	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 3rd April 2008

	Subject: 
Outline Planning Application - Erection Of 1 No. House At 3 James Place, Coalsnaughton (Ref 08/00045/OUT)

	Applicant:  George Sewell, 3 James Place, Coalsnaughton
Agent:  Scott & White Building Design Ltd, Alloa

	Prepared by: 
Ian Duguid, Development Quality Team Leader

	Ward: Clackmannanshire North


1.0 SUMMARY

1.1. Following the withdrawal of an earlier planning application for this site, a revised proposal has been submitted seeking permission in principle for the erection of a house, with associated roadworks and safety improvements.  Having considered the merits of the proposal, the views from consultees, the representations from 4 neighbours and the development plan position, we are persuaded that the proposed development complies with policy guidance on infill residential development, and can, subject to the completion of road improvements, be developed in a manner which provides improved standards of road and pedestrian safety for the development and adjoining properties.
2.0 RECOMMENDATION

2.1. It is recommended that this application is approved subject to the following conditions:
1)
a)   Before 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 in item a) above shall be submitted for consideration by the Planning Authority, and no work 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 of the Reserved Matters to be approved.
2.  The subsequent application for Reserved Matters shall include:

 a)
A site layout plan of the minimum scale of 1:200 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 1:200 showing the location, species and number of existing and proposed trees, shrubs and hedges.

d)
Details of 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 adjacent land.  

e)
Details, including a road construction specification, and a site layout plan at a minimum scale of 1:200, showing the alterations to James Place, generally in accordance with that shown indicatively on drawing no. 07.045.002B hereby approved, and including 2.5m by 60m visibility splays at the junction of James Place and Ramsay Street.

f)
Surface water drainage proposals prepared in accordance with "Sustainable Urban Drainage Systems", Design Manual for Scotland and Northern Ireland".

3.
Further to Condition 2 above, the proposed house shall be no more than one storey in height with any upper floor accommodation contained entirely within the roofspace.

4.
Further to Condition 2(e), the detailed proposals for visibility splay improvements shall include the arrangements to ensure that, in perpetuity, there shall be no obstruction to visibility over 1 metre in height within the prescribed areas.  All works approved under the terms of Condition 2(e) shall be implemented before the house is completed and brought into use.

5.
The footprint of the house shall not exceed 30% of the total plot area.  The house shall be erected entirely within the building zone delineated and coloured blue on the approved site plan (drawing no. 07.045.002 B).



6.
Before any works start on site, a detailed construction traffic management plan for the movement of vehicles on James Place, shall have been submitted to and approved in writing by the Council.  The principal objectives of the plan will be to ensure the safe movement of vehicles to and from Ramsay Street and the safe use of James Place as a Public Right of Way.

REASONS
1. This permission is in outline only.

2. This permission is in outline only.

3. In the interests of visual amenity.

4. In the interests of road and pedestrian safety,

5. In the interests of residential amenity.

6. In the interests of road and pedestrian safety.
3.0 BACKGROUND

3.1. The application site comprises the southern part of a regularly proportioned garden attached to the house at 3 James Street, Coalsnaughton, and located on the south edge of the village.  The existing house, together with five other houses and a farm, is accessed from the private road known as James Place on to Ramsay Street in Coalsnaughton.
3.2. Planning permission is sought to erect one house within this southern portion of the existing garden.  The site would be regularly proportioned, measuring approximately 12 metres wide and 27metres deep.  The applicant proposes to upgrade the existing private road/track, such measures to include:-

· The upgrading of the existing roadway between Ramsay Street and the application site.

· An extension of the existing footway and extension of the upgraded road to the application site boundary.

· The provision of improved visibility at the junction of James Place and Ramsay Street by the lowering and maintenance of a high hedge on the adjacent corner property to the east and the removal of a tree on the property to the west.

4.0 CONSULTATIONS

4.1. Roads & Transportation advise that James Place is an un-adopted private road, with substandard road and footway provision.  The road forms part of an asserted right of way.  At the junction with Ramsay Place, visibility is restricted by mature boundary planting to gardens and on-street parking.  Although there are existing houses accessed from the substandard route, and despite the presence of street-lighting columns, no further development should be accessed along this track.  The proposed upgrading of the road is not to an adoptable standard, and it is therefore recommended that the planning application is refused.  If planning permission is to be granted, it has prescribed the standard of visibility that would be required at a junction of this nature.    Comment: Our assessment of this application includes the weight to be attributed to the road improvements, consequential standard of access to the proposed house and the consequential benefits for existing users of James Place.  This assessment is described later in the report.
4.2. Scottish Water confirms that there are no constraints associated with water supply and foul water disposal associated with this development.
5.0 REPRESENTATIONS

