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1.0 SUMMARY

1.1. The proposal involves the development of tourism accommodation in the form of 12 timber chalets and reception building within a deciduous woodland in the countryside to the south of Dollar.  

1.2. The proposals are considered to justify a countryside location.  They also meet criteria set out in Development Plan policies regarding landscape and visual impact of the development, the impact on biodiversity and the local ecology, suitable access arrangements and the details of construction, drainage and future management of these facilities.  The proposals also offer the potential to enhance Clackmannanshire as a tourism destination, increasing the length of people’s stay and increasing visitor spending and supporting the local economy.

1.3. In light of the planning assessment of the proposals, it is concluded that the  application does not depart from the provisions of the Development Plan in terms of its justification for a countryside location, and the local economic and biodiversity benefits it would bring to the area.  The applicant’s submission indicates a strong commitment to fulfil the high expectations that the Council would have in terms of the final development within this site, however it is appropriate that the relevant safeguards are put in place should there be a risk that all such elements cannot be delivered.  The application is, therefore, recommended for approval subject to the conditions and reasons set out in Section 2.0 of this report.

2.0 RECOMMENDATION

2.1. It is recommended that the application is APPROVED subject to the following conditions:-
1) Before any works commence on site, details of the phasing of the proposed on and off-site works shall be submitted for the written approval of the Council.  Such details shall include:

a) Formation of the proposed bellmouth and access road (including visibility splay improvements).

b) Installation of all services including surface and foul drainage systems, power supply, and water.

c) Tree protection.

d) Footpath and car parking.

e) New woodland planting and Management Plan.

f) Lodge and Reception building construction.

For the avoidance of doubt; the phasing plan shall require the completion of items a – e before occupation of the first lodge. 

2) Before any works commence on site, a construction site management plan shall have been submitted for the further approval of the Council, as Planning Authority, and no development shall take place until written approval has been issued.  The Management Plan shall include:-

a) The arrangements for accommodating construction materials, office/mess facilities and parking/deliveries during the construction phase designed to minimise the impact on the environmental quality of the site and the surrounding woodland.

b) The arrangements to minimise the impact of all construction traffic on residential properties and the public road.

c) The arrangements to control potential nuisance due to external lighting, litter and the burning of materials.

3) Before any works commence on site, a full survey of all trees within the site shall be undertaken by a qualified arborist and submitted for the written approval of the Council.  The survey shall contain details of the position, canopy, spread, bole diameter, health, size and species and identify all trees to be felled, lopped or retained.  Once approved, all tree works shall be carried out in accordance with the approved tree survey.
4) Further to Condition 3, and before any works commence on site, a tree protection plan for all trees adjacent to proposed buildings, roads and site services shall be submitted for the written approval of the Council.  Once approved, tree protection measures shall be carried out in full before any construction works commence on site.  The fencing shall be erected in accordance with BS5837 (2005), inspected by a representative of the Council and shall remain in place for the duration of construction works.
5) Before any works commence on site, details of all boundary markers or means of enclosure, shall have been submitted to and approved in writing by the Council, as Planning Authority.

6) Before any work commence on site, details of all underground services and their potential impact on trees, shrubs and hedges to be retained as part of this development shall have been submitted to and approved in writing by the Council as Planning Authority.

7) For the avoidance of doubt; all new tree, shrub and hedge planting within the site and on adjoining land outlined in BLUE on the stamped approved location plan shall be completed prior to occupation of the first lodge.  All such planting, and future woodland management shall be carried out in accordance with the approved Woodland Management Plan, prepared by Eamon Wall & Co dated September 2006.

8) Before any works commence on site, exact details of the design, construction and maintenance of the proposed bellmouth, visibility splays and access road shall be submitted for the written approval of the Council.  Once approved, the bellmouth, visibility splays and access road shall be completed prior to occupation of the first lodge.
9) Before any works commence on site, details of lodge construction, including piled foundations, excavations and all external finishing materials shall be submitted for the written approval of the Council.  Thereafter, lodge construction and finishes shall accord with such approved details.

