THIS PAPER RELATES TO

ITEM 4
CLACKMANNANSHIRE COUNCIL ON THE AGENDA
Report to Planning Committee
Date of Meeting: 28" September 2023
Subject: Planning Application (Ref 23/00097/FULL) - Erection Of

Kennels For Dog Breeding, Siting Of 4 No. Glamping
Pods, Formation of 5 Parking Bays For Camper Vans
(Partly Retrospective) at Devon River Riding Centre,
Fishcross, Clackmannanshire, FK10 3AW

Report by: Keith Johnstone, Principal Planner
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Purpose

The Report provides an assessment of the above application for planning
permission having consideration to the provisions of the Development Plan
and any other material considerations, including advice from consultees and
representations received from a third party. It provides a recommendation on
the application. The application is partly retrospective as some of the
development has already been implemented.

The application is a Local Development and would normally be determined
under the Council’'s Scheme of Delegation by Appointed Officers. However, in
accordance with the Council’'s Scheme of Delegation for such applications,
this application requires to be determined by Committee following a request
from an Elected Member to refer it to Committee. The reason for the request
was due to the circumstances at the site where development has been
undertaken in the past without obtaining planning permission.

Recommendations
It is recommended that the application is APPROVED subject to the following

conditions:-

1. The development to which this permission relates must be begun not
later than the expiration of 3 years from the date of this permission or,
as the case may be, when the permission is deemed to be granted.

2. The materials and colours of the external finishes of the 2 glamping
pods still to be installed shall match the details on the approved
drawings unless otherwise agreed in writing by the planning authority.
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3. Before works commence to install either of the remaining 2 glamping
pods hereby approved, details of the design of their layout and parking
provision shall have been submitted to, and approved in writing by, the
planning authority. Thereafter, the development shall be implemented
in accordance with the approved details, unless otherwise agreed by in
writing by the planning authority.

4. The use of the 4 glamping pods hereby approved shall be used solely
for holiday and tourism purposes. For the avoidance of doubt, this
permission does not authorise the use of any of the pods as the sole or
main place of residence for any of their occupants.

5. Within 2 months from the date of this permission, details of a method
statement shall have been submitted to and approved in writing by the
planning authority, which shall facilitate monitoring by the planning
authority of occupancy by individual occupiers of the glamping pods,
allowing access to letting or lease records to ensure compliance with
Condition 4 above. Thereafter, the development shall be operated in
accordance with the approved details unless otherwise agreed in
writing by the planning authority.

6. In the event that any pod remains unoccupied for its approved use for a
continuous period of at least 12 months, it shall be removed from the
site within 2 months of the expiration of the 12 month period and the
site reinstated to its original condition within 3 months from the date of
removal, unless otherwise agreed in writing by the planning authority.

Reasons

1. As required by Section 58 of the Planning (Scotland) Act 2019.

2. In the interests of visual amenity and the landscape character of the
area.

3. To consider these details yet to be submitted.

4. To ensure that the pods are utilised for their intended and approved

purpose and not for any permanent residential use having regard to
their design and amenity standards and the relevant provisions of the
Clackmannanshire Development Plan.

5. To ensure the planning authority can effectively monitor the
development to ensure it is used for its approved purpose only rather
than permanent residential use, having regard to the relevant
provisions of the Clackmannanshire Development Plan.

6. To minimise the level of unnecessary visual and landscape intrusion,
having regard to the countryside location, the provisions of the
Development Plan and the nature of construction of the pods which are
not permanent and capable of being readily removed.
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2.2

2.3

3.0

3.1.

Notes to Applicant

1.

The Council’'s Contaminated Land Section has advised that if during the
development work, areas of contamination are encountered, then the
applicant shall immediately notify the Planning Authority. The nature and
extent of any contamination found shall be fully assessed by way of a site
investigation and an adequate site investigation report and remediation
strategy shall be submitted to and approved by Planning Authority in
writing. Any remediation work agreed shall be fully implemented and a
remediation verification report submitted to and approved in writing by the
Planning Authority.

