Drainage : Drainage to be to the sahsfacuon of the Building Smnd 3y d Secl;on and to be the subjcct of a snlc
meeting. Drainage to be in accordance with the Technical Standards and B8 BN 12056-2:2000, ; .
BS EN 752-3:1997 (amendmenl 2), BS EN 752-4:1998, BS EN i(sH} 998 and BS EN 12036-3; 2(390_ SR
Existing 1 10mm diamecter soil vent ‘pipe 1o be cut within rool spac ity i
high level veatilated rooftile. New drains to be in 110mm dizmeler upve 2
diameter soil vent pipe prowdcd to en-suite shower room, | 10mm ‘diameter air admittance \aivu prowdcd to
/ bathroom. All connections from appliances to be conneeted seps rately to the soil vent p:pe, W qSel in
- 110mm diameter pve and wash hand basin in 40mm diameler | hower to be fitted with Sani
km to existing soil vent pzpe in 32mm diameter discharge pl '

_ “_Etecmcai installation to bc camcd oul in accordance with lhe current edition (17th) ol the |
138 7671:2008, amendment A:2011. Hard wired smoke deleclor Lo be provided at cach ﬁoo_ X
‘with back up power suppEy nd to be interlinked. Out ontrols of electrical fistures Jocated at least

350mm from any internal corner, projecting wall or sim qbslruchon and not more than 1200mm above floor

fevel, Light switches to be positioned at a height of between 900mm and L100mm above floor iev;l Socket
outlels p psitioned a minimum ol'4()0mm above floor level, '

Wmdm\s to be upve to match thu L\!Sl!l\g and of titt and turn d05|gn fo teaning from the inside.
i {0 bedroom 1o have a mininum glazed arca of 1/151h of the floor area of the room and an openmg area
of 1/30th of the floor area of the ¢ nd fitted with trickle vcnt alors havmg an aggregale openl L Ared

12,000 sq.mm. IR ' o
Minimum U-valuc of mndows— i 4() Wim2K.

Limiting air mﬁllratton achieved by sealing the gaps at uali ceiling and floor Juncu All vapour control
membranes to be sc service boxes scaled al cdgcs and windows fitted with draugh eak»

Universal beams to simctural enginecr’s spcc;ﬁcauun supponcd al party walls by means ol steel anglcs
nm long. Central floor beam supporfed at stair by means of 100mm rolled hollow scction -
he house from 750&750&20 m decp foundalion farmcd w:thm solum area. '

- extending the full héi"ght

"~ All sizes to be ﬂccuratei_v checked prior to urdenng matenals or components, : o

; -ENotc No.l  Lxisting non ioaébca:mg limmber stud parutmn rcmovcd in total. Al f' ini : nade good.




Morris, John

From: Grant, Ross

Sent: 25 July 2012 16:21
To: adimidmbscorr
Cc: Steedman, Russell
Subject: P/12/0398/FUL

Development Services

Memo e A
To: Katherine Chorley
Assistant Planning Officer
From; Ross Grant
Roads Development
Date! 25" July 2012 Enquirles: 4791 Fax: 4850
OurRef:  RG/P/12/0398/FUL Your Ref: P/12/0398/FUL

Development: Extension to Dwellinghouse (Dormers to Front & Rear)
Location: 60 Valeview, Stenhousemuir, Larbert, FK5 3BZ
App No: P/12/03%8UL

| refer to your consultation received on the 11" of July 2012 concerning the above application.
The proposed extension would change the property from a two bedroom to a three bedroom.

The “Design Guidelines & Construction Standards for Roads in the Falkirk Council Area” advises
that 2No. in-curtilage parking spaces require to be provided for three bedroom properties. There
are no in-curtilage spaces at present.

It was noted from a recent site visit that the majority of properties on Valeview do not have in-
curtilage parking facilities. It is expected therefore that there could be significant levels of on-street
parking on Valeview during the evening.

As stated, the proposal does not accord with the Council's Design Guidelines, however if
Development Management is minded to grant consent, there would be no Roads conditions to be
attached to any consent to be granted.

