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1.0 SUMMARY

1.1. Outline planning permission is sought for the erection of a dwellinghouse in the garden ground of 30 Back Road, Dollar.  The proposals have been considered against the Council’s policies on infill development and account has been taken of the steep sloping nature of the site and the engineering works that will required to develop it.  The agent has submitted additional sectional and elevation information that indicate that the site can be developed in a manner that is appropriate to the character of Back Road and the setting of Dollar Conservation Area.  

1.2. The report summarises the comments from consultees, representations from one neighbour and Dollar Community Council, and concludes that the application can be recommended for approval subject to suitable conditions.

2.0 RECOMMENDATION

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

1.
Before the development begins, and before or accompanied with the submission of any other reserved matters described below, an initial application for the approval of reserved matters comprising a design statement shall have been submitted to and approved in writing by the Council.  It shall accord with the terms of PAN68, Design Statements, and comprise the first four stages of the design process, namely:

i)
Site and area appraisal.

ii)
Identifying the design principles

iii)
Analysis

iv)
Design concept

 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 any buildings, the means of access and landscaping (including its future maintenance).

b)
Particulars of the reserved matters referred to in item a) above shall be submitted for consideration by the Planning Authority, and no work 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 of the Reserved Matters to be approved.


 3.
The subsequent application for Reserved Matters shall include:

 a)
A site layout plan of the minimum scale of 1:500 showing the position of all existing and proposed buildings, roads, footpaths, parking areas, private spaces, walls, fences and landscaping and drainage infrastructure.

b)
Plans, elevations and sections of any building showing the dimensions and type and colour of external materials.

c)
A landscaping plan at a minimum scale of 1:500 showing the location, species and number of existing and proposed trees, shrubs and hedges.

d)
Details of existing and finished ground levels and finished floor levels in relation to a fixed datum, preferably Ordnance Survey to show how the development would relate to adjacent buildings and adjacent land.  

e)
Surface water drainage proposals prepared in accordance with "Sustainable Urban Drainage Systems", Design Manual for Scotland and Northern Ireland".

f) The house footprint occupying no more than 30% of the plot area.

4. Further to Condition 2 above, the house shall be no more than one storey in height, with any t floor accommodation contained entirely within the roofspace, and served as necessary by dormers or rooflights.


5. All trees existing on the site at the date of this decision shall be retained, and no trees shall have roots cut or be lopped, topped, felled, uprooted or removed without the prior written approval of the Planning Authority.

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

7. Construction work on the site shall only take place between the hours of 0800-1800 hours Monday -Friday, 0800-1300 hours on Saturday and at no time on Sundays or local Bank Holidays.

8. For the avoidance of doubt, the proposed house shall be served by a separate driveway access from Back Road.

9. Before occupation of the house, visibility splays of 2.0m by 45m in both directions, shall be provided at the junction of the private driveways with the public road.  Within the splay there shall be no obstruction exceeding 1.0m in height above the adjacent carriageway level.  Thereafter, the splay shall be permanently maintained to the satisfaction of the Council as Planning Authority.

10. Before occupation of the house, the private driveway shall be constructed 3m wide, with 2m entrance radii at right angles to the public road.  

11. The driveway shall be constructed to a gradient not exceeding 1 in 10, be a minimum length of 6.5m and finished in bound material, with any access gates opening inwards.

REASONS

1. To allow the Council to assess all relevant details associated with the proposal.

2. Permission is granted in outline only.

3. To allow the Council to fully assess all relevant details associated with the proposal.

4. In order to ensure the development respects and enhances the established amenity and character of the area.

5. In the interests of visual amenity; to ensure that all trees worthy of retention are satisfactorily protected before and during construction works.

6. In the interests of visual amenity; to ensure that all trees worthy of retention are satisfactorily protected before and during construction works.

7. In order to protect the residential amenity.

8. In the interests of road safety.

9. In order to ensure a satisfactory standard of visibility at the junction with the public road, in the interests of road safety.

10. In order to ensure the provision of a satisfactory standard of access, commensurate with road safety.

11. In order to ensure the provision of a satisfactory standard of access, commensurate with road safety.


3.0 BACKGROUND

3.1. Outline permission is sought for the erection of 1 no. dwelling house on part of the garden ground of 30 Back Road, Dollar.  The site is a broadly rectangular area of garden ground approximately 700m2 in size, lying to the east of the existing dwelling house, with an adjoining house plot to the west.  The site slopes steeply upwards from Back Road towards farmland to the north and its frontage onto Back Road could be described as a heavily planted embankment consisting generally of shrubs and conifers.  30 Back Road, Dollar is a mid-twentieth century bungalow within a row of single storey houses, some with attic conversations facing onto Dollar Academy Playing Fields.  The site lies outwith, but on the edge of Dollar Conservation Area and is open to distant views across the playing fields, particularly when trees are not in leaf.