The Coal Authority has advised that the Coal Mining Risk Assessment
submitted for the previous application at the site (ref 18/00154/FULL) be
updated by way of an addendum to confirm that the kennel building is
positioned in accordance with the recommendations in that Coal Mining
Risk Assessment. Whilst the absence of this information would not justify
withholding planning permission, the Service would advise you to consider
complying with this advice and submitting the addendum to the Service.

Reasons for Decision

1.

The development is considered to accord with the relevant policies and
objectives of the adopted Clackmannanshire Development Plan.

The issues raised by a third party and consultees can be satisfactorily
mitigated or are not judged to provide sufficient or reasonable grounds
to withhold permission. The development is not considered to result in
an unacceptable adverse impact on the residential amenity and privacy
of neighbours.

Subject to the proposed conditions, the development is considered to
be compatible with neighbouring uses and the local environmental
quality and character of the surrounding countryside area.

The proposals would help sustain and enhance the viability of the
established riding centre business on the site. This would help sustain
an existing business and generate local employment opportunities.

The pods would support local and national tourism strategies, including
increasing the number and length of stays by visitors in
Clackmannanshire.

On balance, it is considered there are no other material considerations
which would outweigh the development plan support for the
development and justify withholding the partly retrospective permission.

Considerations

The application has been submitted in response to enquiries by the Service
relating to unauthorised development taking place at the established Devon
River Riding Centre located near Fishcross. The enquiry was initiated in 2021
when the applicant was advised to seek retrospective permission for works
taking place on the site. This was during the period when site visits and
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3.2.

3.3.

contact were inhibited due to the restrictions associated with the Covid 19
pandemic. Following contact with the landowner he advised that a paper copy
of the application had been handed in at the offices at Kilncraigs during the
period when it was closed and staff were working from home. The Service
was unable to locate the documents at that time despite extensive searches
and enquiries being made. While the enforcement enquiry continued, the
application documents were eventually received by the Service in March
2023. The applicant was contacted and he confirmed that he wanted the
application registered to try to regularise the regulatory planning position. This
was achieved in May this year.

The application seeks planning permission, partly retrospective, for the
following;

a) Retrospective permission for the installation of a timber clad building for
use as kennels associated with a dog breeding business. The building
measures 18.0m in length, 5.0m in width and 2.9m to roof height. The
internal layout contains kennels including space for whelping and a wash
room. The building sits parallel to the boundary of the riding centre and the
SSPCA’s National Wildlife Centre approximately 10.0 m to the south of the
residential chalet accommodation occupied by the applicant. There is a
security fence and tree belt between the building and Centre. The nearest
SSPCA animal enclosures are approximately 10.0 m from the kennels
building. The north gable of the kennel building is approximately 69.0 m
from the boundary between the Riding Centre and the curtilage of the
objector’'s property (Devonbank Cottage) and 76.0 m from the cottage
itself. The intervening land includes the curtilage of the applicant’s chalet,
an area of yard which is part of the Riding Centre, a large storage building
and the tree belt which encloses the Wildlife Centre.

b) The installation of 4 No glamping pods on land to the south of the riding
centre facilities. The 2 pods on the north side of the access road which
serves the riding centre have been installed and both are in use. The 2
annotated on the drawing on the south side of the access road have not
been installed. The pods measure approximately 4.8m in length by 3.6 m
in width and 3.0 m in height with a small deck to the front. The external
finish to the walls is timber boarding. They contain a room with bed settee
and small kitchen and a separate WC/shower room. The pods face
towards the fields to the south of the access road to the Riding Centre.

c) The formation of up to 5 parking bays regularly spaced along the south
side of the private access road which serves the riding centre. These are
intended to be available for overnight parking by campervans. The bays
will be serviced with electricity and water. Two of the bays have already
been formed.

