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Development Management Committee 
 

 
West Lothian Civic Centre 

Howden South Road 
LIVINGSTON 

EH54 6FF 
 

3 December 2014 
 
A meeting of the Development Management Committee of West Lothian Council 
will be held within the Council Chambers, West Lothian Civic Centre on 
Wednesday 10 December 2014 at 10:00am. 
 
 
 

For Chief Executive 
 

BUSINESS 
 
Public Session 
 
1. Apologies for Absence 
 
2. Order of Business, including notice of urgent business 
 
3. Declarations of Interest - Members should declare any financial and non-

financial interests they have in the items of business for consideration at 
the meeting, identifying the relevant agenda item and the nature of their 
interest. 

 
4. Confirm Draft Minutes of Meeting of Development Management 

Committee held on 15 October 2014 (herewith). 
 
Public Items for Decision 
 
5. Application No.0487/P/10 - Planning permission in principle for the 

erection of a 10ha residential devleopment with associated roads and 
landscaping at Limefields, Brucfield, Livingston (herewith) 

 
6. Application No.0560/FUL/14 - Erection of a house at Shiel Mill Farm, 

East Calder (herewith) 
 
7. Application No.0646/FUL/14 - Erection of a 991sqm class 4 office and 

259sqm class 5 workshop with associated yard and car parking at Plot 4, 
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Easter Inch Road, Bathgate (herewith) 
 
8. Application No.0647/FUL/14 - Change of use from a domestic 

garage/store to a house; the erection of a front canopy and alterations at 
land at 1 Combfoot Cottages, Mid Calder (herewith) 

 
9. Application No.0669/FUL/14 - Erection of 2 houses and siting of 2 

temporary residential caravans at land at 63 Main Street, Stoneyburn 
(herewith) 

 
10. Application No.0718/FUL/14 - Erection of a 93sqm hot food takeaway at 

Da Vincis Hotel, 1 Hawk Brae, Ladywell, Livingston (herewith) 
 
Public Items for Information 
 
11. Consider list of Delegated Decisions on Planning Applications and 

Enforcement Actions from 31 October to 28 November 2014 (herewith) 
 
12. Appeals - 
 
 (a) Application No.0357/14 - Application for high hedge notice at 

Baronshill Lodge, 3 Capstan Walk, Linlithgow - Appeal 
submitted to Scottish Ministers upheld 

 
 (b) Application No.0463/FUL/14 - Amendment to planning 

permission 0049/FUL/14 for the erection of a house to include 
sunroom at land adjacent to 20 Grant Street, West Calder - 
Appeal submitted to Scottish Ministers. 

 
 (c) Application No.0454/PO/14 - Application for the modification of 

the planning obligation relating to planning permission 
0056/P/12 at land at Eliburn Office Park, Eliburn, Livingston - 
Appeal withdrawn 

 
 (d) Two storey extension to house at 31 Loaninghill Park, Uphall - 

Appeal submitted to Scottish Ministers 
 

------------------------------------------------ 
 
NOTE For further information please contact Val Johnston, Tel No.01506 

281604 or email val.johnston@westlothian.gov.uk 
 

 

      - 2 -      



DATA LABEL: Public  157 
 

MINUTE of MEETING of the DEVELOPMENT MANAGEMENT COMMITTEE of 
WEST LOTHIAN COUNCIL held within COUNCIL CHAMBERS, WEST LOTHIAN 
CIVIC CENTRE, on 15 OCTOBER 2014. 
 
Present – Councillors Alexander Davidson (Chair), Tom Kerr, William Boyle, Harry 
Cartmill, Lawrence Fitzpatrick, Greg McCarra, John Muir and Barry Robertson 

 
Apologies – Councillor Stuart Borrowman  

 

1. DECLARATIONS OF INTEREST  

 Agenda Item 9a (Appeals) – Councillor Davidson declared a non-financial 
interest in that he was known to the applicant. 

