	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 7th June 2007 

	Subject: 
Erection Of 1 No. House At 43 High Street, Dollar - Ref: 07/00148/OUT

	Applicant:  Mr John Simpson, The Croft, 43 High Street, Dollar


	Prepared by:  Grant Baxter, Principal Planner 


	Ward:  5 Clackmannanshire East


1.0 SUMMARY

1.1. This is an outline application for a house within existing garden ground in Dollar.  Full consideration has been given to the representations received, however the proposals largely comply with Development Plan Policies and Supplementary Advice Note on infill residential development and can be recommended for approval subject to suitable conditions .  Such conditions require to amend access arrangements so as to rationalise and improve site access and retain the amenity value of the site’s roadside frontage formed by a high stone wall and trees.    

2.0 RECOMMENDATION

2.1. It is recommended that the application is APPROVED subject to the following conditions and reasons:
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 PAN 68, Design Statements and comprise the first four stages of the design process, namely:
a) Site and area appraisal

b) Identifying the design principles

c) Analysis of design concept

d) Design concept

2. a)
Before any 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 item (a) above shall be submitted for consideration by the Planning Authority, and no works 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 reserved matters to be approved.

3. The subsequent application for reserved matters shall include:
a) A site layout plan of a 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 all 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 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 1½ storeys in height, with any first floor accommodation contained entirely within the roof space and served as necessary by dormers or rooflights.
5. Before any works commence on site, a detailed tree survey shall be carried out in accordance with BS5837:2005 and submitted for the written approval of the Council.  The survey shall include details of trees to be removed, trees to be retained and any proposed preliminary tree works and management recommendations.  Details of root protection areas, tree protection measures, proximity of trees to buildings, access roads, service tracks and any changes to existing ground levels shall also be included within the report.  Once approved, all works shall be carried out in accordance with the approved tree survey.
6. All trees, hedges and shrubs to be retained within the site, as recommended by the tree survey required by Condition 5 above, shall be protected from damage during constructions works in accordance with BS5837:2005.
7. Construction work on the site shall only take place between the hours of 0800 to 1800 hours, Monday to Friday, 0800 to 1300 hours on Saturday and at no time on Sundays or local bank holidays.
8. For the avoidance of doubt, the proposed new access onto High Street is not hereby approved.  The proposed new house shall be served off the existing access to 43 High Street.  Before any works commence on site, exact details shall be submitted for the written approval of the Council showing improvements to the width, gradient, alignment, surfacing, and visibility at the existing access point.  Once approved, all such access road improvements shall be completed to the satisfaction of the Council prior to occupation of the proposed house.
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, in order to ensure that all trees worthy of retention are satisfactorily protected before and during construction works.
6. In the interests of visual amenity, in order to ensure that all trees worthy of retention are satisfactorily protected before and during construction works.
7. In the interests of residential amenity.
8. In the interests of road safety.
3.0 BACKGROUND

3.1. This is an outline planning application for the erection of a house in the garden of an existing house, 43 High Street, Dollar.  The house sits in a rectangular plot of approximately 1700 square metres facing onto High Street to the east, and surrounded by residential plots on all other sides.  The existing house is based on a single storey cottage, however has been much extended over the years.  The garden ground is sloping downwards from north to south and also downwards from the western boundary to the roadside frontage and is partly planted with conifer trees.  It also contains a number of large specimen broadleaf trees such as oak, birch and horse chestnut.  Access to the site is currently at it’s northern end through a narrow steep driveway and the remainder of the roadside frontage is characterised by a high stone wall (over 2.5m) hard against the roadside edge which acts as a retaining wall for the garden ground.
3.2. The proposal would involve the erection of a new dwelling house on the southern half of the plot and proposes a new access through the existing boundary wall onto High Street.
4.0 CONSULTATIONS

4.1. Roads & Transportation have advised that they would have no objections to the proposals, provided that their standards in terms of visibility splay, bellmouth construction, gradient and surfacing could be met.  Comment: It is clear that the works to achieve the Roads standards in terms of the new access would result in the removal of a large section of the stone boundary wall and significant lowering of its height across the full length of the site frontage.  In addition, a large amount of excavation of retained material would be required as well as the likely removal of a number of high amenity trees that abut the retaining wall.  A less invasive solution, in terms of impact on streetscape and mature trees could be proposed involving the improvement of the existing driveway access in order that it would serve both the existing and proposed houses within the site. While such an improvement may still fall short of the requirements of Roads and Transportation, it would obviate the need for an additional access onto High Street, would improve an existing access and retain the high amenity of the site’s frontage.
4.2. Scottish Water – No comments received.

