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1.0 SUMMARY

1.1. The proposals involve the erection of five houses (eco-homes) and a community building on agricultural land, to the south of Clackmannan.  The proposals involve housing development in the countryside that is not supported by Development Plan policies relating to such.  The agents have provided a detailed assessment of the scheme against eco-homes standards, indicating that the development could achieve an Excellent rating.  There is no evidence to suggest, however, that the development could not be sited within an existing built up area.  The application is, therefore, recommended for refusal on this basis and also as it would develop Prime Agricultural Land.

2.0 RECOMMENDATION

2.1. It is recommended that the application is REFUSED for the following reasons:

1. The proposed development is within the countryside as defined by the Clackmannanshire Local Plan 2004.  As the proposed development is unrelated to a countryside activity, the development is contrary to the Clackmannanshire & Stirling Structure Plan, Policies ENV3 and H6 and Clackmannanshire Local Plan Policy EN18.  Approval of the development would set an undesirable precedent for development in the Clackmannanshire countryside.

2. The proposed development is on land identified as prime agricultural land in the Clackmannanshire Local Plan 2004.  As the proposed development would result in the permanent loss of prime agricultural land and no evidence has been submitted to indicate that lower quality land could not reasonably be used, the development is contrary to Clackmannanshire and Stirling Structure Plan Policy ENV7.

3.0 BACKGROUND

3.1. The application site is an agricultural paddock of approximately 0.66 hectares lying to the south of Clackmannan settlement boundary as identified in the Clackmannanshire Local Plan.  The site is bounded, to the south, by steeply sloping woodland and agricultural land, to the east by woodland and a building used by Clackmannan Pigeon Club, to the west by a steeply sloping embankment adjoining the C-class road, “Lookaboutye Brae” and to the north by the garden ground of the dwelling house known as Chapelhill, owned by the applicant.  Access to the site is currently gained through the existing access to the applicant’s house onto the public road also known as Chapelhill, close to its junction with Lookaboutye Brae.  This access road and Chapelhill’s roadside frontage are enclosed by stone boundary walls.  The planning application site is identified as prime agricultural land.

3.2. The proposal is a detailed planning application for 5 detached houses and a separate community building served off an improved mini-roundabout junction at the existing junction of Chapelhill and Lookaboutye Brae.  The proposed houses are of 2-storey contemporary design and have been designed as sustainable low energy houses and with garage spaces designed to accommodate small workshops and offices.  The proposed single storey community building would provide shared office, meeting and function accommodation for residents and other community groups.  A design statement and supporting information has been submitted with the application, detailing the key elements of the low energy design and homeworking facilities.

3.3. The application has been advertised as a Departure/Potential Departure from the Development Plan Policies relating to development and housing in the countryside.

4.0 CONSULTATIONS

4.1. Roads & Transportation:  The site is accessed from within the urban boundary and there are no objections in principle.  The proposed access facilities fall short of the requirements of the Development Roads Guidelines and Specifications.  It may be possible to redesign the arrangements to accord with PAN76 should the Council be minded to grant planning permission. 
4.2. Scottish Water:  No objections subject to normal Scottish Water approvals including requirement for SUDS to deal with the surface water.  Comment:  The applicants propose a new sewage treatment system, which would negate the need for connection to the public sewer or a septic tank and soakaway.  Should the Council be minded to grant planning permission, an appropriate condition would be required regarding final details of sewage treatment to be submitted for approval.
4.3. Regional Archaeologist:   Any planning permission should be subject to a suspensive condition requiring the archaeological field evaluation to be undertaken in advance of development.  Comment: Should the Council be minded to grant planning permission, such a condition should be proposed.  
5.0 PUBLICITY & REPRESENTATIONS

5.1. Three parties have been notified of the application.  In addition, the application was advertised as a Departure from the Development Plan in the Wee County News on 7th February 2007.  One representation has been received from the following party:

James C Turnbull, Meadowend Farm, Clackmannan, FK10 4DR

5.2 The main grounds of objection are as follows:

Outfall of drainage and floodwater from the site could adversely affect adjoining property.  Comment: As noted above, any grant of planning permission should be supported by appropriate conditions requiring details of foul and surface water drainage arrangements.

6.0 PLANNING CONSIDERATIONS

6.1. The application has to be determined in accordance with the terms of the Development Plan unless material considerations indicate otherwise.  The site lies adjacent to, but outwith the settlement boundary of Clackmannan and is defined as countryside in the adopted Clackmannanshire Local Plan.  Policy ENV3 of the Clackmannanshire and Stirling Structure Plan restricts development in the Countryside to that which necessitates a countryside location.  The proposed houses and community building do not require a countryside location and as such are deemed to be contrary to this Structure Plan policy.

6.2. Policy H6, (Housing in the Countryside) of the Structure Plan, and Policy EN18 (Development In The Countryside) of the Clackmannanshire Local Plan state that development will not be acceptable unless the proposals are an essential requirement of a rural activity or would involve conversion of a traditional redundant building which is substantially intact.  The proposals are not related to a rural activity and do not involve the reuse of an existing building and therefore fail to meet the criteria of the above noted policies.  

