	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 3rd August 2006

	Subject: 
Demolition of Agricultural Building and Erection of 1 No House at Gartmorn Hill Farm, Gartmornhill Farm Access Road, Coalsnaughton Ref 06/00133/OUT

	Applicant:

Roger Lucy and Susan Jenkins

Agent:
Alexander Smith

	Prepared by: 
Grant Baxter

	Ward:     Gartmorn       Councillor Stewart


1.0 SUMMARY

1.1. This Planning Application is a re-submission of a proposal that was refused (ref 05/00271/OUT) by Committee at its meeting of 2nd February 2006.  The report recommending refusal of the earlier application is attached as Appendix 1 of this report.  The circumstances in terms of the operation of the farm business have changed since refusal of the earlier application.  Taking account of the change in circumstances, and the advice of an independent agricultural consultant, the proposed erection of a dwellinghouse is considered acceptable subject to a condition and Section 75 Agreement requiring occupation of the house to be tied to the operation of the farm business at Gartmornhill Farm.  Additional conditions are required in relation to the siting and design of the proposed dwellinghouse.  

2.0 RECOMMENDATION

2.1. It is recommended that the application is APPROVED subject to :-

a) A Section 75 Legal Agreement requiring that the occupation of the dwellinghouse is limited to a person/persons solely or mainly, or last employed in agriculture at Gartmornhill Farm, or a dependant of such a person residing with him or her, or widow or widower of such a person.

b) The following conditions:

1. The occupation of the dwellinghouse hereby approved shall be limited to a person/persons solely or mainly, or last employed in agriculture at Gartmornhill Farm as defined in Section 277 of the Town and Country Planning (Scotland) Act 1997, or a dependant of such a person residing with him or her or a widow or widower of such a person. 

2.
(a) 
Before development begins, written approval from the Council as planning authority must be obtained for the details of the siting, design and external appearance of the proposed dwellinghouse, the means of access and landscaping.


(b) 
Particulars of the reserved matters referred to in Item (a) above shall be submitted for the consideration by the planning authority and no works shall begin until written approval has been given.


(c) 
Application for approval of reserved matters shall be made to the Council as planning authority within 3 years of the date of this permission.

(d) The development hereby permitted shall begin within 5 years from the date of this permission, or within 2 years from the date of approval by the planning authority of the last reserved matters to be approved. 

3.
The subsequent application for approval of reserved matters shall include:

a) A site plan at a minimum scale of 1:500 showing the position of the building, vehicular access, parking area, walls, fences and landscaping, together with the phasing/timing of implementation.

b) Plans and elevations of the proposed building showing the dimensions and the type and colour of external materials.

c) A landscape plan at a minimum scale 1:500 showing the location, species and number of existing and proposed trees, shrubs, hedges and other plants, together with details of timescales for implementation.

d) Details of existing ground levels, and proposed ground and finished floor levels in relation to a fixed datum, preferably Ordnance Survey.

e) Details of existing and proposed foul and surface water drainage arrangements. 

4.
Further to Condition 3b, the design of the proposed dwellinghouse shall be single storey or two storey (attic) design, sympathetic to the rural character of the area, and in accordance with Planning Advice Note 72 Housing in the Countryside.  Finishing materials are to incorporate the following; stone or wet dash render walls; slate roof cladding; timber windows and doors. 

5. The domestic curtilage of the proposed dwellinghouse shall be restricted to the area outlined in green on the stamped approved plan.  

6. All trees and hedges within or adjacent to the site shall be protected from damage during the construction phase of the development in accordance BS5837 (Trees in Relation to Construction) 2005.  

Reasons

1. The site lies within a rural area where this planning authority considers that new residential development is inappropriate unless related to the essential needs of agriculture, or other rural businesses. 

2. This permission is granted in Outline only.

3. In order to allow the Council to fully assess all relevant details not included in the current submission.

4.
In the interest of visual amenity, having regard to the nature of the development, the character of the surrounding area and the visibility of the site from Gartmorn Dam.