Regards,
Ross Grant

*******************************************

The information contained in this e-mail is confidential and is intended only for the named recipient(s). If you are not the intended recipient, you must not
copy, distiibute or take any action or reliance on it. If you have received this e-mail in error, please notify the seader. Any unauthorised disclosure of the
information contained in this e-mail is strictly prehibited.




PLANNING APPLICATION DETERMINED BY DIRECTOR OF DEVELOPMENT
SERVICES UNDER DELEGATED POWERS ~ REPORT OF HANDLING

PROPOSAL : Extension to Dwellighouse (Dormers to Front & Rear)
LOCATION : 60 Valeview, Stenhousemuir, Larbert, FK5 3BZ
APPLICANT :  Mrand Mrs Scott Henderson

APPN. NO. :  PI12/0398/FUL

REGISTRATION DATE : 9 July 2012

1. SITE LOCATION / DESCRIPTION OF PROPOSAL

The application site consists of a mid-terrace property located in a residential area. The property is
pebbledash rendered with interlocking roofing tiles and has a small garden area to the rear with
communal parking beyond.

The applicant seeks planning permission for two box dormers, one on each roof slope. The dormer on

the front roof slope would measure 2.4m by 1.7m and the rear dormer wotild measure 3.1m by 1.8m. The
development would increase the number of bedrooms at the property by one.

2. SITE HISTORY
None.
3. CONSULTATIONS

The following responses to consuitation were received:

Roads Development Unit Inadequate parking provision but raise no objection in
this case.

Where the local Community Council requested consultation, their comments appear above.

4, PUBLIC REPRESENTATION

During consideration of the application, no letters of objection or representation were received.

5. THE DEVELOPMENT PLAN
The proposed development was assessed against the undernoted Development Plan(s) :
Falkirk Council Structure Plan.
There are no relevant policies within the Falkirk Councit Structure Plan.

Falkirk Council Local Plan

The proposed development was assessed against the following policy or policies:

SCO09 - Extensions and Alterations to Residential Properties

5A. MATERIAL CONSIDERATIONS




Falkirk Council Supplementary Guidance
6. PLANNING ASSESSMENT

The Development Plan
i

The proposal raises no strategic issues and was therefore assessed against the Falkirk Councii Local
Plan alone.

L.ocal Plan Policies

The development is considered against policy EQ1 and SC@ in the Falkirk Council Plan. Policy SC9 has
an associated Supplementary Planning Guidance Note on House Extensions and Alterations (SPG) which
is considered in more detail below. As both policies consider design they are discussed together in the
SPG section. )

Parking

The proposed extensions would increase the number of bedrooms at the property to 3. Parking is
available to the rear although this is not included in the red outline site plan. The Council's Road's Unit
have advised that while the proposal does not show adequate off-street parking provision In this case,
they would not recommend refusal. )

&Y

d

Falkirk Council Supplementary Guidance

Policy EQ1 requires that the scale, siting and design of new development should respond positively and
sympathetically to the site's surroundings and create buildings that are attractive, safe and easy to use.
Policy SC9 relterates this, with specific focus on extensions and alterations to residential properties.

Design

The SPG advises that box dormers are often too bulky or out of proportion and spoil the character of the
original house. The SPG therefore sets out standards and advises that no new dormers wiil be permitted
on a uniform frontage presently without dormers. Proposals will be considered in relation to the original
house and to the streetscape. it adds that, box dormers will be permitted at the rear of a property and on
a frontage where over 50% of the houses have them already subject to a number of size specifications.

There are no dormers on the front roof slopes of properties in this street. It is considered that the
proposed front dormer would therefore be contrary to Policy SC9 and the associated SPG. It would be a
large and bulky addition to the roof which would not be sympathetic to the original building, row of e
terraced properiies or wider area. ) )
- . e
The dormer on the rear roof slope would also appear bulky, however, the SPG allows for more teniency
on rear roof slopes where they are not highly visible. The dormer generally complies with the
measurements set out on in the SPG in this regard. The dormer is therefore considered acceptable in
principle, e

The agent was contacted to request that the dormer on the front roof slope be removed from the
drawings. However, no response has been received.