10) Before any work starts on site, a scheme for the collection and disposal of surface water within the site shall have been submitted to and approved in writing by the Council.  The scheme shall be designed by a consulting engineer in accordance with the “Sustainable Urban Drainage Design Manual for Scotland and Northern Ireland” and incorporate measures to safeguard and enhance the environmental quality and biodiversity of the site.  The scheme thereafter shall be implemented in accordance with the approved details and in a manner to ensure that no surface water is discharged into any garden or adjoining land during or after the construction phase of the development.
11) Before any work commences on site an assessment of the overland flow of surface water, and proposed means to manage it shall be submitted for the written approval of the Council.  Thereafter, the development shall be implemented in accordance with the approved details.
12) Before any work commences on site, details of the following shall be submitted for the written approval of the Council:
a) Play equipment

b) External lighting

c) Refuse storage facilities

d) Public Art

Thereafter, the development shall be completed in accordance with such approved details.

13) The 12 lodges shall be used solely for holiday and tourism purposes.  No individual, family, company or occupant shall occupy any lodge for more than 4 weeks in any six month period.
14) The reception lodge shall be used solely for purposes of managing/servicing the holiday lodge development and not as a manager’s house.

15) Construction work shall take place, machinery shall be operated and deliveries shall be received at or dispatched from the site only between 0800 – 1800 Monday – Friday, 0800 – 1300 hours on Saturday and at no time on Sunday, or Scottish Bank Holidays.
Reasons
1) In order to retain proper control over the phasing of the development and associated works.
2) In the interests of residential amenity and local environmental quality.

3) In the interests of local environmental quality.

4) In the interests of local environmental quality.

5) In the interests of local environmental quality.

6) In the interests of local environmental quality.

7) In the interests of local environmental quality; in order to ensure completion of all proposed new planting and implementation of woodland management.

8) In the interests of road safety.

9) In the interests of visual amenity and local environmental quality.

10) In order to properly control/treat surface water.

11) In order to properly control/treat surface water.

12) In the interests of visual amenity and local environmental quality.

13) In order to ensure the buildings are utilised for their intended and approved purpose.

14) In order to ensure the buildings are utilised for their intended and approved purpose.

15) In the interests of residential amenity.

3.0 BACKGROUND TO PROPOSALS
3.1. The planning application site is an area of woodland approximately 2.5ha in size, on sloping ground forming part of the Sheardale Ridge, 1km south of Dollar.  The woodland contains mainly deciduous trees of a similar age (predominantly Birch).  The site is bounded to the east by agricultural grazing land, to the west by the steeply sloping Byles Cleugh Gorge and coniferous woodland, to the south by agricultural grazing land and to the north by a mix of woodland and agricultural land forming the southern bank of the River Devon.  Part of the site’s north-eastern boundary is formed by the grounds of a residential property known as a Rackmill House and a Scottish Power sub-station.  Access to these properties is via the B913 Dollar to Dollarbeg road.
3.2. The planning application proposes the erection of 12 timber holiday lodges,  one reception building, the formation of a new access road off the B913, and 10 acres of woodland planting adjacent to the site.

3.3. The lodges themselves would be a mix of two, three and four bedroom units with the reception lodge containing the shop, conference/games room, stock and staff accommodation.  It is not proposed as a residential unit to serve the manager of the development.  

