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APPLICATION FOR PLANNING PERMISSION FOR THE ERECTION OF A NEW 

DWELLING, LAND AT 26 GRAHAM ROAD, KILLEARN, G63 9RR 

 

SUPPORTING PLANNING STATEMENT 

 

1. Site Description: 

 

1.1 The site the subject of this application comprises the existing garden 

grounds of a 2-storey end of terrace dwellinghouse, located to the south 

side of Graham Road, and within the settlement boundary for Killearn.  

While small terraced rows a are common layout within the immediate 

streetscape setting, unlike many neighbouring properties, the plot size of 

the application property is significantly larger than neighbouring plots. 

 

1.2 An area of open space (approx. 12m wide) separates the application 

property from the neighbouring property to the east (No. 28).  This includes 

a public footpath which leads towards Killearn Primary School and the 

playing fields to the south of the application site.  The site is outwith the 

designated Killearn Conservation area which is located to the north along 

Main Street.  The application site is not covered by any other statutory of 

Local Development Plan designations. 

 

2. Relevant Planning History: 

 

2.1 Having checked the council’s online planning search, there are no 

planning applications of relevance to the application site. 

 

2.2 A pre-application enquiry was however submitted in respect of the 

proposed development in January 2021 (LPA reference PREAPP-2021-

0021).  The response received concluded: 

 

 “Subject to the completion of a satisfactory assessment to 

demonstrate that there will be no adverse impacts on the daylight 

and sunlight received by the neighbouring occupier at No. 24, a 

dwelling of the scale and proportions proposed would in principle 

accord with the aims and objectives Policy 2.11 of the Stirling Local 

Development Plan 2018.” 

 

3. Proposed Development: 

 

3.1 The development proposed is the erection of a 2-storey dwelling, 

attached to the ‘end’ of the existing terrace of three dwellings.  This would 

include a ‘wrap-around’ extension to the side and rear of the main new 

dwellinghouse.  The rear of this extension would project approximately 2m 

from the rear elevation of the main dwellinghouse and have a width of 
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approximately 9.2m, approximately 2m wider in width than that of the 

rear elevation of the main dwellinghouse.  The side elevation would be 

approximately 7m in length, set back approximately 3m from the front 

building line of the existing dwellinghouse. 

 

3.2 The overall height of the ‘extension’ would be approximately 6.15m to the 

ridgeline, approximately 2.5m lower than the ridgeline height of the main 

new dwellinghouse.  The proposed extension would have a shallow 

pitched roof finish, with the roof plane on the front elevation 

approximately 2.4m in length from the front elevation of the extension to 

the ridgeline and the roof plane of the rear elevation approximately 5m in 

length from the rear elevation of the extension to the ridgeline. 

 

3.3 In addition to the above, the proposal also includes a dormer window to 

the rear roof plane measuring 3.5m in width, 1.7m in total height and 2m in 

depth (4.2 m3 in volume). 

 

3.4 The ground floor of the new dwelling would comprise a kitchen/dining 

room, lounge and entrance hall.  At first floor level there would be 3 no. 

bedrooms including a new master bedroom with en-suite as well as a new 

family bathroom.  The loft space along with the newly proposed dormer 

extension would comprise a further bedroom with en-suite accessed by 

way of a new staircase leading from first floor level. 

 

3.5 The external walls of the main new dwelling would be finished to match 

the existing terrace.  The ‘wrap around’ extension would be finished in 

horizontal timber cladding, with the roof having a zinc finish.  To the rear 

elevation of the proposed extension there would be 2 no. sets of sliding 

doors leading out into the rear garden and a single window towards the 

east gable at ground floor level.  At upper floor level there would be a 

total of 3 no. slimline windows with a horizontal emphasis.  There is a single 

window proposed on the side elevation set towards the front of the 

extension.  On the principal (front) elevation a new doorway entrance is 

proposed with the existing entrance removed to give way to a new 

window fenestration to the existing dwellinghouse, while at upper floor 

level there is a single slimline window with a horizontal emphasis to match 

those on the rear elevation of the extension. 

