	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 12 July 2007

	Subject: 
Planning Application: Alterations & Extension to Side & Rear of House and Erection of Domestic Double Garage at Greenwoods, Pitfairn Road, Fishcross, FK10 3HU (Ref no. 07/00135/FULL)


	Applicant:  Sandra Mclumpha

	Prepared by: 
Gareth Allison, Planning Officer

	Ward:  3 Clackmannanshire Central


1.0 SUMMARY

1.1. Permission is sought for alterations and extensions to this detached property.  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, 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 the 1.8m boundary fence, including finish and location, shall have been submitted to and approved in writing by the Council.

Reason:  
1.
In the interests of visual amenity.

3.0 BACKGROUND

3.1. This full application seeks consent for the removal of an existing garage to the south of this detached house, an extension to the house, and the  erection of a domestic double garage. 

3.2. The existing garage is to be removed and replaced by an extension to the side elevation of the property.  A further extension is proposed to the opposite side elevation to match.   A new entrance porch is to be formed at the front.

3.3. The entire roof and extensions will be re-clad in red profiled roof tiles.  The external walls will be finished with buff colour cast stone quoins, bradstone and roughcast.

3.4. This application would normally have been decided in accordance with the Council’s revised and recently approved Scheme of Delegation.  However, transitional arrangements necessitate a Committee decision; the applicant and objectors have previously been advised that the decision would be made by Elected Members.

4.0 CONSULTATIONS

4.1. The Council’s Roads and Transportation Service have no objections, but recommend the attachment of a condition stipulating that there is no worsening of the standard visibility at the point of plot access on to the private access route.  Comment:  This is not necessary or justifiable in relation to the nature of the development.
5.0 REPRESENTATIONS

5.1. A total of 4 neighbours were notified of the development.  Two letters of representations have been received from the following parties:-
a) Alex Bradie, Golfview, Devonbank, Fishcross, FK10 3JE
b) Mr & Mrs C Sarrou, 4 Coalpots Way, Fishcross, FK10 3HP

5.2. The grounds of concern are summarised and addressed below;
· The proposed structure is significantly higher than the current garage.  This will result in the view from the rear of the objectors property being obstructed.  Comment:  The alterations and extension which will replace the existing garage will be no higher than the ridge line of the existing house.  Despite this, the loss of a view is not a material planning consideration.
· The proposed structure will be directly opposite the objectors kitchen/dining room window.  As the applicant’s property is at a lower level, this will result in an impact on the privacy of both properties. Comment:  The proposed windows will be no closer than 20m from the objectors western elevation.  SAN8 applies an 18m guideline between directly facing window units.  The proposals are therefore  acceptable under local plan policy guidelines.
· The proposed structure will be significantly closer to the boundary of the objectors property.  The proposed site is directly opposite a sealed mine shaft situated on the  boundary of the objectors property.  Any structure may disturb the concrete cap covering the shaft and subsequently affect the foundations of both properties.  A minimum distance for load bearing structures should be applied. Comment:  The proposed structure will be 1m closer to the boundary than the existing garage structure.  Where space is provided to the side of an original house, it is not unreasonable to extend into this area when, as is the case here, there is no harm to the amenity of neighbours.  The assessment of the Building Warrant will examine the effect of the development on existing features on site, including the mine shaft, and required minimum distances for load bearing structures.  The applicants have however been reminded of the need to conduct a site investigation.
· The building works will cause disturbance to the objectors property and quality of life.  Noise and dust created will greatly impact the use of the objectors garden. Comment:  This is not a planning consideration relevant to a householder development.  If a statutory nuisance occurred, this could be investigated by Environmental Health.
· Concern is expressed regarding the presence of a high hedge and the impact on visibility at the junction of Burnee onto Pitfairn Road, with the request for a condition to remove it.  Comment:  As this is not related to the planning application, a condition is not relevant or necessary.  However, the Council separately has powers under the Roads (Scotland) Act 1984 to insist on the provision/retention of appropriate visibility standards at existing public road junctions if it were felt that road safety was being compromised.
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 that the proposals accord with this policy guidance: 
· With a resultant combined overall footprint of approximately 329m²,  this does not exceed either the 50% garden ground allowance of 623m², or the 30% total plot allowance of 373.8m².  
· The form and mass of the proposed materials of both the extensions and the garage respect the design and character of the existing house.  The alterations will enhance the existing house both visually and aesthetically.  

· The siting and scale of the extensions and garage will not have any impact on the degree of sunlight or daylight of neighbouring properties.

· There will not be a detrimental impact on the amenity or privacy of neighbouring gardens or properties as a result of either the alterations or the position of the garage.

· The general amenity of the surrounding area will not be compromised.  It will in fact be enhanced.


6.4.
Informative Note to Applicant
1.  
Before any works begin on site, a detailed site investigation will be required.  It is understood that there is a sealed mineshaft close to the development.  This will be examined as part of your application for building warrant.  

Reason:  To ensure that the Council has adequate control over development within the site.

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)

· 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 Greenwoods, Pitfairn Road
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