3.4. The new access to the site would meet the B913 road at a steep corner next to Rackmill Bridge.   The proposed chalets would be constructed on piled foundations and are generally located within the central and northern part of the site.  Amended plans have resulted in a closer grouping of the chalets and repositioning of some units to a lower part of the site than originally proposed.  A proposed overspill car park that formed part of the original submission has also been significantly reduced in size through the amended details.  
3.5 An earlier planning application for the site and adjoining land was submitted in March 2006 for the erection of 15 chalets by the same applicant; this was withdrawn in August 2006.  That proposal (as well as including additional chalets), proposed a manager’s house and also vehicle access of the minor road known as Steps Brae lying to the south-east of the site.  Appendix 1 shows the relative site boundaries of the current and previous applications.  More detailed plans will be on display outside the Council Chamber.
4.0 CONSULTATIONS

4.1. Roads and Transportation – The proposed new access arrangements require to be supported by 4.5m x 160m visibility splay at the junction with the public road (B913).  The visibility splay will require regular plant growth clearance on the bend on the B913 to retain such a splay.  Such improvements will improve stopping site distances on the public road.  Any planning approval should carry conditions regarding construction of the bellmouth, visibility splay and formation of the private access road.  The consent of other users of the access may be required.  There is no known flood risk to the site Consideration to pedestrian/cycle users should be given.  Comments: Roads and Transportation are content that the required visibility splay improvements are achievable and maintainable either by the applicant or through their own maintenance regime.  Scottish Power who also require access to their substation had initially objected to the proposals, however are now content with the access arrangements.  These works would have a minimal impact on the site’s rural character.
4.2. Scottish Water have no objections to the proposals although note there are no public sewers in the area.  Any septic tank should be sited to ensure ease of servicing.  Scottish Water had initially commented that there was no water supply serving the development, however have subsequently confirmed in further correspondence that the site can be served by an existing mains water supply.
4.3. SEPA have no objections.  Foul and surface water drainage will require a CAR “Controlled Activities Regulations” license from SEPA.  The development will require pollution control measures.  There is no data on flooding in the area, however the Council’s Roads Authority may comment on any known risk.  Comment: Roads and Transportation have commented that there is no known flood risk in relation to this site.
4.4. Scottish Power – Initial objection regarding the proposals, however they have now confirmed that they are satisfied with access arrangements in terms of their own infrastructure, and the position of the built development in relation to power lines.

4.5. Scottish Natural Heritage – No objections.  Loss and damage to the woodland is likely but the woodland is currently in a poor condition and would benefit from careful management.  The new planting proposals will provide significant extensions to the existing woodlands.  Individual elements of the proposal need to be carefully sited especially to avoid any mature trees and ground flora/shrub layer of particular interest.  A more detailed survey of the woodland will be required to inform this process.  All works should comply with BS5837 (Trees in Relation to Construction).  

4.6. Land Services – The tree survey will require to show all trees within the site, not only those within 5m of the construction zone and affected by access road and service tracks.  The removal of trees within the site may give rise to potential wind throw on the fringes of each of the proposed lodges and access road.  The arboricultural method statement is in order.  Tree protection proposals are in order but need to show this in detail for the whole site.  Proposals for planting within the woodland are endorsed.  All tree protection should be in place prior to works commencing on site and no tree surgery or felling works should be undertaken without the prior approval of the Council.  Comment: The initial tree survey work has identified impact on trees in relation to the built areas of the development including chalets and access roads.  Any grant of planning approval will require to be supported by a condition requiring further tree survey work for the whole site to be undertaken before any works commence on site.  Conditions will also be required in respect of timescale for new planting and maintenance.
4.7. Biodiversity Co-ordinator – No objections.  All previous comments/suggestions have been taken on board, in terms of understorey planting, woodland glades, red/grey squirrel measures.

4.8. Visit Scotland – The proposals would be welcomed in terms of providing high quality self-catering accommodation in this part of Clackmannanshire, and bringing employment to the local area.  The proposals would contribute to the enhancement of the area’s biodiversity and enhance a declining woodland.
4.9. Dollar Community Council – Object to the application on the grounds that it is contrary to development plan policies regarding development in the countryside.  The proposed access arrangements are not safe, on this tight bend.  There is uncertainty around drainage proposals and tree felling is likely to be more significant than shown.  The application submission is poorly prepared, contains substantial fiction and little fact.  The proposals will overload amenities in Dollar.  Comment: Issue regarding development plan policies, road safety and impact on local businesses are dealt with in Section 6.0 of the report.  The Service has no reasons to doubt the validity or factual accuracy of any aspect of the application submission.
4.10. Clackmannanshire Business Ltd – Have been consulted and comments are awaited.

