	CLACKMANNANSHIRE COUNCIL

	Report to Council of 31st January 2008

	Subject: Clackmannanshire and Stirling Structure Plan 3rd Alteration

	Prepared by: Graeme Finlay, Principal Planner


1.0
SUMMARY
1.1 Clackmannanshire and Stirling Councils commenced preparation of a 3rd Alteration to the Structure Plan in March 2005, primarily to address the issue of housing land availability.  It also presented the opportunity to update other policies to reflect more recent national guidance and updated projections.

1.2
Issues papers were published in Spring 2006 and covered Environment, Economic Development, Shopping, Rural Development, Minerals and Waste Management.  Consultation with key stakeholders and community groups was undertaken in the form of workshops and through written representations.  Member seminars were held in October and November 2006 to discuss the Alteration.

1.3 A Consultative Draft Structure Plan Alteration, and a number of supporting documents, were prepared and approved by Clackmannanshire Council in February 2007.  In addition to the sustainability objectives already included in the approved Structure Plan, the Alteration specifically sought to encourage population and economic growth throughout the Structure Plan area.  
1.4 In addressing this objective the Draft Alteration set out proposals for an additional 2250 houses in Clackmannanshire, including an area of search for a growth area in Eastern Clackmannanshire.  The strategy also supported land release for 2500 additional homes in Stirling including a long-term growth area and new employment land.  The Alteration updated policies on the environment, minerals, opencast coal and waste and included some relaxation of policy relating to development in the countryside.
1.5 
A two month period of consultation was held during March and April 2007.  
During this period 8 Saturday morning workshops were held throughout Clackmannanshire as well as weekly drop-in sessions at Kilncraigs and Greenfield and presentations were made to Community Councils.  Adverts and articles were also placed in local newspapers advising of the consultation, times and dates.  In addition letters were sent to interested groups.  Summary Consultation Packs were also produced and distributed.  The consultation exercise, over both Council areas, resulted in 250 individuals or groups commenting with 575 separate comments being recorded.
1.7
A Member seminar was held on 5th September 2007 to summarise the representations which were general, or related specifically to Clackmannanshire and outlined the officers initial response to the comments received.  These are included as Appendix 1 to this report.  Following this, it was intended to report to the Council on 27th September 2007 with formal recommendations on the responses to the consultation, along with Stirling’s position.  This could not be achieved as Stirling Council were unable to proceed with a Member briefing before the deadline for Committee Reports. 
1.8
To date Stirling Council have had one Member briefing on 5th December 2007, however the outcome of this was a request to hold further briefing sessions in 2008.  It seems unlikely that this will happen until the Spring at the earliest.
1.9 Ultimately, it was intended that officers from Clackmannanshire and Stirling Councils would prepare a Finalised Draft 3rd Alteration for presentation to both Councils at the beginning of 2008, before submitting it to the Scottish Ministers for approval.   Notwithstanding Stirling council’s apparent difficulty in progressing matters as originally planned, it is the opinion of Clackmannanshire officers that the Structure Plan Alteration needs to be progressed urgently in order to meet the requirements of Scottish Planning Policies (SPP) 1 and 3, particularly to maintain a healthy housing land supply in Clackmannanshire.
1.10 It is proposed that, in order to maintain the momentum of the Alteration and ensure, at the very least, a robust and up to date housing land supply for Clackmannanshire, a simple housing Alteration tailored to Clackmannanshire only is pursued.  The Town and Country Planning (Scotland) Act 1997 allows the alteration or replacement of Structure Plans to relate to the whole or to ‘part’ of the district to which the plan relates (paragraph 9 (2)), which is essentially what is being proposed.
1.11
A number of the comments received during the Consultation stage would therefore not be able to be considered through the Alteration.  Additionally, any alterations to the Plan will require to only relate to Clackmannanshire and not alter the Plan in relation to Stirling.  General comments which could affect both areas will also not be able to be addressed.
2.0 RECOMMENDATION

2.1
That members approve the suggested responses to the comments received during consultation which are relevant to the proposed limited housing alteration, in order to allow the Finalised Draft 3rd Alteration to the Structure Plan to be prepared.  Comments on the other issues, which will not now be covered by this alteration, will be considered at a later date during the preparation of the Council’s Local Development Plan.
2.2
Following approval of the suggested responses as contained in this report, or amended, that Members also agree to the Structure Plan Alteration (Appendix 2) being submitted to the Scottish Ministers for approval along with the Background Reports including the Environmental Report, which have been made available to Members in Group Rooms.
3.0
BACKGROUND

