	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 26th April, 2007 

	Subject: 
Two Storey Extension to Side of House at 21 Dickies Wells, Alva (Ref: 07/00076/FULL)

	Applicant: Mr J Campbell, 21 Dickies Wells, Alva

Agent: Mr Mark Thomson, 40 Wallace Street, Bannockburn

	Prepared by: 
Grant Baxter, Principal Planner


1.0 SUMMARY

1.1. The proposal involves a two storey extension with single storey link to an existing semi-detached, two storey dwellinghouse in a modern housing development in Alva.

1.2. The proposed extension is a revised proposal following withdrawal of an earlier application for a similar size of extension in a different location within the garden.  Notwithstanding the objections to this proposal from four neighbours, it is of an acceptable design and finish in keeping with the character of the existing building and in compliance with the Council’s Policies and Guidelines in terms of retention of adequate garden ground, window to window distances and overall relationship with neighbouring properties.  As such, the application is recommended for approval subject to suitable conditions.

2.0 RECOMMENDATION

2.1. It is recommended that the application is APPROVED subject to the following conditions:-

1. Before any works commence on site, exact details of all external finishing materials shall be submitted for the approval of the Council.  Thereafter, all external finishing materials will comply with such approved details.

2. Before any works commence on site, a scheme of landscaping shall be submitted to and approved in writing by the Council and shall include; details of the type, number and location of new trees, hedges and other plants, as well as details for hard surfacing, including site level information.  The scheme, as approved, shall be implemented within the first planting season prior to first occupation of any part of the proposed development.

3. Before any works commence on site, a scheme for the control and disposal for surface water from the site both during construction and on completion of development shall be submitted for the written approval of the Council.  Thereafter, the approved scheme shall be carried out in accordance with such approved detail both during and on completion of construction works.


Reasons
1. In the interests of visual amenity and local environmental quality.

2. In the interests of visual amenity and local environmental quality.

3. In the interests of residential amenity.

3.0 BACKGROUND

3.1. The planning application is for an extension to an existing semi-detached, two storey dwellinghouse within a modern housing development in Alva. The garden ground of the dwellinghouse has recently been enlarged through the grant of planning permission for the change of use of a small area of public open space to private garden ground associated with the property (Ref: 06/00280/FULL).  Planning conditions requiring adjustments to fencing around this area and submission of a landscaping plan have been complied with,  however, the landscaping requires to be complied prior to the end of this planting season.

3.2. The proposed extension would project out from the north facing gable end of the house.  A small single storey section would link the existing building to a proposed two storey extension sitting at an angle to the existing house but parallel with the northern site boundary.  The overall combined footprint of the proposed single and two storey extensions would be approximately 8 square metres larger than the existing dwellinghouse.  The design and finishing materials are generally in keeping with the existing building and those in the surrounding development.

3.3. Front and rear gardens would be retained, with a driveway proposed alongside the northern site boundary.

4.0 CONSULTATIONS

4.1. There were no consultees to this planning application.

5.0 REPRESENTATIONS

5.1. A total of 6 neighbouring properties were notified of the planning application.  In response, four letters of objection have been received from the following parties:-

