	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 1st March 2007 

	Subject: 
Planning Application: Erection of 81 No. Houses with Associated Roads, Footpaths and Landscaping at Burnside, Riccarton, Clackmannan (Ref: 06/00313/FULL)

	Applicant: Carronvale Homes Ltd., Wood Street, Grangemouth, FK3 8LH

	Ward: 08  Clackmannan         Councillor McLaren

	Prepared by: 
Grant Baxter, Principal Planner


1.0 SUMMARY

1.1. The proposal involves residential development on a site allocated as such in the Clackmannanshire Local Plan and where detailed planning permission for a housing layout including roads, footpaths, open space and landscaping already exists.  The proposals largely comply with the terms of the Local Plan, the related brief and existing detailed permission.  The proposals can be recommended for approval subject to detailed conditions dealing with a number of outstanding matters, including the requirement for traffic calming on the B910 road a commuted sum from the developer towards open space and play improvements at the nearby Alexander Park.

1.2. The report considers the details of the submission, including technical reports/assessments, consultation responses and representations and recommends approval of the scheme, subject to 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 construction traffic management plan shall have been submitted to and approved in writing by the Council.  It shall include:-

a)
All road and pedestrian safety measures on the B910, including carriageway work, signing, traffic control measures and supervision.

b)
Internal site servicing and construction vehicle/site personnel parking.

c)
Timescales for implementation before the start of any site works.

 2.
All roads, footways, driveways, parking and turning areas shall be constructed in accordance with the Council's Development Roads Guidelines and Specification, including the following requirements:

a) The proposed new access being constructed 5.5m wide with 11m junction radii and 2m wide footways to both sides.

b)  Rumble strips at entrance to shared surface roads. 

      
c)Internal visibility splays

d) Private driveway gradients a minimum of 5.5m in length and no steeper than 1 in 10 gradient.

3. 
No development shall start on site until the Council, in consultation with SEPA, has confirmed in writing that it is satisfied of the following:

a) The proposed development will be adequately  protected from flood threat based on a 1 in 200 year storm event plus allowance for climate change and freeboard, both during and after construction.

b) That any flood storage lost as a result of the proposed development is adequately compensated for.

c) That the proposed development does not result in, nor exacerbate a flooding problem  elsewhere.

d) An assessment of overland flow of surface water on the site, associated with the 1 in 200 year flooding event, demonstrating that the proposed and existing adjacent houses would be safeguarded from flooding.

Thereafter, the proposed development shall proceed in accordance with such approved details.


4. Before any works commence on site, a Drainage Impact Assessment shall have been submitted to and approved in writing by the Council.  This shall include a scheme for the collection and disposal of surface water.  The scheme shall be designed in accordance with  “Sustainable Urban Drainage Systems Design Manual for Scotland and Northern Ireland”.  The scheme thereafter shall be completed in accordance with such approved details.

5. No development shall commence until an appropriate investigation/risk assessment has been carried out by a competent consultancy in accordance with relevant guidelines (BS10175 and CLR11) to determine the nature, extent and potential impacts of any contamination found on site.  An initial outline of proposed investigations shall be submitted to the Council before commencement, with subsequent findings by way of a report after investigations have been completed.

6. Before any works commence on site, an appropriate remediation statement including method statements and details of how contaminants not previously identified will be dealt with, should be submitted to the Council for approval, with reference to any contamination found on site.  The agreed remediation measures must then be undertaken according to the approved details.

7. Before any works commence on site, a scheme of traffic calming and pedestrian improvements on the B910 shall be submitted to and approved in writing by the Council.  The scheme shall generally include the following:

a) Improved footway provision along the B910 from the site entrance, southwards towards its junction with Alloa Road.

b) Gateway features on the B910 northwards and southwards of the site entrance, incorporating safe pedestrian crossing points.

c) Raised junction areas at the junctions of the site access, Cherryton Drive and the B910.

d) Visibility splays at the junction of the proposed new access road with the B910 of 4.5m by 36m to the north and 4.5m by 60m to the south, within which there shall be no obstructions above 1m in height.

e) A phasing plan detailing the period for commencement and completion of the traffic calming and footway works.

Thereafter, the scheme shall be carried out in accordance with such approved details, unless otherwise agreed in writing by the Council.

 8.
Before any works commence on site, details of the following off-site works shall have been submitted to and approved in writing by the Council:

a) Provision of, or a financial contribution towards, improved fencing around the eastern boundary of Alexander Park, creation of a footpath link to Alexander Park from Cherryton Drive, and improved play areas.

9.
Before any works commence on site, a detailed scheme of landscaping shall have been submitted to and approved in writing by the Council.  It shall include:-

a) Existing trees to be retained.

b) The type, number and location of proposed trees and shrubs.

c) An assessment of the biodiversity and habitat implications of the proposed development and associated landscaping and planting scheme.
d) Timescale for implementation, which shall include proposals to complete the structure planting belt along the site’s northern edge before any other works commence on site.

e) Arrangements for future maintenance.

Thereafter, all landscaping/planting shall be carried out in accordance with such approved details.


