	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 7th June 2007 

	Subject: 
Demolition Of Garage And Erection Of 1 No. House At Land South Of 1 Riccarton, Clackmannan - Ref:  07/00130/OUT

	Applicant:  Mr Tom Morris, Parkhead Building Supplies, Parkhead, Alva Road, Sauchie


	Prepared by: 
Grant Baxter, Principal Planner

	Ward:  3 Clackmannanshire Central


1.0 SUMMARY

1.1. This is an outline application to erect a house within a gap site in Clackmannan.  The proposal is contrary to Development Plan Policies and Supplementary Advice Note regarding Infill Residential Development as the site cannot be developed in a manner that provides safe vehicle access, enhancement of the existing character of the neighbourhood and adequate protection of the privacy and residential amenity of adjoining residents.  For these reasons the application is recommended for refusal.  

2.0 RECOMMENDATION

2.1. It is recommend that the application is REFUSED for the following reasons:
1. Visibility splays at the junction of the site access with the public road (B910) are significantly substandard by virtue of the geometry of the road as it passes the site frontage, the 1 metre wide footway and the position of adjoining buildings.  As a result, safe access facilities, in accordance with the Development Roads Guidelines and Specifications cannot be achieved.  The application is therefore contrary to Policy RES4 Infill and Backland Development of the Clackmannanshire Local Plan 2004 and Supplementary Advice Note (SAN) 2 on Infill Residential Development.  

2. The proposed new house would require to be served by off-street parking and turning facilities in accordance with the Council’s Development Roads Guidelines and Specifications.  In order to achieve such standards, any house within the plot would require to be set significantly back from the line of existing houses fronting onto the B910.  The resulting development would be inappropriate in streetscape terms and would not contribute to the enhance of the existing character of the neighbourhood.  As such the proposed development would be contrary to Policy RES4 Infill and Backland Development and Policy RES8 Amenity Standards of the Clackmannanshire Local Plan 2004 and Supplementary Advice Note (SAN) 2 Infill and Backland Development. 

3. The proposed development would result in the loss of existing off-street parking and a resultant increase in demand for on-street parking on the B9140 road.

3.0 BACKGROUND

3.1. This is an outline planning application for erection of a single dwelling house on a gap site fronting onto Riccarton (B910 road), Clackmannan.  The site is broadly rectangular in shape and measuring approximately 375 square metres.  The frontage onto Riccarton is approximately 11m in width and is bounded on either side by existing houses which sit hard against the footway.  The roadside frontage of the site is formed by a high fence and gate and the site contains a small industrial type building.  It is understood that this building serves as a garage for a resident of a nearby house.
4.0 CONSULTATIONS

4.1. Roads & Transportation recommend refusal for the following reasons:  While an existing vehicle access may exist into the site, this is significantly sub-standard in terms of the visibility splay which is restricted by virtue of the geometry of the road passing the site, the narrow footway and the walls of existing houses either side of the site.  The provision of safe vehicular access and parking facilities should be encouraged where modern development is proposed, and by virtue of the above noted constraints, such facilities cannot be provided in this case.  A recently approved development of a nearby site requires traffic calming along the B910 as it passes this planning application site.   The Road Section may reconsider its view of the proposals to develop this site once such a scheme is in place and its effect on traffic speeds determined.

4.2. Scottish Water have no objections subject to compliance with their standard requirements.

5.0 REPRESENTATIONS

5.1. A total of 5 neighbouring properties were notified of the application.  One representation has been received from the following party:
a)
W Norval, Tulligarth Farm, Clackmannan

5.2. The comments can be summarised as follows:

a) Any development of the site will require to rebuild a collapsed boundary wall onto the Goudnie Burn.

b) There is insufficient distance between the proposed house and the adjoining house, No. 1 Riccarton.

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 Infill Residential Development.
6.2. Taking account of the above noted Development Plan Policies and Supplementary Advice Note, the following conclusions can be drawn:

· The site is physically capable of accommodating a dwelling house with required garden and amenity standards.

· There would be no resultant loss in garden/amenity space to an existing dwelling house as a result of the proposals.

6.3 In streetscape terms, and taking account of Policy RES 4 the most appropriate form of built development would be a new house following the building line of the adjoining houses.  This form of development however would be unlikely to be able to provide parking and turning facilities within the site, as required by Roads and Transportation, and would fail to meet the criterion of Policy RES 4 requiring appropriate access and parking facilities.  The provision of such facilities within the site would likely require any proposed house to be set back significantly within the site.  This would be a form of development that would not enhance the existing character of the neighbourhood.
6.4 It is therefore clear that the position of any new house within the plot will either fail to provide adequate parking and turning facilities for the proposed house, or result in the new house being in a position that would detract from the character of the area.  The proposals are therefore considered contrary to Policy RES 4 and SAN 2 in this respect.

6.5 Notwithstanding the above, the comments of Roads and Transportation in respect of the inadequate visibility splay at the site’s access with the public road are, in themselves, of significant concern to warrant refusal of the application.  Policy RES 4 requires appropriate access standards in accordance with the Council’s Development Roads Guidelines and Specifications.  The proposed access cannot currently meet such standards and the means to improve the visibility splay in any way lie outwith the applicant’s control.  While the future traffic calming scheme on Riccarton may reduce vehicle speeds, the requirement to implement such a scheme is tied to the implementation of an unrelated development.  
6.6 A further consideration in respect of these proposals is that the site is currently used as off-street parking serving the nearby dwelling house.  Its use in this respect therefore alleviates pressure on on-street parking facilities within the area.  It would therefore follow that the development of the site for a new house would displace this parking onto the on-street network.

6.7 This application is therefore contrary to Development Plan Policies and Supplementary Advice Note regarding Infill Residential Developments and for these reasons is recommended for refusal.  
7.0 SUSTAINABILITY IMPLICATIONS

7.1. None


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
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