	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 23rd November 2006

	Subject: 
Planning Application:  Erection Of 1 No. House On Land Adjacent To 1 Sykemuir Cottages, Dollarbeg - Ref: 06/00360/OUT

	Applicant: Mr Alex Forbes, Craggandarroch House, Ballinluig, PItlochry

Agent: Scott and White Building Design, 49 Primrose Street, Alloa

	Prepared by: 
Grant Baxter, Principal Planner

	Ward:  Devon & Clackmannan North     Councillor McGill


1.0 SUMMARY

1.1. The report considers an outline application to erect a house within the garden ground of a cottage in a countryside location.  The proposed house would be accessed off an existing private access serving two houses onto the B9140 Dollarbeg to Coalsnaughton road.  Following an assessment against relevant Development Plan policies and consultation responses, there is no justification for the proposed house under the terms of policies regarding housing in the countryside and the proposed access arrangements are unacceptable.  There are no other material considerations that would outweigh this conclusion.

2.0 RECOMMENDATION

2.1. It is recommended that the application is REFUSED for the following reasons:

1. The proposed development is within the countryside as defined by the Clackmannanshire Local Plan 2004.  As the proposed house is unrelated to a countryside activity, the development is contrary to Clackmannanshire and Stirling Structure Plan Policy ENV3 and Clackmannanshire Local Plan Policy EN18.  Approval of the development would set an undesirable precedent for development in the Clackmannanshire countryside.

2. The proposals would involve the intensification of use of a substandard private access onto a section of derestricted rural B Class road affording no adequate footways or street lighting.  As such, the proposals would be detrimental to road safety and are contrary to Policy EN18 Development in the Countryside, and Policy INF4 Development Standards of the Clackmannanshire Local Plan Adopted 2004.

3.0 BACKGROUND

3.1. The application site is the garden ground of a rural cottage adjacent to the B9140 Dollarbeg to Coalsnaughton Road.  The existing cottage and an adjoining cottage sit at right angles to the road and share a private access off it.  The site sits at a lower level than the adjacent road and roadside vegetation and trees provide some screening to it.  The proposed house would be located in the western part of the garden, on land which partly adjoins the garden ground of the neighbouring house and agricultural fields.  Access would be via the existing access serving the two cottages.

3.2. The application has been advertised as a Departure/Potential Departure from Development Plan policies related to development and housing in the countryside.

4.0 CONSULTATIONS

4.1. Roads and Transportation:  Advise the application should be refused.  Access would be from a private driveway onto a de-restricted rural B Class road, and as such are contrary to the recognised road hierarchy.  New unjustified residential developments outwith urban areas are not supported and can set an undesirable precedent for similar proposals.  The proposal would result in unnecessary increased amounts of slowing/stopping/turning traffic on a de-restricted rural road which affords none of the supporting urban facilities such as lighting or footways.  Comment:  While the applicant’s proposals show no improvements to the existing substandard access, the agent has subsequently indicated that his client considers it possible to improve the access to satisfy Roads’ standards.  As noted, details of access improvements have not been submitted, and no comments can be made on the applicant’s ability to meet Roads’ standards however, as the principle of the development is unacceptable to Roads, their objection to the proposal would remain.
4.2. Environmental Health:  No objections: proposed condition on hours of construction.

4.3. SEPA: No comments to date.

5.0 PUBLICITY AND REPRESENTATIONS
5.1. Four parties have been notified of the application.  One representation has been received from the following party: 

P J MacGuire, 2 Sykemuir Cottages, Sheardale, Dollar, FK14 7NG

5.2 The main grounds of objection are as follows:

· The proposals are contrary to Development Plan policy regarding development and housing in the countryside.

· The access is onto a busy and fast stretch of road and increasing its use would be dangerous.  There is no bus service to the property, which means car use is mandatory.  Comment: Roads and Transportation’s comments are summarised  in the Consultations Section and do not support the application.
· The site is insufficiently large to accommodate sufficient parking and turning areas. Comment: No details of site layout, including parking/turning areas have been submitted with this outline application.
· The proposed site would overlook private garden ground to the detriment of a residential amenity.

· Insufficient information regarding drainage arrangements.  Comment: No drainage details have been submitted with this outline application.
· Proposals would have an impact on the existing traditional cottages.

6.0 PLANNING CONSIDERATIONS
6.1. The application has to be determined in accordance with the terms of the Development Plan unless material considerations indicates otherwise.

6.2. The site lies outwith any settlement boundary and is defined as countryside in the adopted Clackmannanshire Local Plan.  Policy ENV3 of the Clackmannanshire And Stirling Structure Plan restricts development in the countryside to that which necessitates a countryside location.  The proposed houses do not require a countryside location and as such are deemed to be contrary to this principal Structure Plan policy.

6.3. Policy EN18 Development in the Countryside of the Clackmannanshire Local Plan states that development will not be acceptable unless the proposals are an essential requirement for a rural activity or would involve restoration of a building of architectural or historic value, which is substantially intact.  The proposals are not related to a rural activity and do not involve the reuse of an existing building and therefore again fail to meet the criteria of the Policy.

6.4. An important material consideration is SPP15, planning for rural development.  The Council’s future approach to proposals for rural development in light of SPP15 shall be led by a review of Development Plan Policy.  In the first instance, this will comprise an Alteration to the Structure Plan, the consultative draft version of which is targeted for completion by the end of this year.

6.5. A recent appeal decision on an application for housing in the countryside endorses the Council’s plan led approach in respect of incorporating the terms of SPP15 into decision-making.  While SPP15 indicates a more positive approach to development in rural Scotland, this must be tempered by more effective regulation.  SPP15 advocates a plan led approach and emphasises the importance of a consistent approach to decision making.  This proposal would not appear to present a justification for an exception to policy in advance of a formal review, as this would be contrary to the aims of SPP15.

6.6. The comments of Roads and Transportation are detailed in the Consultations Section above.  The proposal is unacceptable to Roads and Transportation, both in principle and in detailed terms, considering the substandard nature of the access onto an unrestricted distributor road.  While the applicant’s agent has suggested that improvements to the access could be made, no details of any such improvements have been submitted.  Notwithstanding any improvements that could be made to the access, Roads and Transportation would retain their objection to the proposals in principle.

6.7. The proposals for a new build house in the garden ground of an existing house in a countryside location are not supported by any justification that would merit a Departure from Development Plan policy on housing in the countryside.  The terms of SPP15 would not outweigh these key development plan considerations.  The application is also not supported in road safety terms and in the absence of any other material considerations that would indicate otherwise, the application should be recommended for refusal.

7.0 IMPLICATIONS FOR THE COUNCIL

7.1. Financial implications:  None


7.2. Staff implications:  None


7.3. Strategic aims:

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

	Achieve local economic prosperity and stability
	 MACROBUTTON CheckIt (

	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 (
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