5.0 PUBLICITY AND REPRESENTATIONS

5.1. A total of three neighbouring properties were notified of the planning application.  In addition, the application was advertised as a Departure from Development Plan Policies in the Wee County News on 21st March, 2007.
5.2. In response, the Council has received letters of representation from the parties set out in Appendix 2.
5.3 Further to the initial planning application submission, amended plans were submitted resulting in a re-notification of neighbours and also re-consultation with objectors to the original proposals.

5.4 The main points raised by representations are as follows:-
5.5 Planning Policy – The proposals do not meet the terms of the Council’s policies regarding developments in the countryside, tourism developments and developments affecting woodland areas.  Comment: Policy issues are dealt with in Section 6.0 of this report.
5.6 Ecological Impact – The site has similar characteristics as the adjacent SSSI and should be protected from development.  The proposals will result in the destruction of habitats for many species including otters, owls, red squirrels and a nearby heronry.  The proposals will result in a loss of a large number of trees which will impact on the biodiversity of the site.  Larger areas of tree clearance may be required than originally proposed.  An inadequate ecological survey has been carried out in relation to the application.  Comment: Both SNH and the Council’s Biodiversity Co-ordinator have endorsed the proposals from am ecological point of view, and consider that they would bring positive benefits to local biodiversity.
5.7 Landscape and Visual Impact – The proposals will result in the detrimental visual impact on the site when viewed from Dollar.  The combination of the built development and tree loss will result in the development being more visually prominent than anticipated.  The cumulative effect of this proposal and other existing developments on the Sheardale Ridge will have a detrimental visual impact on the area.  The proposals will have an increased visual impact in winter when trees are not in leaf.  There is a risk of light pollution.  The proposed tree species may not be the most appropriate for the area.  Comment: Issues of visual impact are addressed in section 6.0 of this report.
5.8 Roads and Transportation – The proposed development and new access arrangements would be detrimental to road safety.  The access is on an unsafe bend where the road is narrow and on a slope.  The proposals will result in more manoeuvring vehicles on the B913 road.  Visitors to the site are unlikely to walk into Dollar.  The proposals will result in more pressure on limited parking facilities within Dollar.  The proposed access arrangements have not allowed for access to Scottish Power infrastructure.  Comment: Roads and Transportation have no objection to the proposed access arrangements, subject to appropriate conditions.  Scottish Power are now satisfied with access arrangements to their infrastructure.
5.9 Business - Tourism in the area is declining and it is doubtful whether such a development can be sustained.  Existing hotels and bed and breakfasts in the area are struggling.  The business proposals may affect viability of existing businesses.  The proposals will increase pressure on businesses and existing services within Dollar.  If the business fails there is a risk that the Council will come under pressure to convert it to housing.  There may be pressure for additional development on surrounding land as an expansion of the business.  
The proposals would not result in the economic benefits and employment opportunities stated by the applicants.  Comment: The applicant has prepared a very detailed business plan with the proposals.  The Council will require to consider what Planning safeguards may be required to deal with a failure of the business model and pressure for more/alternative development.
5.10 Drainage/Engineering – Engineering works on this steeply sloping site to form the development could be damaging to existing surface drainage systems and lead to flooding/pollution of adjoining land and property.  The site stability is questionable.  The proposed surface drainage systems may not be adequate.  There is no water supply serving the site.  engineering works to form the access road and chalet development would be significantly intrusive on the site and its surroundings.  Comment: The initial drainage proposals have not resulted in any objections from statutory consultees.  Planning conditions can deal with detailed design matters.
5.11 Other – The proposals may set an undesirable precedent for further development within this rural location.  Comment: Any further planning proposals would be considered on their own merits and in accordance with the Development Plan.
5.12 The design of the lodges is unsympathetic to the area.  Comment: The lodge design is considered appropriate for the area.
5.13 There is possible undermining on the site and a coal report would be required before development commences.  Comment: The site is not in a known area of search for former coal mining however, an informal note to the applicant can flag this issue up and suggest a Coal Report is undertaken.
5.14 The plans appear to be sustainable with respect to woodland, would provide accommodation that is needed in the area, and would support local businesses during the summer months.

