	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 1st March 2007

	Subject: 


1.   Ref:  06/00388/FULL – Redevelopment at Farm Steading To Erect 2 Detached And 9 Terraced Houses With Associated Roads, Car Parking, Landscaping And Fencing at Blackfaulds Farm, Blackfaulds Road, Coalsnaughton 

Applicant:  Marshall Construction Ltd, The Whins, Alloa

Agent:  Robert Potter & Partners, 4 Park Circus Place, Glasgow, G3 6AN

2.   Ref: 06/00394/FULL - Erection of Horse Stables/Livery And Associated Access Road & Bridle Path At Blackfaulds Farm, Blackfaulds Road, Coalsnaughton

Applicant:  Mr Kenneth Christie, Blackfaulds Farm, By Coalsnaughton

Agent:  Scottish Agricultural College, Building Design Services, Auchincruiue, Ayr, KA6 5HW


	Prepared by: 
Grant Baxter, Principal Planner

Ward:     07    Devon & Clackmannan North       Councillor:  McGill




1.0 SUMMARY

1.1. This report considers two separate but related planning applications for adjoining sites at Blackfaulds Farm, by Coalsnaughton.  

· This first application proposes the redevelopment of the farm steading for residential use involving the erection of 11 houses.  The Clackmannanshire Local Plan supports the sensitive conversion of the steading for residential use as part of Policy J30.  A detailed planning assessment of the site concludes that the steading buildings by virtue of their position, relationship with one another and their surroundings and overall quality and integrity are unsuitable for sensitive conversion to residential use.  In addition, the likely existence of a mine shaft underneath the buildings is a severe constraint to their retention and reuse.  Taking account of these matters and the high quality and sensitive nature of the new build proposals, this application can be recommended for approval as an acceptable departure to Development Plan Policy regarding Housing in the Countryside. 

· Application 06/00394/FULL relates to farmland adjacent to the existing steading group, which had partly been developed in the form of an open air riding arena.  This serves the stables and livery business currently operated from the farm steading.  The planning application proposes new stables/livery, haystore, feedstore and associated access road and bridlepath which would effectively replace the business run from the existing steading buildings.  These proposals are supported by Policy J30 of the Clackmannanshire Local Plan in the form of diversification of the farm enterprise to expand the livery business and improved access to the equestrian centre.  The application complies with the terms of Development Plan Policy on farming and equestrian developments and can be recommended for approval subject to appropriate conditions.

2.0 RECOMMENDATIONS

2.1. It is recommended that application ref: 06/00388/FULL is APPROVED subject to the following conditions:

1. Before any works start on site samples of the following external finishing materials shall be submitted to and approved in writing by the Council:

a) Natural slate finish to main roofs

b) Natural slate or clay pantile finish to secondary roofs.

c) Natural stone walls (these shall be finished, as far as is possible, using recycled stone from demolished buildings on the site and otherwise, in exactly matching natural stone).

d) Stone boundary walls (these shall be finished, as far as is possible, using recycled stone from demolished buildings on the site and otherwise, in exactly matching natural stone).

e) Render type and colour.

f) External finish to timber doors, windows and garage doors.

g) Design and external finish to timber fencing.

h) Roof light type and specification

2. Before any works commence on site, details (including future maintenance arrangements) of a communal waste storage facility, including screening, within the curtilage of the development, shall be submitted to and approved in writing by the Council.  Thereafter details as approved shall be completed prior to occupation of the first house within the proposed development.

3. Surface water to be disposed of from the development site shall be dealt with in accordance with the Sustainable Urban Drainage Systems – Design Manual for Scotland and Northern Ireland.  Before any works commence on site full details of the methods to be used (including all calculations) shall be submitted to and approved in writing by the Council.  Thereafter the scheme as approved shall be fully completed prior to occupation of the first house within the proposed development.  