 

2. MINUTE 

 The committee approved the Minute of the meeting held on 17 September 
2014 as a correct record. The Minute was thereafter signed by the Chair. 

 

3. APPLICATION NO.0321/MSC/14  

 The Development Management Manager advised the committee that the 
application had been withdrawn by the applicant. 

 

4. APPLICATION NO.0547/H/14 

 Councillors Cartmill and McCarra did not participate in the following item 
of business as they attended the meeting late and therefore had not heard 
all the merits of the case. 

 The committee considered a report (copies of which had been circulated) 
by the Development Management Manager concerning an application as 
follows :- 

 Application No. Proposal Recommendation 

 0547/H/14 Two storey extension 
to side of house at 31 
Loaninghill Park, 
Uphall 

Refuse planning 
permission 

 The committee then heard Ms Briton, the applicant, speak in support of 
the application. 

 The committee then heard Councillor Diane Calder, a local ward member, 
speak in support of the application. 

 Motion 

 To approve the terms of the report and refuse planning permission. 

      - 3 -      



DATA LABEL: Public  158 
 

 - Moved by the Chair and seconded by Councillor Kerr 

 Amendment 

 To grant planning permission as the application did conform with policy 
HOU9 as there would be no detrimental effect to visual and residential 
amenity to neighbouring properties and that the proposal would fit better 
with the street landscape than that which had been previously granted 
planning permission. 

 - Moved by Councillor Boyle and seconded by Councillor Muir 

 Decision 

 Following a vote the motion was successful by three votes to two, with 
one abstention, and it was agreed accordingly. 

 

5. APPLICATION NO.0612/FUL/14 

 The committee considered a report (copies of which had been circulated) 
by the Development Management Manager concerning an application as 
follows :- 

 Application No. Proposal Recommendation 

 0612/FUL/14 Construction of a 
detached house with 
associated parking and 
access at Ward Place, 
Eliburn, Livingston 

Refuse planning 
permission 

 Decision 

 To approve the terms of the report and refuse planning permission and 
agreed that the Development Management Manager pursue an 
emergency TPO for the application site. 

 Councillor Willie Boyle, having moved an alternative position, which did 
not received a seconder wished to have his dissent to the decision 
recorded. 

 

6. DELEGATED DECISIONS 

 The Head of Planning and Economic Development had delegated powers 
to issue decision on planning applications and enforcement action. 

 A list (copies of which had been circulated) of delegated decisions and 
enforcement actions for the period 5 September to 3 October 2014 was 
submitted for the information of the committee. 

 Decision 
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 Noted the list of delegated decisions.  
 

7. APPEALS - 

7a. The committee noted that the following appeal, submitted to Scottish 
Ministers following refusal of planning permission, had been upheld :- 

 Application No. Proposal 

 0110/FUL/14 Installation of heat extractor fan and 
acoustic enclosure (in retrospect) 
operational between 07.00 and 
20.00 hours only at 3-5 Goschen 
Place, Broxburn 

7b. The committee noted that the following appeal had been submitted to 
Scottish Ministers :- 

 Application No. Proposal 

 0357/14 Application of high hedge notice at 
Baronshill Lodge, 3 Captains Walk, 
Linlithgow 
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DEVELOPMENT MANAGEMENT COMMITTEE 
 
Report by Development Management Manager 
 

1 DESCRIPTION AND LOCATION 

 
Planning Permission in Principle for the erection of a 10 Ha residential development, with 
associated roads and landscaping at Limefields, Brucefield, Livingston 
 

2 DETAILS 

 

Reference 
no. 

0487/P/10 
 

Owner of site Schroder Exempt Property Unit Trust 
West Lothian Council 
Woodland Trust 

Applicant Schroder Exempt 
Property Unit Trust 
 

Ward & local 
members 

Livingston South 
L. Fitzpatrick 
P. Johnston 
D. Logue 
J. Muir 

Case officer Wendy McCorriston Contact details Tel: 01506 282406 
Wendy.McCorriston@westlothian.gov.uk 

 

Reason for referral to Development Management Committee: Referred by Development 
Management Manager to seek a change to the original decision made on 26 September 2012. 
 