Impact on Neighbours . :
The new windows would not significantly increase levels of overlooking of neighbouring properties.

Amenity Space ;
The proposed development would not have an impact on the level of amenity space provided at the
property. ;
7.  CONCLUSION |

The proposed dormer on the front roof slope, by reason of its design and location would not be
sympathetic to the existing building, row of terraced properties or surrounding area and consequently
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would have an adverse impact on the appearance of the area, The proposed extension is contrary to
Policy EQ1 'Sustainable Design Principles’ and SC9 'Extensions and Alterations to Residential
Properties' of the Falkirk Council Local Plan and Falkirk Council's Supplementary Planning Guidance
'House Extensions and Alterations’. There are no other material considerations that would warrant
approval in this case.

8. RECOMMENDATION

Refuse Planning Permission

Refusal is recommended for the following ;

Reason(s):

1. The proposed dormer on the front roof slope, by reason of its design and focation would not be
sympathetic to the existing building, row of terraced properties or surrounding area and
consequently would have an adverse impact on the appearance of the.area. The proposed
extension is contrary to Policy EQ1 'Sustainable Design Principles' and SC9 'Exiensions and
Alterations to Residential Properties’ of the Falkirk Council Local Plan and Falkirk Council's
Supplementary Planning Guidance 'House Extenslons and Alterafions’.

Informatives:

1. For the avoidance of doubt, the plan(s) to which this decision refer(s) bear our online reference
number(s) 01, 02, 03, 04, 05, 06, 07 and 08§,

ent Sexvices

Director of Devélop

Contact Officer : Katherine Chorley
{(Assistant Pianning Officer) 01324 504704




Reference No. P/12/0398/FUL

Falkirk Council

Town and Country Planning (Scotland) Acts as Amended
Issued under a Statutory Scheme of Delegation.

Refusal of Planning Permission

Agent Applicant

JSK Designs Mr and Mrs Scott Henderson
FAQO James Kerr . 60 Valsview

Edgemount Stenhousemuir

Parkburn Road Larbert

Kilsyth FK& 3BZ

Glasgow

G65 9DG

This Notice refers to your application registered on 9 July 2012 for permission in respect of the following
development:-

Devslopment Extension to Dwellighouse (Dormers to Front & Rear) at

Location 60 Valeview, Stenhousemuir, Larbert, FK5 3BZ

The application was determined under Delegated Powers. Please see the attached guidance notes for
further information, including how to request a review of the decision.

in respect of applications submitted on or after 1 January 2010, Falkirk Councll does not issue paper
plans. Plans referred to in the informatives below can be viewed online at
hitp:/feplanning.falkirk.qoy, ukfon!melapnhcattonDetal!s do?action=showSummary&caseNo=P/12/0398/FUL
In accordance with the p!ans docquetted or itemised in the attached informatives as relative hereto, Falkirk
Coungil, In exermse ‘of its powers under the above legislation, hereby

Refuses Detaiied Planning Permission

The Council has méde’ this decision for the following
Reason(s):

1. The proposed dormer on the front roof slope, by reason of its design and location would not be
sympathetic to the existing building, row of terraced properties or surrounding area and
consequently would have an adverse impact on the appearance of the area. The proposed
extension is contrary to Policy EQ1 'Sustainable Design Principles' and SC9 'Extensions and
Alterations to Residential Properties’ of the Falkirk Council Local Plan and Falkirk Council's
Supplementary Planning Guidance 'House Extensions and Alterations’.
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Informatives:-

1. For the avoidance of doubt, the plan(s) to which this decision refer(s) bear our aonline reference
number(s) 01, 02, 03, 04, 05, 08, 07 and 08.

10 August 2012 Dirgctor of Development




IMPROVING DESIGN QUALITY AND STANDARDS

Sustainable Design Principles

31 The contribution of good design to quality of life,
and the role of planning in delivering it, has been
highlighted in the Government's policy statement
‘Designing Pldces’, . published in 2001, Design
quality has also been identified as a key strateglc
issue by the Structure Plan.