The Service received an enquiry about further building works taking place at
the Riding Centre at the end of August 2023. On investigation, it was noted
that a timber frame of a building was being installed on land to the south east
of the proposed location of the 2 glamping pods. The structure measures
approximately 7.0 m in length by 3.0 m in width. The landowner has advised
that this is not connected to the current application and that work has been
put on hold and will not re start until any relevant planning approval has been
obtained. At the time of compiling this report, no planning application has
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3.4.

3.5.

been received. The presence of this unauthorised development unrelated to
the current application was taken into account when the reason for the
request for referral to Committee was considered by the Service. However,
this recent development is not part of the current application based on the
information available and therefore its presence is not considered to be a
material consideration in the determination of the current application. Its
planning merits will be considered as part of ongoing enforcement monitoring.

Consultations

Transportation has raised concern that the development will increase traffic
movements at the junction of the private road that serves the site and the
C110 Shavelhaugh Loan. They advise that an increase in further slowing,
stopping and turning traffic movements at the junction would not be welcomed
for road safety reasons. Whilst they acknowledge that the development might
be argued to generate a modest increase in overall traffic movements, any
additional turning movements on the C110 where turning movements are
relatively rare, will increase the accident potential. A proportion of drivers will
be unfamiliar with the area and any risk of driver hesitancy would increase the
risk of accident potential. There is also potential for precedent to be set
leading to more camping pods, pitches and dog kennels which could
exacerbate the situation. Comment — the applicant has advised that the
development would not result in a significant increase in traffic above what is
already generated by the operation of the riding centre. They note that each
pod may generate only 1 additional trip in and out per day while the kennels
do not generate traffic all year; only when dog litters are available. Following
assessment, it is concluded that, on balance, the development proposals
would not be likely to result in an increase in traffic levels or in the type of
vehicles which would result in a significant increase in the existing risk to road
safety associated with the existing use of the junction onto the C110 to justify
withholding permission on the grounds of impact on road and pedestrian
safety. This conclusion has been reached having regard to the following
factors;

a) the likely frequency and nature of vehicle trips the use of the kennels and
pods and bays would generate. This is predicted to be in the region of an
average of 1-2 additional movements per hour over a typical day when
fully booked;

b) the relatively small quantum of increase these movements would comprise
compared with the existing number of vehicle turning movements at the
junction with the C110. This junction is currently used to access the Devon
River Riding Centre business, the SSPCA National Wildlife Rescue Centre
facility and 4 houses;

c) the fact most visitors are likely to have pre-booked in advance of visiting
the site when directions could be made available to them:;

d) any future expansion of this development would require planning
permission which would provide an opportunity for any associated impacts
on road safety to be considered before permission was granted; and

e) The nature of the proposed development is appropriate to a rural location,
which will commonly be served off a road outwith the urban area.
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3.6.

3.7

3.8

Environmental Health has advised that they have no objection to the
development. They have asked that the applicant be made aware that a
Short Term Let and/ or a Caravan Site Licence may be required for the pods
and camper van parking bays. Comment — Environmental Health has had
regard to the concerns raised by the objector relating to noise nuisance
associated with the use of the kennel building and glamping pods on the site
in providing their advice. Environmental Health officers have also visited the
site to inform their consultation response. Since the application was
registered, the Council has received a complaint about noise nuisance in
relation to dogs barking at the site. This is being investigated by
Environmental Health under the regulatory powers in the Environmental
Protection Act (EPA), 1990 relating to statutory nuisance. However,
Environmental Health has confirmed that they have no objection to the
application including the kennels and pods and consider that the uses would
be compatible with surrounding land uses. They could take action under the
EPA Act 1990, to regulate noise emissions in the event there was evidence of
noise nuisance.

The Contaminated Land Section has raised no objection and advise that an
informative note be attached if permission is granted to provide guidance to
the developer in the event contamination is encountered. Comment — this can
be included in the decision notice.

