	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 26th April 2007

	Subject: 
Planning Application: Dormer Extension To The Front, Side And Rear Of House - Deletion Of Condition 1 Of Planning Application Ref 06/00123/FULL (Retention Of Dormer Extension) At 76 Whins Road, Alloa, Ref No. 07/00085/FULL

	Applicant: Alexander Horne, 76 Whins Road, Alloa

	Prepared by: 
Gareth Allison, Planning Officer

	Ward: 11 Alva East         Councillor Earle




1.0 SUMMARY

1.1. Permission is sought for the deletion of condition 1 of planning application 06/00123/FULL, which stated:-

 “The dormer extension incorporating a bedroom window on the north east (side) elevation is hereby NOT approved”.

1.2 The reason for the condition, and therefore not approving the dormer window, was the unacceptable impact on the privacy of the household at 78 Whins Road arising from the proximity of the proposed dormer to an existing lounge window.  The development was therefore contrary to development plan policy.

1.3 The report considers the details of the submission, including third party responses and representations.  It concludes that there have been no material changes in circumstances to justify any change in the recommendation.

2.0 RECOMMENDATION

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

1. The deletion of the condition and the consequential approval of the east facing dormer extension would result in an unacceptable loss of privacy and amenity for the household at 78 Whins Road, and contrary to development plan policy on household development.

3.0 BACKGROUND

3.1. This planning application seeks consent for the deletion of condition 1 of planning permission 06/00123/FULL.  The planning permission gave consent for dormer extensions to the front and back of the house.  The condition withheld consent for a dormer to the side.  The house is located on Whins Road, Alloa.  The property is not listed and is not located within a Conservation Area.

3.2. The proposed side dormer was refused on account of it being contrary to Policy RES12: Householder Developments and Established Amenity; its proximity to existing windows and consequential adverse effects on privacy and residential amenity.

3.3. The application seeks consent for the deletion of this condition. The original plans have not been amended or revised, although the applicant has made reference to the possible installation of opaque glass in the window.

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 have been received from the following party:-

a) Mr Alexander Roach, 78 Whins Road, Alloa

5.2 The main concerns can be summarised as follows;

a) The report to the Regulatory Committee for 06/00123/FULL noted that the position, height and proximity of the dormer window in relation to the existing lounge window at 78 Whins Road would result in an unacceptable loss of privacy and amenity for the neighbouring household and is therefore contrary to Policy RES12 of the Clackmannanshire Local Plan.  There have been no changes to either Local Plan Policies or the Supplementary Advice Notes, therefore the original objections as submitted for 06/00123/FULL and the decision of the Council to refuse the proposal, should remain valid.  Comment: Every application is assessed on its own merits.  In these circumstances, given the fact that there have been no changes to Policy, Advice Notes or indeed the material considerations of the proposal, it is agreed that the foregoing circumstances remain valid.

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, and SAN8; the Councils’ Supplementary Advice Note for Housing Extensions.

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

· Policy RES 12; Householder Developments and Established Amenity, and SAN8; the Council’s Supplementary Advice Note for Housing Extensions, do not support  developments which will result in an unacceptable loss of privacy and amenity for a neighbouring household.

· The proposals have not been revised or amended.  While the applicant has indicated in a covering letter that he would be prepared to fit opaque glass in the dormer, the application as submitted seeks the deletion of the condition and therefore permission to build the east facing dormer extension.  In response to the suggested use of opaque glass, we would offer the following comments:-

i) This type of arrangement is normally employed in rooms such as bathrooms, where the purpose is to safeguard the privacy of the occupants rather than neighbours.

ii) If the dormer extension was built, incorporating an opaque glass window, it would be extremely difficult to ensure that conventional glass was not installed at some future date, either by the applicant or any subsequent owner/occupier.  We would therefore caution against this approach as a means of addressing the fundamental conflict arising from the proximity of the proposed window to the neighbours windows/glazing.

· There is no other evidence to indicate that the reasons for the condition have been addressed.  The condition in 06/00123/FULL therefore remains valid and applicable to the proposal.  We are minded to recommend that the condition remains in place and permission effectively withheld for the side facing dormer extension to the roof.

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:
	Reference

	
Corporate Priorities
	

	
Council Policies
	 MACROBUTTON UncheckIt (

	
Community Plan
	

	2. In adopting the recommendations contained in this report the Council is acting within its legal powers. 
	 MACROBUTTON UncheckIt (

	3. The full financial implications of the recommendations contained in this report are set out in the report.  This includes a reference to full life cycle costs where appropriate.
	 MACROBUTTON UncheckIt (
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