3 RECOMMENDATION 

 
Agree to amend the decision to remove the requirement for land to be transferred to the council 
to allow for an extension to West Calder High School. 
 

4 DESCRIPTION OF THE PROPOSAL AND PLANNING HISTORY 

 
4.1 This application is for a 10 Ha residential development on land on the south side of the 

A71 and immediately east of West Calder High School. 
 

4.2 At its meeting on 26 September 2012 committee was minded to grant the application, 
subject to the applicant entering into a legal agreement, or agreements, for: (i) the 
payment of the necessary developer contributions and (ii) the transfer of an area of land 
to the council for the construction of an extension to West Calder High School. 
 

4.3 On 28 October 2014, Council Executive agreed to take forward a project for a new build 
West Calder High School. A senior officer review of the proposed extension to the 
existing school identified constraints relating to the present school building and site that 
impinged on the educational benefit and requirements that could be achieved.  It was 
considered that the project did not represent full value for money, nor provide sufficient 
lifespan for the asset, given the proposed level of investment and that a new build 
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project would represent a more appropriate solution. The replacement school will be built 
on a new site and a site search exercise is underway. 
 

4.4  Given the decision of Council Executive, there is no longer a requirement for the transfer 
of land to facilitate a school extension at the existing West Calder High School. As the 
previous Development Management Committee decision required both legal matters to 
be concluded before planning permission in principle could be issued, this report seeks 
committee’s agreement to amend that decision and remove the requirement for the land 
transfer. The planning permission can thereafter be issued once all negotiations on 
developer contributions are concluded. The requirement for all other developer 
contributions set out in the earlier report remains. 

 

5 CONCLUSION AND RECOMMENDATION 

 
5.1  A draft Section 75 legal agreement has been drawn up in respect of the developer 

contribution requirements and is ready to be concluded and signed. 
 
5.2  A separate legal agreement for the land transfer was also drawn up, however, given that 

the land is no longer required by the council this will not be concluded. 
 
5.3  It is recommended that committee agrees to amend the decision on this application and 

remove the requirement for the land transfer, in order for planning permission in principle 
to be issued once the Section 75 agreement is signed and registered. 

 

6 ATTACHMENTS  

 
 Location plan 

 
 

 
 
 
 
CHRIS NORMAN      
Development Management Manager                    Date:  10 December 2014 
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DEVELOPMENT MANAGEMENT COMMITTEE 

 

Report by Development Management Manager 

 

1 DESCRIPTION 
 

Erection of a house, Shiel Mill Farm, East Calder. 
 

2 DETAILS 
 

Reference no. 0560/FUL/14  Owner of site West Lothian Council 

Applicant Mr & Mrs 
Marshall 

Ward & local 
members 

East Livingston & East Calder 
Frank Anderson 
Carl John 
Dave King 
Frank Toner 

Case officer Ranald Dods Contact details Tel: 01506 282 413 
Email: ranald.dods@westlothian.gov.uk 

 

Reason for referral to Development  Management Committee:  Request of Cllrs John & King.  
 

3 RECOMMENDATION 
 

3.1 Refuse permission. 
 

4 DESCRIPTION OF THE PROPOSAL AND PLANNING HISTORY 
 

4.1 The application is made to erect a house with integral garage at Shiel Mill Farm, East Calder.  
The site is located within the Almond & Linhouse valleys area of great landscape value 
(AGLV) and is outwith the settlement envelopes as defined by the West Lothian Local Plan 
(WLLP).  The application must be assessed in terms of the relevant policies on countryside 
development contained within the development plan.  

 
4.2 Shiel Mill Farm, although no longer a farm, is a smallholding with some 5 hectares of rough 

grazing for 8 horses and 12 sheep.  The house is intended for the applicants’ son, who 
currently stays in the in the applicants’ house.  Mr Marshall’s son provides assistance in the 
running of the unit.  Due to the small size of the smallholding, neither the applicants nor their 
son derive their main income from the unit.   