The Coal Authority was consulted as the site lies within an area identified as
being at higher risk of legacy mining. They have objected to the application.
They have reviewed the proposals and the Coal Mining Risk Assessment
(CMRA) document which the applicant has provided and had been submitted
in support of a previous application for the site (ref 18/00154/FULL
Development of a chalet building for residential and staff welfare uses,
extension to stable block, formation of access road and change of use of
fields from agricultural use to riding centre use). The Coal Authority advises
that the proposed glamping pods would comprise an exempt form of
development that would not require a CMRA but consider the kennels building
would not be exempt from needing a CMRA. As the existing CMRA is not
specific to the proposals they are objecting, but the Coal Authority has
advised that they would withdraw this objection if there was an addendum to
the original CMRA which confirms that the kennel building is positioned in
accordance with the recommendations in the original CMRA. Comment —
notwithstanding the objection, it is considered that this advice would not justify
withholding permission taking account to the following factors;

i) The advice only relates to the kennels building and not the glamping pods.

i) The applicant has confirmed that the kennels building has no foundations
and is supported on top of the existing ground levels, and is a similar type
of construction to the “chalet” style building which is located some 10.0 m
from the kennels. The CMRA concluded there were no adverse risks from
legacy mining issues in the vicinity of the chalet development, including
the area where the kennels building has been installed, that required
further investigation or possible mitigation. The Coal Authority did not raise
any objection in relation to the chalet having regard to the assessment and
advice in the CMRA.

iii) An Informative Note can be included in the decision notice to highlight the
advice from the Coal Authority on the application and to advise the
applicant to obtain an update of the CMRA from its author to confirm that
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3.9

3.10

3.11

3.12

3.13

the kennels building is positioned in accordance with the
recommendations in that Coal Mining Risk Assessment.

Scottish Water has no objection. It has advised there is sufficient capacity to
provide a public water supply and for a foul only connection to Alloa Waste
Water Treatment Works. Any connection will require the submission of a Pre-
Development Enquiry Form to Scottish Water. The applicant should ensure
the development does not result in any conflict with any Scottish Water
infrastructure in the area. Comment — the proposed buildings would not be
connected to the public drainage system. There would be private
arrangements to dispose of foul drainage.

Representations

Four neighbouring properties were notified of the application and the
application had to be publicised in the Alloa Advertiser for neighbour
notification reasons.

An objection was received on behalf of one of the 4 neighbours notified of the
application who lives at Devonbank Cottage, Fishcross which is located to the
north of the Riding Centre. The objection can be summarised as follows;

Unauthorised pods are being rented out. The objector has had to call the
police at 1 am about noise nuisance. Comment — 2 of the pods have been
built and are in use. The applicant has the right to apply for retrospective
planning permission under the Planning Acts. Environmental Health has no
objections and have advised that they have no record of having received
complaints about noise or disturbance associated with the pods since they
have been brought into use. It is considered that the use, siting and design of
the pods and associated parking bays would be compatible with neighbouring
uses and the surrounding area having regard to;

a) their small scale;

b) the intervening distances to the nearest houses. The 2 pods closest to the
objector’s house are approximately 125.0 m from the objector’s house;

c) the degree of screening provided by existing buildings and vegetation
between the development and the objector’s house and curtilage and the
mitigation this provides. The camper van parking bays are also located on
land which is lower than the land closest to the objector’s house.

d) the advice received from Environmental Health who have not objected;
and

e) the existing established character of the area which includes a riding
centre and national wildlife rescue centre which contribute to the general
standards of amenity in the area. The applicant has stated that there has
not been any Police presence and they already display advice to visitors
that there is a restriction on noise after a specified time. If there ever was
an issue they would take further action to eliminate this issue. It is
considered that there is always a risk of instances of anti social behaviour
by guests which could result in nuisance but these circumstances could
be investigated and regulated if necessary by the Police or Environmental
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3.14

3.15

3.16

Health. There are examples elsewhere of similar accommodation being
approved and operating in comparable proximity to neighbouring houses.

