	CLACKMANNANSHIRE COUNCIL
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Planning Application: Raised and Reconstructed Roof over House to Form Upper Floor Accommodation at 15 Fairmount Drive, Sauchie, FK10 3HN (Ref no. 07/00115/FULL)

	Applicant:  Mr Sammels
Agent:  CF Technical Services Ltd, Glasgow

	Prepared by: 
Gareth Allison, Planning Officer

	Ward:  3 Clackmannanshire Central


1.0 SUMMARY

1.1. Permission is sought for alterations to raise the roof line of this detached property to form upper floor accommodation.  The proposal complies with the terms of the Clackmannanshire Local Plan, in particular Policy RES12; Householder Developments and Established Amenity, and the Councils Supplementary Advice Note for House Extensions; SAN8.
1.2. The report considers the details of the submission and the amended proposals, 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. Before any works begin on site, details of all proposed materials shall have been submitted to and approved in writing by the Council.  

Reason:  
1.
In the interests of visual amenity.
BACKGROUND

2.2. This full application seeks consent for alterations to raise the roof line to provide upper floor accommodation in this modern house in Sauchie.  The existing footprint will not be altered or extended in any way.  The existing wallhead height will remain unchanged. 

2.3. The ridge line will be raised by approximately 2.2m, altering the roof pitch to a steeper incline, providing upper floor bedroom, living and bathroom space.  The proposed roof materials and external finishes to the gable elevations are not specified.  A condition is attached to ensure that they match the existing materials.

3.0 CONSULTATIONS

3.1. There were no statutory consultations undertaken for this application.
4.0 REPRESENTATIONS

4.1. A total of 6no. neighbours were notified of the application.  3no. representations were received from the following parties:

a.) Mr & Mrs Kennedy, 14 Fairmount Drive, Sauchie

b.) Mr & Mrs McGarvie, 1 Fairmount Drive, Sauchie 
c.) Mr & Mrs Lamont, 2 Fairmount Drive, Sauchie

5.2.
Following our initial assessment of the proposals, the drawings were amended/corrected, and all neighbours were re-notified.  No additional comments were received.  The earlier grounds of concern are summarised and addressed below;

(i) The submitted plans are incorrect and misrepresent the existing and proposed roof lines. Comment:  The applicant was made aware of the inaccuracy of the plans.  Revised, accurate plans were re-submitted, and neighbours were re-notified.
(ii) There will be a significant loss of light in 3no. primary rooms of no.14 Fairmount Drive as a result of the proposals.  Comment: Following site visits and a detailed assessment of the submitted plans, the associated levels, heights and distances have been measured.  Whilst the ridgeline is being raised, the existing wallhead will not be altered, nor will the existing footprint be extended.  The windows on the side elevation of no.14 currently lie at an angle to the applicant’s house and between 3 and 5m from the house.  There is also some screening along the boundary.  Taking the above factors into consideration, and given the arc of the sun, any loss of light will be quite insignificant.
(iii) There will be a considerable loss of privacy due to the additional floor level.  Comment:  Raising the roof level will have no impact on the privacy of no.14.  1no. velux rooflight will be situated approximately 14m from the closest wall of no.14.  SAN8 applies an 18m guideline as a minimum window to window distance.  However, taking account of its height location and angle, no unacceptable loss of privacy will arise.
(iv) The proposed structure will be visually intrusive and overbearing on no.14.  Comment:  The alterations will simply raise the existing roof to create a higher ridge line and steeper pitch angle.  The raised ridge line will sit 0.4m above the ridgeline of no.14.  The eastern gable wall will remain to be 3m from the gable wall of no.14 at its nearest point.  This is considered to be neither visually intrusive nor overbearing.
(v) The development will be visually intrusive to, and will result in direct overlooking, overshadowing and a loss of privacy of, no.1 and no.2 Fairmount Drive.  Comment:  One window is proposed on the front of the house.  It will be located approximately 26m from no.1 Fairmount Drive, and approximately 35m from no.2 Fairmount Drive, at its closest point.  These distances are acceptable under local Policy RES12 and guidance note SAN8.  There will be no overshadowing or loss of privacy on either of these properties as a result of the development.
(vi) The proposed structure will be out of character in relation to the surrounding area. Comment:  There are various examples of house design in Fairmount Drive and Blairdenon Drive which have differing ridge heights and roof pitches.  The character of the street will be unaffected.
(vii) Additional accommodation would affect already limited parking.  Comment:  The development will not reduce off-street parking provision, which currently provides for 2no. spaces.  This accords with current Roads & Transportation recommendations.
(viii) The proposed structure can be classed as overdevelopment.  Comment:  The footprint of the existing house is not being extended in any way.  The raising of the roof to accommodate additional floor space is not classed as over-development.
(ix) Construction work will cause excessive noise and disruption to the surrounding area.  Comment:  Having regard to the scale of this householder development, it is not appropriate to restrict working hours or impose restrictions on noise levels.  Should a statutory nuisance occur, this could be investigated by Environmental Health.
5.0 PLANNING CONSIDERATIONS

5.1. The application must be determined in accordance with the provisions of the Development Plan unless material considerations indicate otherwise.
5.2. 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.

5.3. In response to this policy position, our assessment of the proposal concludes that the proposals accord with this policy guidance:
· There will not be a detrimental impact on the amenity or privacy of neighbouring properties, or the degree of sunlight or daylight they enjoy.  These considerations have been addressed under the summary of representations.

· The form and mass of the proposed extension will respect the character of the existing house.  The condition will clarify the materials to be used. 

· As the footprint is not extended, no garden ground will be lost.  It is not considered as being overdevelopment, and is therefore in accordance with the related requirements of both RES12 and SAN8.

· The general amenity of the surrounding area will not be compromised.

· In-curtilage parking will not be compromised.

6.0 SUSTAINABILITY IMPLICATIONS

6.1. None


7.0 FINANCIAL IMPLICATIONS

7.1.  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)

· 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 CheckIt (
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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