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1.0 SUMMARY

1.1. The proposals involve residential development on a site allocated for such within the Clackmannanshire Local Plan.  The proposals largely comply with the terms of the Local Plan and development brief in terms of provision of affordable housing, and off-site works.  Additional traffic calming and pedestrian improvements are also proposed by the developer.  Changes to the original layout, which have involved the loss of 2 units from the originally proposed scheme, have resulted in a layout and form of development that the meets the terms of the Development Plan policy and can be recommended for approval subject to appropriate conditions dealing with outstanding detailed matters.

2.0 RECOMMENDATION

2.1. The application is recommended for approval subject to conditions based on the following key points.

· Requirement for construction management and travel plan.

· Requirement for final details of SUDs scheme and assessment of overland flow of surface water. 

· Requirement for all roads, footways, driveways, parking and turning areas to comply with Development Roads Guidelines and Specifications.

· Requirement for implementation of traffic calming and new footway along The Glen.
· Arrangements to carry out enhancement to land on east side of The Glen and form off-road pedestrian link across gorge.

· Details of phasing of development to ensure commencement/completion of affordable housing and to control completion of off-site works.

· Requirement for finalised details of hedge/wall/fencing boundary treatment to The Glen.

· Requirement for finalised details of finishing materials.

· Protective fencing to be erected around trees in accordance with BS: 5837: 2005.

· All tree works to be in accordance with submitted tree survey.

· Landscape plan and details of future management/maintenance of landscaping and adjacent gorge.

(A full list of recommended conditions will be circulated separately).

3.0 BACKGROUND

3.1. This is a detailed application for the erection of 34 (formerly 36) detached and 18 semi-detached houses with associated roads, footpaths and landscaping on land to the west of The Glen, Coalsnaughton.  The site is an area of approximately 2.3 hectares of agricultural land situated between the villages of Coalsnaughton and Devonside and to the west of the “C” class road known as The Glen.  The site is steeply sloping downwards from south to north, and is bounded by residential development to south and north, the public road to the east and a wooded gorge to the west.  The site is identified within the Clackmannanshire Local Plan adopted 2004 as Housing Proposal 102 (50 houses speculative new build/part low cost).  Development guidelines in the Local Plan relate to both this site and a nearby site known as Coalsnaughton North Phase 1.  Elements of the development guidelines specific to the application site include a mixed range of house types; improvement of the existing burn corridor, environmental enhancement of the eastern side of The Glen and the requirement for ground investigations.  A development brief dated June 2004 has also been produced for the site which sets out in more detail the key guidelines in relation to its development.

3.2. The proposed housing would be served off two separate accesses from The Glen.  The northern most would serve 8 detached speculative new build houses and 18 “affordable” houses proposed by Ochil View Housing Association.  These would be developed as “home stake houses” where people on low incomes could purchase their own home with assistance from a social landlord.  The southern part of the site, served off a separate access, would serve 26 (formally 28) speculative new build detached houses.  This part of the site would also include a landscaped open space and SUDs area.  Additional works in relation to the development would involve:-

· Site stabilisation works in order to deal with former mine working;

· Planting of new native hedging and feature boundary walls along The Glen frontage, offsite works to create traffic calming on The Glen, formation of a new 2m wide public footway along The Glen frontage;

· Environmental enhancement of the east side of The Glen;

· Enhancement and management of the existing woodland to the west;

· Off-road pedestrian links across the gorge.  

As indicated above, the design and layout of the development has changed and improved in response to comments and issues raised by Development Services, resulting in a reduction in the number of proposed houses since the original submission.

4.0 CONSULTATIONS

4.1. Roads and Transportation:  The proposal for two accesses onto The Glen is acceptable in engineering and road safety terms.  A continuous pedestrian link and traffic calming is required on The Glen.  The internal road layout and driveways require amendments to comply with development roads guidelines and specifications.  The site requires to be drained using SUDS.  Overland water flow patterns should be assessed and considered before the commencement of development.  Comment: Appropriate conditions will be required to deal with a number of the points raised by Roads and Transportation including the final SUDS arrangements, offsite works and arrangements for any required internal road layout changes.
4.2. Environmental Health: No objections, but hours of operation should be restricted.

4.3. Scottish Water:  No objections, but developer may have to overcome any water and wastewater network issues.  SUDS required to deal with surface water.  A supplementary letter from Scottish Water confirms that there is currently sufficient capacity to service the development.

4.4. SEPA: have raised an objection on the grounds that insufficient information has been provided on foul and surface water drainage, but indicate that this can be dealt with by a suitable planning condition.  Comment:  Scottish Water have confirmed that sufficient foul drainage capacity exists to serve the development.  The applicant’s engineer is preparing a SUDS scheme for the development and any approval of this application will be supported by appropriate conditions, as required by SEPA.
4.5. Tillicoultry Community Council: No response has been received. 
5.0 PUBLICITY AND REPRESENTATIONS
5.1. A total of 19 neighbours were notified of the application, and in response a total of 3 letters of objection have been received, one of which is a petition signed by residents of 5 properties in Langour.  The objections have been received from the following parties:

a) Petition letter signed by Mr & Mrs S Cameron, 1 Langour, Mr & Mrs C Kewel, 3 Langour, Mr A Fitzgerald, 5 Langour, Mr & Mrs P Petrie, 7 Langour, and Mrs M Johnstone, 9 Langour, Devonside.