The access road serving the site is not suitable for increased traffic and not for
camper vans. The visibility at the junction of the track onto the private road is
not suitable and dangerous to other road users. Comment — the track has
been installed to serve the riding centre and accommodates vehicles and
traffic movements associated with this use, including horseboxes. Permission
was granted as part of application Ref 18/00154/FULL as highlighted in
Paragraph 3.22 below. The likely frequency and type of additional traffic
generated by the development is not considered to result in any significant
change to the risks to road or pedestrian safety associated with the existing
usage and the access arrangement is still considered to be adequate and not
dangerous. The applicant has been advised to remove low level vegetation
which has become established on the land to the north of the access where
his track joins the private road which would improve visibility for drivers exiting
the track when looking north and for users on the private road approaching
the junction from the north. This is considered sufficient to address the issue.

Increased road traffic using the junction onto a derestricted section of public
road with poor visibility at Shavelhaugh Loan will exacerbate the existing
issues. There is already a caravan site access nearby. Comment — as
discussed in our response to the advice from Transportation in Paragraph 3.5
above, it is concluded that these issues would not provide sufficient or
justifiable grounds to withhold permission in terms of the change in any risk to
road and pedestrian safety.

The dog breeding kennel is another noise nuisance and should also have a
building warrant. Comment — The need for a warrant would be regulated
under separate legislation and this issue would not be a material
consideration in the determination of the planning application. However, the
applicant has been advised by the Service to contact Building Standards to
obtain advice on any regulatory requirements under the Building (Scotland)
Acts. The use of the kennel building to breed dogs has the potential to
generate noise such as from dogs barking. This concern has been carefully
considered as part of the assessment of the application. On balance, it is
considered that there are not sufficient grounds to justify withholding
permission for the use of the kennel building due to noise impact having
regard to the following factors

a) Environmental Health does not object. Environmental Health officers have
visited the site and reviewed the operation of the use and have not raised
concerns that this would be an incompatible use. They have confirmed
that they do not object to planning permission being granted.

b) Environmental Health has also advised that any complaints about noise
emissions could be investigated and regulated by them under the EPA Act
1990 if there was evidence of nuisance. Environmental Health has
advised that it is currently dealing with a complaint about noise from dog
barking but has confirmed they do not object to the application for the
kennel building

c) the location of the kennels building in relation to the nearest noise
sensitive properties;
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3.17

3.18

3.19

3.20

3.21

3.22

d) the attenuation that the building would provide to reduce noise generated
within it;

e) the frequency and duration of periods when the dog breeding operation
would take place or generate activity and noise.

The toilet facilities in the pods are a health risk. Has Environmental Health
been consulted? Comment - Environmental Health have been consulted and
made aware of the issues raised in the objection. They have not objected.
Advice has also been obtained from SEPA about the sewage disposal
arrangements and they have advised that the toilet facilities in the pods are
acceptable in principle and their operation and disposal arrangements are
regulated by SEPA. Given the issue would not be regulated under planning
legislation, it is concluded that it would not constitute material planning
grounds to justify withholding planning permission.

There is an increase in fire risk due to the buildings comprising timber sheds.
Have any measures been taken in regard to fire safety and fire fighting?
Comment — this issue is not regulated under planning regulations and is not
considered to provide reasonable grounds to withhold planning permission.
The applicant has however stated that they comply with relevant fire safety
requirements.

Site History

The site comprises land associated with a riding centre which the applicant
has operated and developed for around 20 years. The centre includes an
arena, stabling, storage buildings, temporary residential accommodation and
fields used in connection with the riding centre. The surrounding area includes
a mix of uses including the national wildlife rescue centre, agricultural
operations, residential use and the grazing of horses on land.

The application has been submitted following an enforcement investigation
relating to works taking place at the riding centre, including the installation of
the kennels and 2 glamping pods. These buildings have been installed on the
site. The application provides the opportunity for the applicant to address the
breaches of planning control as well as the consideration of the planning
merits of the remaining proposed development. The retrospective nature of
part of the development would not prejudice the positive determination of this
application.