3.1 Scottish Planning Policy documents SPP1 “The Planning System” and SPP3 “Planning for Housing” set out, among other things, timescales for the review of Structure Plans, the timeframe they should look to when being prepared and their content.  SPP1 states that “Structure plans should be reviewed at least every 5 years, and policies formally reaffirmed or amended to reflect changing conditions and expectations.  The basis of the Structure Plan is a vision which looks forward at least 10 years...A commitment by all planning authorities, including those in joint working arrangements, to effective management of the Structure Plan preparation process and implementation is essential to the continuing relevance and credibility of the statutory development plan.”
3.2
In relation specifically to housing provision, one of the aims of SPP3 is to provide greater certainty regarding housebuilding, taking an “informed long-term view on the requirement for new housing.”  To achieve this, SPP3 proposes that “the Structure Plan should set out a strategy for the location of new housing over a period of at least 12 years and preferably up to 20 years from the date of approval. Up to year 12, the Structure Plan should identify the scale of provision needed and indicate how and where it should be met...where there is a shortfall, identify how much additional land is required for the first 12 years and the settlements where this will be provided. This should be separated into two phases and should include a margin of flexibility to help avoid the need for an alteration to bring further land into the effective supply prior to the 5-yearly review”
3.3
SPP3 continues “This type of strategic decision can be made well ahead of land being required, informing infrastructure providers, allowing earlier consultation, and alerting communities to the probable future direction of development...Development planning has a central role in ensuring that land is available for housing development in the right quantities and in the right places. Clearly the pace at which plans are updated and adopted is of key importance in ensuring that this system works. The Scottish Executive believes that the system can be improved by...regular review of plans, including a formal alteration if necessary; and measures to ensure that land continues to become available if there are delays in preparation and adoption of plans.”
3.4
PAN38, ‘Housing Land’, also provides advice on the provision of land for housing, and stresses that “The statutory development plan is the main vehicle for allocating land to meet future housing requirements...It is therefore important that development plans are up-to-date and clearly focused on agreed priorities and objectives.”
3.5
While recognising SPP3’s 20 year timescale, PAN38 states that “While housing land requirements cannot be determined with precision for such an extended period, authorities should be able to indicate clearly how the settlement pattern is expected to develop over the longer term. This will help to ensure that housebuilders and infrastructure providers have the level of confidence which they require about the future direction of development...Forecasts of housing land requirements are dependent upon assumptions about a range of variables and are inevitably subject to greater uncertainty the further they are extended into the future. Beyond year 12, the emphasis should be on giving a broad indication of the scale of the requirement rather than firm figures.”
3.6
PAN38 also recognises the Scottish Executive’s household projections, produced by the GRO, as a useful starting point in assessing the likely scale of future requirements, but adds that “it must be recognised that they are projections based on past trends rather than predictive forecasts and that they embody assumptions for national statistical purposes which may not be valid locally. In some cases, other locally derived projections or forecasts may be more relevant to the particular circumstances of the plan area. In such circumstances the reasons for using locally derived projections should be explained...Demographic trends are one component of housing land requirements. Account should also be taken of demand...While there is no single definitive method for assessing demand, it is important to take account of the following considerations:

· economic and employment trends within the development plan area;

· housing market trends, which may include house sales information, the historic build rate, tenure-shift, and household size/dwelling size relationships;

· the operation of the local housing market, which may include locational and house-type preferences and the site characteristics required to meet the requirements of different parts of the housing market; and

· the views of housing providers on the nature and scale of requirements and where and how they should be accommodated.”
4.0
KEY ISSUES

4.1
The key issues raised which relate to Clackmannanshire specific issues are detailed in Appendix 1.  For clarity, the representations have been divided into geographical area groupings where appropriate and while general/non-area specific comments are grouped together.  Only issues which are directly relevant to the Clackmannanshire housing alteration are discussed below in more detail.
4.2
A number of the comments received related to updating the housing figures from the 2004 base.  The Councils had agreed to do this in any case and the 2006/07 Housing Land Audit now provides the base for the housing requirements.
4.3 General Strategy
It was suggested that the Housing Land Supply figures be updated to 2028 although it is considered that 2025 is an appropriate time horizon.  When the Council prepares a Local Development Plan this will roll forward figures.  More reference to regeneration aims and requirements for infrastructure, education facilities and affordable housing issues was requested.  Where known, and where appropriate these are included, however a number of these issues would be better addressed at the more detailed level of the Local Development Plan.
4.4 Planning for Growth
The principle of growth in Clackmannanshire was generally welcomed, with only one representation querying why growth was being promoted in Clackmannanshire when the trends apparently showed a declining population.  While the principle was supported, there were conflicting views on where this growth should best be delivered, driven mostly by interests in particular areas, or development sites.  Many saw growth as essential to maintain population, help to regenerate the area and utilise the significantly improved and new infrastructure and transport connections  which have recently been funded by both local and central government.
4.5 General Housing Issues

