	CLACKMANNANSHIRE COUNCIL

	Report to Regulatory Committee of 13 November 2008

	Subject: 
Change of Use of Public Open Space and Alterations, Side and Rear Extension to House at 27 Devonway, Clackmannan, FK10 4LD REF 08/00277/FULL. 

	Applicant: Mr & Mrs Kenny Ramage
Agent: Scott and White Building Design, 49 Primrose Street, Alloa, 
FK10 1JJ 

	Prepared by: Mark Stoddart, Planner

	Ward : Clackmannanshire East.


1.0 SUMMARY

1.1. The application is for a change of use of an area of open space, currently owned by Council, to garden ground and an extension to the side and rear of the house.
1.2. The application has received 6 letters of objection which have been carefully considered. The objections principally comprise concerns relating to the effect the development will have on the amenity of the street. While the extended house will be larger than the surrounding houses, it is proportional to the size of the enlarged plot. The proposal maintains standards of residential amenity and design and provides off-street parking.

1.3. The loss of open space does not adversely affect the amenity of the area and on balance the development accords with the development plan policy guidance.  
2.0 RECOMMENDATION

2.1. That the application be APPROVED subject to the following conditions.

1.
There shall be no obstruction to visibility over 1 m in height within a 
4.5m by 60m visibility splay as identified in green on the approved 
drawing.


2. 
All external materials to be used on the roof and walls of the extension 
shall match those of the existing house in respect of type, colour and 
texture.


Reason.


1. 
In the interests of road safety.


2. 
In the interests of visual amenity. 
3.0 BACKGROUND

3.1. The property comprises an end terrace two storey house. There is a 5m front garden and 12m rear garden. To the west is an area of open space which is owned by the Council. This area of land is approximately 6m wide and 24m long. 
3.2. Following pre-application discussions, an application has been lodged for the change of use of the open space to garden ground, along with a two storey extension to the side of the house and a single storey extension to the rear of the house.  A new access would be formed to the rear of the house and this would be used to access an integral garage.
3.3. The extension to the side of the house will be 2 storey, 4.5m wide and would extend the existing roofline. The extension to the rear of the house will be single storey, 3.9m deep and would be 10.2  wide. This would have a pitched roof which would be 3.5m at the highest point. It would be 200mm from the eastern boundary
4.0 CONSULTATIONS

4.1. Land Services - have no objections to the change but want to ensure that boundary treatments, to the front and side, are kept to 1.2 m or lower.

4.2. Roads and Transportation - have no objections to the proposals but require that their standards for footway crossings and visibility are met by the proposal. The extension to the side does not interfere with the standard visibility splay at the junction.
5.0 REPRESENTATIONS

5.1. The application was notified to 11 neighbours. Representations have been received from


Mr Jim Harper, 61 Devonway, Clackmannan, FK10 4LD.


Mr Mark McCallum, 29 Devonway, Clackmannan, FK10 4LD.


Mr Alan Bramham, 25 Devonway, Clackmannan, FK10 4LD.


Mr McKenzie, 46 Devonway, Clackmannan, FK10 4LD.


Mrs Wilma McMillian, 59 Devonway, Clackmannan, FK10 4LD.


Mrs Pauline Thomson, 63 Devonway, Clackmannan, FK10 4LD.


The following concerns were raised.

5.2 
The extension will reduce the visibility at the junction. Comment - the 
extension will not impede the standard visibility splay for a junction of this 
type. The Roads service has prescribed a visibility splay for the junction and a 
condition is included in the recommendation.
5.3
The new access will restrict access to driveways and reduce parking on the 
street. Comment -. The street is 5 m wide and has 1.8 m wide footpaths on 
either side, which gives ample space to manoeuvre within the street. Existing 
accesses will be unaffected. Adequate parking will remain available. Roads 
have raised no objections. 
5.4
The extension will block the afternoon sun to front gardens. Comment - the 
extension will be 10 m from the closest front garden. The effect of the 
extension on 
the level of sunlight to the front garden is not significant enough 
to justify a refusal of the application.

5.5
The extension will be out of place compared to the rest of the houses in the 
area. Comment -  While the house will be larger than the others in the area it 
is proportional to the size of the enlarged plot. It will also extend in front of a 
row of houses, but there are other examples of this in the estate. The 
extension to the side will continue the existing wallhead and ridgeline. 
5.6
The rear boundary treatment will reduce visibility when exiting the 
neighbouring property. Comment - the permitted height of any boundary 
treatment within 20 m of a road is 1 m and permission would normally not be 
granted for a wall or fence 
that exceeded this amount and reduced visibility.
5.7
The extension will reduce daylight and sunlight to the rear of neighbouring  
property. Comment - the extension to the rear of the house will be single 
storey. The path of the sun means that the side extension will shade the 
application property rather than the adjoining property. The rear extension will 
not shade the adjoining property to the east.   

5.8
The extension will block the neighbour's view. Comment - the loss of a view is 
not a material planning consideration.

6.0
PLANNING CONSIDERATIONS
6.1
The proposals have been assessed against the relevant policies in the Local 
Plan, including the supplementary guidance on house extensions. We have 
also taken account of the representations from neighbours.


6.2
The extension to the house will increase the plot coverage of the house to 
approximately 40% of the enlarged plot. While this is above the guideline 
amount of 30% set out in the Local Plan, the size of the enlarged plot and it's 
corner position mean that the extended house will not look out of place in the 
street. There 
will still be a 8 m depth of garden space to the rear of the 
extended house, and the 5 m deep front garden will remain unchanged. 
6.3
The access to the rear is similar to existing accesses along the street. Existing 
standards control the height of walls and fences within 20 m of the road and 
this will ensure that there is no obstruction to visibility. 

6.4
The proposals have been carefully examined in their context of their 
relationship to neighbouring properties, the standards of residential amenity 
which neighbours can reasonably expect to enjoy and the characteristics of 
the applicant's property. Insofar as many of the representations focus on the 
these issues, our detailed analysis is largely described in part 5 above. From 
this, we conclude that the scale of the development, and its design 
characteristics, are proportional to the location, and by and large maintain 
standards of privacy and amenity.  Accordingly, the development complies 
with the criteria on householder developments set out in Policy RES 12 of the 
Local Plan in relation to safeguarding of sunlight and daylight, amenity of 
neighbours, mass and scale of development, loss of garden ground and off-
street parking. 
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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