 

3.6 The Planning etc. (Scotland) Act 2006 and the Town and Country Planning 

(Development Management Procedure) (Scotland) Regulations 2013 

contain a requirement for a Design Statement to accompany planning 

applications for certain types of development.  The term “design” relates 

to the physical and visual impact of the built form and its external 

envelope on streets and public areas in towns, villages and rural areas. 
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Qualities of a well-designed place are that it is distinctive, welcoming, 

connected, safe, adaptable and efficient. 

 

3.7 Whilst in this instance the submission of a Design Statement is not a 

statutory requirement, one has been prepared by the project Architects, 

Porcupine Design.  

 

4. Relevant Development Plan Policies: 

 

4.1 Section 25 of the Town and County Planning (Scotland) Act 1997 states 

that “where in making any determination under the planning act regard is 

to be had to the Development Plan, the determination shall be in 

accordance with the plan unless material considerations indicate 

otherwise”. 

 

4.2 The Development Plan relevant to the current planning application 

comprises the: 

 

• Stirling Council Local Development Plan (October 2018) 

 

4.3 The following policies of the adopted Local Development Plan will be of 

direct relevance to the proposed development: 

 

Policy 1.1: Site Planning – This states that all new development, including 

alterations and extensions to existing buildings, are required to contribute, 

in a positive manner, to quality of the surrounding built and natural 

environment. All proposals are therefore expected to meet the following 

criteria (where relevant): 

 

(a)  The siting, layout and density of new development should; 

contribute towards or create a coherent structure of streets, spaces 

and buildings; respect, complement and connect with its 

surroundings; be safely accessed; and create a sense of identity 

within the development. 

(b)  All new development should consider and respect site topography, 

and any surrounding important landmarks (built or natural), views or 

skylines. 

(c)  The design should be appropriate to both any building to which it 

relates, and the wider surroundings in terms of appearance, 

position, height, scale, massing, and should use materials, finishes 

and colours which complement those prevalent. 

(d)  In urban settings in particular, buildings should be positioned so as to 

respect an existing building line, or establish one where none exists. 

Thereafter, access, uses and orientation of principal elevations 

should reinforce the street or areas of open space. 
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(e)  All buildings, streets and open spaces should be considered and 

designed in a manner so as to create safe, accessible, inclusive 

places for people, which are easily navigable, particularly on foot, 

bicycle and public transport. Any core path, established rights of 

way, and other important access routes should be protected and 

retained. 

(f)  It should be demonstrated that buildings and spaces have been 

designed with future adaptability in mind wherever possible and 

appropriate. 

(g) Existing buildings, structures and natural features that contribute to 

local townscape and biodiversity should be retained and sensitively 

integrated into proposals. 

(h)  Consider and plan for how the development will be serviced 

including the potential for heat networks and ensuring that 

adequate space is given to facilitating recycling and the storage of 

waste bins. 

 

Policy 2.11: Houses in Garden Ground/Curtilages - In settlements (outwith 

Conservation Areas and/or the grounds of Listed Buildings), residential 

development within the curtilage of an existing house will be supported 

provided that all the following criteria are satisfied: 

 

(a)  The position, orientation, and access to the proposed house(s) and 

the relationship with surrounding properties, maintains and respects 

the established development pattern. 

(b)  The proposed curtilage(s) and that remaining attached to the 

existing house will be comparable with those surrounding in terms of 

size, shape, amenity and privacy. 

(c)  The proposed house(s) is afforded a degree of privacy comparable 

with surrounding houses and does not materially affect the privacy 

and/or daylight of surrounding residential properties. 

(d)  All existing features such as trees, hedges, landforms, walls, fences 

and buildings which contribute to the character of the plot and/or 

wider area, shall be retained and not adversely affected by 

development. 

 

Supplementary Planning Guidance 

 

4.4 A suite of Supplementary Guidance was adopted in 2014 alongside the 

previous Stirling Local Development Plan. It is now non-statutory guidance 

until such time as it has been reviewed and adopted as part of the Stirling 

Local Development Plan 2018.  Of relevance to the current application is 

the following: 

 

• SG01: Placemaking; and 
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• SG12: Residential Alteration and Extensions, 2014 (only relevant to 

some degree). 

 

5. Other Material Considerations: 

 

Scottish Planning Policy (2014) 

 

5.1 The Scottish Government have recently stated that planning should take 

a positive approach to enabling high-quality development and making 

efficient use of land to deliver long-term benefits for the public while 

protecting and enhancing natural and cultural resources.  Furthermore, 

the SPP now introduces a presumption in favour of development that 

contributes to sustainable development. 

