	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 29 March 2007 

	Subject: Applications for Planning Permission and Listed Building Consent: Conservatory Extension to Rear Of House at Southview, 32 High Street, Dollar, FK14 7AZ  (Refs: 07/00022/FULL & 07/00026/LIST

	Applicant: Christine Galloway

Agent:  John Gordon Associates Ltd.



	Ward: 06 Dollar         Councillor Campbell

	Prepared by: 
Gareth Allison, Planning Officer


1.0 SUMMARY

1.1. Permission is sought for the erection of a conservatory to the rear of this semi-detached dwellinghouse.  The property is Category C Listed and is located within the Dollar Conservation Area.  The proposal complies with the terms of the Local Plan, in particular Policy RES12; Householder Developments and Established Amenity, Policy EN6; Listed Buildings, the Councils Supplementary Advice Note for Housing Extensions; SAN8, and Historic Scotland’s Memorandum of Guidance on Listed Buildings and Conservation Areas 1998.  It also takes account of the reasons for refusal of an earlier proposal.

1.2. The report considers the details of the submission, including third party responses and representations.

2.0 RECOMMENDATION

2.1. It is recommended that both applications be APPROVED subject to the following condition.
1. Prior to the commencement of development, detailed plans of the external treatment to the base of the conservatory shall have been submitted to and approved in writing by the Council. 

Reason
1. To safeguard the visual amenity of the Listed Building

3.0 BACKGROUND

3.1. These applications seek consent for the erection of a timber-framed conservatory to the rear elevation of this semi-detached dwellinghouse.  The property is located on High Street, to the north of Dollar, is Category C Listed and is located within the Dollar Conservation Area.

3.2. On 23rd November 2006, planning permission for a conservatory extension to this house was refused, (Ref No.06/00315/FULL).  By virtue of its uPVC construction, the conservatory would fail to protect the architectural and historical character of the building and as such was considered to be contrary to Policy ENV6 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.

4.0 CONSULTATIONS

4.1. There were no statutory consultations undertaken for either application.

5.0
PUBLICITY AND REPRESENTATIONS
5.1 A total of eight neighbours were notified of the planning application.  No representations were received.  The applications were also published in the  ‘Wee County News’ and the ‘Edinburgh Gazette’.

5.2 Two letters of objection were received from the following third parties

a) Dollar Civic Trust

b) Dollar Community Council

5.3 The main concerns can be summarised as follows;

b) The drawing of the rear elevation is incomplete in that the style and pattern of glazing to the existing windows are not shown.  Comment:  While the style and glazing of these windows would not have had a direct influence on the assessment of the conservatory, the applicant has nevertheless amended the drawings to detail fully all styles and patterns.

c)  The use of uPVC for the roof structure is unacceptable.  Comment:  The visual impact on the character of the building will be determined by the main structure and side elevations.  The roof of the proposal will not significantly detract from the character of the listed building.  Normal building construction methods will incorporate different specifications for the walls and roof construction.  The agent has also confirmed that the roof specification will improve performance and durability.

d) The proposal is devoid of shape and would benefit from a substantial base.  Comment:  Given its location to the rear of the building where it is not visible from a primary elevation, the Council is satisfied with the structure and the size of base as is currently proposed.  The size and position of the conservatory is well aligned with the upper floor windows.  A condition will be attached to ensure that the base is rendered to match the external finish of the existing dwellinghouse.

6.0
PLANNING CONSIDERATIONS
6.1 The application must be determined in accordance with the provisions of the Development Plan unless material considerations indicate otherwise.

6.2 The relevant Policies against which the proposal must be assessed are RES12; Householder Developments and Established Amenity, EN6; Listed Buildings, SAN8; the Councils’ Supplementary Advice Note for Housing Extensions, and Historic Scotland’s Memorandum of Guidance on Listed Buildings and Conservation Areas 1998.

6.3 In response to this policy position, our assessment of the proposal concludes the following:

· The applicant has addressed the reasons for refusal of the original application, therefore the Council is satisfied that the amended proposals are in accordance with policy.  

· The amended proposal for a lightweight painted hardwood frame has sufficient integrity not to detract from the character or conflict visually or technically with the listed building.  The fenestration details and the conservatory massing are considered to be acceptable in relation to the existing dwellinghouse.  The proportion and size of windows and doors will not detract from the design and proportions of the original building. 

· The proposed uPVC roof frame is considered to be acceptable in the circumstances.  It is not unusual for construction methods to incorporate different specifications for the walls and roof of any building.  In this case it has also been confirmed that the use of uPVC for the roof structure will improve performance and durability.  In any event, the roof will be largely unseen from any outside place.

· The proposed location on the rear elevation is relatively concealed and not visible from a public place.  

· There will be no problems with overlooking and the amenity of neighbouring properties will not be jeopardised.

6.4 The concerns of objectors have been addressed in the Publicity and Representations Section of the report.  Whilst they have been noted, the afore-mentioned concerns do not carry sufficient weight to prevent this Service from issuing consent.  No objections have been received from neighbouring property owners. 

7.0  
CONCLUSIONS

7.1 The applications address the reasons for the earlier refusal of planning permission.  The proposal accords with policy.  Any appeal against the refusal of permission would, in the opinion of this Service, be likely to succeed.

8.0
SUSTAINABILITY IMPLICATIONS

8.1
None.

9.0
FINANCIAL IMPLICATIONS

9.1
None
 

9.2.
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 ()
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