4. Before any works commence on site, a detailed assessment of the affects of overland surface water flows resulting from a 1 in 200 year storm event for the site, as developed, shall be submitted to the Council.  No works shall commence on site until such an assessment and any proposed amendments to the design, layout or levels of the proposed development have been approved in writing by the Council.

5. Before any works commence on site, an appropriate investigation/risk assessment shall be 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 the site.  An initial outline of the proposed investigation 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.  The agreed remediation measures must then be undertaken accordingly to the approved details.

7. Demolition/Construction works shall take place, machinery shall be operated and deliveries received at the site only between 0800 to 1800 hours, Monday to Friday, 0800 to 1300 hours on Saturday and at no time on Sundays or Local Bank Holidays unless otherwise with the prior written agreement of the Council.

8. For the avoidance of doubt, all roads, parking, turning areas, lighting and signage within the proposed development shall be designed and constructed in accordance with the Council’s Development Roads Guidelines and Specifications.  Before any works commence on site, details of the provision of locking cycle stands within the homezone area shall be submitted for the written approval of the Council.

9. Before any works commence on site, exact details of the vehicle and pedestrian access arrangements in respect of Blackfaulds Farmhouse shall be submitted for the written approval of the Council.  Thereafter, such arrangements shall be implemented within the approved development.

10. For the avoidance of doubt, no agricultural or horse livery activity shall take place within the site boundary, upon completion of the first house within the proposed development.

11. Before any works commence on site, a scheme of landscaping for the site shall be submitted for the written approval of the Council.  This scheme shall include:

a) Details of the type, number and location of trees and shrubs to be planted within the site.

b) A specification for all outside ground surfaces, including hard surfacing within the homezone area. 

c) Details and specifications of all forms of boundary enclosure including timber fencing and natural stone walls. 

d) Arrangements for implementation and ongoing maintenance of all hard and soft landscaping works.

12. Before any works commence on site, a survey of all potential bat roosts within the existing buildings shall be undertaken by a suitably qualified person and any mitigation taken in line with relevant legislation.

13. Notwithstanding the terms of classes 1, 3 and 7 of Schedule 1 of the Town & Country Planning (General Permitted Development) (Scotland) order 1992, as amended, these classes of permitted development are hereby removed from the approved houses and their curtilages.  Any future alterations, extensions, ancillary buildings or means of enclosure will therefore require planning permission.

Reasons
1. In the interests of visual amenity.

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

3. In the interests of residential amenity.

4. In the interests of residential amenity.

5. In the interests of residential amenity.

6. In the interests of residential amenity.

7. In the interests of residential amenity.

8. In the interests of road and pedestrian safety.

9. In order to ensure appropriate access arrangements for the existing dwelling house.

10. In the interests of residential amenity.

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

12. In the interests of natural heritage.

13. In order that the Council can retain control over future development.

2.2
It is recommended that application 06/00394/FULL is APPROVED subject to the following conditions:

1. Before any works commence on site a sample of all external finishing materials including roof and wall cladding shall be submitted to and approved in writing by the Council and thereafter the development shall be completed in accordance with such approved details.

2. Before any works commence on site, details of any external lighting including appropriate shielding to prevent light spillage, shall be submitted to and approved in writing by the Council.  Thereafter all such lighting shall be completed in accordance with such approved details.

3. Surface water to be disposed off from the developed site shall be dealt with in accordance with the Sustainable Urban Drainage Systems – Design Manual for Scotland and Northern Ireland.  Full details of the methods to be used (including all calculations) shall be submitted to and approved in writing by the Council.  Thereafter the scheme as approved shall be fully completed before any part of the development authorised by this planning permission becomes operational.

4. Before any works commence on site, exact details of all forms of boundary enclosure shall be submitted to and approved in writing by the Council.  Thereafter, all boundary enclosures shall be completed in accordance with such approved details before any part of the development authorised by this Planning Permission becomes operational.

5. Before any works commence on site, details of the construction, drainage, means of enclosure and arrangements for installation and future maintenance of the bridlepath/cycle path between the points A and B annotated on the approved location plan shall be submitted to and approved in writing by the Council.  The bridleway/cycle path shall be completed in accordance with such approved details before any works commence on site.  

