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1.0 SUMMARY

1.1. The report considers an application to erect a domestic garage on an existing parking bay adjacent to 2A Kirkwynd Clackmannan.  The garage by virtue of its size and position would restrict access to an adjacent parking bay and would also entail vehicles slowing down, reversing onto and parking on a classified road in order to gain access/egress from the garage.  The garage by virtue of its design and finishing materials is also inappropriate for the Conservation Area location.  The Planning Application is recommended for REFUSAL based on these key considerations.

2.0 RECOMMENDATION

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

1. The garage, by virtue of its size and location would entail vehicles waiting on the public (classified) road, whilst doors are being opened/closed; would entail vehicles reversing onto or from the public (classified) road, where visibility is restricted and; would restrict access to the adjoining parking bay, all to the detriment of road safety.

2. The proposed garage by virtue of its prominent location, non-traditional design and inappropriate finishing materials would have a detrimental visual impact on this part of Clackmannan Conservation Area and as such the application is contrary to Policy EN10, Conservation Areas, Policy EN11, Enhancing Environmental Quality and Policy RES12 Householder Developments and Established Amenity of the Clackmannanshire Local Plan adopted 2004.



3.0 BACKGROUND

3.1. The application proposes the erection of a single sectional garage within a parking bay facing onto Kirkwynd, Clackmannan.  The bay serves a flat, 2A Kirkwynd, above the County Bar public house, and there is one other private parking bay adjacent.  The section of Kirkwynd that the garage would face onto is a classified road, and plans show that there would less than 2 metres between the edge of the roadway and the garage door.  The site also lies within Clackmannan Conservation Area.

4.0 CONSULTATIONS

4.1. Roads & Transportation: Recommend refusal: The garage position does not allow a vehicle to park entirely off the public road while the garage doors are opened/closed, leading to vehicles regularly waiting on the public (classified) road.  The proposals will result in vehicles reversing onto the public (classified) road.  The garage location would make use of the remaining parking space unsafe.  The proposals are unacceptable in roads safety terms.

5.0 PUBLICITY AND REPRESENTATIONS

5.1. A total of eight properties were notified by the applicant of the Planning Application.  

As a result one representation has been received from the following parties:

Mr & Mrs B McMillan, Kirk Cottage, Kirkwynd, Clackmannan.

5.2 The main concerns can be summarised as follows:

The garage would be immediately adjacent to garden boundary fence and would restrict amount of light within the garden.  The position of the garage would make maintenance of the boundary fence difficult. Comment: Issues of maintenance of the boundary fence are not strictly relevant to the consideration of the Planning Application.  The proposed garage by virtue of its height and proximity to the adjoining garden would not appear to result in a detrimental loss of daylight or sunlight to that garden.

6.0 PLANNING CONSIDERATIONS

6.1. The application has to be determined in accordance with the Development Plan unless material considerations indicate otherwise.  The key policies within the Clackmannanshire Local Plan are Policies EN10 Conservation Areas, Policy EN11 Enhancing Environmental Quality and Policy RES12 Householder Developments and Established Amenity.




6.2. In summary, the policies require new developments to contribute to the protection and enhancement of Conservation Areas, to be of a high standard of design and finishing materials and to protect the amenity of adjoining residents.

6.3. The garage is of poor quality of design and finishing materials and occupies a prominent location adjacent to a main public road.  It would therefore detract from the character of the Conservation Area.  Given the type of garage proposed, there is limited scope for improving its design or finishing materials to accord with the character of the area.  There is considered to be no detrimental impact on neighbouring properties as a result of the development.

6.4. A key material consideration in determining the application are the comments of the Roads and Transportation Section who, as noted above, do not support the application on road safety grounds.  We concur with their findings.

6.5. The application is therefore recommend for refusal in terms of its inappropriate design and finishing materials and on the grounds of road safety.

7.0 IMPLICATIONS FOR THE COUNCIL

7.1. Financial implications:


7.2. Staff implications:


7.3. Strategic aims:

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

	Achieve local economic prosperity and stability
	 MACROBUTTON CheckIt (

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


	 MACROBUTTON UncheckIt (

	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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