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1.0 SUMMARY

1.1. Permission is sought to erect a two-storey extension to the rear of a terraced house in Dollar.  The proposal has been examined against relevant Local Plan policies, and taking account of representations from one neighbour and Dollar Community Council, we conclude that the scale of development will have an unnecessarily adverse affect on the amenity of neighbouring households.

2.0 RECOMMENDATION

2.1. It is recommended that this application is REFUSED for the following reasons:

1. Having regard to the scale of the development, and in particular its depth, wallhead height and proximity to two neighbouring back gardens, the proposed extension will adversely affect the degree of sunlight and daylight enjoyed by the respective households of neighbouring properties.  Arising from the consequential loss of amenity, the proposed development is contrary to Policy RES 12, Householder Developments And Established Amenity, of the Clackmannanshire Local Plan.

2. The drawings with the application contain inaccurate or incomplete information on the existing property, both in relation to the existing house and its relationship to neighbouring houses.

3.0 BACKGROUND

3.1. The subject of this application comprises a mid-terraced house within a block of six houses towards the southern boundary of Dollar.  It has a long narrow garden.  The applicant proposes to build a two-storey extension to the rear of the house, accommodating an extended lounge and toilet at ground floor level and en-suite bedroom at first floor level.  The extension would be 6 metres deep and 4.5 metres wide.  A two-storey wallhead would be equal to the existing house.  The extension would be 2.5m from a neighbouring garden to the south and 1m from the neighbouring garden to the north.

4.0 CONSULTATIONS

4.1. No consultations took place on this planning application.

5.0 REPRESENTATIONS

5.1. Eight neighbouring households were notified of this planning application.  One letter of representation has been received from the neighbour at 33 Station Road, Dollar, a copy of which will be placed in the members’ file.  In addition, we have received a further representation from Dollar Community Council, largely supporting the objection from the resident.  The objections are summarised as follows:-

1. The extension would lower the value of a neighbouring property.  Comment:  This is not a relevant planning consideration.
2. The extension would adversely affect the outlook from a neighbouring garden.  Comment:  Although any householder has no right to a view as such, the scale and proximity of any development can have an impact on amenity.  The extension will create a relatively enclosed environment in comparison to the open aspect which the gardens enjoy at the moment.

3. The extension may affect privacy of the neighbouring property. Comment:  The extension has a narrow upper floor landing window with obscure glass and a half glazed door at ground floor level.  These alterations would not affect the privacy of the neighbouring household to any unacceptable degree.   

6.0 PLANNING CONSIDERATIONS
6.1. The proposals to extend this house require to be assessed against the Local Plan policy on householder development and the related Supplementary Advice Note.  While the advice note concentrates primarily on the design characteristics of the extension in relation to the existing house, both it and the policy emphasise that proposals must not significantly reduce the daylight and sunlight enjoyed by neighbouring properties.

6.2. The proposed extension is south of and 1 metre from the neighbouring property to the north.  It extends 6m from the back wall and is a full two storeys in height.  There is one small obscure glass window at first floor level; otherwise, the masonry is free from any other feature.  The size and position of this extension will reduce the sunlight and amenity enjoyed by the neighbouring household to an unacceptable extent, particularly in circumstances where the character of the area is otherwise governed by a relatively open environment for all of the surrounding gardens.

6.3. The extension will also have an adverse impact on the enjoyment of the garden to the south of the property.  That garden is extremely long and narrow, and the extension will be 2.5m from the boundary.  The impact on amenity here will be almost as significant, and the combined circumstances persuade the Service that the proposal should be refused in its present form.  The applicant has been advised of the position, and we are confident that the proposals can be amended to provide reasonable ground and upper floor accommodation in a manner that will not introduce such a change to the amenity of neighbouring properties. 

7.0 IMPLICATIONS FOR THE COUNCIL

7.1. Financial implications:  None.


7.2. Staff implications:  None.


7.3. Strategic aims:

	Create strong, active, safe and caring communities
	 MACROBUTTON CheckIt (

	Achieve local economic prosperity and stability
	 MACROBUTTON CheckIt (

	Make the most of Clackmannanshire's unique built and natural environment


	 MACROBUTTON CheckIt (

	Develop a culture of personal achievement where everyone is valued


	 MACROBUTTON CheckIt (

	Improve the health of the people of Clackmannanshire
	 MACROBUTTON CheckIt (

	Represent and promote the interests of all of the people of Clackmannanshire


	 MACROBUTTON CheckIt (

	Ensure that the people of Clackmannanshire receive the highest quality services for the public pound
	 MACROBUTTON CheckIt (
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