	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 7th June 2007

	Subject: Erection of Single Storey Extension To Rear Of House at 9 Dewar Street, Dollar, FK14 7EP – Ref: 07/00107/FULL

	Applicant:  Mr A Douglas


	Prepared by: 
Gareth Allison, Planning Officer

	Ward:  5 Clackmannanshire East


1.0 SUMMARY

1.1. Permission is sought to erect an extension to the rear (southern elevation) of this terraced 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.  The Service concludes that, not withstanding these representations, the proposal has no adverse implications for neighbours and should be approved.
2.0 RECOMMENDATION

2.1. It is recommended that the application be APPROVED.
3.0 BACKGROUND

3.1. This planning application seeks consent for the erection of an extension to provide dining space to the rear (southern) elevation of this terraced dwellinghouse.  The site is located on Dewar Street, to the south of the A91 and Bridge Street.  The property is not listed and is located outwith Dollar Conservation Area.  This application follows the withdrawl of an earlier application for a largely similar proposal (ref.no. 07/00036/FULL).
3.2. The extension will measure 2.3m wide by 3.7m deep.  The submitted drawings specify the dry dash roughcast and base course, double-glazed windows, fascias and rainwater goods to match the existing.  

3.3. There are 2no. velux windows proposed to provide adequate daylight and ventilation.  There are no windows proposed on the western elevation.   Access to the rear garden will be via French doors, on the southern elevation.
4.0 CONSULTATIONS

4.1. There were no statutory consultations undertaken.  Advice from Building Standards is outlined below.

5.0
PUBLICITY AND REPRESENTATIONS
5.1 A total of six neighbours were notified of the application, and in response two representations were received from the following parties;

a) C Kinnear, 11 Dewar Street, Dollar

b) Dollar Community Council

5.2 The main concerns can be summarised as follows;

a) The bathroom window of no.11 has been omitted from the plans.  Comment: The applicant was advised immediately to submit revised plans showing the proposed extension in relation to the existing and adjoining buildings clearly showing all windows and openings.  A revised site plan was received detailing the position of the bathroom window.
b) The extension will have a significantly detrimental impact on the amount of daylight and sunlight currently enjoyed by the bathroom window of the neighbouring house at 11 Dewar Street.  Comment: There is no requirement for sunlight or daylight in a bathroom.  The purpose of the window is to provide ventilation to the bathroom and this will be unaffected.

c) An existing 1m strip of land adjacent to the boundary will not be made available for the construction and/or future maintenance of the proposed extension.  Comment:  The access to neighbouring land for the construction and/or maintenance of any development works is a private legal matter, and would not justify withholding planning permission.

d) Access to the rear gardens is legally defined as ‘passage over’ this right of access.  This does not allow for the storage of building materials or damage to the access as a result of the moving or storing of building materials. Comment:  The applicant is aware of the legal matters and restrictions relating to the right of access.  This is not a reason for withholding planning permission.  Furthermore, the amended proposals now include inward opening doors to safeguard rights of passage/access to neighbouring property. 
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:

· The proposal involves a residential extension to an unlisted building located outwith a conservation area.  
· The design, scale and form comply with detailed policies and guidance regarding the layout and form of development and the principles for householder developments and established amenity as provided for under RES12 and SAN8.

· The appearance of the existing dwellinghouse will not be adversely affected.  The mass and form of materials used are considered to be sympathetic to the existing dwellinghouse. 

· The proposal is not considered to have a detrimental impact on the general amenity or character of this established residential area.  Its siting and scale will not significantly affect the degree of sunlight, daylight, amenity or privacy enjoyed by the occupants of either of the adjoining properties.  There is a bathroom window on the eastern elevation of the adjoining dwellinghouse no.11, (approximately 1m from the boundary and the proposed western elevation of the proposal), however the loss of light caused by the extension is not contrary to planning policy.  The window provides ventilation for a bathroom, and this function will be unaffected.  
· Less than 5% of the original garden ground will be lost, while off-street parking will not be reduced or compromised.

· Issues associated with access and maintenance of land are legal matters that should not impede the granting of planning permission.

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 CheckIt (
Securing Prosperity





 MACROBUTTON CheckIt (
Enhancing the Environment





 MACROBUTTON UncheckIt (
Maintaining an Effective Organisation




 MACROBUTTON CheckIt (
· Council Policies  (Please detail)

Policy RES12; Householder Developments and Established Amenity

SAN8; the Councils Supplementary Advice Note for Housing Extensions

· 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
Report for 9 Dewar Street, Dollar
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