a) Mr Gordon McEwan, 17 Dickies Wells, Alva

b) Mrs Anne Fairweather, 19 Dickies Wells, Alva

c) George and Sonia Carr, 11 Dickies Wells, Alva

d) Mrs Alison Chrostan, 23 Dickies Wells, Alva

5.2 The main points can be summarised as follows:-

a) The two storey extension will result in a loss of sunlight and overshadowing of the garden.  Comment: The proposed extension by virtue of its distance from the site boundaries would have an acceptable relationship with adjacent gardens and houses in terms of privacy and residential amenity.  There would be no unacceptable overshadowing of any house or garden.
b) The extension by virtue of its size is not consistent with the character of surrounding houses.  Comment: While the extension is a significant increase in size from the existing dwellinghouse, having a floor area approximately 8 square metres larger than the existing dwellinghouse, it is not considered out of keeping with the scale of surrounding buildings and its attachment to the main dwellinghouse via a single storey link reduces the overall scale and impact of the development.  In addition, the size of the garden plot can accommodate such an extension while retaining adequate garden ground provision.  This arises in part because of the abnormal size and configuration of the garden and the position of the existing house on the boundary, thereby creating an area of ground that differs significantly from any of its neighbours.
c) The applicant has not complied with conditions from planning application reference 06/00280/FULL to change the use of public open space to private garden ground.  Comment: The planning application site includes land that was previously public open space and was changed to private garden ground in association with 21 Dickies Wells under planning permission reference 06/00280/FULL approved on 28th September, 2006 by the Regulatory Committee.  The applicant has complied with the relevant conditions on this planning permission, in terms of removal and lowering of boundary fencing and submission of a landscaping plan, while the completion of landscaping requires to be carried out before the end of this planting season.

d) Concerns regarding insufficient parking facilities.  Comment: The site layout plans show provision for at least two off-street parking spaces and a possible future location of a garage which would provide adequate parking spaces for a single dwellinghouse.

e) The proposals give the impression of a stand alone two storey house separate from the existing dwellinghouse.  Comment: As noted above, the proposed two storey extension would be attached to the existing house via a single storey link entrance hallway.  There can be no objection to the principle of this arrangement and any proposal to sub-divide the plot to form two dwellinghouses would be subject to planning permission.  It should be noted that a previous application 06/00136/OUT seeking erection of a dwellinghouse on the site was withdrawn in May 2006.  At that stage, the applicant had not sought planning permission for the change of use of open space to private garden ground and Development Services advised that there was insufficient garden ground on the plot to serve both the existing dwellinghouse and any proposed new house.  

f) The applicant’s agent has written to Development Services to advise that the additional accommodation is required to serve the applicant’s family and that his client has no intention of lodging any future applications for sub-division or change of use to form an additional house.  This current application for a house extension must be assessed on that basis and in the knowledge that any future alternative proposals would require further application or applications for planning permission.

g) Concerns regarding surface water run off from garden to adjacent house plot.  Comment: While this concern relates to the existing situation, a suitable planning condition can ensure that surface water run off from the proposed development is properly controlled. This would not be a reason for withholding planning permission for a house extension.

6.0 PLANNING CONSIDERATIONS

6.1. The application must be determined in accordance with the Development Plan unless material considerations indicate otherwise.  In this case, the key Development Plan considerations are Policy RES 8 Amenity Standards and Policy RES 12 Householder Developments and Established Amenity.  A relevant material consideration is Supplementary Advice Note (SAN) 8 on House Extensions.

6.2. Policy RES 8 requires that the area of ground occupied by a house should not exceed 25% of the overall plot.  In addition, a minimum of 100 square metres of private garden ground for detached houses and 75 square metres for semi-detached houses should be provided.  Rear gardens should normally be at least 9 metres in depth to retain at least 18 metres of window to window distance.    The proposed development would comply with all of these criteria.

6.3. Policy RES 12 requires that house extensions do not adversely affect the appearance of the house and the surrounding area.  The sunlight, daylight, amenity and privacy of adjoining residents should not be adversely affected by extensions whilst the mass and form of materials used should not be alien to the existing building. No more than 50% of the original garden should be utilised to provide a house extension.  On assessing the proposals against these criteria, the extension is considered to be acceptable in terms of the appearance of the house and the surrounding area and is compatible in terms of design, mass and finishing materials.  The positioning and orientation of the proposed extension within the plot provides ample space between it and adjoining gardens and houses.  Whilst the extension will certainly be visible from  a number of adjoining properties, it would not result in a loss of sunlight, daylight, amenity or privacy that would warrant a refusal of the application.

6.4. SAN 8 on House Extensions provides additional guidelines building on Policies RES 8 and RES 12.  The proposal is not considered to conflict with the advice in SAN 8 based on the above assessment.

7.0 SUSTAINABILITY IMPLICATIONS

7.1. None.


8.0 FINANCIAL IMPLICATIONS

8.1.  None

8.2.
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 ()

____________________________
Head of Development Services
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