5.  In the interest of visual amenity, having regard to the nature of the development, the character of the surrounding area and the visibility of the site from Gartmorn Dam.

6. In the interests of visual amenity having regard to the Area of Great Landscape Value.

3.0 PUBLICITY AND REPRESENTATIONS

3.1. The application was advertised in the local press as being a Potential Departure from the Development Plan.  In addition, the applicant has notified one neighbouring proprietor.  No representations have been received to the Planning Application.

4.0 CONSULTATIONS

4.1. Roads and Transportation: Continue to recommend refusal as per response to previous application (05/00271/OUT).  Any approval of the application based on agricultural labour requirement should ensure that occupation of house is legally tied to the associated business at this location.  Comment The applicants have argued that as the house and business would be served off the same access, there would be no additional traffic generation resulting from this proposed development.  In addition, the rationalisation of the business at Gartmornhill Farm will reduce the number of vehicle movements in and out of the site.
4.2 Independent Rural Consultant: Indicates that there is now greater justification for an on site dwellinghouse than the previous proposal, on the basis of the increased investment that has now taken place at Gartmornhill Farm, and taking account of packaging and processing element of the business.  Comment The independent rural consultant, commenting on the previous application identified a weakness in the business case insofar as a proportion of the rearing business was carried out off site and as such did not contribute to the turnover from Gartmornhill Farm.  As such there was insufficient evidence to demonstrate the justification for the house in relation to the on site business.  The business has expanded with the investment of £50,000 to £60,000 in mobile rearing units and associated machinery/infrastructure in order to provide for onsite poultry rearing from day old chicks onwards.  This business investment and the consideration of the packaging and processing elements of the business carried out Gartmornhill Farm indicate that the business can and does provide the whole or main source of income for the prospective occupants of the house as required by the Council’s policy on Housing in the Countryside.
4.3 Economic Development have no objections to the proposed development on basis of current and projected status of re-positioned business at the farm.  
5.0 PLANNING CONSIDERATIONS

5.1 Taking account of the previous report recommending refusal of this proposal, the changes that have occurred in the operation of the business, the Council’s Development Plan policies and independent rural consultant’s advice, it is considered that the operational requirement for a proposed new house has been adequately demonstrated.  In this regard, the business as a whole appears capable of providing the whole or main source of livelihood for occupants and the house is directly related to the existing business which itself requires a countryside location.  

5.2 The sale of the existing house that formerly served the business is a material consideration in terms of this application for a new house. Background Paper 1 details the reasons for the sale of the house, and how this allowed the business to re-establish.  Taking account of these circumstances, the justification for the current proposals and the provisions of SPP15 and PAN 73, the sale of the previous farmhouse should not prevent approval being granted in this case.

5.3 Furthermore, the proposed house is in a suitable location in terms of operation of the business and the visual impact, taking account of views from Gartmorn Dam and the proposed removal an existing unsightly agricultural building.  Compliance with condition 4 of the planning permission shall ensure an enhancement of this prominent site which is within the Area of Great Landscape Value.

6.0 IMPLICATIONS FOR THE COUNCIL

6.1. Financial implications:  None.


6.2. Staff implications:  None. 


6.3. Strategic aims:

	Create strong, active, safe and caring communities
	 MACROBUTTON CheckIt (

	Achieve local economic prosperity and stability
	 MACROBUTTON UncheckIt (

	Make the most of Clackmannanshire's unique built and natural environment


	 MACROBUTTON UncheckIt (

	Develop a culture of personal achievement where everyone is valued


	 MACROBUTTON CheckIt (

	Improve the health of the people of Clackmannanshire
	 MACROBUTTON CheckIt (

	Represent and promote the interests of all of the people of Clackmannanshire


	 MACROBUTTON CheckIt (

	Ensure that the people of Clackmannanshire receive the highest quality services for the public pound
	 MACROBUTTON CheckIt (


                                                        

Head of Development Services
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