There was concern that the housing requirements were an underestimate and that, allied to this there was too much reliance on too high a figure of ‘Windfall’ and ‘Urban Capacity Sites’ to meet the housing requirements.  It was also argued that ‘windfall’, ‘brownfield’ and ‘Urban Capacity Sites’ should not contribute to the housing figures at all.  The housing figures have been updated and it is for the parties who commented at the Consultative Draft stage to consider whether they still believe there is underestimate.
4.6
It was suggested that housing figures should be monitored and reviewed annually rather than every 5 years as proposed.  As the Council produces a Housing Land Audit annually, it is considered feasible that monitoring to a degree could be carried out on an annual basis, however reviews every year would be too onerous and may not be in reaction to true medium-term trends as it is recognised there can be years when housing completions are significantly higher or lower than the trend due to one year’s particular circumstances (e.g. financial climate).
4.7 For Clackmannanshire around 1000 houses are proposed to be developed on ‘white land’, which is land within identified growth areas but not yet allocated for housing, at North West Alloa/Sauchie West and South East Alloa and at Coalsnaughton.  It is also anticipated that around 360 houses will be provided on ‘brownfield’ sites within settlement boundaries which have been identified through an ‘Urban Capacity Study’.  These sites are identified in Appendix 3 to this report.
4.8 In addition the 3rd Alteration proposes to clarify previous reference in Clackmannanshire’s Development Plans in relation to a new or expanded settlement in the Eastern Clackmannanshire Area by identifying a growth area  of approximately 1250 houses with associated community and leisure facilities.  The advantages of directing growth to this area, some of which have been previously identified, include the avoidance of green belt and other sensitive landscape areas around the Hillfoots Corridor/Ochil Hills, preventing the coalescence of existing settlements, utilising the access and transport improvements from the Upper Forth Crossing and Alloa to Stirling rail link, promoting quality commercial leisure opportunities, assisting the regeneration of the whole of Clackmannanshire and addressing the population decline and age imbalance issues discussed above.  More recently, the opportunity to restore a significant derelict site in this area has also been prioritised.
4.9 This population growth will be supported by the supply of employment land in the eastern area with a strategic site at Castlebridge, in addition to employment opportunities in the Growth Area itself.
5.0
CONCLUSIONS

5.1
The Structure Plan Alteration, by building on the improved accessibility resulting from projects currently underway and recent increased levels of housebuilding, will attract investment to the area, encourage regeneration and address population and age imbalance issues.
5.2
Approval of the Consultative Draft Alteration will enable the plan to be submitted to the Scottish Ministers and be put on deposit for formal objections.
6.0
SUSTAINABILITY IMPLICATIONS

6.1
The proposed alterations to the Plan seek to fully address sustainability issues and would contribute strongly to the achievement of sustainable development in Clackmannanshire.  An Environment Report has been prepared in the context of the Environmental Assessment of Plans & Programmes (Scotland) Regulations 2004 requiring strategic environmental assessment of all Plans.  The Council will contact the SEA Consultation Authorities to establish whether they have any further comments in light of the reduced scope of the Alteration.  If any further issues arise these will be addressed before submission of the Alteration to Scottish Ministers. 
7.0
FINANCIAL IMPLICATIONS

7.1
The funding of the Alteration will be met from existing budgets.

7.2
Declarations

	1. The recommendations contained within this report support or implement Corporate Priorities, Council policies and/or the Community Plan:
	Reference

	
Corporate Priorities
	(

	
Council Policies
	(

	
Community Plan
	(

	2. In adopting the recommendations contained in this report the Council is acting within its legal powers. 
	(

	3. The full financial implications of the recommendations contained in this report are set out in the report.  This includes a reference to full life cycle costs where appropriate.
	(



[image: image1.png]



Director

Glossary
Brownfield Sites - These are normally sites which have previously been developed or used for some purpose which has ceased. They may encompass re-use of existing buildings by conversion; clearance of vacant or derelict land; infill and various other forms of intensification. Excludes private and public gardens, sports and recreation grounds, woodlands and amenity open spaces. 

Windfall Sites - Brownfield sites which are not included as part of the housing land supply at the base date of the Plan, but which subsequently become available for appropriate housing development. Also known as additional brownfield sites.

[image: image2][image: image3.png]


[image: image4.png]









SP 3rd Alteration Committee Report for January 2008

Page 1 of 7