10. Before any other work starts on site, protective fencing shall have been erected around all trees to be retained as part of this development, in accordance with BS 5837 (2005).  The fencing shall be inspected by a representative of the Council and shall remain in place for the duration of construction work.

11. Any trees, shrubs or other plants which die or are removed within five years of planting shall be replaced in the first available planting season to the same standard and specification.
12. Before any works commence on site, the following additional details or information shall have been submitted to and approved in writing by the Council:-

   
a)
Samples of all external building materials.

b)Samples of road, footpath and ground surface materials.

c)Details of all forms of boundary enclosure.

d) Entrance feature walls on both sides of the new access road, close to its junction with the B910.

b) Amended design details for the proposed flatted blocks; Plots 16-19, 24-27, 34-37, 44-47, 

Thereafter, the development shall proceed in accordance with such approved details.

13. Construction work within the site, and the operation of vehicles and machinery shall only take place between the hours of 0800-1800 hours Monday to Friday, 0800-1300 hours Saturday and at no time on Sundays or Bank Holidays.

14. Before any works commence on site, details of the phasing/timescale for the cessation of  the use of the vehicle haulage premises on the site shall be submitted to and approved in writing by the Council.  Thereafter, the cessation of this use shall be carried out in accordance with such approved details.

For the  following reasons:
 1.
In the interests of road safety and residential amenity.

 2.
In the interests of road and pedestrian safety.

 3.
In order to allow the Council to fully assess these details.

 4.
In order to allow the Council to fully assess these details.

 5.
In order to allow the Council to fully assess these details.

6. In order to allow the Council to fully assess these details.

7. In the interests of road and pedestrian safety.

 8.
In order to ensure the adequate provision of play facilities to serve the proposed development.

 9.
In the interests of visual amenity and local environmental quality.

10.
In order to adequately protect trees during the construction phase of the development.

11.
In the interests of visual amenity and local environmental quality.

12.
In the interests of visual amenity and local environmental quality.

13.
In the interests of residential amenity.

14.
In the interests of residential amenity.

3.0 BACKGROUND

3.1. This is a detailed application for the erection of 81 no. dwellings, (one and a half storey detached houses/semi-detached houses/cottage flats and 1 serviced plot) on land at Riccarton, Burnside, Clackmannan.  The site generally lies between the town and the adjacent by-pass.  The Goudnie Burn runs the full length of the site.  Part of the site is in agricultural use, part is derelict land while the southernmost part of the site is used as a haulage depot served off Park Place.  

3.2. The site is allocated for housing development in the Clackmannanshire Local Plan 2004 (Proposal H71 Burnside Phases 1 and 2).  This proposal identifies the site for approximately 74 no. houses subject to a Development Brief with access off Riccarton including traffic calming, play provision, investigation of ground conditions and enhancement of the burn with associated landscaped buffer zone required.  A Planning Brief was prepared setting out the Local Plan Guidelines in greater detail and in 2003, detailed planning permission was approved for the formation of roads, footpaths, drainage with associated open space and landscaping for housing development.  That application included details of proposals to deal with ground conditions and flooding.  The current application for 81 no. houses reflects the terms of the Brief and existing detailed planning permission in terms of site layout and access position.  In addition, structure planting is proposed around the site boundaries to act as a buffer between the site and adjacent by pass and shortly to be re-opened railway line.

3.3. The proposed residential development would be served with a new access from Riccarton which will require traffic calming measures on the existing public road.  No vehicular access is proposed from the site via Park Place, but this substandard private road will be upgraded with a new turning head, and linked to the site with a footpath that will provide convenient access on foot to the Town Centre.  A linear area of open space will run the full length of the site alongside the Goudnie Burn, while the applicant has agreed to make a commuted sum towards enhancement of access to and play facilities within Alexander Park.

4.0 CONSULTATIONS

4.1. Roads and Transportation have no objections; planning conditions are required to deal with traffic calming scheme, to ensure all roads, footpaths, driveways, turning heads, parking, visibility splays etc are in accordance with Roads Development Guidelines and Specifications.  Final approval of Flood Risk Assessment and SUDs scheme required from both Clackmannanshire Council and SEPA. 

4.2. Environmental Health has no objections.  The conclusions of the Acoustic Consultant’s report advising that no noise control features are required within the layout, other than structural planting are agreed.  Contaminated Land Risk Assessment required.

4.3. Scottish Water has given a standard response intimating no objections subject to their normal requirements.

4.4. Stirling Council Archaeologist advises that an Archaeological Consultant has already carried out the necessary works and therefore no further conditions are required.

4.5. Waste Management – Waste management arrangements on the site should comply with SAN14 Waste in Housing and Commercial Developments.

4.6. Land Services have no objections, subject to an appropriate contribution to improved facilities at and access to Alexander Park.  Comment: The applicant has agreed in principle to this approach and is aware of the proposed commuted sum.
4.7. Clackmannan Community Council were consulted but have not responded.