A number of planning applications have been approved on the site including;

a) Ref 18/00154/FULL - Erection of Temporary Residential Accommodation
and Staff Welfare Building and Construction Of Access Track To South of
Riding Centre (both Partly Retrospective), Extension to Stable Block And
Change Of Use Of Agricultural Land To Riding Centre Use — approved
and permission partly implemented.

b) Ref 18/00099/FULL — Erection of 2 No Residential Accommodation Units
(Retrospective) — the application was withdrawn by the applicant.
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4.4

4.5

4.6

c) Ref11/00172/FULL - Erection of 2 No Houses as Temporary Residential
Accommodation — permission granted for one unit for a temporary period
for someone employed in the running of the riding centre.

Our records show there have been 6 planning enforcement cases opened
relating to the site; the first being in 2006. One resulted in an Enforcement
Notice being served in 2012 relating to the occupation of a chalet for
residential purposes. The Notice was subsequently complied with. The other
cases either did not require any formal action, or retrospective applications
were submitted which were approved to satisfactorily regularise the planning
position. There have been instances of unauthorised development taking
place at the site but those breaches have either been satisfactorily resolved or
brought under planning control. These matters are not however considered to
be material planning considerations in the determination of the current
application.

Planning Assessment

The application must be determined in accordance with the development plan
unless material considerations indicate otherwise.

The National Planning Framework 4 (NPF4) was adopted on 13th February
2023 and is now part of the statutory Development Plan. Decisions on
planning applications have to be made in accordance with the Development
Plan unless material considerations indicate otherwise. The NPF4 and the
adopted Clackmannanshire Local Development Plan 2015 and associated
Supplementary Guidance currently comprise the Development Plan. A review
of the Local Development Plan (LDP) is underway and will be informed by the
policies in the NPF4. Planning applications will be assessed against the
relevant Principles, Strategies and Policies in the NPF4 and the LDP. As
NPF4 provides the latest national planning policy context for the assessment
of planning applications, where it is considered there is incompatibility
between the provisions of the adopted Clackmannanshire Local Development
Plan 2015 and NPF4, the provisions of NPF4 will prevail.

The site is located within countryside as defined by the adopted LDP.

The most relevant policy provisions of the Development Plan are considered
to comprise;

NPF4 Policies

1 — Tackling the climate and nature crises

9 — Brownfield, vacant and derelict land and empty buildings
14 — Design, quality and place

23 — Health and safety

29 — Rural development

30 - Tourism

Clackmannanshire LDP Policies

e SC12 (Access and Transport Requirements)

e SC23 (Development in the Countryside — General Principles)
e SC25 (Business Development in the Countryside)
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4.7

4.8

4.9

4.10

e EP3 (Business and Industrial Uses Outwith Existing or Allocated Business
Sites)

e EAZ2 (Habitat Networks and Biodiversity)

e EA4 (Landscape Quality)

e EAL1 (Environmental Quality)

e EA25 (The Development of Brownfield, Unstable and Contaminated Land)

Policy 1 requires weight to be given to the global climate and nature crises.
The development has a locational justification based on the diversification of
an established business and uses which would justify a countryside location.
The application is not considered to be contrary to the objectives of Policy 1
having regard to the nature and scale of the development, the likely level of
greenhouse gas emissions associated with the proposals and the absence of
any significant impact on local biodiversity.

Policy 14 requires development to be designed to improve the quality of an
area and not be detrimental to the amenity of the surrounding area. The
design, siting and materials of the buildings are not considered to adversely
impact on the established character and visual amenity of the area. They sit or
would sit in proximity to the existing grouping of buildings which are
characterised by a mix of building types and designs including stables, a
chalet, a shed and animal enclosures on adjacent land. Planting on
surrounding land helps contain the visual impact. The buildings would have a
neutral impact on the established amenity of the area and are not considered
to be contrary to this Policy.

