	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 23rd November, 2006 

	Subject: 
Planning Application and Listed Building Consent: Conservatory Extension to Rear of House at Southview, 32 High Street, Dollar (06/00315/FULL and 06/00395/LIST)

	Applicant: Christine Galloway, 32 High Street, Dollar

Agent: John Gordon Associates, 19 Kinnedar Park, Saline, Fife

	Prepared by: 
Grant Baxter, Principal Planner

	Ward:    Dollar and Muckhart                Councillor Campbell


1.0 SUMMARY

1.1. The report considers planning and listed building applications to erect a replacement conservatory on the rear of a Category C(s) Listed Building within Dollar Conservation Area.  The design, scale and location of the conservatory are considered acceptable in terms of Development Plan policy and National Guidance on Listed Buildings and Conservation Areas.  The proposed use of a modern uPVC frame construction would, however, have a detrimental impact on the architectural and historic character of the building. The application is, therefore, recommended for refusal as being Contrary to Development Plan policy and National Guidance on Listed Buildings and Conservation Areas.

2.0 RECOMMENDATION

2.1. The applications for planning permission and listed building consent are recommended for REFUSAL for the following reasons:-

1. The proposed conservatory by virtue of its uPVC construction would fail to protect the architectural and historical character of the building and as such would be contrary to Policy ENV 6 of the Clackmannanshire and Stirling Structure Plan 2002, Policy EN6 of the Clackmannanshire Local Plan 2004 and Historic Scotland’s Memorandum of Guidance on Listed Buildings and Conservation Areas 1998.



3.0 BACKGROUND

3.1. The building is a traditional pitched roof cottage with white painted render walls and orange clay pantile roof situated on the south side of High Street, Dollar.  The building is a Category C(s) Listed Building and lies within the Dollar Conservation Area.  The rear elevation is not open to public view and includes a lean-to style timber framed conservatory facing into the rear garden.

3.2. The application proposes to remove this structure and replace it with a conservatory of similar size and design with a facing brick base course and white uPVC frame.

4.0 CONSULTATIONS

4.1. Historic Scotland – comments awaited.

5.0
PUBLICITY AND REPRESENTATIONS
5.1 A total of eight neighbouring properties were notified of the planning application.  In response two letters of objection have been received from the following parties:-

a) Dollar Civic Trust

b) Dollar Community Council

5.2 The main grounds of objection are as follows:-

· UPVC framed conservatory is inappropriate on listed building and in a Conservation Area.

· A recent Reporter’s decision dismissed an application to replace timber windows with uPVC windows in a nearby listed building.  Comment: The case in question refers to an appeal at 21 Hillfoot road, Dollar.
· Appropriate examples of timber conservatories exist in nearby locations.

6.0
PLANNING CONSIDERATIONS
6.1 In determining applications for planning permission and listed building consent, the Council must have regard to the provisions of the Development Plan unless material considerations indicate otherwise.  In relation to determining the application for Listed Building Consent, the Council requires to have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

6.2 The key Development Plan policies in this respect are Policy ENV6 – The Historic and Built Environment of the Clackmannanshire and Stirling Structure Plan 2002 and Policies ENV6, Listed Buildings and EN10, Conservation Areas of the Clackmannanshire Local Plan 2004.

6.3 The overriding consideration in these policies is that developments which affect listed buildings and conservation areas should seek to protect and enhance the architectural and historic character of such buildings and areas.  

6.4 In this regard, the proposed extension replaces an existing conservatory extension on the rear of the building.  While the position, design and scale of the proposed conservatory appear to be in keeping with the character of the original building, its uPVC construction does raise concerns in terms of the architectural and historic character of the building which has timber framed windows on all other elevations.

6.5 The Memorandum of Guidance on Listed Buildings and Conservation Areas 1998 provides national guidance on alterations and extensions to listed buildings.  In relation to porch, veranda and conservatory extensions, the guidance indicates that these should only be considered favourably if their location, form, scale and detail fully respect and complement the architectural character of the existing property.  This would usually require the conservatory to be of timber with a paint finish, and in most instance, located on the elevation well screened form public points of view.

6.6 In light of the Council’s Development Plan policies and National Guidance, while the proposed extension appears acceptable in terms of location, design and scale, the use of an inappropriate modern material for its construction would have a detrimental impact on the architectural and historic character of the Category C(s) Listed Building and would, therefore, be contrary to such policies and guidance.  While the applicant has been made aware of such concerns, and that amending the proposals to show a timber framed conservatory has been suggested, the proposals remain unchanged and both the planning and listed building applications are, therefore, recommended for refusal.

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 CheckIt (

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