3.2 Ifgrowth and development are io be sustainab!e, as
the strategy implies, then greater priority needs to
be accorded to a range of design factors which
influence the development's long-term impact on
the environment and quality of life. Policy EQ1
highlights the key areas where attention to good
design will be accorded particular importance in
assessing  development  proposals. The
accompanying Table 3.1 illusirates how these
principles link through to other policies in the Local
Plan, and to other local and national guidance.

chapter 03 - environmental quality

33

3.4

‘ prmclpfes of sustainable development. Proposa[s

EQ‘] SUSTAINABLE DESIGN
- PRINCIPLES

New"development will be required to achieve a high
standard ‘of .design -quality -and compliance with

‘development “should ‘respond posmve!y and
sympathetically to the site’s surroundings;and
create buildings and spaces that-are attracilve,
~safe and easy to use;

{3)-Accessibility :
Development should be designed to encourage
tai

areas, landscapmg and mfrastructure

It is important that sustainable design principles are
properly integrated at an early stage in
the design process. Masterplans and development
briefs have a key role to play in this. For specific
development sites, the Local Plan indicates
whether a current brief, masterplan or development
framework exists, or whether preparation of one is
an outstanding requirement. General design advice
will also be provided through the Council's series of
Supplementary Planning Guidance Notes, which is
being developed on an ongoing basis. Table 3.1
highlights  relevant  additional  guidance.
Pre-application discussions will also be important in

determining the key issues.




4.30

4.3

4.34

Infill Development and Plot Subdivision

The quality of residential areas can often be
threatened by inappropriate infill development,
sometimes termed ‘town cramming’. Infill proposals,
particularly where they involve the subdivision of the
curtilage of existing houses, frequently take litife
account of the overall grain of the surrounding area,
or of the setting and amenity of neighbouring
properties. Policy SC8 seeks to prevent insensitive
infill whilst allowing development where 2 legitimate
opportunity exists and can be integrated successfully
into the urban fabric.

SC8 INFILL DEVELO_PMENT AND
SUBDIVISION OF PLOTS
Proposa!s for ihe ere

dwellinghouses within " the B XISt
properties “or _on small gap snte'_ will vonly :be.
considered favourably where; SR

(1} the scale, densny, dlsposmon and desngn of the

n grbund can he provided to
proposed houses without --an
Impact upon the size or

: I"t' inthe loss of
etatlon or walls, such
ity of the area would

lhat ‘the characie
be adversely affecter
{5) the  proposed
infrastructure s of
{6) the proposal com
~poficies. T

. cess ancf other
ad quale standard and

wﬂh other Locai Ptan

432

4.33

Extensions and Alterations to
Residential Properties

There is a need to ensure that alterations and
extensions to residential properiles do not,
individually or cumulatively, detract from the
environment of residential areas. Policy SC8 sels
out the key considerations in determining the
acceptability of proposals, dealing with the impact
of changes on the integrity of the property itself, on
the amenity of neighbouring properties and on the
character of the area as a whole. Detailed
guidance may be found within the Council's SPG
Note on House Extensions and Alterations,

SC9 EXTENSIONS AND
. ALTERATIONS TO ..
RESIDENTIAL PROPERTIES

Extensmns and alterations to ressdenti
wﬂl he

_ é'dverse impacts on the
' ‘ground,” orthe
ot oﬁ-street parking.

-func_tidg_l_u}
unaccept

Actions:

Indicators:

development principles

Creating and Maintaining Residential Amenity - Actions and Indicators
»  Prepare development briefs for outstanding housing sites

« Quality as assessed through periodic audit of major built developments against sustainable

chaplier 04 - sustaining communities




Falklr_k_ Councﬂ

Delelopment S
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Welcome to this supplementary planning
guidance note on the design of House
Extensions and Alterations. It is one of a suite
of such guides promoting development quality
in the built environment and taking forward
the Council's commitment to sustainable
development as set out in the Development
Plan.

The aspiration of householders to extend a
property in order to add accommodation is
well appreciated. Good design will enhance
the character of a house and the surrounding
"area and protect neighbouring amenity. This

" guide has been prepared to help householders
and their agents to achieve the appropriate
leve! of design quality acceptable to Falkirk
Coungil. g

The Councll cornmends the advice set outin
this guide. o C

May 2006




1. Introduction

What is the Basic Issue?

