
1

AGENDA ITEM 12

FALKIRK COUNCIL

Subject: ALTERATIONS AND EXTENSION TO DENTAL PRACTICE AT 18
MEEKS ROAD, FALKIRK, FK2 7ES FOR CENTRAL ORTHODONTICS -
P/10/0180/FUL

Meeting: PLANNING COMMITTEE
Date: 16 June 2010
Author: DIRECTOR OF DEVELOPMENT SERVICES

Local Members: Councillor David Alexander
Councillor Craig R. Martin
Councillor Cecil Meiklejohn
Councillor Pat Reid

Community Council: Grahamston, Westfield and Middlefield

Case Officer: Allan Finlayson (Senior Planning Officer), ext 4706

1. DESCRIPTION OF PROPOSAL / SITE LOCATION

1.1 The application site is located at 18 Meeks Road, Falkirk.  The property is a semi-detached
stone villa which has been converted to commercial use as a dental practice.

1.2 The application site is surrounded by residential properties to the north and east. Commercial
property, also converted from a former residential use, exists to the west.

1.3 The application is for a proposed extension of the existing building in the rear garden ground
of 18 Meeks Road.  The building is proposed to be used for the extension of existing
commercial use as a dental practice.

1.4 The extension (including proposed raised decking) has a proposed ground floor area of
approximately 120m² in a rear garden area of approximately 290m².  The existing building has a
ground floor area of approximately 100m².

2. REASON FOR COMMITTEE CONSIDERATION

2.1 The application has been called to Committee by Provost Pat Reid.
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3. SITE HISTORY

3.1 Change of use of dwellinghouse to dental practice, planning reference F/99/0756, granted on
15 February 2000.

3.2 Siting of temporary building to provide additional dental practice accommodation, planning
reference 05/0780/FUL, refused on 5 December 2005.

3.3 Alterations and extensions to dental practice, planning reference P/09/0542/FUL, refused on
1 December 2009.

4. CONSULTATIONS

4.1  The  Roads  Development  Unit  has  advised  that  the  extension,  in  respect  of  commercial
floorspace, would require the provision of 8 car parking spaces.  No car parking exists at the
site nor is any proposed.  The Meeks Road public car park exists opposite the site.  The Roads
Development Unit has advised that if the proposed development were to be approved then a
commuted financial payment would be required to address car parking deficiencies resulting
from the proposed development.

4.2 The Environmental Protection Unit has advised that if the application were to be approved,
there is a need for a noise assessment, given the close proximity for housing to the proposed
extended commercial use, and a Contaminated Land Assessment, given the proximity of
historic potentially contaminative uses.

5. COMMUNITY COUNCIL

5.1 The Grahamston, Middlefield and Westfield Community Council has objected to the proposed
development on the grounds that the proposal represents further commercialisation of an
established residential area, existing car parking is not sufficient to support further
commercialisation of Meeks Road, the development would restrict future reversion to private
occupancy, the proposed extension would overshadow and dominate surrounding gardens and
that a location in Meeks Road is not essential as the majority of patients travel to the practice.

6. PUBLIC REPRESENTATION

6.1 Twelve objections have been submitted by occupiers of residential properties in the
surrounding area.

6.2 The grounds of objection relate to the unsuitability of an extended commercial building within
an established residential area and the impact on visual and residential amenity.  The proposal is
considered to be contrary to Development Plan policy in terms of impact on amenity, noise
disturbance, overbearance, and the lack of parking provision.  In addition, the civil issue of
right of access to construct the extension has been raised.

6.3 Twenty-two letters of support have been submitted from patients of the existing practice and a
staff member of the applicant’s agent.
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6.4 The grounds of support relate to the need for the practice to expand to serve patients, the
modest extension proposed and the existence of car parking in Meeks Road to serve patients
attending the practice.

7. DETAILED APPRAISAL

Under section 25 of the Town and Country Planning (Scotland) Act 1997, as amended, the
determination of planning applications for local and major developments shall be made in
accordance with the Development Plan unless material considerations indicate otherwise.

