	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 10th January 2008

	Subject: 
Erection of 16 No. Flats With Associated Car Parking, Footpaths And Landscaping, Site at Main Street, Cambus (Ref: 07/00348/FULL)

	Applicant:  Carronvale Homes, Wood Street, Grangemouth

	Prepared by: 
Grant Baxter, Principal Planner

	Ward: Clackmannanshire West


1.0 SUMMARY

1.1. The proposed residential development would comply with the site’s allocation for housing development in the Local Plan.  The proposed layout for 16 flats in two blocks has been amended since submission of the application, in response to Development Service’s requirements.  The layout and design comply with Development Plan policies on residential developments.
1.2. The relevant concerns of three objectors have been dealt with in the amended plans, or are addressed by proposed conditions.  No consultees have raised any significant issues of concern to the proposals, and the application is recommended for conditional approval.

2.0 RECOMMENDATION

2.1. The application is recommended for APPROVAL subject to the following conditions:-
 1.
All roadworks associated with the upgrading of the public road and formation of the proposed new vehicular access at the development site shall be carried out in accordance with the Council’s standard specifications before occupation of the first house within the development hereby approved.
 2.
At the proposed road junction with Main Street, there shall be no obstruction to visibility over 1 metre in height above carriageway level within a visibility splay of 2.5m x 45m to the west.
 3.
Within two months of the date of this notice, a scheme of landscaping for gardens and the area coloured green on the approved drawing shall have been submitted to and approved in writing by the Council.  It shall include:-

a.  Any existing trees, shrubs, plants or hedges to be retained.

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

c.  Arrangements for implementation and future maintenance.
Thereafter, the scheme shall be implemented in accordance with such approved arrangements.

 4.   Before any works start on site, details of all proposed boundary treatments shall have been submitted to, and approved in writing by the Council.  Thereafter, all boundary treatment shall be completed in accordance with such details before occupation of the first flat unless otherwise agreed in writing.
5.
Further to Condition 5, above, existing northern and western boundary walls shall be retained and upgraded to the satisfaction of the Council.
6.
Before any works start on site, samples of all external finishing materials shall have been submitted to, and approved in writing by the Council.  Thereafter, all finishing materials shall accord with such approved details.  Such details shall include feature elevational details on the south-west corner of the 12 unit block
7.
Before any work starts on site, details of a scheme for the discharge of surface water from roads, footpaths, gardens and roofs shall have been submitted to and approved in writing by the Council. Thereafter, the scheme shall be implemented in accordance with the  approved details.  The scheme shall be designed in accordance with the principles set out in the "Sustainable Urban Drainage Systems, Design Manual for Scotland and Northern Ireland".
8.
Construction work and the use and operation of construction related vehicles and equipment shall only take place between 0800-1800 hours Monday-Friday, 0800-1300 hours on Saturday and at no time on Sundays or Bank Holidays.
For the  following reasons:
 1.
In the interests of road safety.
 2.
In the interests of road safety.
 3.
In the interests of visual amenity and local environmental quality.
 4.
In the interests of visual amenity.
 5.
In the interests of visual amenity.
 6.
In the interests of visual amenity.
 7.
In the interests of residential amenity.

 8.
In the interests of residential amenity.
ADVISORY NOTE TO APPLICANT:-


The works associated with the proposed development shall at no time cause obstruction or disruption to the adjacent right of way and National Cycle Route.

3.0 BACKGROUND

3.1. The planning application relates to the site of former vehicles workshop premises, at the east end of Main Street, Cambus.  It is a level and rectangular site of 0.276 ha.  The site is cleared of buildings and largely surfaced in concrete although patches of self-seeded trees and shrubs are evident.  The site is surrounded by high brick walls to the north and west, separating it from residential properties.  It overlooks agricultural land to the east and to the south it fronts Main Street, and a track leading off Main Street to the east that forms part of the National Cycle Network.  Houses and a park lie on the other side of Main Street/Cycle Route.
3.2. The site lies within the settlement boundary of Cambus, in the Clackmannanshire Local Plan 2004, and identified as being suitable for approximately 10 “Low Cost/Special Needs/New Build” dwellinghouses.  Planning permission was granted for 8 houses on the site in September 2002 (ref: 02/00137/FULL). 
3.3. Planning permission is sought for the erection of 16 flats, in two blocks; one containing 12 flats, and the other containing 4 flats.  The blocks are of two-storey design, with the smaller block sitting parallel to existing houses on Main Street, and the larger block running at right angles to it.  The blocks would be designed around a parking courtyard served off Main Street, with a mix of private and communal garden ground.  The scheme has been amended since the submission of the application, in consultation with Development Services in order to achieve a more satisfactory built frontage to Main Street.
4.0 CONSULTATIONS

4.1. Roads and Transportation: The initially proposed mini-roundabout is not necessary, and a normal junction off-set from that between main Street/South Street should be proposed.  The amended access arrangements would not affect the cycle route. Standard conditions required in terms of parking, visibility splays etc.  The proposed remote footpath is not favoured.  A proposed traffic light system at the junction of the A907 (Stirling-Alloa Road) with Station Road, Cambus.  A requirement of the design will be that traffic should not be allowed to queue back over the level crossing.  The proposed development is unlikely to have a significant impact on traffic using the level crossing.  Comment:  The amended layout takes account of the comments of Roads and Transportation, and conditions can be used in terms of detailed matters including the deletion of the remote footpath.