b) Mr & Mrs P Petrie, 7 Langour, Devonside

c) Mr Greaves & Miss C Nelson, 15 Mount Pleasant, Coalsnaughton

5.2 The main concerns can be summarised as follows:

a) Lack of structure planting to boundary with Langour as envisaged by Local Plan.  Comment: The current proposals are for timber screen fencing as shown on the plans.  Consideration must be given to both the changes in levels between existing houses and the site and the potential for loss of daylight and sunlight that a structure planting belt may lead to.  Experience from other developments suggests that structure planting in such close proximity to houses is not always appropriate.  In this case, new planting proposals shall be focussed within the development.

b) Potential loss of planting on south side of Langour properties, and definition of boundaries required.  Comment:  Planting along the northern site edge is generally low quality scrub.  Issues regarding the exact line of the northern site boundary will require to be addressed by mutual owners.

c) Concerns over loss of privacy/overlooking from new houses to existing houses.  Comment: Only side elevations will face onto houses in Langour and the only windows proposed in such elevations serve stair landings.  In addition, window to window distances are typically greater than 20m.  The proposed two storey houses in the northern part of the site appear to be designed and orientated so that they would not have a detrimental impact on privacy and amenity of adjoining residents.

d) Concerns regarding surface water drainage and sewerage/water network capacities.  Comment: Scottish Water have advised that capacity exists in their networks to serve the development at present.  The developer is preparing a SUDS scheme for the site, which will be subject to final approval prior to commencement of development on site.  This SUDS scheme and an assessment of overland flow of water will examine any existing surface water problem affecting the properties adjoining the site.

e) Concern regarding two new accesses and road safety on The Glen.  Comment: Engineering difficulties created by gradients on the site have led to the proposed two access solution.  This has been supported by proposals to create adequate visibility splays to comply with Roads and Transportation guidelines in addition to a scheme of traffic calming on The Glen so as to slow through traffic and enhance road safety on the existing network.
f) Concern regarding concentration of Ochil View Housing Development in one part of the site, in terms of building a healthy community.  Comment: While this comment does not necessarily raise a material planning consideration, it should be noted that the northern access into the site will serve both Ochil View Housing and private speculative new build housing.

g) The site requires good pedestrian links to existing services/communities in the interests of sustainability.  Comment: The applicant proposes a new footway fronting the development and linking with the existing footway network to Coalsnaughton and Devonside.  In addition the developer will be required to provide an off-road pedestrian route to the west of the site across the existing gorge. 

h) The land on the east side of The Glen should be enhanced through the proposals.  Comment: The developer has indicated a proposed enhancement of the land on the east side of The Glen, as required by the Local Plan.

6.0 PLANNING ASSESSMENT

6.1. The application must be determined in accordance with the provisions of the Development Plan unless material considerations indicate otherwise.

6.2. As noted in the Background section above, the site is allocated for housing in the Clackmannanshire Local Plan Adopted 2004.  The principle of the development therefore complies with the terms of the Development Plan.  In addition, the proposals would comply with the Development Plan in terms of the provision of affordable housing and other off-site works specified in both the Development Plan and brief for the site.

6.3. In considering residential development policies of the Local Plan, a series of discussions have taken place with the applicant’s agent since submission of the proposals in order that the layout and form of development could reach a stage where a favourable recommendation can be made on them, subject to appropriate conditions dealing with detailed matters.  

6.4. The key improvements to the originally submitted scheme, that have been introduced through negotiations between Development Services and the agent are:-

· Reduction in the number of houses to create meaningful landscape open space around the site’s southern access.

· Improvements to boundary treatment along The Glen frontage of the site.

· Introduction of feature gable designs on houses with public road frontages.

· Re-positioning of a number of houses further away from trees on the west side of the site.

· Proposed traffic calming and new footway on The Glen.

· Proposed pedestrian link through gorge to the west.

· Proposed commitment to enhance land on east side of The Glen.

Such improvements have amended the proposals to an extent that they would comply with Development Plan policies on residential development, and key requirements of the development brief.

6.5 These changes to the layout since the original submission, and other outstanding details that require to be dealt with by conditions, would adequately address outstanding points raised by consultees and deal with the key concerns raised by objectors.

7.0 CONCLUSIONS

7.1. The proposals involve residential development on a site allocated for such within the Clackmannanshire Local Plan.  The proposals largely comply with the terms of the Local Plan and development brief in terms of provision of affordable housing, and off-site works.  Additional traffic calming and pedestrian improvements are also proposed by the developer.  Changes to the original layout, which also involved the reduction in the number of units from the proposed scheme, have resulted in a layout and form of development that the meets the terms of the Development Plan Policy and can be recommended for approval subject to appropriate conditions dealing with outstanding detailed matters.  

8.0 SUSTAINABILITY IMPLICATIONS

8.1. The proposals, by virtue of complying with the Development Plan, providing affordable housing, improving pedestrian links and enhancing of adjacent woodland and disused land would have a positive impact in terms of sustainability.


9.0 FINANCIAL IMPLICATIONS

9.1.  None.

9.2. 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. 
	 MACROBUTTON CheckIt (

	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.
	 MACROBUTTON CheckIt (


                                                        

Head of Service

Report for The Glen, Coalsnaughton

Page 6 of 7