6.3. Policy ENV14 of the Structure Plan (Alteration No. 1) deals with renewable energy and energy efficiency.  The policy indicates that in the interests of sustainable development, the Council will, subject to conformity with other relevant Structure and Local Plan policies, support integration of renewable energy generation and utilisation in new developments.  In this regard development proposals must demonstrate that energy conservation and efficiency are integral to the design and layout of new buildings.  In light of Policy ENV14 of the Structure Plan, the low energy nature of the proposals is a material consideration to the application.  The key elements in this respect can be summarised as follows:

· Southerly orientation of site.

· Houses designed to maximise passive solar gain.

· High insulation standards.

· Special internal paint finishes to minimise heat loss.

· Scope for installation of solar panels.

· Eco-utility Sewage System to negate need for public connection or septic tank/soakaway.

· Proximity to services and public transport.

· Flexible garage/office space to allow home working.

· Communal building for community/business/social use.

· Solid timber construction reducing air leakage.

· Ground source heat pumps to provide hot water.

· Internal plumbing measures to reduce water use.

· Locally sourced materials.

6.4
The applicant’s sustainable design consultant has carried out an Eco-Homes assessment for the development as part of the application submission.  The applicants have sought to achieve an Excellent rating for the development using the Building Research Establishment (BRE) Eco-Homes Standard.  While the agents note that this is not a full Eco-Homes assessment and results are indicative, a full Eco-Homes Assessment would require a detailed submission to the BRE.  The assessment uses a scoring system based on the following areas:  energy; water; pollution; material; transport; ecology and land-use; and health and well-being.  The agent’s assessment indicates that the development can achieve an Excellent standard, based on these criteria.

6.5
The proposals therefore clearly have merit under the terms of Policy ENV14 of the Structure Plan, however the Policy does require such developments to conform to further relevant Structure and Local Plan policies.  In this respect, it is noted that through the Eco-Homes Assessment, the development would not achieve any points in terms of the ecological value of land as it proposes development on a greenfield rather than brownfield site.  In addition, if the Council were minded to grant planning approval in this case, suitable planning conditions, and possibly a legal agreement, would be appropriate in order to ensure that the development achieved the Excellent status indicated in the application submission.

6.6
While the sustainable elements of the proposed development are a material consideration to the planning application, they are not considered to be sufficient to outweigh the key development plan policies relating to development in the countryside, which do not support the proposals.  In particular, the proposed development does not require a countryside location, and there is no clear demonstration that other sites within the settlement boundaries could not provide for the development.

6.7 In assessing the proposals against SPP 15 and also emerging Council policy as enshrined in the draft Third Alteration to the Clackmannanshire and Stirling Structure Plan, there is no significant material consideration that would outweigh the above noted policy considerations.

6.8 The site is identified as Prime Agricultural Land.  Policy ENV7 of the Structure Plan does not support development that would result in the permanent loss of such land.  The proposals are, therefore, contrary to this Structure Plan policy.

6.9 In terms of development plan policies dealing with the details of residential developments, it is noted from the design statement that the design and orientation of the houses has been informed by the eco-homes nature of the proposed development. The contemporary two-storey design may be considered a slight departure from the Council’s normal approach to new-build developments in countryside locations and on the urban fringe, but, the agent has indicated a willingness to amend these elevations in accordance with Development Service’s advice.  The proposals do meet and exceed minimum standards in terms of garden and amenity space and plot density.

6.10 The comments of Roads and Transportation would appear to indicate that concerns regarding deficiencies in the proposed access road and junction design could be overcome if the Council is minded to grant planning approval.

7.0 CONCLUSIONS

7.1. The proposal involves residential development outwith the settlement boundary of Clackmannan and in an area identified as countryside.  The eco-homes nature of the proposed development is a material consideration in the assessment of the application, however the nature of the house design in this respect, does not justify a departure from the development plan policies relating to housing in the countryside.  While such policies indicate the circumstances in which exceptional developments can be approved in the countryside, the proposals would not meet any such criteria.  The applicant has not indicated that proposal could not be developed within an existing urban area and emerging policy and national guidance would not support a departure from the current development plan.  As such the application is recommended for refusal for the reasons set out in Section 2.0 of this report. 

8.0 SUSTAINABILITY IMPLICATIONS

8.1. None.


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:

·      Corporate Priorities (Key Themes) (Please tick  MACROBUTTON UncheckIt ()
Achieving Potential





 MACROBUTTON CheckIt (
Maximising Quality of Life





 MACROBUTTON UncheckIt (
Securing Prosperity





 MACROBUTTON CheckIt (
Enhancing the Environment





 MACROBUTTON UncheckIt (
Maintaining an Effective Organisation




 MACROBUTTON CheckIt (
· Council Policies  (Please detail)

· Community Plan (Themes) (Please tick  MACROBUTTON UncheckIt ()

Community Safety     





 MACROBUTTON CheckIt (
Economic Development





 MACROBUTTON CheckIt (
Environment and Sustainability





 MACROBUTTON UncheckIt (
Health Improvement





 MACROBUTTON CheckIt (
(2)
In adopting the recommendations contained in this report, 

 MACROBUTTON UncheckIt (
the Council is acting within its legal powers. (Please tick  MACROBUTTON UncheckIt ()

(3)
The full financial implications of the recommendations contained
 MACROBUTTON UncheckIt (
in this report are set out in the report.  This includes a reference
to full life cycle costs where appropriate. (Please tick  MACROBUTTON UncheckIt ()

____________________________
Head of Service
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