5.0
PUBLICITY AND REPRESENTATIONS
5.1 A total of 42 neighbours were notified of the application, and in response a total of six letters of objection and a petition have been received from the following parties:-

a) A petition signed by nine residents of Park Place, Clackmannan

b) W N Wilson, 6 Riccarton, Clackmannan

c) Mrs Sheila McClusk, 7 Riccarton, Clackmannan

d) M Campbell and D White, 5 Riccarton, Clackmannan

e) Robert Milligan, 8 Park Place, Clackmannan

f) Mrs I Smith, 7 Park Place, Clackmannan

g) W K R Barnes, 9 Park Place, Clackmannan

5.2 The main concerns can be summarised as follows:-

a) The proposals will impact on the rural character of the site and possibly the wildlife habitat within the trees at Goudnie Burn.  Comment: The proposed site is already allocated in the Clackmannanshire Local Plan for housing development.  Any planning approval would be subject to conditions requiring a tree survey and detailed landscaping proposals submitted by the applicant will be subject to scrutiny by the Council’s Biodiversity Officer in terms of the ecological impact.
b) The proposals threaten a number of trees adjoining the development site.  Comment: As part of any planning condition, the developer will require to submit the full tree survey of trees both within and adjoining the site, and full tree protection measures will be required prior to works commencing on site.  The main grouping of trees on and near the site are considered to be a suitable distance from the proposed houses that their retention/protection can be easily achieved.
c) The proposed location of the access onto the B910 is not considered to be safe and the development will result in additional pedestrian movements across the B910.  Comment: The proposed access arrangements onto the B910 have previously been approved and will be incorporated into a scheme of traffic calming along the B910 as it passes the site entrance.  Such measures shall incorporate improved footway links along the road and safe pedestrian crossing points.  
d) The proposals will impact on privacy and residential amenity of adjoining residents. Comment:  An assessment of the layout of the development, house types, storey heights and relationship to adjoining developments indicates that there would be no detrimental loss of residential amenity to existing residents adjoining the site.

e) The proposals may result in increased surface water run off from the site.  Comment: The development will require to be served by a SUDs scheme which will require surface water run off rates to be equivalent to greenfield levels and appropriate forms of surface water treatment to be provided.
f) There is a lack of play provision within the proposed site requiring children to travel to Alexander Park.  Comment: The proposed site layout involves an area of linear open space running along the Goudnie Burn through the site and a larger area of informal open space within the south-western part of the site.  Any planning approval will require the developer to contribute to the improvement of access links to and play provision within Alexander Park.  Whilst the feasibility of on-site play provision has been explored, the applicant’s preference is to provide for improvements to off-site facilities, in line with Land Service’s advice.  Comments in relation to traffic calming and pedestrian improvements on Riccarton are referred to in point c) above.
g) There is a lack of vehicle turning facilities at the end of Park Place.  Comment: The proposals involve the closure of the existing private access at the end of Park Place into a haulage yard.  The developer proposes to form a turning head at this point to facilitate vehicle turning at the end of Park Place.

h) Pedestrian access to the site through Park Place should not be permitted as this is a private road and such access will impact on residential amenity.  Comment: Park Place is a private road.  It also serves a haulage yard involving regular movements of heavy goods vehicles on the road.  The haulage yard will close, bringing significant benefits in terms of residential amenity.  The developer has proposed a pedestrian link from the development to Park Place which would provide a more direct pedestrian link from the development site to Clackmannan town centre.  This route will encourage residents to walk to and from the site.  While the applicant is unable to guarantee any improvements to pedestrian facilities on Park Place, due to its private nature, the pedestrian link is considered to be a lawful, appropriate and safe form of non-car access to and from the site.

6.0
PLANNING CONSIDERATIONS
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 and the general principle of this housing layout has been established by the detailed planning approval from 2003.  The principle of this development is therefore established, and the layout generally complies with details already approved.

6.3 The details of the development, (including house design and layout, indicative landscaping proposals, arrangements for play provision, access and structural planting around the site), allow the proposed development to comply with detailed policies and guidance regarding the layout and form of development and the principles for larger housing developments.

6.4 Given the significant constraints on this site, a number of studies and reports have already been undertaken to deal with technical matters such as ground condition, flood risk and drainage.  Further details on such matters and a full contamination risk assessment will require to be carried out and approved by the Council before any works commence on site, however, the resolution of such details issues can be dealt with by appropriate suspensive planning conditions as set out in the Recommendation Section of this report.

6.5 The concerns of objectors have been addressed in the Publicity and Representations Section of the report.  Any outstanding matters of detail can be dealt with through appropriate conditions.

7.0
CONCLUSIONS
7.1 The proposal involves residential development on a site allocated for such within the Clackmannanshire Local Plan.  The proposed layout complies with that already approved for the site.  A number of technical issues relating to the development of the site have been addressed through detailed reports and investigations already undertaken whilst certain issues require to be resolved through suspensive conditions.  The application is recommended for approval subject to such conditions dealing with outstanding detailed matters.

8.0    SUSTAINABILITY IMPLICATIONS

8.1
The proposal would result in the development of a site for residential use as allocated in the Clackmannanshire Local Plan.


9.0    FINANCIAL IMPLICATIONS

9.1
 

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
	 MACROBUTTON UncheckIt (

	
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 UncheckIt (
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