6.0 PLANNING CONSIDERATIONS

6.1. The planning application must be determined in accordance with the terms of the Development Plan unless material considerations indicate otherwise.  The following section sets out the key issues relating to the planning application and key Development Plan policies in respect of such elements.  
6.2. Principle of the Development

The key policy consideration in respect of the principle of the development are:- Policies SD1, ENV3, T1 and ED4 of the Clackmannanshire and Stirling Structure Plan 2002 and Policies EN18, JOB11 and JOB12 of the Clackmannanshire Local Plan deal with developments in the countryside, rural developments and tourism proposals.

6.3. In general, Development Plan policies dealing with development in the countryside seek to restrict such developments to those which require a countryside location, which cannot readily be located in a built up area, where their function, siting and design would be suitable for the particular location and where they respect and preserve features contributing to local character.  The Development Plan policies also support tourism developments which contribute to Clackmannanshire’s role and image as a tourist area and in particular increase the length of people’s stays, increase visitor spending and promote a wider spread of visitors.
6.4. The policies relating to tourism development indicate that a sequential approach should be taken to tourism proposals favouring town centres, local centres and Local Plan sites before sites outwith the settlement boundaries.  It should, however, be noted that such policies deal with all tourism proposals not only those for tourism accommodation, as is proposed here.

6.5. The applicant’s detailed proposals centre on the principle of an environmentally friendly woodland based holiday development, designed to enhance the local biodiversity.  It is therefore unlikely that such a development could readily be accommodated within an existing town or local centre.  The only other Local Plan site identified for tourism development in the Clackmannanshire Local Plan is a 1.17ha site at Boll Farm, Alva involving conversion of part of the former farmhouse to create a tea room in addition a chalet development and car parking with enhanced landscaped setting.  This development has been partially implemented insofar as self-catering accommodation and a tearoom facility are operational on the site.  
6.6. Notwithstanding this, the Local Plan does not identify targets for the amount of tourism facilities in the same way as, for example, housing supply figures.  Each application, therefore, must be determined on its own merits based on the nature of the proposals and the site.  
6.7. A material consideration in respect of the development is SPP15 Planning for Rural Development.  Whilst the SPP does not necessarily depart from the Development Plan position of only supporting developments in the countryside that require a countryside location, it does recognise the important role tourism developments can play in rural economic development.  The SPP indicates that planning authorities should support the development of tourism and leisure industry where the most appropriate policy on siting and design of new developments.

6.8. To this end, whilst the development can be considered to be one that requires a countryside location.  The Council must also be satisfied that the detailed elements of the proposals meet the terms of detailed Development Plan policies in terms of landscape and visual impact, biodiversity, design and road safety.
6.9. Ecological Impact

The key policies to be considered in this respect are Policies SD1, ENV1 and ENV5 of the Clackmannanshire and Stirling Structure Plan 2002 and Policies EN1, EN2, EN4 and EN15 of the Clackmannanshire Local Plan 2004.