Accordingly,

7a The Development Plan

Falkirk Council Structure Plan

7a.1 The proposed development is not of a strategic nature.  There are no policies of the Structure
Plan that apply.

Falkirk Council Local Plan

7a.2 The application site is covered by the Falkirk Local Plan, 2000.  Policies FAL 3.1 ‘Design and
Townscape’ and FAL 5.8 - ‘Non Residential Uses in Housing Areas’ apply.

7a.3 Policy FAL 3.1 ‘Design and Townscape’ states:

“New development will be required to achieve a high standard of design and amenity, and should
contribute positively to the visual quality of the built environment. Proposals should accord with the
following principles:

(i) the siting, layout and density of new development should create an attractive and coherent
structure of spaces and built forms which integrates well with the pattern of the local
townscape/landscape, and fosters a sense of place;

(ii) the design of new buildings should blend with that of the surrounding urban fabric in terms
of scale, height, massing, building line, architectural style and detailing;

(iii) building materials and finishes should be chosen to reflect those prevailing in, or traditional
to, the local area;

(iv) opportunities should be taken within the development to incorporate new public spaces,
enhance existing ones or create other focal points;

(v) existing buildings or natural features which contribute to the local townscape should be
retained, where possible, and incorporated as an integral part of the design; and

(vi) the contribution to the townscape of important landmarks, skylines and views should be
respected.”

7a.4 The design of the proposed extension is contrary to the surrounding urban fabric with regards
to  architectural  style  and  detailing.   The  scale,  height  and  massing  would  exceed  that  of
extensions to predominantly residential buildings in the surrounding area.  Proposed materials
of construction are acceptable.
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7a.5 Policy FAL 5.8 ‘Non Residential Uses in Housing Areas’ states:

“Within established residential areas, there will be a general presumption against the introduction of
uses which would be incompatible with the residential character and amenity of the area. Proposals for
appropriate ancillary services (e.g. surgeries, nurseries and corner shops) will be welcomed where it can
be demonstrated that the quality of the residential environment would be safeguarded and access and
parking issues can be satisfactorily resolved.”

7a.6 The existing commercial use has been established for 10 years with no apparent adverse
impacts on residential amenity.  The proposed extension, however, is located in the rear garden
area and bounded by a number of residential properties. The building would occupy
approximately 42% of the existing rear garden area within 1 metre of an adjoining residential
property boundary.  The position of the building, its size and the type of work carried out are
likely to have an impact on the amenity of the surrounding residential environment as a result
of noise and intensity of use.

7a.7 The proposed extension, as a result of architectural design, siting in close proximity to existing
residential properties and the occupation of approximately 42% of the existing rear garden area
is contrary to established townscape character by means of building mass, architectural scale
and integration with surrounding existing development.

7a.8 The application site cannot provide the required number of parking spaces to serve the size of
commercial premises proposed.

7a.9 Accordingly, the proposal fails to comply with the terms of the Development Plan.

7b Material Considerations

7b.1 The material considerations to be assessed are the consultation response from the Roads
Development Unit, the views expressed in objections to and support of the proposed
development, Falkirk Council’s Supplementary Planning Guidance Note ‘Residential
Extensions and Alterations’, the Falkirk Council Local Plan (Finalised Draft) and supporting
information submitted by the applicant’s agent.

Objections Received

7b.2 The submitted objections are considered as follows:-

The proposed building is of modern appearance, constructed in traditional materials.  The
appearance of the building would be incongruous with the established residential character
of the area in terms of the size of the extension proposed and the proposed relationship
with the existing rear garden areas of adjacent residential properties.

The  acceptance  of  an  extension  which  occupies  such  a  large  percentage  of  garden  area
would  be  unprecedented  in  the  surrounding  area.   Whilst  there  are  existing  commercial
uses in the area, none dominate the site to the extent now being proposed.
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The potential impact on established residential amenity is likely to be significant.    The
existing use is contained within a stone built former dwellinghouse with no obvious
external signs of commercial use.  The same could not be said of the proposed extension.
The operation of potentially noisy dental machinery is likely to have an impact on
established  levels  of  residential  amenity.   This  impact  would  be  exacerbated  in  summer
periods with the likely opening of proposed building windows adjacent to residential
property boundaries at a time when residents would expect to enjoy their gardens.