6. Before any part of the development authorised by the granting of this planning permission becomes operational, all agricultural and livery activity on the site outlined in ORANGE on the stamped approved plans shall permanently cease and all vehicular accesses from the site outlined in ORANGE to the public road to Blackfaulds Road shall be permanently closed off.

7. Before any works commence on site, a scheme of landscaping for the site shall be submitted to and approved in writing by the Council.  This scheme shall include:

a) The identification of existing trees and hedgerows to be retained as part of the development.

b) Details of the type, number and location of trees and shrubs to be planted within the site.

c) Arrangements for implementation and ongoing maintenance of all landscaping works.

8.  Before any works commence on site, details of the proposed arrangements for the storage and disposal of waste from the site shall be submitted to and approved in writing by the Council.  Thereafter, storage and disposal of waste shall be carried out in accordance with such approved details.

Reasons

1. In the interests of visual amenity.

2. In the interests of visual and residential amenity.

3. In the interests of local environmental quality.

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

5. In order to ensure the completion of adequate bridleway/cycleway facilities through the site.

6. In order to adequately control traffic volumes at the sub-standard Blackfaulds Road/A908 Road Junction to the north.

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

8. In the interest of residential amenity and local environmental quality.

3.0 BACKGROUND

3.1. Blackfaulds Farm Steading lies immediately to the south of Benview Village and adjoins the proposed new care home and housing, currently under construction to the west.  The steading is formed by a tight grouping of modern and traditional agricultural buildings and stone built farmhouse.  Vehicular access is via Blackfaulds Road to the east.  The buildings are used for horse livery purposes.

3.2. Policy J30 of the Clackmannanshire Local Plan identifies the steading and adjacent land for residential/tourism/equestrian development.

3.3. Planning application Ref: 06/00388/FULL, submitted by Marshall Construction, proposes the redevelopment of the farm steading to erect 2 No. detached and 9 No. terraced houses, served off the new access road to the adjoining care home and residential development.

3.4. Planning Application Ref: 06/00394/FULL, submitted by Mr Kenneth Christie, proposes new horse livery/stables, hay and feed store around an existing outdoor riding arena on agricultural land adjacent to the farm steading.

4.0 CONSULTATIONS

4.1. Application Reference 06/00388/FULL

Roads & Transportation  – No objections subject to appropriate conditions in relation to roads layout and design, SUDS scheme and a requirement to model overland flow of surface water.

Environmental Health – No objections subject to conditions restricting hours of construction and in relation to suitable contaminated land risk assessment.

Strategy & Support – Informally have no objections taking account of Local Plan designation, relationship with and proximity to adjacent settlement boundaries, enabling element of development in relation to related horse livery proposals, unsuitability of existing buildings for sensitive conversion and high quality of proposed new build scheme.

Scottish Water – have provided a standard response indicating no objections subject to their standard requirements.

SEPA – Object on basis of insufficient information regarding foul water and surface water drainage proposals, however recommend that suitable condition can adequately address such matters.

4.2. Application Reference 06/00394/FULL

Roads & Transportation – No objections, however junction improvements may be required at junction of Blackfaulds Road and the A908 road if the development is not a replacement to the existing livery business served off this road network.  Comment: The applicant indicated that the proposed development is to replace the existing business and as such will not significantly intensify the use of the existing road network.  Any further proposals to redevelop the steading grouping will be served through alternative access arrangements.  Suitable conditions can be utilised to ensure that the proposed development and any redevelopment of the steading are not served off the same road network.

Environmental Health – No objections.

Scottish Water – have provided a standard response indicating no objection subject to their normal detailed criteria.

SEPA – no comments to date.

5.0 PUBLICITY AND REPRESENTATIONS

5.1. A total of 8 neighbouring properties were notified of application Ref: 06/00388/FULL and no one required to be notified of application Ref: 06/00394/FULL.  No objections have been received to either proposals.