Who is the guidance for?

Which areas are covered?

How strictly will the advice be applied?
What is the Local Plan Policy background?
Where can general planning advice he
found pre-application?

How can a suitable designer.be engaged?
Will the design requirements mean greater
costs?

P N Y S Y
oo hwihn

—
00~

2. Design Guidance
2.1 General Approach

2.2 side and Forward Extensions
Side Extensions ' '
Forward .Extensions
Garage and Pand Access

2.3  Rear Extensions
General
- Usable Garden Space
Privacy and QOverlooking
"Overshadowing
Conservatories

2.4 Bullding Form and Roof Types

2.5 . Elevational Composition
_Placing and Grouping
Gable Elevation/Frontage Elevation
Proportion
‘Garages and Pend Access |

2.6  External Finishes and Detailing
“Walling .
- Roofing
- Windows and Doors
Replacement and Removals

. Roof Extensions/Dormer Windows
- “Dormers
E'H_alf_—Cottage“

3.0 Further Information

.- Permissions/Requirements
* Further Reading ..
Useful its
Checklist <

Photographs by Falkirk Council and Adam Toleman RIAS




HOUSE EXTENSIONS -Poor - . - HOUSE EXTENSIONS - Good

1.1 What is the basic issue? ~1.3 Which areas are covered
Good design in the builf énvironment creates
places with an attra icturesgue

character and has an impact on the economic -
well being and general 4 of tife of an
area. It is now generally,

lnformany
spacious

j design option:
pplied generaily

design is achieved. This G
therefore been prepared |
for design advice in rel
extensions. {Figure 1) .

. deve!opment proposal




1.6 What is the Local Plan Policy

1.6

lFmaI:sed Draft - March 2005)

background? .

The Falkirk Council Local Plan - /57

€ actions the deve!opment of a series of
Supplementary Planning Guidance Notes to
improve Design Quality and Standards, this
being one of them. -~ -

€ sets out the legal basis for this advice note
i.e. Policy SC9 Extensions and Alterations
to Residential Properties which requires
that such development has a sympathetic
archttectural character, ensures adequate
. prlvacy and garden size, and avoids
. -'oye_rs_hadowmg

What general planmng advice can
be found p__e_- application?

When proposmg to build an extension to a
house the advice of the council's .
Development Control Officer for the !ocal area
should be sgught for information on planmng
and other permissions, ne:ghbour notlflcataon,
fees , timescale and any further queries -
relating to this Guidance Note {see Useful
Contacts). The submission of preilmlnar_y
sketches would be useful to forestall any
major redesign at a future date with its
consequences for wasted time and money.

__(engaged?

1 7 How can a su1table demgner be

- - it is generally adwsable to engage a qualified

professional, preferably a chartered architect,
to design and oversee the building work for
the extension proposed {sea Useful Contacts).
Even when a proprletary type structure is
proposed, e.g.-a garage or conservatory, an
architect is best able to determine its
appropriateness to the house in terms of its
physical character, impact on privacy,
overshadowmg and garden size.

Wil the deS|gn requirements mean
greater costs?

The design guidance, alms generally to create
simpler, discreet axtensnons next to the main
house, avoiding over elaborate shapes,

.materials and details. This approach shoutd, of

stself ‘help to achieve a more economic

: de5|gn It should also be appreciated that an

arch;tect is trained to achieve the most cost
/e arrangement of the proposed
accommodation overall and has a duty (of

'cafe) to recommend the lowest builder

estlmate

Certain design features may initlally be more
costly but will create savings in the longer
term e.g. pitched roofs may be more long
lasting than flat roofs as well as offering
additional accommodation.




e, 2m
between

_,.l
blank gables

single storey
exténsion

Unacceptable Infill Original Street Pattern Aocaptable lnfEII

[1] dormer permitted mmbo :{l(m
lFT'——, I——rlset ac!
[Z] min 1.0m where matching storey heights permitted

2. 2 S:de nd Forward Extensmns

ian ééape character of the garde ground :
i _|ssues the streetscape and the : s _ i psntes However W|thm'
' _tached and semi 1

~parts {e.g. thone
- future -without e
“nei hbour s land ol

rise to 1% sic W here the pattern of.
between the ] 5. remaing essentially

'DORMER EXTENSIONS .