 

4.3 The house, when viewed from road level, would take the form of a bungalow with garage 
accommodation formed as underbuild to the north of the property.  The garage door would 
face north east.  A spiral staircase would link the residential accommodation with the 
applicants’ house, which would be at a lower level.  A retaining wall would have to be formed 
to make up the required difference in ground levels and to allow the property to be 
constructed.  As a result of this level difference, the floor of the residential accommodation 
would be at approximately the eaves level of the applicants’ house.  An elevation of the 
proposed house is attached for members’ reference. 
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4.4 There is no planning history associated with this site.  Three applications have been made on 
adjoining land.  These are summarised below. 

 
Reference Description Decision Date 

0500/87 Rehabilitation and extension to cottage & byre to form a house, Shiel 
Mill Farm [to east of application site] 

Granted 28 Aug 87 

0147/94 Extension to house, Shiel Cottage [to east of application site] Granted 21 Jun 94 

0367/95 Erection of a house, Shiel Mill Farm [to south east of application site] Refused 15 Aug 95 

 
 Application 0367/95 was proposed as a house for the applicants’ daughter.  In design terms, it 

was a single storey house with a garage below. 
 

5 PLANNING POLICY ASSESSMENT 
 

5.1 Section 25 of the Town and Country Planning (Scotland) Act 1997, as amended, requires 
planning applications to be determined in accordance with the development plan, unless 
material considerations indicate otherwise.  The development plan comprises the strategic 
development plan for South East Scotland (SESP) and the West Lothian Local Plan (WLLP).  
Since the application is not of a strategic nature, there are no relevant policies in SESP.   

 

5.2 The following development plan policies and Scottish Government policy and guidance apply: 
 

Plan Policy Assessment Conform? 

WLLP ENV19 (AGLVs) Within the six AGLVs shown on the proposals map 
there is a presumption against development which 
would undermine the landscape and visual qualities for 
which the areas were designated. 
The site is within the Almond and Linhouse valleys 
AGLV.  The proposed house includes a significant 
level of underbuild which would take the residential 
accommodation to the eaves level of the existing 
house.  The design of the proposed house, other than 
the underbuild element, is suburban in nature.  This 
would be detrimental to the visual quality of this part of 
the AGLV. 

No 

WLLP ENV31 (development 
in the countryside) 

Proposals for new build development in the 
countryside will not normally be approved.  
There are exemptions set out in the policy.  However, 
the proposed house is not for a full-time worker in 
agriculture or other rural business; the house will not 
be for a retired farmer who wishes to remain on the 
farm but vacate the existing farmhouse to 
accommodate his successor.  Shiel Mill Farm, 
although no longer a farm, is a smallholding with some 
5 hectares of rough grazing for 8 horses and 12 sheep 
nor have the applicants or their son derived their main 
living from the unit; the site is within the garden of the 
applicants’ house and is not a visually intrusive 
brownfield site; the proposed house does not replace 
one which is of a poor design, rather it would see the 
demolition of a single garage; it is not infill 
development; the design is not exceptional and; the 
proposal is not made in support of a rural 
diversification project. 
 
The proposed house does not, therefore, meet any of 
the policy exemptions set out in policy ENV31. 

No 
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Plan Policy Assessment Conform? 

WLLP ENV32 (development 
in the countryside) 

There is a particularly strong presumption against 
proposals for new build development in the countryside 
areas identified in, amongst others, policy ENV19. 
 
As set out above, the site is located within an AGLV 
and therefore does not comply with ENV32. 

No 

WLLP ENV33 (development 
in the countryside) 

Whilst the proposals do not conform with policies 
ENV31 and ENV32, members should be aware of 
policy ENV33 which states that if proposals are 
considered to comply with those policies, 
developments must conform to the design and 
development control policy guidelines issued by the 
council and contained in Planning Advice Notes issued 
by the Scottish Government.  
 