6.0 PLANNING CONSIDERATIONS

6.1. Both applications require to be considered in relation to the provisions of the development plan unless material considerations indicate otherwise.  

6.2. The proposed redevelopment of Blackfaulds Steading to form eleven houses (06/00388/FULL) has been advertised as a departure to the development plan, in terms of Structure Plan Policies ENV3, Development in the Countryside and H6 Housing in the Countryside and Clackmannanshire Local Plan Policy EN18 Development in the Countryside.  

6.3. Such policies restrict developments in the countryside to those, which necessitate a countryside location.  Policy EN18 states that development in the countryside 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 and meets the requirements of SAN 11 Farm Steading Conversions.  As noted in the Background section of this report, the site also forms part of Policy J30 of the Local Plan, which proposes the farm steading has been suitable for sensitive conversion.

6.4. In considering whether the proposals merit a departure from the policies of the development plan, the following considerations are of relevance:

· The site adjoins the settlement boundary of Benview to the north and also to the west where a nursing home and fourteen new build houses are currently under construction.

· The local plan policies support the redevelopment of the steading group for residential use.

· A detailed assessment of the existing buildings indicates that by virtue of their position within the site, relationship with one another and their surroundings, their design and overall condition would not permit a sensitive conversion to residential use.

· The likely existence of a mineshaft underneath the buildings is a significant constraint to their reuse for residential purposes.

· The high quality and sensitive nature of the new build proposals and additional amendments made during the planning process to enhance the design quality and finishing materials.  The design is of a rural style and character, which also reflects the design of housing in the adjoining new development.

6.5. In addition to the above considerations, both the steading grouping and the adjacent site subject of the current application for a new livery business are in the same ownership.  Both applicants have indicated that the proposed residential development of the existing steading would enable the new livery business to be developed.  Confidential information in the form of Missives concluded between the two applicants and a Business Plan for the proposed livery business have been submitted as part of the planning process to demonstrate the enabling connection between the two developments.

6.6. In light of all the above noted considerations, the redevelopment of the farm steading to erect 2 detached and 9 terraced houses with associated roads, car parking, landscaping and fencing at Blackfaulds Farm can be supported as an acceptable Departure from Development Plan policy subject to the appropriate conditions as set out in the Recommendation section of this report.

6.7. The proposed stable and livery business complies with Development Plan policy for development in the countryside and also the more detailed guidance on equestrian developments as set out in Supplementary Advice Note 12 (Horses and Planning) in that the proposed new buildings would be located adjacent to existing buildings and also formed around the existing outdoor riding arena.  Appropriate access and parking arrangements are proposed by the applicant, and a sustainable urban drainage system is proposed to deal with surface water run-off.  The proposed buildings are generally portal framed with pitched roofs finished in fibre cement sheeting coloured slate blue.  The design, location and layout of the buildings is considered acceptable, however they can be further enhanced by an appropriate landscaping and planting scheme which would be the subject of any planning condition should consent be granted.

7.0 CONCLUSIONS

7.1. Planning application Ref: 06/00388/FULL is considered to be an acceptable Departure from Development Plan Policy on Housing in the Countryside, for the following reasons: -

· The site is identified for residential development as part of a Local Plan policy.

· Technical constraints in terms of the likely existence of a mineshaft under the buildings preclude their retention and re-use.

· The site adjoins settlement boundaries designated by the Local Plan on two sides.

· A detailed assessment has shown the building to be unsuitable for conversion to residential use.

· The proposed development is of a high quality rural style of design, appropriate to the site and adjoining new development.

· The development would enable farm diversification in the form of the expanded liver business proposed by Local Plan Policy J30.

7.2 Planning Application Reference 06/00394/FULL complies with Development Plan policy and both applications can be recommended for conditional approval as set out in the Recommendation Section of this report.

8.0 SUSTAINABILITY IMPLICATIONS

8.1. The proposal will enhance the built heritage and provide local employment opportunities.


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 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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