5.1. The owners and occupiers of 5 adjoining properties were notified of this application.  Representations have been received from the undernoted parties:
Mr Alan Campbell, 16 The Meadows, Coalsnaughton

Mr Ian Ashman, 18 The Meadows, Coalsnaughton

Mr Robert McInally, 20 The Meadows, Coalsnaughton

Mr & Mrs Mitchell, 22 The Meadows, Coalsnaughton

5.2. The representations may be summarised as follows:
· The development would be contrary to Local Plan Policy EN18 Development in the Countryside.  Comment: The application site is located within the village boundary as identified in the Clackmannanshire Local Plan.  Accordingly, Policy EN18 does not apply.
· The roads and footpath serving the site are private.  The road will have to be upgraded, but if this is not to the Council’s standard, the development should be refused for reasons of public safety.  Comment:  The merits of the road access arrangements are examined later in this report.  The road improvements would not be to an adoptable standard, but the existing substandard track already serves a total of six houses.
· The proposed house would cause a statutory nuisance to surrounding proprietors under the Environmental Protection Act 1990.  Comment:  There is no evidence from the planning application to support this allegation.
· The proposed development would adversely affect the residential amenity of neighbouring households, particularly in relation to noise, the overshadowing of gardens and overlooking of adjoining of houses and gardens.  Comment:  There will be no unacceptable impact on noise levels for adjoining properties.  This is an application for outline planning permission which therefore seeks to establish the principle of the proposed development.  We are confident that, having regard to the size of the site and its relationship to neighbouring properties, detailed proposals can be formulated which ensure that no unacceptable overshadowing or overlooking of properties will occur.
· The proposed development would cause major flooding problems for neighbouring properties.  Comment: The lawful use of the site would remain residential/garden ground.  There is no particular reason why the proposed development would exacerbate any existing drainage problems.
· Approval of the proposed development would set a precedent for all neighbouring houses in James Place.  Comment: Having regard to the location of existing gardens and the size of properties, there does not appear to be any implications for further development on James Place.
· The proposed development will adversely affect the character of the surrounding area.  Comment: Having regard to the land use pattern of the surrounding area, the character of new and established houses and the maintenance of property and land, the principle of the proposed development would have no adverse implications for the character of this settlement edge.
6.0 PLANNING CONSIDERATIONS

6.1. The relevant Development Plan Policies to which this development relates are those in the Clackmannanshire Local Plan associated with Infill and Backland Development, the Supplementary Advice on the same subject and the Policies designed to enhance environmental quality and protect the amenity of the surrounding area.  The application site is located within the village boundary identified in the Local Plan; the relevant strategic objectives directs housing development to existing towns and villages, and in particular to vacant or underused sites.  The proposal therefore complies with this objective.

6.2. Policy RES 4 on Infill and Backland Development identifies 4 key criteria against which proposals for such residential development will be examined.  Our conclusions on each of these are as follows:
a) The proposal will not result in the loss of any open space that is of value to the community.

b) The proposed development will achieve an acceptable standard of amenity for the new development and will not introduce any significant loss in the standard of amenity for existing properties.  It is expected that detailed proposals will demonstrate appropriate standards of amenity, access, garden provision, design and be designed to safeguard the privacy of neighbours.
c) The proposed development will provide appropriate standards of access and parking.  Although the upgrading of the access will not accord with the Council’s Development Roads Guidelines and Specification, the application indicates significant changes an improvements to the access road.  Appropriate visibility splays as recommended by the Roads’ Service will also be provided and maintained.  This will bring consequential benefits to existing households who use James Place and also pedestrians using the route as a public right of way.

d) Any assessment of future detailed proposals will ensure that the form and quality of design is appropriate to the character of the neighbourhood.

e) Having regard to the density of development in the surrounding area, and particularly that at The Meadows, James Place and Ramsay Street, we are satisfied that a plot ratio of 25% can be achieved.

f) The conditions described in section 2 of this report will ensure that the proposals to upgrade James Place provide sufficient information on road construction, footway provision, drainage and visibility splays.  The approved works will require to be implemented before the house is occupied.
g) Not withstanding the concerns expressed by 4 neighbours whose properties adjoin the eastern and southern boundaries of the site, we are satisfied that a suitably designed house can be accommodated without any adverse harm on standards of residential or visual amenity.

6.3
In conclusion, therefore, the development of  this portion of underused garden ground for one house accords with development plan policy on the basis that the work will include significant improvements to James Place between the site and Ramsay Street (a distance of 60m) including improved visibility to the east.

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 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 Development Services
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