6.10. The applicant has been submitted with an Ecological Survey which describes the site as containing two habitats notably broadleaf woodland and improved grassland with woodland being partly ancient woodland and partly semi-natural plantation.  The survey considered the condition of the existing woodland, the range of flora and fauna existing within the site and its surroundings, the effect of the proposals on flora and fauna within and surrounding the site and an overall summary.  The report concludes that no evidence was found of protected species within in the site and that development would not prejudice any protected species but would enhance opportunities for species, in particular bats.  In response to comments from the Council’s Biodiversity Co-ordinator, the recommendations of the survey were partly revised to take account of possible red squirrel activity in the area.

6.11. The Council’s Biodiversity Co-ordinator has commented that the proposals, including the built development, related felling, additional planting and woodland management are acceptable in biodiversity terms and that they could enhance the biodiversity value of the area if all the recommendations are implemented and proper management continued over a sustained period.  The consultation response from SNH also indicates no objections and a suggestion that the site may benefit from careful management.  

6.12. The tree survey submitted with the proposals indicates the position of the built elements of the development in relation to existing trees and identifies trees that will require to be felled as a result of the proposals.  Whilst it is first of all recognised that a survey covering all of the site will be required should planning consent be granted, the scale of the tree felling proposals is modest and the development has been designed and laid out in such a way that minimises tree loss, by first of all proposing access routes through an existing clearing in the site and generally locating chalets within smaller clearings in the woodland.  The comments of the key consultees referred to above, take account of likely tree felling requirements in the woodland.
6.13. Both SNH and the Council’s Biodiversity Co-ordinator also recognise the opportunities that increased shrub planting within the existing woodland and also the proposed new 4ha of planting will bring to significantly offset the loss of woodland resulting from the built development.

6.14. It is therefore considered that the proposals offer the opportunity to enhance the biodiversity of the area, through a significant area of new native woodland planting and woodland management of the planning application site.  
6.15. Landscape and Visual Impact

The Development Plan policies referred to above, and those dealing specifically with landscape such as Policy EN2 and EN11 of the Clackmannanshire Local Plan require new developments through their siting and design, to integrate well with the landscape character; ensuring that the form, scale, layout and materials reflect and, where possible, enhance the character of the surrounding area.

6.16. At present the site appears as a dense area of woodland on the lower part of Sheardale Ridge which itself is generally characterised by a mix of deciduous and coniferous woodland and open grazing land.  As already noted, the positioning of the chalets and services are designed to minimise tree felling within the existing woodland.  In addition, the average height of trees within the woodland is approximately 17m, with the proposed chalets being a maximum of 7m in height (with a potential for a maximum of 2m drop between chalet fronts and ground level taking account of the sloping nature of the site) meaning that the chalets will be well hidden within the existing woodland.  The applicant’s submission includes an assessment of visibility of the development site from upper parts of Dollar, both in summer and winter months.
6.17. The design and appearance of the lodges is considered to be appropriate to the location.  In addition, the proposals offer longer term prospect of a significantly enlarged area of properly managed woodland on the north facing ridge, which can enhance the character of the site and its surroundings, particularly when viewed from Dollar and the Castle Campbell areas.

6.18. The proposals have given significant attention to the issue of visual impact of the development, particularly from the most important view points.  The proposals, including built development, new planting and woodland management offer the opportunity for an enhanced landscape and long-term management of a woodland that may otherwise decline.

6.19. Roads and Transportation

As noted in the Background Section above, the current application differs from that previously submitted in terms of the proposed access arrangements.  An access already exists at this point serving Rackmill House and the adjacent Scottish Power substation.  The proposed new access would continue to serve these properties.  
6.20. As noted in the Consultations section above, Roads and Transportation have no objections to the proposed access arrangements, on the basis that the bellmouth construction , visibility splays and stopping sight distances can be achieved.  These set of measures would enhance the safety for existing users and provide acceptable access to the proposed development.  
6.21. The accident record on this stretch of road indicates that there has been one serious and two slight accidents in the last 25 years.  Taking all of the above into account, Roads and Transportation have indicated that the proposed access arrangements are acceptable and that their standards can be met in terms of visibility splay and bellmouth design.