The current commercial use exists comfortably within an established residential area.  With
the exception of the amenity issues raised by the proposed extension, the principle of
commercial use is not considered to compromise the integrity of the predominately
residential area.  The car parking deficiencies have been identified by the Roads
Development Unit.

The potential for future reversion to residential use is not considered to be prejudiced by
the development proposed.

Concerns of adverse impact on the residential amenity of adjacent property have been
substantiated with regards to noise, the proposed building mass and architectural scale in
terms of proposed window positioning.

Supporting Representations

7b.3 The supporting comments are considered as follows:

It is noted that the majority of letters of support come from patients of the dental practice
located in areas not immediate to the application site.  Other than with respect to car
parking and business location, the geographic spread of patients is not considered to
significantly impact one way or the other on the application assessment.

Letters of support for the proposed development have been submitted from residents of
Falkirk, Grangemouth, Bo’ness, Bonnybridge, Denny, Cumbernauld and West Lothian.
The majority are standardised letters and refer to the importance of the existing dental
service to these people.  One letter of support from a member of staff from the applicant’s
agent raises the background to the applicant’s need to enlarge the practice and modernise
to allow improved access for less able patients.  The modest size of proposed extension is
raised as is available adjacent car parking.

The geographical spread of supporting letters indicates that a location in Meeks Road is
not essential other than for the convenience of avoiding relocation to alternative premises.
It is noted that potentially suitable commercial units with car parking lie vacant on
Grahams Road within 200 metres of the application site.  The proposed extension has
been demonstrated as unacceptable in terms of size and amenity.  The existence of other
extensions considered by the applicant’s agent to be of greater size is considered later in
this report in the assessment of additional information.
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Consultation Response

7b.4 The Roads Development Unit has advised that the required number of car parking spaces for
the extension (8)  cannot be accommodated on site and that,  as a result,  a  commuted sum to
fund alternative transport improvements would be required.  This has not been progressed
given the concerns of the suitability of the site for the development proposed.

Supplementary Planning Guidance

7b.5 Falkirk Council’s Supplementary Planning Guidance Note ‘Residential Extensions and
Alterations’ is an appropriate material consideration.  The existing commercial use is contained
within a one and a half storey former residential building of modest proportions and mainly
surrounded by similar properties.  Guidance on extensions to residential buildings is intended
to achieve acceptable, related extensions with regards to the amenity of surrounding residential
properties.

7b.6 The proposal can therefore, despite its commercial nature, be assessed against Falkirk Council’s
Supplementary Planning Guidance Note (SPG) for House Extensions and Alterations.

7b.7 The SPG establishes criteria for the relationship of extensions to existing property, the site and
its surroundings.  These include:

a. The extension should not exceed 50% of the existing ground floor area (120% proposed).
b. No more than 25% of the existing garden ground should be occupied by an extension

(42% proposed).
c. No side windows should be proposed in habitable rooms.
d. Maximum projection of 3.5 metres from rear building line should not be exceeded

(12 metres proposed).

7b.8 The above criteria apply to 1½ storey extensions which, given the proposed ridge height of the
proposed extension are considered appropriate.  Points a, b and d are exceeded considerably.
In relation to point c, it is noted that the proposed fenestration is through the use of ‘Velux’
type windows. Also noted is that previous refusals of planning permission referred to concerns
of commercial noise from any windows in proximity to the garden boundary of residential
properties. The request for a noise survey from the Environmental Protection Unit supports
this concern.

7b.9 In the context of the SPG, the proposed extension constitutes overdevelopment of the site, is
unrelated to the mass and scale of previous extensions to similar properties and would result in
potentially adverse impacts on residential amenity.

