrub
vegetation and nesting bird checks and advise of any actions required to protect birds immediately prior to any
scrub or vegetation removal works commencing on site.

11(R) In the interest of protecting local wildlife and to advise the applicant/contractor/developer of any bird
nesting activity and any actions required to protect birds.

12(C) Prior to the occupation of the 25th dwellinghouse within the development site, evidence that the
upgraded and modified pumping station has been formally vested and adopted by Scottish Water shall be
submitted to and approved in writing by the Planning Authority (in consultation with the Council's Environmental
Health Service). Until such time as this has been received and in the interim period until formal adoption by
Scottish Water has been achieved, the upgraded and modified pumping station shall be maintained in efficient
working order in line with the approved 'Drainage and Waste Report and Strategy (Milestone Developments,
dated 09/09/22)' and 'Hope Homes Letter Regarding Pumping Station (Hope Homes, dated 21/09/22)'.

12(R) To ensure that the existing pumping station is appropriately maintained and serviced and to ensure that
it is accepted as being of sufficient capacity to support the proposed development.

Page 9 of 11



13(C) Notwithstanding approved drawing 'Site Phasing Plan (Drawing No. AL(00)04 Rev 2)' hereby approved,
prior to the completion of the construction of the 8th dwelling unit within phase 2 of the development site, the
approved play area scheme including all associated play equipment shall be installed and completed in its
entirety in line with approved plan 'Play Park Layout (Drawing No. AL(00)09 Rev 1)'. All matters relating to the
proposed play area facility including; the design and manufacture of the equipment, the installation of the
equipment, the installation of the safer-surfacing, and the maintenance and repair programme following
completion shall all be in compliance in accordance to the British and European Play Standards BS EN 1176
and BS EN 1177. No alterations or deviations to the approved and installed play area scheme shall be made
without the further written consent of the Planning Authority.

13(R) To ensure that the play area scheme is installed and completed in a timely manner to serve future
residents of the development.

14(C) Unless otherwise agreed in writing by the Planning Authority, the soft landscaping scheme for the site
approved as shown on approved drawings 'Landscape Proposals' (Drawing Nos. Sheet 1, 2, 3, 4 and 5)' shall
be implemented as approved prior to the completion of the construction of the last dwellinghouse within each
respective phase of development in accordance with approved drawing 'Site Phasing Plan (Drawing No.
AL(00)04 Rev 2)'. Once implemented, the soft landscaping scheme shall be maintained as such in line with
the approved maintenance arrangements. Any trees, shrubs, plants or grass forming part of the approved
landscape scheme which die, are removed or become seriously damaged or diseased, within a period of 5
years from the date of their planting, shall be replaced (at no cost to the Council) in line with good horticultural
practice with others of similar sizes and species unless the Planning Authority gives written approval to any
variation.

14(R) To ensure that the soft landscaping scheme is implemented in a timely manner, in the interests of visual
amenity of the site.

15(C) Prior to the commencement of development on site, details and plans demonstrating how the identified
areas of public open space as shown on approved plan 'Site Plan Proposed (Drawing No. AL(00)03 Rev 4)'
shall function and operate shall be submitted to and approved in writing by the Planning Authority. As part of
this, this shall include any details and specifications of park/street furniture, cycle storage/parking, walkways
and path connections, lighting, art or any other features to be installed in the public open space areas.
Thereafter, the public open space areas shall be implemented in accordance with the approved details and
within the timescales set out in Condition 14 above. No alterations or deviations from the approved public open
space arrangements shall be undertaken without the further written consent of the Planning Authority.

15(R) To ensure that the formal open spaces provide meaningful and usable areas which align with the
requirements of the relevant planning guidance.

16(C) Further to condition 15 above, other than where they share mutual boundaries with existing and
proposed dwelling plots, no fencing or other means of enclosure shall be erected around the any of the areas
of open space within the development site as shown on approved 'Site Plan Proposed (Drawing No. AL (00)03
Rev 04)' unless otherwise agreed in writing by the Planning Authority. This includes the area of public open
space situated on the northwest corner of the application site nearest the pedestrian linkage to Manse Road
and the area of open space which surrounds the play area on the southwestern corner of the development
site.

16(R) To ensure all areas of open space approved as part of the development are accessible and usable to
future occupants of the development.

17(C) Prior to the commencement of development on site, full details of the design and location of any retaining
walls and other retention features required as part of the development shall be submitted to and approved in
writing by the Planning Authority. Thereafter, the agreed retention details shall be implemented prior to the
occupation of any associated houses or completion of associated open space area. No alterations or deviations
from the approved retention arrangements shall be undertaken without the further written consent of the
Planning Authority.

17(R) To ensure that any areas of retention are appropriately designed and treated so that they are
commensurate to the development site.

18(C) The development hereby approved shall be constructed strictly in accordance with the finished site levels
and finished floor levels as shown on approved plan 'Vertical Geometry (Drawing No. 21228-100-101)". Any
alterations or deviations to these finished site and floor levels shall first be agreed in writing with the Planning
Authority.

18(R) In the interests of residential amenity.
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Advisory Notes:

None.

List of Determined Plans:

Drawing - Reference No (or Description): AL (00) LOC 02

Background Papers:

Application form, plans and supporting documents.

National Planning Framework 4 (NPF4).

South Ayrshire Local Development Plan 2 (LDP2).

Representations received.

17/01115/PAN - Proposal of application notice for the erection of residential development with associated

access road, open space, landscaping and other required infrastructure — Approved October 2017.

e 18/00585/PPPM - Planning permission in principle for the erection of residential development with associated
access roads, open space, landscaping and infrastructure — Approved June 2019.

e 22/00779/MSCM - Approval of matters specified in conditions for erection of 53 residential dwellings with
associated access road, open space landscaping and infrastructure — Approved November 2022.

e 25/00425/APP - Variation of House Types on Plots 9, 39, 13 and 15 of Planning Permission Reference

22/00779/MSCM — Approved August 2025.

Integrated Impact Assessment:

The consideration of this planning application sits within a policy framework of the Council’s Local Development Plan
2 and National Planning Framework 4. These have been the subject of Equalities Impact Assessments which
considered how the policies may impact on protected characteristics. Therefore, no separate Integrated Impact
Assessment is required.

Person to Contact:

Alastair McGibbon, Supervisory Planner (Development Management) - Telephone 01292 616 177
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