 

5.2 This means that the planning system must support economically, 

environmentally and socially sustainable places by enabling development 

that balances the costs and benefits of a proposal over the longer term.  

Policies and decisions should therefore give due weight to net economic 

benefit, and should support the delivery of accessible housing, business, 

retailing and leisure development.  It is clear from this that the Scottish 

Government are of the firm opinion that the planning system exists to 

promote, not to prevent, development. 

 

6. Planning Assessment 

 

6.1 As noted in Section 5 above, the Scottish Government have stated that 

planning should take a positive approach to enabling high-quality 

development and making efficient use of land to deliver long-term 

benefits for the public while protecting and enhancing natural and 

cultural resources (Scottish Planning Policy). 

 

6.2 Section 25 of the Town and Country Planning (Scotland) Act 1997 (as 

amended) indicates that in making any determination under the Planning 

Acts, regard is to be had to the Development Plan.  With respect to the 

submitted application, having regard to the provisions of the adopted 

Local Development Plan (and its Supplementary Guidance), and the 

relevant material considerations, the following are the key planning issues 

that will require to be assessed. 

 

Siting, Design and Appearance 

 

6.3 Policy 2.11 (Houses in Garden Ground/Curtilages) states that new 

dwellings within the garden grounds of existing properties will be 

supported provided that the position, orientation, and access to the 

proposed house(s) and the relationship with surrounding properties, 
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maintains and respects the established development pattern.  In addition 

(although this is not an extension per se) Policy 2.12 (Residential Alterations 

and Extensions) states that the alteration/extension of residential 

properties will be supported, provided the proposals: are of a scale and 

design which is subordinate and sympathetic to the main building, do not 

result in an over-development of the plot, and do not result in a material 

detrimental impact with regards to the amenity of surrounding residential 

properties, in terms of privacy, and/or a loss of daylight/sunlight. 

 

6.4 The associated SG12 Residential Alterations and Extensions provides 

further detailed consideration to support Policy 2.12.  Additionally, LDP 

Policy 1.1 (Site Planning) requires new development to contribute in a 

positive manner to the quality of the surrounding built and natural 

environment and lists a range of criteria which ought to be met in order to 

achieve this. 

 

6.4 In terms of siting, the proposed new dwelling would essentially be an 

extension of the existing terrace of three dwellings.  The ‘wrap-around’ 

extension aspect of the proposal would be set back approximately 3m 

from the frontline of the main dwellinghouse and project 2m from its 

gable.  The rear extension element would project 2m from the rear 

elevation of the main dwellinghouse.  In respect of height, the ridgeline of 

the extension would be set down approximately 2.5m for the ridgeline of 

the main dwellinghouse.  As a result, it is therefore considered that the 

proposed extension would be of an appropriate scale and design to 

ensure that it is viewed as being visually subservient to the main new 

dwellinghouse.  The finish of the proposed extension would be modern yet 

sympathetic to the main new dwellinghouse, further ensuring it would be 

viewed as being visually subservient. 

 

6.5 In addition to the above, SG12 sets out the general principles in respect of 

the size of development relative to plot sizes.  In this respect, the existing 

dwellinghouse (no. 26) is located on a large plot relative to most 

neighbouring properties.  The proposed new dwelling would be able to 

be accommodated within the existing plot, and the existing dwelling 

would retain sufficient garden ground to the front and to the rear. 

 

6.6 In addressing the proposed dormer extension to the rear (south) roof 

plane, SG12 highlights that the size and scale of such extensions should 

not dominate the original roof, should be set below the original roof 

ridgeline and generally not built off the wall head.  The design of the 

dormer would be subservient and sympathetic to the proposed new 

dwelling by way of size and scale, would be situated below the roof ridge 

and away from the eaves.  Given its location on the rear roof plane, there 

would be no resultant impact in this regard on the setting of the 
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streetscene.  It is therefore considered that the principle of the dormer 

extension would be acceptable and consistent with the general aims of 

Policy 2.12 and SG12. Assessment on any amenity impact will be assessed 

further below. 

