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1.0 SUMMARY

1.1. Permission is sought for alterations and extensions to this detached dwellinghouse.  The property is not listed and is not located within a conservation area.  The proposal complies with the terms of the Local Plan, in particular Policy RES12; Householder Developments and Established Amenity, and the Councils Supplementary Advice Note for Housing Extensions; SAN8.  

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

2.0 RECOMMENDATION

2.1. It is recommended that the application be APPROVED subject to the following condition.

1. Prior to the commencement of development, details of the proposed timber decking to the rear elevation shall have been submitted to and approved in writing by the Planning  Authority.  

Reason
1.  In the interests of neighbouring amenity and privacy.


3.0 BACKGROUND

3.1. This planning application seeks consent for alterations and extensions to a house, to provide for new garage, living, dining and bedroom space.  The plot is located on Back Road, to the north side of Alva; an area with many houses of varying scale and design, where the maturity of gardens and boundaries rather than the houses themselves contribute to the established character.

3.2. The existing dwellinghouse has a current footprint of approximately 140m2, and sits within an overall plot size of some 915m2.  The combined extensions to both the eastern and western elevations will increase the existing footprint by 68.4m2, resulting in a total footprint of approximately 208.4m2.

3.3. The extensions to either side of the house will each be 1m from the respective boundaries.  
3.4. The eastern extension roof will tie in with the existing, while the western will sit partially lower.  Proposed roof tiles, external materials, windows and rainwater goods are confirmed to match the existing house.

4.0 CONSULTATIONS

4.1. There were no statutory consultations undertaken on this application

5.0
PUBLICITY AND REPRESENTATIONS
5.1 A total of four neighbours were notified of the application.  Objections were received from the following parties;

a) Mr. & Mrs. Sinclair, Cowden, Back Road, Alva

b) Mr. & Mrs. Hope, Balvaird, Back Road, Alva

5.2 The main concerns can be summarised as follows;

b) The size and proximity to the boundary of the extension will have an overpowering impact on the adjacent single storey house to the east, ‘Cowden’.  Comment:  The size and proximity to the boundary of the extension will not result in the extension having an overpowering impact on the adjacent dwellinghouse.  There are no windows proposed on the eastern elevation, while the boundary is suitably screened to further reduce any impact.  The extension will be 6m from the principal gable wall of the neighbouring house at its nearest point.

c) The extensions will have an impact of the culverted stream within the plot.  Comment: The submitted plans specify that all existing drains are to be protected and/or re-routed to accommodate the new extensions. The assessment of the Building Warrant will examine the effect of the development on existing drainage and related courses.  The applicant has been made aware of the neighbour’s concerns.

d) The extension will result in problems regarding overlooking, overshadowing and loss of amenity to Cowden’s front garden.  Comment:  Taking into account the height, distances, location of proposed windows and the siting of the extension, and in particular its position in relation to the arc of the sun, it is concluded that there will be no loss of sunlight or amenity as a result of the proposal.  There are no windows proposed on the eastern elevation, which further eliminates issues of overlooking.

e) Consideration should be given for the need for sound proofing of the proposed family room.  Comment:   There is no requirement for sound proofing the proposed family room.

f) A full width extension on this plot would be contrary to the original development plan.  Comment:  There are policies within the Local Plan relating to patterns of development, however this Service could not withhold planning permission for this reason.    Where space is provided to the side of an original house, it is not unreasonable to extend into this area.  There are other examples of houses in Back Road which lie within 1m of the respective plot boundary.    
g) Loss of screening along the western boundary.  Comment:  The loss of this modest domestic screening is not contrary to any policy within the Local Plan.
h) The height and proximity of the extension to western boundary will result in loss of light and overshadowing.  Comment:  Following site visits and detailed assessment of the submitted plans, the associated levels, heights and distances have been measured.  The proposed wallhead at its highest point is 1.4m above the objectors’ wallhead height, with the extension at its closest point being 5.6m from the objectors’ western elevation.  Taking these factors into consideration, and the fact that the extension is below the ridgeline of the existing dwellinghouse, the impact on the adjoining property will not be significant.  Given the arc of the sun, the extension will not detract from the amount of sunlight currently enjoyed by the occupants of Balvaird.
i) The position of access path along western boundary and possible security lighting will result in loss of amenity.  Comment:  A path providing convenient access between the front and rear gardens along the side boundary is a normal and acceptable arrangement.  Domestic lighting does not require planning permission. 
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 Policy against which the proposal must be assessed is RES12; Householder Developments and Established Amenity, supplemented by SAN8; the Councils’ Supplementary Advice Note for House Extensions.

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

· The appearance of the house and the general amenity or character of the surrounding area will not be adversely affected by these proposals.  The mass, type and form of materials are considered to be sympathetic to the existing building, and will not destroy its integrity.  

· The plot ratio of the extended house would remain less than 25%.

· The proposed garage within the western extension is set back from the building frontage, and the roof ridge is lower than the height of the original.  The eastern extension will continue the line of both the existing building frontage and the roofline.  Neither of the proposed roof ridges will exceed the height of the original.  Both neighbouring houses are positioned well forward of the respective extensions.

· The siting and scale of the extensions, despite their proximity to both boundaries, will not significantly affect the degree of sunlight or daylight enjoyed by the occupants of the adjoining properties.  Orientation, site levels and neighbouring property locations have been taken into account.  

· The extensions will not restrict or compromise the existing access, turning area or parking spaces within the curtilage of the site.

6.4 The submitted plans specify that timber decking is to be erected to the rear of the property.  However, no measurements, levels, siting or specifications have been confirmed.  A condition shall therefore be attached stipulating that details of the decking shall have been submitted to and approved in writing by the Council prior to the commencement of works.

7.0
CONCLUSIONS
7.1
The proposed extensions comply with local plan policy guidance.  The objections from neighbours are noted, but do not carry sufficient weight to justify any change to the proposal or the refusal of planning permission.  The extensions have been formulated in a sympathetic manner.

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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