	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 28th September, 2006 

	Subject: 
Applications for Planning Permission and Listed Building Consent: Installation of Replacement Windows at 70 Bridge Street, Dollar (Ref: 06/00245/LIST and 06/00249/FULL) 

	Applicant: Dr R Watson, 70 Bridge Street, Dollar

Agent: R Bentley, Cove Bay, Aberdeen

	Prepared by: 
Ian Duguid, Development Quality Team Leader

	Ward:   Dollar and Muckhart                 Councillor Campbell


1.0 SUMMARY

1.1. Permission is sought to replace windows on a house on the main street in Dollar.  Comments have been received from Dollar Community Council and Dollar Civic Trust opposing aspects of the proposal.  Following correspondence with the agent and an assessment of the changes, and reviewing relevant policy guidance on listed buildings and traditional buildings in Conservation Areas, we are minded to recommend that these applications are approved.

2.0 RECOMMENDATION

2.1. It is recommended that these applications for Planning Permission and Listed Building Consent are APPROVED subject to the following condition:-

1. Before any work starts on site, detailed, large scale cross sections of both the existing and proposed windows through that section of the window where the upper hopper meets the lower side casement windows and the outer frame, shall have been submitted to and approved in writing by the Council.

Reason
1. This information is not clearly shown on the submitted drawings, and is required to ensure that the replacement window safeguards the character of the listed building.

3.0 BACKGROUND

3.1. The subjects comprise a Category C Listed Building located on the north side of Bridge Street, Dollar.  There are a mixture of commercial and residential properties in the surrounding area.  This house has a symmetrical two storey facade, with a centrally positioned front door and windows to either side on the ground floor, and three windows aligned with these openings above.  Permission is sought to replace all five of these windows, plus one additional window to the rear.

3.2. The front windows on this traditional property are somewhat unusually designed.  The principle elements are two side hung openings.  Above these, the opening incorporates three small square units; the middle square opens with top hinges, the other two are fixed units.  

3.3. The applicant proposes to replace these windows, repeating the pattern of glazing, but installing a single top hung opening window with three square glazed elements to replicate the glazing pattern of existing windows.  The window to the rear, a sash and case window, will be replaced with a double glazed unit in an otherwise like for like format.  

4.0 CONSULTATIONS

4.1. Dollar Civic Trust advise that these applications are an opportunity to replace the current style of windows with sash and case windows which would be more in keeping with the building.  The Trust, therefore, recommend that the applicant be invited to amend the proposal accordingly.  Comment: The applicant was made aware of these comments and invited to consider this alternative approach.  The applicant declined this request and confirmed that he wished to install windows that were of a similar type to the existing units.  The merits of the changes are set out in section 6 of this report.
4.2. Dollar Community Council reiterate the comments of Dollar Civic Trust and recommend that the applications be refused in their present form.

5.0
REPRESENTATIONS
5.1 Seven neighbouring households and three other commercial properties were notified of the planning application.  The Planning and Listed Building Applications were also advertised in the local newspaper.  No representations have been received as a result of this publicity.

6.0
PLANNING CONSIDERATIONS
6.1 These applications for Planning Permission and Listed Building Consent require to be determined in accordance with the relevant policies and guidance in the Clackmannanshire Local Plan, taking account of any other material considerations.



6.2 The principle policies in the Development Plan relevant to this proposal are those setting out the Council’s position relative to changes to Listed Buildings and the control of Development in Conservation Areas.  There is supplementary advice on Windows and Doors in Traditional Buildings which is equally applicable.  The key elements of the policy framework are designed to ensure that the character of buildings and Conservation Areas is safeguarded; the policy on listed buildings, for example, states that the Council will seek to ensure the preservation of the building, its setting or any features of architectural or historic interest.  This position is broadly reflected in the guidance contained in the Memorandum of Guidance on Listed Buildings produced by Historic Scotland.

6.3 The applicant’s property is believed to be dated from the mid 19th Century.  Although we have no categorical evidence one way or another, the existing windows are unlikely to be original.  Nevertheless, they contribute proportionally and positively to the character of the building and it, therefore, remains appropriate to apply the guidance on replacement windows in our Supplementary Advice Note where it indicates that any new windows should be of a style and pattern appropriate to the building with the correct number and layout of panes of glass and the correct detail of mouldings.  The style and pattern of the new window will remain almost unchanged; the only noticeable difference will be the enlargement of the top hopper to incorporate all three of the small square panes of glazing.  This is a relatively minor change.

6.4 In summary, therefore, the size of the overall openings does not change.  Neither does the pattern of glazing, timber framing, paint colour or method of opening.  The applicant has clearly indicated that he wishes consent for this arrangement, and would not propose to introduce a sash and case window, which may or may not have been an original feature.  While we accept that the Civic Trust’s ambition to install a sash and case window may have some merit, this would not represent any reasonable basis for withholding planning permission for what the applicant himself proposes.

6.5 Subject to receiving final confirmation of the window frame profiles, as set out in Condition 1 of our recommendation, we are satisfied that the proposed development can proceed in a manner that safeguards the character of the building and the Conservation Area in the town.

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 CheckIt (

	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 UncheckIt (

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