Falkirk Council Local Plan Finalised Draft (Deposit Version)

7b.10 The Falkirk Council Local Plan (Finalised Draft) affirms the policy position of the extant
Falkirk Local Plan through Policy SC7 - Established Residential Areas.
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7b.11 Policy SC7 - ‘Established Residential Areas’ states:

“Within established residential areas, there will be a general presumption against the introduction of
uses which would be incompatible with the residential character and amenity of the area. Proposals for
appropriate community services (e.g. surgeries, day nurseries and neighbourhood shops), homeworking
or other compatible business uses (e.g. guest houses) will be supported where it can be demonstrated
that the quality of the residential environment would be safeguarded, the type and location of the
property is suitable, and satisfactory access and parking can be provided.”

7b.12 The proposed extension is considered to introduce an enlargement and intensification of an
existing  commercial  use  to  such  an  extent  that  it  would  be  incompatible  with  adjacent
residential properties in terms of established residential amenity.  The proposed extension,
albeit to a community dental surgery has not demonstrated that the quality of the surrounding
residential environment would be safeguarded.  The existing property is not considered suitable
for the size of extension proposed and parking cannot be provided.

Supporting Information

7b.13 The applicant’s agent has submitted supporting information in the form of a car parking survey
and an assessment of previous commercial and residential extensions in order to justify the
proposed extension.  The car parking survey is noted but does not alter the parking deficiencies
of the proposed development as identified by the Roads Development Unit in their
consultation response.

7b.14 The information submitted relating to previous extensions to commercial and residential
properties in the area indicates extensions within rear garden areas of: 27% (doctors' surgery),
23% (office premises) and 15%, 11% and 10% (residential properties).  The proposed
extension (including raised decking) would occupy 42% of the rear garden ground.  This size of
extension proposed would be unprecedented in the area whether for commercial or residential
use.  In the cases of previous extensions to doctors' surgery and office accommodation these
sites provide 16 and 13 car parking spaces respectively.  No parking is proposed in this
application.

7c Conclusion

7c.1 The proposed extension is contrary to the terms of the extant and emerging Development
Plan. It is considered that the proposed building could not operate without adverse impact on
established residential amenity and that the position within the rear garden ground and size of
extension proposed are contrary to the established townscape character of the surrounding
area. Required car parking cannot be provided within the site.

7c.2 The additional information submitted in support of the proposed extension is not considered
to provide material considerations which would outweigh Development Plan policy and
amenity concerns or the requirement for car parking.
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8. RECOMMENDATION

8.1 It is recommended that Committee refuse planning permission for the following
reason(s):

(1) The use, design and location of the proposed building would adversely impact
on established residential amenity and the proposal is therefore contrary to
Policy FAL 5.8 of the Falkirk Local Plan.

(2) The proposed size of extension and the extent to which it would occupy in the
existing rear garden area are contrary to the established townscape character of
the surrounding area, and the proposal is therefore contrary to Policy FAL 3.1 of
the Falkirk Local Plan.

(3) The proposal would result in an extension and intensification of an existing use
to the extent that it would be incompatible with the residential amenity of the
area and required car parking cannot be provided.  The proposal is therefore
contrary to Policy SC7 of the Falkirk Council Local Plan Finalised Draft
(Deposit Version).

Informative(s):-

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

 .................................................…….
Director of Development Services

Date: 8 June 2010

LIST OF BACKGROUND PAPERS

1. Falkirk Local Plan 2000
2. Falkirk Council Finalised Draft Local Plan, 2007
3. Letter of Support from Mr Jon Newey, 9 Friars Way Linlithgow EH49 7AQ dated 31 March

2010
4. Letter  of  Representation  from  Orme  Business  and  Property  Law  F.T.A.O.  Alan  S  M  Orme,

Director 20 Meeks Road Falkirk FK2 7ES dated 19 April 2010.
5. Letter of Objection from Mrs Agnes Russell, 3 Alma Street Falkirk FK2 7HB dated 20 April

2010.
6. Letter of Objection from Kathleen M Rutherford, Lyndhurst 16 Meeks Road Falkirk FK2 7ES

dated 19 April 2010.
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7. Letter of Support from Mr Scrimgeour, 39 Alma Street Falkirk FK2 7HD  dated 28 April 2010.
8. Letter of Support from Ms Maureen Colborn, 23 Holly Avenue Stenhousemuir Larbert FK5