4.3. Dollar Community Council have no objections to the proposals.
4.4. Dollar Civic Trust – The site is sufficiently large to contain a house.  Neighbouring proprietors may be concerned regarding loss of privacy.  The Trust has road safety concerns regarding the formation of a new access onto the stretch of High Street, close to the junction with Moirs Well.  Achieving visibility standards will be difficult in this situation.  The high stone boundary wall, may be in poor condition, however should be retained and access should be communal to both existing and proposed houses.

5.0 PUBLICITY AND REPRESENTATIONS

5.1. A total of 8 neighbouring properties were notified of the application.  Three representations have been received from the following parties:
a) Mrs Janet Carolan, 6 Castle Road, Dollar

b) Mr Ian Denholm, 56 High Street, Dollar

c) T Young, 41a High Street, Dollar

5.2. The comments can be summarised as follows:

a) Insufficient detail regarding the nature of the proposed house in order to gauge impact on neighbouring properties.  Comment: As this is an outline application there is no requirement to submit such details, however if approved, adjoining proprietors would be notified and allowed to comment on any reserved matters application showing the details of the proposed building.
b) The proposed access to the new house would be dangerous.  Comment:  Issues regarding road safety in relation to the access arrangements are dealt with under the consultation section above.
c) The site lies within the Conservation Area and proposed works to form the access would detrimentally affect the wall and trees.  Comment: Whilst the site lies outwith but on the edge of the Conservation Area, the wall and trees are considered to be important in terms of contributing to the streetscape in this area and proposed alternative access arrangements outlined in the Consultations section above would seek to retain as much of the wall and as many of the trees as possible while providing safe access to the site.

d) Any proposed new house should be single storey in order to retain privacy of surrounding properties.  Comment: Whilst any house within the plot will require to respect the privacy and amenity of surrounding residents, it is considered that achieving the required level of privacy and amenity is not dependant on the proposed house being single storey.  An appropriately designed and positioned house with upper floor accommodation retaining privacy and amenity of adjoining residents is achievable within the plot.
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. Taking account of the provisions of the above noted Development Plan Policies and Supplementary Advice Note, the following initial conclusions can be drawn:

· The site, by virtue of its size, is physically capable of accommodating a new dwelling house.  The proposed new house can be served by an adequate provision of garden ground while retaining adequate provision for the existing house.

· The site has a roadside frontage and would not constitute backland development.

· A house on the site can be designed and orientated in order to contribute to the enhancement of the existing character of the area.

· A house can be orientated and designed in order to preserve privacy and residential amenity of surrounding residents.

6.3 The key outstanding issues of concern are whether the site can be developed in a manner that provides appropriate and safe access arrangements, whilst retaining trees of high amenity value and the importance of the wall forming the roadside frontage.  The applicant’s original proposals to form a separate access serving the proposed new house would result in a significant loss to a large amount of the boundary wall in addition to a large amount of excavation and tree loss, the net result of which would reduce the amenity value of the site, and its contribution to the streetscape within this part of Dollar.  In consultation with the applicant, it is therefore proposed that the proposed new house is served off the driveway serving the existing house, and the junction of the driveway with High Street is significantly improved.  In addition, the applicant should be required to carry out the detailed tree survey assessing the existing trees on the site, and the impact of the proposed works on them.
6.4 This outline application for a dwelling house within existing garden ground is considered to largely comply with Development Plan Policies and Supplementary Advice Note on Infill Residential Development and can be recommended for conditional approval.  Such conditions do however require amended access arrangements that would retain road safety and the amenity value of the site’s roadside frontage formed by a high stone wall and trees.    
7.0 SUSTAINABILITY IMPLICATIONS

7.1. The approval of this application subject to the conditions set out in Section 2.0 will allow the development of a single house on an urban infill site while retaining the high amenity of the sites frontage formed by a stone wall and mature trees.


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:

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





 MACROBUTTON CheckIt (
Maximising Quality of Life





 MACROBUTTON CheckIt (
Securing Prosperity





 MACROBUTTON CheckIt (
Enhancing the Environment





 MACROBUTTON CheckIt (
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 CheckIt (
Health Improvement





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

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

(3)
The full financial implications of the recommendations contained
 MACROBUTTON CheckIt (
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 Development Services

Report For 43 High Street, Dollar
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