Policy 29 provides support for development which would contribute to the
sustainability and diversity of the local rural economy and communities,
including the diversification of existing businesses. Development should be
suitably scaled, sited and designed to be in keeping with the character of the
area. Policies SC23 and SC25 require new business development in the
countryside to have a locational justification and respect the character and
amenity of the area. The location of the development is necessitated partly by
the fact the uses are part of a diversification of the established countryside
business on the site and the applicant could not practicably locate them
elsewhere within an urban area. The buildings are also near to the existing
building group and services. The glamping pods are designed and marketed
to cater for visitors looking for a rural location and possibly associated with the
riding centre activities. The siting and design of the buildings are not
considered to adversely affect the character and amenity of the area. The
access arrangements are considered to be acceptable. The existing buildings
and tree belts and vegetation around the applicant’s landholding also help to
screen and contain the visual and landscape impact associated with the
buildings from nearby properties, and the Core Path network. The buildings
would not be readily visible from the nearest dwellings to the north, including
the objector’s. The pods would be visible from Hillview located to the west but
they would be viewed against the back drop of wooded areas and existing
buildings and would not have an adverse impact. On balance, the application
is not considered to be contrary to the provisions of Policies 29, SC23, SC25
and EA4.

Policy EP3 creates a presumption in favour of new business developments
being located within the business sites identified in the LDP. While the site is
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not identified in the LDP for business development, it would comprise a
diversification of an established countryside business including tourist visitor
accommodation. Having regard to the conclusions set out in the preceding
paragraph, it is concluded that a locational justification for the site has been
established and that the application would not be contrary to Policy EP3.

Policy 30 provides support for new or extended tourist facilities in locations
identified in the LDP. It also states that proposals will take into account; the
contribution made to the local economy; compatibility with the surrounding
area; opportunities for sustainable travel; accessibility for disabled people;
measures to minimise carbon emissions; and opportunities to provide access
to the natural environment. While the existing riding centre is not identified in
the LDP as a visitor facility it does attract visitors to the area and the addition
of 4 glamping pods is considered to be a suitable and complementary
diversification of the business which would accord with the criteria listed
above. The pods overlook fields and the Core Path network is accessible
which would provide opportunities for sustainable travel and enjoyment of the
natural environment. The application is not considered to be contrary to Policy
30.

As discussed in Paragraphs 3.13 and 3.16 above, it is concluded that there
would not be sufficient or reasonable grounds to withhold permission due to
the environmental impacts on the residential amenity and environmental
quality of the nearest residents or other land uses. While the use of the
kennels could generate noise from barking dogs at times, and notwithstanding
the issues raised by the objector, it is considered that any impacts could be
effectively managed and would not justify withholding permission having
regard to; the advice from Environmental Health that it does not object; the
regulatory powers that would be available to them to address nuisance if
complaints are raised; the existing character of the site and adjoining land
including the contribution that existing activities and uses make; and the
juxtaposition of the kennels, pods and parking bays with the nearest noise
sensitive properties. The risks associated with noise impacts are not
considered to be unacceptable and justify withholding permission and the
application is not considered to be contrary to Policy 23 and EA11.

As discussed in Paragraphs 3.5, 3.14 and 3.15 above, on balance, the
development is not considered to result in a significant adverse increase in
risk to road or pedestrian safety which would justify withholding permission.
For these reasons. The application is not considered to be contrary to Policy
SC12.

The development would not adversely affect existing trees and vegetation or
natural habitats and is not considered to be contrary to Policy EA2.

The site lies within an area identified by the Coal Authority as being at higher
risk from legacy mining issues. However, as discussed in Paragraph 3.8
above, it is concluded that the advice from the Coal Authority would not
provide sufficiently justifiable grounds to withhold permission in the
circumstances, and a suitably worded advisory note would be added to the
decision notice to address the advice from the Coal Authority. The
Contaminated Land Section has raised no objections and an advisory note
would also be attached as per their advice. The development would be on
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5.0
5.1

brownfield land. The application is considered to accord with Policy 9 and
EA25.

Overall, subject to the proposed conditions, it is concluded that the
development would not be contrary to the provisions of the Development Plan
and that, on balance, there would not be sufficient policy grounds to justify
withholding permission.

