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1.0 SUMMARY

1.1. This is an outline application for one house in the existing garden of a house in Clackmannan.  Whilst the plot would have a road frontage and can potentially achieve the Council’s plot ratio standards, private rear garden provision would be significantly below the Council’s standards and would result in unacceptable loss of privacy and residential amenity to adjoining residents.  The application is recommended for refusal as contrary to Development Plan policy and supplementary advice on infill residential development.

2.0 RECOMMENDATION

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

1. The site, by virtue of its restricted depth and relationship with adjoining residential plots, would result in a development that would have an insufficient provision of private amenity space, and would, as a consequence, detrimentally affect the privacy and residential amenity of residents of adjacent houses.  As such, the proposals are contrary to Policy RES4 Infill and Backland Development and Policy RES8, Amenity Standards of the Clackmannanshire Local Plan 2004 and Supplementary Advice Note 2 Infill Residential Development.





3.0 BACKGROUND

3.1. Outline permission is sought for the erection of one house in the rear garden of Roshalloch, Riccarton, Clackmannan.  The site is broadly rectangular in shape and approximately 177m2 in size, with road frontage onto Burnside Crescent.  The site is bounded on three other sides by garden ground including the remaining garden ground of Roshalloch to the west.  The site is slightly elevated above adjoining gardens to the north.  The site is generally enclosed by timber fencing, including 1.8m high timber panel fencing along the Burnside Crescent frontage.

3.2. The planning application has been submitted within an indicative house footprint shown with front and rear building lines generally in line with a pair of semi-detached houses that lie to the east of the plot.  We would expect this footprint to represent the absolute minimum dimensions of a house on this plot.  Additional information is also provided in terms of house, garden ground and plot ratio for both existing and proposed houses.

4.0 CONSULTATIONS

4.1. Roads & Transportation: Informally confirm having no objections subject to compliance with specified standards.  

4.2. Scottish Water: No objections subject to standard Scottish Water criteria.

5.0 PUBLICITY AND REPRESENTATIONS
5.1. A total of 5 neighbouring properties were notified of the application.  Two representation have been received from the following parties:

a) Ms Catherine Gray, 19 Burnside Crescent, Clackmannan

b) Mrs E Gallagher, 18 Burnside Crescent, Clackmannan

5.2 The comments can be summarised as follows:

a) If access to the site is via Burnside Crescent, this could create problems given the on-street parking and narrow road width.  Access to existing houses could also be restricted.  Comment:  Roads and Transportation have made no objections to the application on these grounds.

6.0 PLANNING CONSIDERATIONS

6.1. The application requires to be considered in relation to the provisions of the Development Plan unless material considerations indicate otherwise.  The key policies are RES4 (Infill and Backland Development) and RES8 (Amenity Standards) of the Clackmannanshire Local Plan 2004.  A relevant material consideration is SAN 2 Infill Residential Development.

6.2. Policy RES4 indicates that development proposals will be considered favourably where they meet the requirements of SAN 2, and list 5 specific criteria.  The first criterion in the policy relates to development of open space which is not relevant to this application.  The proposal must then be considered against the remaining 4 criteria:

· The second criterion relates to subdivision of garden ground and requires that an acceptable standard of amenity for new developments and no significant loss of standards for existing properties results.  In this respect, regard should be had to Policy RES8 which requires detached houses to have a properly screened private amenity space, normally a minimum of 100 square metres.  An assessment of the proposals, based on Policy RES is set out in Paragraph 6.3 and 6.4 below.

· The third criterion in Policy RES4 requires developments to provide appropriate access and parking to meet the Council’s Development Roads Guidelines and Specifications.  While no access or parking facilities are shown on the proposed layout, it is assumed that the access would be taken off Burnside Crescent and, as indicated in the Consultation section above, Roads and Transportation have no objections to this proposal subject to their normal requirements. 

· The next criterion indicates that developments must contribute to the enhancement of the existing character of the neighbourhood through appropriate form and quality design.  As this is an outline application, and no details have been submitted of the house design, it is likely that if planning consent is granted, suitable conditions could be utilised to ensure an appropriate design of house for this site.

· The final criterion in Policy RES4 seeks to resist town cramming, requiring plot ratios not exceeding 25% for any individual plots.  The proposals, including the indicative layout, show that this minimum standard can be achieved through the provision of a house with a relatively small footprint.

6.3. Policy RES8 sets a requirement for 100 square metres area of private rear garden ground, and indicates that development should enhance privacy and avoid unacceptable overshadowing of houses and private gardens.  It suggests a minimum garden depth of 9m to achieve a window to window distance of at least 18m.  While the rear of the plot does not face directly onto rear windows of adjoining houses, it is elevated above and overlooks adjoining private rear gardens.  

6.4. The narrow depth of the plot would mean that achievement of a 9m setback from the rear of the proposed house to the rear boundary would be extremely difficult to achieve.  The proposed house shown in the indicative layout is only 5m from the rear boundary, giving a significant level of overlooking to adjoining gardens.  In the remainder of Burnside Crescent, all but two houses have garden depths exceeding 7.5m.  Similarly, whereas the depth of the plots extends to 16m, all but two of the existing houses enjoy feus exceeding 22m.  To achieve a 9m wide rear garden, this house would require to be pushed forward in the plot by approximately 4m which, for the type of house shown, would leave only 1m from the heel of the kerb to the front wall of the house. This would be an unacceptable form of development within the location and would fail to contribute to or enhance the existing character of the neighbour.

7.0 CONCLUSIONS

7.1. In summary, the outline application is considered unacceptable as the restrictive size and width of the plot would result in a development that would have insufficient private garden ground and would result in an unacceptable loss of privacy and residential amenity to adjoining residents.  The application is therefore recommended for refusal on these grounds.

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 UncheckIt (
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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