 

Amenity 

 

6.7 SG12 highlights the importance of ensuring that proposed extension do 

not significantly affect the daylight and sunlight received by any 

neighbouring properties.  Daylight is the volume of natural light that enters 

a building to provide satisfactory illumination of internal accommodation 

between dawn and dusk.  Sunlight on the other hand refers to direct 

sunshine and is very much brighter than ambient daylight. 

 

6.8 In considering any potential impact in this regard it is important to firstly 

consider the following, that: 

 

• The Sun rises in the east and sets in the west (as shown in Image 1 

below), and 

• The sun reaches its maximum height around noon and will be due 

south at this time. 

 

 
 

Image 1: Sun Path Diagram 

 

6.9 With regards to any potential impact in respect of overshadowing and 

loss of natural light, the rear garden of the application site and 

immediately neighbouring properties along Graham Road are south 
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facing.  Given that the new dwelling will be attached to the end of the 

terraced row, the only property that could potential be affected in this 

regard is the neighbouring property immediately to the west.  As such, the 

proposed rear part of the ‘wrap-around’ extension would be located to 

the east of the neighbouring semi-detached property. 
 

6.10 In applying the 45-degree approach, as the neighbouring property is to 

the west, then along with applying the principles of the sun path and 

maximum height from around noon, then any potential impact in this 

regard would only be during early morning hours at most and only at 

ground floor level.  Additionally, the window nearest to the proposed rear 

part of the extension at ground floor level on the neighbouring property is 

not what would be classed as a habitable room.  Despite this not being a 

habitable room, it is considered that any potential impact would be 

minimal given the scale of the rear extension and positioning of the 

neighbouring windows on the rear elevation, along with the south facing 

façade meaning that the potential for impact on daylight levels or 

overshadowing would be during early morning hours as highlighted 

above. 

 

6.11 Given the above, it is not considered that the daylight levels within the 

neighbouring house to the west would be significantly affected as a result 

of the proposed rear extension.  It is therefore considered that the 

proposal would be compliant with the aims of Policy 2.12 and SG12 in this 

regard. 

 

6.12 In terms of any potential impact on privacy as a result of overlooking, 

there are no neighbouring properties to the rear (south) of the application 

site that could be overlooked, given that the site backs onto Killearn 

Primary School and the playing field.  Additionally, the neighbouring 

property to the east is circa 30m away, and there are no windows 

proposed to the east gable of the proposed new dwelling. 

 

6.13 In respect of the neighbouring property to the west, given the extent of 

the upper floor window fenestration of the proposed new dwelling would 

be the same as that of the main dwellinghouse, then it is not considered 

there would be any resultant increase in respect of overlooking or loss of 

privacy than there would be at present.  In order to further ensure this 

would be the case, the windows at upper floor level of the proposed new 

dwelling have a horizontal emphasis which means the cill of the window is 

raised above floor area than would normally be the case, which in turn 

would reduce any potential for increased overlooking and subsequent 

impact on privacy of neighbouring properties. 

 

6.14 In terms of the proposed dormer extension to the roof plane of the rear 
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(south) elevation, again it is not considered that this would have any 

detrimental or demonstrable impact to any significant degree on the 

privacy of the neighbouring property to the west. 

 

6.15 Given the above, it is not considered that the amenity of the 

neighbouring property to the west would be adversely affected as a result 

of the proposed development.  It is therefore again considered that the 

proposal would be compliant with the aims of Policy 2.12 and SG12 in this 

regard. 

 

7. Conclusions: 

 

7.1 In conclusion, the proposed new dwelling would be of an appropriate 

massing and scale, and of a design, appearance and siting, that would 

ensure that there would be no detrimental visual impact in terms of the 

surrounding streetscene setting.  Furthermore, there would not be any 

significant detrimental or demonstrable impact in terms of overshadowing 

or loss of day light on the neighbouring property to the west, and there 

would be no significant impact on amenity in terms of overlooking or loss 

of privacy as a result of the proposal.  Sufficient amenity space would be 

retained for the existing dwellinghouse. 

 

7.3 In view of the above, it is considered that the proposal would accord with 

Policy 1.1 and Policy 2.11 of the adopted Stirling Local Development Plan 

(October 2018) and, where relevent, Policy 2.12 and SG12.  Subject to the 

imposition of appropriate planning conditions, there is therefore no reason 

why the submitted planning application should not be supported, and 

permission timeously granted. 