Other Material Considerations

A number of other material considerations have been identified which have
also informed the assessment of the application. These are summarised
below;

5.1.1 Notwithstanding the issues raised in the consultation advice from
Roads and the Coal Authority, it is concluded that these would not,
either alone or collectively, provide sufficient or justifiable grounds to
withhold permission.

5.1.2 The issues raised by the objector have been carefully considered as
part of the assessment of the application. However, for the reasons
summarised in Paragraphs 3.11 to 3.18 of the Report, these are not
considered individually or collectively, to justify withholding permission.

5.1.3 Environmental Health has raised no objections to the application having
considered the issues raised by the objector and visited the site.

5.1.4 The development would help diversify the existing riding centre
business, helping sustain the business and creating employment
opportunities which would contribute to the rural economy of the area.

5.1.5 The development would increase the supply of visitor accommodation
in Clackmannanshire and encourage more visitors to stay and spend
money in the local area. This would contribute to both local and
national tourism strategies.

5.1.6 The site is readily accessible from the surrounding Core Path network
providing opportunities for active travel trips for visitors.

5.1.7 The development is considered to be compatible with neighbouring
land uses and would not result in any significant change in the visual
amenity and landscape character of the area or the established
residential amenity of neighbours.

5.1.8 Although the kennels and 2 glamping pods have been installed and the
uses have commenced in advance of the application being determined,
regard should be given to the following factors;

a) The Planning legislation allows for retrospective applications to be
submitted in order to try to regularise the planning position.

b) The Council’'s Planning Enforcement Charter highlights that the
objective of planning enforcement enquiries is to resolve the problem
rather than necessarily punish the mistake. Where a breach relates
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5.2.

6.0

6.1.

7.0
7.1

7.2

7.3

8.0

8.1

9.0

to a small business or the self employed, the Council will try to
remedy the breach without harming the viability of the business.

c) The application was submitted by the applicant in response to the
enquiries by the Service and he has confirmed that he wants to
obtain the relevant permissions for his business activities. This
application is seeking to address unauthorised development at the
site which was given as the reason for referring the application to
Committee.

d) The timescales and actions by the applicant have been affected by
the disruption caused by the Covid 19 pandemic. The applicant has
advised that the development was implemented to help diversify the
business and secure income to sustain the business in the face of
the significant impact of the pandemic on the riding centre business.

5.1.9 It is considered that there are no other material considerations which
would outweigh the development plan support for the application and
justify withholding permission.

In conclusion, it is considered that subject to the proposed conditions, the
application would not be contrary to the provisions and policies in the
Development Plan and there would not be any other material considerations
to outweigh that support and justify withholding permission.

Sustainability Implications

The development would comprise the expansion of an established
countryside business. It would not adversely affect the environmental quality
of the area and is accessible by active travel as well as the private car.
Resource Implications

Financial Details

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

appropriate. Yes [

Finance have been consulted and have agreed the financial implications as
set out in the report. Yes [

Exempt Reports

Is this report exempt?  Yes ] (please detail the reasons for exemption below) NO X

Declarations

The recommendations contained within this report support or implement our
Corporate Priorities and Council Policies.
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(1)

(2)

10.0

10.1

11.0

111

12.0
12.1

13.0

13.1

Our Priorities (Please double click on the check box M)
Clackmannanshire will be attractive to businesses & people and

ensure fair opportunities for all X
Our families; children and young people will have the best possible

start in life ]
Women and girls will be confident and aspirational, and achieve

their full potential ]
Our communities will be resilient and empowered so

that they can thrive and flourish ]

Council Policies (Please detail)

Equalities Impact

Have you undertaken the required equalities impact assessment to ensure
that no groups are adversely affected by the recommendations?

Yes [] No X

Legality

It has been confirmed that in adopting the recommendations contained in this
report, the Council is acting within its legal powers. Yes [
Appendices

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

e Location Plan

Background Papers

Have you used other documents to compile your report? (All documents must be
kept available by the author for public inspection for four years from the date of meeting at
which the report is considered)

Yes X (please list the documents below) NO ]

e Adopted Clackmannanshire Local Development Plan 2015

e NPF4, 2023
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