6.22. Business

The Development Plan policies dealing with tourism, referred to in paragraph 6.2, require that the developments aim to increase the length of people’s stay, increase visitor spending, promote a wider spread of visitors and that they create direct economic benefits locally.

6.23. A detailed Business Plan submitted with the application sets out the business and its products/services, marketing and sales strategy, operational matters as well as financial performance and forecasting.  The plan sets out the case for the viability and future sustainability of the business as well as the possible contribution it can make to the local economy and employment.  The applicant has identified the quality of the location, its scenic backdrop, the services and tourism attractions nearby and the particular product on offer as being the key factors that support the business proposals.

6.24. The proposals are supported by Visit Scotland and would support the aims and objectives of the Structure and Local Plan policies regarding tourism development.

6.25. Engineering/Drainage

SEPA have offered no objection regarding the foul drainage proposals which would be via a private treatment plant and outfall.  A SUDs scheme is proposed to deal with surface water drainage.  The final details of any discharge of treated effluent will be subject to formal approval by SEPA through CAR (Controlled Activities Regulations).

6.26. An engineering report submitted with the application describes the form of piled foundations that would be used to minimise groundworks to form the development.  The report also describes the minimum intervention proposed on the landscape in the design of the access road, taking account of the rural nature of the site and the need to keep engineering works to a minimum.  The road itself would be approximately 3m wide, unkerbed and formed with 75mm base course and 25mm wearing course.

6.27. While detailed planning conditions would still be required in respect of the final details of foul drainage, SUDs and road construction, the general principles of the applicants proposals are appropriate and would also be subject to final approval by the relevant authorities, in particular SEPA.

6.28. Summary

The proposal involves the development of a rural tourism accommodation facility in the form of 12 timber chalets and reception building within an existing deciduous woodland in the countryside to the south of Dollar.  

6.29. The proposals are considered to justify a countryside location, however require to meet a number of criteria set out in Development Plan policies regarding landscape and visual impact of the development, the impact on biodiversity and the local ecology, suitable access arrangements and the details of construction, drainage and future management of these facilities.  In addition, the Council must be confident that the tourism business can meet the objectives of Development Plan policy in terms of enhancing Clackmannanshire as a tourism destination, increasing the length of people’s stay and increasing visitor spending and supporting the local economy.
6.30. The proposals represent a very detailed submission that deals with all of the above noted matters and in particular propose the planting of 4 hectares of new woodland and the future management of both this and the existing woodland containing the chalets.

6.31. Should the Council be minded to approve the planning application, a number of detailed matters will require to be the subject of detailed planning conditions.  Such conditions also require to deal with the phasing of the development in order to ensure that the planting and management of new areas of woodland, completion of suitable vehicle access, foul and surface water drainage proposals are all in place at appropriate stages of the development.  The Council may also consider it appropriate to apply safeguards to any planning permission requiring the removal of the development should it be uncompleted within a certain timescale and/or certain elements required by the Council fail to be delivered.

6.32. In light of the planning assessment of the proposals, the application is considered not to depart from the Development Plan in terms of its requirement for a rural location, positive impact on the local tourism economy, and the local economic and biodiversity benefits it would bring to the area.  The applicant’s submission indicates a strong commitment to fill the high expectations that the Council would have in terms of the final development within this site, however it is appropriate that the relevant safeguards are put in place should there be a risk that all such elements cannot be delivered.  The application is, therefore, recommended for approval subject to the conditions and reasons set out in Section 2.0 of this report.
7.0 SUSTAINABILITY IMPLICATIONS

7.1. The proposals would result in the creation of a 4 hectare of new native woodland and the sustainable management of both new and existing woodland areas.


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 UncheckIt (
Maximising Quality of Life





 MACROBUTTON UncheckIt (
Securing Prosperity





 MACROBUTTON UncheckIt (
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 UncheckIt (
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 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 ()
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Head of Development Services
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