__1

SIDE EXTENSIONS Excep

_-_¢ reinforce the doir
house by Iowerm

! am!ess ;omt of ‘existing and new. lFi

re-roof and render




"PORCH - Max Dimensions.

-._"Forward Extens

\ds Construction Consent.

b requnred in the case of | terrace and
‘semi- detached housmg {F:guras4a&4b}




Original House

Rear Garden Area :

extension + existing structures
should be less than 26% of the
original rear garden

Lo

2.3

' RETA!NING GARDEN GROUND

Rear Extens_ro_r_l_s_
NEIGHBOUR 1

General

The concealed Iocatlon of a rear extension
means that the main pEannmg concern is with
garden amenity, pnvacy and internal
daylighting. The fol! wmg general pornts are
made : R -

¢ A grddnd extension may be appropriate

where an adequate garden size is retained .

and the option of a roof extension might

result in visually intrusive dormers to the R

“front.’ :
_ {see Roof Extensrons and Dormer W:ndows) _

@ Addlt:onal aceommodatron should not
generally be greater than 50% of the
exrstmg ground ﬂoor area.

¢ Any extensnon should be lower, appear the
_emaller scale than the main
house, and be set in from any side of it.

% The propo'rtlon of new solid walls to
-window ‘openings shoutd contlnue the _
existing pattern. ” B

Usable Garden Ground
{Figure 6}

Cantrols relating to overlooking,

overshadowing, and the proportional
relationship of the extension to the original
house will general[y ensure that an adequate
standard closed private garden area is
retained, However, as a general rule any rear
extensro'

% together _w rh exrstmg sheds and garages,

should not .exceed 25% of the original
enclosed garden to the rear of the building
line. S :

€ should not encroach beyond 5.5 metres of
the rear garden boundary

Concessions on these standards would be

considered where the extensmn

4 creates a gard_en__eize no less than is the
average in the 'particufar area.

$ _1s requnred to meet tolerable etandards or g
.-drsablhty needs. :




Minimum distances between window openings

Angle at window of huilding to be erected not more than

Angle at
window of
any other
building
not more
than

" DISTANGES IN METRES

NOTE .
Example 1 Example 2
— g
2 2
: Lo
2 e o w] 3 z M o
£ ] 3
: | ¢
£
- Q
Example 3 Example 4
k]
E:
3 &
o £
|2
Z £
a Q

é Where an extensionis 1 % or 2 storey
“there should not be any side windows to
" "habitable" rooms to avoid a precedent
‘which may be ihe cause of nelghbour
" dispute. Wlndows on the rear frontage or in
roof Iight form couid be conmdered instead.

¢ Non-habltab!e room windows Wlll be
encourage .'o'n side elevations to avoid
blank w' Is e.g. bathrooms WI h_opaque
glass. -

& This dimension may be reduced. '_ here

{i} windows do not directly face ea
-dii} _wmdows are at an '
ii) there is effective
a 2 metre high w
‘mutual boundary.

Jiving rooms and bedrooms

nent screening -
-fence defines




KEY
_? Acceptable Extsnsion

Unacceptable Extenslons

| Acceptable if
max 3.6m from

Sole H
window to
"habitable®
room |
v
4
/
No facing
Windows 1
1
y
/
1 min 1.0m
¢ sst back

N rear building iine

High boundary
fences to screen

and terminate
behind front
building Iine

I

Sole
H window to
“habltable”
room

Overshadowmg {Figure 7} B

: Screen fences - and structwes
from . “permitted development
casting - a shadow across th
nelghbour s wmdow or. garden groun

___9 _a_ _1/_2 : or 2 storey
_shoui_d not project from the

:'--."r.'aﬂijbi'ni'ﬁg"

closer than 4 metres.

“Any extension whose side taces or.}fo.'a: -
:“neighbouring house |mmed1ate]y opposn '
only -window to a habitable room must be




