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1.0 SUMMARY

1.1. The proposal involves the demolition of a single house and erection of 3 houses within the same plot, which lies at the junction of Benview Terrace and the A908 Alloa to Tillicoultry Road.

1.2. Determination of the application has been deferred from the Regulatory Meeting of 21st December 2006.  The application was originally recommended for refusal by virtue of the density, layout and design on this prominent site, however, Members agreed to defer the application to allow the applicant the opportunity to look at the possibility of acquiring and incorporating into the proposed development site, the small additional triangular area of land to the north and to allow the applicant an opportunity to improve the quality of design.  

1.3. In response, the applicant has prepared a scheme of landscaping and planting for both the site boundaries onto Benview Terrace and the A908 and in relation to the triangular area of ground in question.  The plan also indicates possible future incorporation of part of the site into garden ground of two of the houses.  House design and finishing materials have been significantly enhanced.  Whilst the site boundaries and plot areas remain unchanged, it has previously been noted that they meet the minimum standards set out in the Council’s infill development policy.  Taking account of this, the proposed planting and environmental improvements to the site frontage and enhanced house design, on balance the application can be recommended for approval subject to suitable conditions.

2.0 RECOMMENDATION

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

1. Before any works commence on site a demolition/construction management plan shall be submitted for the written approval of the Council.  Thereafter demolition/construction shall be carried out in accordance with the approved plan.

2. Before any works commence on site, samples of external finishing material shall be submitted for the written approval of the Council.  Sample details shall include the following: 

a. Dressed stone

b. Interlocking roof tiles

c. Smooth render sample to compliment stone finishes described  above.

For avoidance of doubt, all finish materials shall accord with the approved details submitted under the terms of this condition.

3. All works on or adjacent to the public road, including closure of existing accesses, formation of driveways and footway crossings shall be carried out in accordance with the Council’s Development Roads Guidelines and Specifications.

4. Before any works commence on site, a detailed tree survey shall be submitted for the written approval of the Council.  This shall identify trees to be removed, retained and any proposed arboricultural works in connection with the proposals.  Once approved, all works shall commence in accordance with such approved details.

5. Before any works commence on site, a detailed landscaping plan shall be submitted, including details of plant species, size, planting distance, means of protection and arrangements for the successful establishment of native tree and shrub planting. The plan shall include details of proposed beech hedging to the site boundaries.  All planting approved in the submitted landscaping plan shall be carried out within the first planting season following occupation of the first proposed house.

6. Demolition and Construction work on the site shall only take place between the hours of 08.00am to 06.00pm Monday to Friday and 8.00am to 1.00 on Saturday and at no time on Sundays or local bank holidays.

REASONS

1. In the interests of residential amenity.

2. In the interests of visual amenity; these details have not been submitted with the application.

3. In the interests of road and pedestrian safety.

4. In the interests of visual amenity and local environmental quality.

5. In the interests of visual amenity and local environmental quality.

6. In the interest of residential amenity.

3.0 PLANNING CONSIDERATIONS

3.1. Members will recall considering a report on this application at the meeting of 21st December 2006.   The report (Appendix 1) recommended the refusal of the application on the basis that the proposed density, layout and design would be inappropriate on this prominent site, would neither maintain nor enhance the existing character of the neighbourhood and as such was contrary to development plan policy and supplementary advice on infill residential developments.  Members will recall agreeing to defer the application for the following reasons:

1. To allow the applicant an opportunity to look at the possibility of acquiring and incorporating into the proposed development site, the small additional triangular area of land to the north, which may allow a development of 3 houses to be accommodated.

2. To allow the applicant an opportunity to improve the quality of design of the proposed development.

3.2
Whilst the applicant has not acquired the triangular area of ground in question, their revised proposals show an enhanced landscaped frontage of the development site onto both the triangular area of ground and the A908 frontages by use of beech hedging.  The applicant has also shown a scheme of turfing and tree-planting, as well as footpath enhancement on the triangular area of ground, which they would intend to carry out as an additional improvement to the setting of the site.  Should the applicant acquire the site, a possible increase in garden ground size has been indicated on the revised layout plan.  This however would have to be considered as part of a separate application for planning permission.

3.3
The house design has changed to include feature gable elevations, chimneys, dressed stone finishes, feature windows and more appropriate dormer design, that all contribute to a significantly enhanced design of houses for the proposed site.

3.4
While the site boundary, plot areas and development density remain unchanged, it is noted in the attached report that these comply with the minimum standards set out in the Council’s policies and supplementary advice on infill developments.

3.5
On balance, taking account of the proposed environmental improvements, landscaping and planting to site frontage and boundaries and enhanced building design, it is considered that the proposed layout and design would enhance the existing character of the neighbourhood and complies with the terms of Policy RES4 Infill and Backland Development of the Clackmannanshire Local Plan 2004 and SAN 2 Infill Residential Development 2005.

4.0 CONCLUSIONS

4.1. On balance, taking account of the proposed environmental improvements, landscaping and planting to site frontage and boundaries and improved building design, it is considered that the proposed layout and design would enhance the existing character of the neighbourhood and as such complies with the terms of Policy RES4 Infill and Backland Development of the Clackmannanshire Local Plan 2004 and SAN 2 Infill Residential Development 2005.


5.0 SUSTAINABILITY IMPLICATIONS

5.1 The recommendations would enhance the character of the landscape/townscape.

6.0 FINANCIAL IMPLICATIONS

6.1.  None.

6.2. 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 UncheckIt (

	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 (
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