4DN dated 4 May 2010.
9. Letter of Support from Mr McBride, 51 Alma Street Falkirk FK2 7HE dated 4 May 2010.
10. Letter of Support from Mrs L Greenaway, 48 Russel Street Falkirk FK2 7HS dated 23 April

2010.
11.  Letter  of  Objection  from  Mr  and  Mrs  J  Davies,  4  Russel  Street  Falkirk  FK2  7HX  dated  17

April 2010.
12.  Letter  of  Objection  from Mr  Tommy Cockburn,  2  Alma Street  Falkirk  FK12 7HB dated  18

April 2010.
13.  Letter  of  Objection  from Ms Susan  Crawford,  2(b)  Russel  Street  Falkirk  FK2 7HX dated  19

April 2010.
14. Letter of Objection from Mrs Angela Reid, 2A Russel Street, Falkirk FK2 7HX dated 18 April

2010.
15. Letter of Support from Elizabeth Craig, 20 Newlands Road Grangemouth FK3 8NX dated 20

April 2010.
16.  Letter  of  Objection  from  Mr  Gordon  Smith,  10  Russel  St  Falkirk  FK2  7HX  dated  20  April

2010.
17. Letter of Support from Susan Monson, 49 Henryson Crescent Larbert FK5 4GH dated 13

April 2010.
18. Letter of Objection from James and Rosina Connelly, 7 Alma Street Falkirk FK2 7HB   dated

21 April 2010.
19. Letter of Support from C Bouman, 41 Beaumont Drive Carron Falkirk FK2 8SN dated 14

April 2010.
20. Letter of Objection from Grahamston, Middlefield and Westfield Community Council FAO

Ray M Bruce (Secretary) 26 Alma Street Falkirk FK2 7HD dated 20 April 2010.
21. Letter of Support from Anne Gardner, 2 Hanlon Gardens Rumford Falkirk FK2 0US dated 19

April 2010.
22.  Letter of Support from Muhammad Rashid,  7 Killin Drive Polmont Falkirk FK2 0QQ dated

19 April 2010.
23. Letter of Support from Mr Mark Dunsmore, 5 Knowepark Road Stoneyburn West Lothian

EH47 8EA dated 19 April 2010.
24. Letter of Support from Mr Rick MacLeod, 28 Cherry Avenue Abronhill Cumbernauld G67

3BG dated 19 April 2010.
25. Letter of Support from Mr Malcolm Millar, 21 Bonhard Way Bo'ness EH51 9RF dated 19

April 2010.
26. Letter of Support from Avril Millree, 146 Windsor Road Falkirk FK1 5DF dated 19 April 2010
27. Letter of Support from Anne Munro, 72 Beauly Court Grangemouth FK3 0JQ dated 19 April

2010.
28.  Letter  of  Support  from  Mr  Ronald  Ferguson,  Seabegs  Place  Farmhouse  3  Seabegs  Place

Bonnybridge FK4 2BY dated 19 April 2010.
29. Letter of Support from Miss Aimee McPheat, 22 Haig Street Grangemouth FK3 8QF dated 19

April 2010.
30. Letter of Support from Mrs Tracey Burton, 34 Halidon Avenue Cumbernauld G67 4FB dated

19 April 2010.
31. Letter of Support from Mrs Burrell, 20 Watson Street Falkirk FK2 7EX dated 22 April 2010.
32. Letter of Support from Mr Laird, 54 Watson Street Falkirk FK2 7HA dated 22 April 2010.
33. Letter of Support from Mrs Day, 21 Watson Street Falkirk FK2 7HA dated 30 April 2010.
34. Letter of Support from Lesley Todd, 4 Douglas Avenue Airth Falkirk FK2 8GF dated

29 April 2010
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Any person wishing to inspect the background papers listed above should telephone Falkirk 01324
504706 and ask for Allan Finlayson (Senior Planning Officer).
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