4.2. Environmental Health: No objections, but restrictions proposed on hours of construction.
4.3. SEPA:  No objections.  Connection to mains drainage subject to Scottish Water approval.  SUDs scheme should be used, and subject to a planning condition.  Comment:  A standard condition can be used requiring a SUDs scheme.
4.4. Scottish Water:  No comments have been received.
4.5. Office of Rail Regulator:  The development must not interfere with the Cambus level crossing or cause traffic queues to form in the vicinity of the level crossing.  Network Rail should be consulted.  Comment: Network Rail have been consulted and their comments are set out below.
4.6. Network Rail:  No objections.  Increase in vehicle traffic at the level crossing is acceptable.
5.0 REPRESENTATIONS

5.1. A total of eight neighbouring properties were notified of the application (and submission of amended plans).  In response, representations were received from the following parties: 

1.  
Clare McDonald, Cambus Farmhouse, Station Road, Cambus.

2.
Mr & Mrs Henry, 25 Main Street, Cambus.

3.
Mr Penman, 21 Main Street, Cambus.

5.2. The issues raised by these representations can be summarised as follows:

i) Increased traffic generation in the Cambus road network and over the level crossing.  Lack of adequate parking and a need for road improvements on Station Road and the A907.  Comment:  The site is identified as being suitable for approximately 10 “Low Cost/Special Needs/New Build” dwellinghouses in the Local Plan.  This is a guideline figure.    Roads and Transportation have no objections to the proposals, in terms of its impact on the existing road network, and traffic using the level crossing.  Neither do the statutory authorities in respect of the railway crossing.  Parking provision within the site is as per Roads and Transportation’s standards and not expected to affect any existing property.

ii)  Where will the service and school buses turn now that the site is to be developed?  Comment: Buses will use the existing public road for turning.

iii)  The proposals are a significant increase in density on the original approval for the site.  Comment:  The site can adequately accommodate the scale of development, and associated parking garden ground provision.

iv) There will need to be strict controls on construction traffic management, and hours of operation.  Comment:  These matters can be dealt with by a suitably worded planning condition.

v) The flatted blocks will be close to the boundaries with neighbouring properties, and may affect privacy/light to adjoining houses.  Comment:  The amended layout has addressed the concerns of one neighbouring proprietor in this respect.  The amended plans bring one of the blocks closer to a house that lies to the north of the site.  The retention of the existing high wall, and the fact that only one window (serving a passageway) in the flatted block, would face the existing house indicates that there would be no significant loss of privacy.  In addition, the developer has agreed to set this block back a further 2 metres from this house.
6.0 PLANNING CONSIDERATIONS

6.1. The application must be determined in accordance with the Development Plan, unless material considerations indicate otherwise.  In this case, the key Development Plan considerations are those contained in the Chapter 3 “Promoting Quality and Choice in Homes” of the Clackmannanshire Local Plan, 2004.
6.2. The site is allocated for residential development in the Local Plan, and has previously had planning permission for residential development.  The proposals involve the redevelopment of a derelict brownfield site. The principle of the proposed development is therefore established.  In addition, the proposed 16 cottage flats would appear to represent a more affordable form of housing than previously proposed for the site, and as such, in keeping with the Local Plan allocation for Low Cost housing.
6.3. The details of the proposals, for 16 cottage flats, set within a private courtyard have been amended during the processing of the application to better relate the development to the Main Street frontage of the site, and address comments from Roads and Transportation regarding the junction design.  The internal site layout and the relationship of the development to the street frontage is now considered to be acceptable.
6.4. The design and finishes of the proposed two-storey blocks is of good quality and will complement that of the more traditional buildings on Main Street.  Both blocks will have feature frontages onto Main Street.  The development, as amended, is therefore acceptable in detailed design terms, and is likely to enhance the Main Street frontage.
6.5. The amenity of adjoining residents will largely be protected by a requirement to retain existing boundary walls.  The amended layout addresses concerns from residents of 25 Main Street regarding impact on their privacy.  The proximity of the northern end of the larger block to Cambus Farmhouse would be unlikely to have an adverse impact on daylight to this property.  


Nevertheless, the developer has agreed to a setting back of the main block, by a further two metres from this boundary, to further reduce any potential impact.  This change is acceptable in planning terms and would have no adverse impact on the rest of the development, or its relationship to other neighbours.  Further amended plans have been submitted to demonstrate this change.
6.6. The consultees to the application have raised no significant issues of concern, as noted in Section 4.0 above.  In particular, the development would have no adverse impact on the level crossing at Station Road or the road network surrounding it.
6.7. In summary,  the application complies with development plan policies.  The amended plans have resulted in a higher quality of layout and design.  The concerns of neighbouring proprietors have either been addressed through changes to the proposals, and proposed conditions or have not been borne out by the planning assessment.  The application is therefore recommended for approval subject to appropriate conditions.

7.0 SUSTAINABILITY IMPLICATIONS

7.1. The proposed development would re-use a brownfield site, allocated in the Local Plan for residential development.


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 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 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 Main Street Cambus
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