3.2. The planning application was originally submitted with an indicative house footprint shown, and at the request of Development Services, additional information, including cross sections, elevations  and composite streetscapes have been submitted by the agent in order to demonstrate how a house can be developed on this steeply sloping site, along with access and driveway in compliance with Roads and Transportation Standards.

4.0 CONSULTATIONS

4.1. Roads & Transportation: have no objections in principle, taking account of the steeply sloping site, restricted width of Back Road and lack of footways.  Conditions are proposed in relation to bellmouth access design, visibility, and driveway gradient.  In addition consideration should be given to safety and access associated with demolition construction phases within the sensitive and constrained location.
4.2. Scottish Water: no objections subject to standard requirements.
4.3. Dollar Community Council: no objections subject to following proposed conditions:
a) That footprint of the proposed house does not exceed 30% of site area. 

b) Final details of house design are in keeping with general style and heights within the vicinity.

c) That the development includes adequate parking and turning areas for vehicles.

d) That vehicular access does not conflict with the existing access to no. 30 Back Road.




5.0 PUBLICITY AND REPRESENTATIONS

5.1. A total of 5 neighbouring properties were notified of the application.  Two representations have been received from the following party:

a) J M Taylor, 28 Back Road, Dollar

5.2 The comments can be summarised as follows:

a) Planning policies should guard against overcrowding and a specific ratio should apply between building and surrounding garden ground.

b) The house would affect residential amenity and add to increased density along Back Road.  Comment: Although the application is submitted in outline only, the indicative details submitted by the agent indicate that a house can be developed on the site that would not detrimentally impact on residential amenity of adjoining residents, would be acceptable in terms of development density and would comply with the Council’s normal plot ratio criteria set out in the Development Plan.

6.0 PLANNING CONSIDERATIONS

6.1. The application requires to be considered in relation to the provisions of the development plan unless material considerations indicate otherwise.  The key policies are RES 4 (Infill And Backland Development) and RES 8 (Amenity Standards) of the Clackmannanshire Local Plan 2004.  A relevant material consideration is SAN 2 Infill Residential Development.

6.2. On plan form the site appears as a gap site within the pattern of development along this section of Back Road.  Policy RES 4 indicates that development proposals will be considered favourably where they meet the requirements of SAN 2 Infill Residential Development and lists five specific criteria.  The first criterion listed in the Policy relates to development of open space which is not relevant to this application.  The proposals must then be considered against the remaining four criteria:

· The second criterion regarding sub-division of garden ground requires an acceptable standard of amenity for new development and no significant loss of standard to existing properties.  The indicative layout plan submitted by the agent, indicate that both the proposed and existing house would achieve a minimum of 100 sq.m. of private amenity space as a result of the proposed development.  Given the nature of the site, however, it should be noted that the rear garden ground of the proposed house would be steeply sloping and the agent has indicated that the rear garden area would be terraced with landscaped garden to the front in keeping with the surrounding properties.   

· The third criterion of Policy RES 8 requires development to provide appropriate access and parking to meet the Council’s Development Roads Guidelines and Specifications.   The additional information submitted by the agent indicates that it will be possible to meet the Design Standards set out by the Council including access driveway gradient and visibility.

· The fourth criterion indicates that the developments must contribute to the enhancement of the existing character of the neighbourhood through appropriate form and quality design.  As this is an outline application, the finalised layout and design of the site have yet to be considered.  Given the steeply sloping nature of the site and its prominent location, the Council asked the applicant’s agent to consider how the site could be development in order to comply with the Council’s policies.  The detailed information, including plan, site sections and indicative composite elevations indicate that the site can be developed in a sensitive manner that would be compatible with the modest low key rural style of development that characterises this part of Back Road.

· While the actual site lies on the opposite of the road from Dollar Conservation Area, the contribution of the development on Back Road to the character of the Conservation Area is acknowledged in Robin Kent’s Conservation Area Appraisal dated June 2000.  The appraisal describes Back Road as a secluded residential lane, with a picturesque rural character overhung by mature trees, with its most notable feature being harled bungalows with red clay tiled roofs.  The houses on the northern side of the road set above it on the hillside, with different levels, steps, walls and streams, providing special interest.  Should outline permission be granted, any subsequent Reserved Matters application will require to take account of the impact the site has on the setting of Dollar Conservation Area and the above noted characteristic and features of Back Road that help it to positively contribute to the character of this part of the town.

· The final criterion of Policy RES 4 seeks to resist town cramming, requiring plot ratios not exceeding 25% for any individual plots.  The proposal does not appear to conflict with this element of the policy.

6.3. In summary, the outline application as supplemented by indicative information as to how the site can be developed for one house while being compatible with the characteristics of Back Road and the immediately surrounding areas, and can, therefore, be recommended for conditional approval, setting out the parameters for any subsequent Reserved Matters application.

7.0 SUSTAINABILITY IMPLICATIONS

7.1. The proposals involve sensitive infill development within an existing settlement.


8.0 FINANCIAL IMPLICATIONS

8.1.  None.

8.2. 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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