The proposed development does not:  demonstrate 
there is a specific locational need and that there are no 
available, less sensitive alternative sites;  the proposal 
includes a garage within a storey of underbuild and, 
therefore, does not comply with the policy  requirement 
to avoid the creation of excessive underbuilding; as 
such, the garage has not been appropriately located in 
order to reduce the impact of the development; the site 
adjoins a core path and; the design is neither 
innovative nor contemporary.   
 
Even had the proposals been acceptable in terms of 
policies ENV31 & ENV32, it would not comply with 
policy ENV33.  

No 

WLLP IMP15 (design) Through the development control process, ensure that 
high standards of design are achieved and proposals 
which are poorly designed will not be supported. 
By virtue of the site being in an AGLV, a higher 
standard of design than normal is expected for 
development proposals.  The design of the principal 
level of the proposed house would not look out of place 
in a modern housing estate and could not be described 
as exceptional. 
 
The proposal does not comply with policy IMP15. 

No 

 
 

5.3 Scottish Planning Policy (SPP) is a material consideration.  It states that local landscape 
designations, including AGLVs, should be identified clearly and protected through the 
development plan.  The purposes of a locally designated landscape are to safeguard and 
enhance the character and quality of landscapes which are important or particularly valued 
locally or regionally, to promote understanding and awareness of the distinctive character and 
special qualities of local landscapes and to safeguard and promote important settings for 
outdoor recreation and tourism locally.  The site adjoins the Canal Feeder Core Path, a route 
which is used for outdoor recreation. 

 
5.4 Planning Advice Note 72 (PAN72), “Housing in the countryside” is relevant to the 

consideration of this application.  It sets out, in broad terms, the Scottish Government’s 
guidance on the subject.  Whilst it recognises that there is a place for single houses in the 
countryside, these must be acceptable in terms of the development plan and must be planned 
with the location selected carefully and with a design which is appropriate to the locality in 
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order to avoid the suburbanisation of the countryside.  The proposed house does not accord 
with the terms of the guidance set out in PAN72.  

 
5.5 The council’s supplementary planning guidance (SPG) “New development in the countryside” 

is a material consideration.  The SPG sets out various categories of rural development which 
may be considered acceptable.  The SPG makes it clear that sensitive countryside sites 
should be avoided.  These are defined and include AGLVs.  The SPG also states that sites 
which are capable of being viewed from well frequented public vantage points, including core 
paths, should be avoided.  In terms of design, the SPG highlights that houses that require 
excessive underbuilding should be avoided.  One of the key considerations set out in the SPG 
is that the character, scale and design of new buildings should be sympathetic to the rural 
location, are of a high quality, innovative design and are compatible with the relevant local 
plan policies.  The proposal does not accord with the terms of the SPG.  

 
 

6 REPRESENTATIONS 

 

6.1 No representations were received within the time limits. 
   

7 CONSULTATIONS 
 

7.1 The following is a summary of the consultation responses which were received. 
 

Consultee Comment Response 
Flood prevention There is no information to indicate that the site is at risk of flooding.  

Assumption made that drainage connections have been arranged as 
no public sewers will be available in the location. 

Noted 

Education The site is windfall development.  If granted, contributions will be 
required for denominational and non-denominational primaries in East 
Calder, non-denominational secondary infrastructure in Livingston & 
Almond Valley core development area and for the denominational 
secondary. 

Noted.  
Contributions 
required if 
granted. 

Transportation No objection. Noted. 

 

8 CONCLUSION AND RECOMMENDATION 
 

8.1 The application site is within the Linhouse and Almond Valleys AGLV and therefore must be 
assessed against the development plan policies relating to development in the countryside.  
Mr Marshall is retired.  It should be noted that the proposed house is not for use by Mr & Mrs 
Marshall but is for their son who provides assistance in the running of the smallholding.  The 
size of the smallholding and the operations carried out on it are not of a scale which could 
support a full-time worker nor provide an income sufficient to support such a worker.  As a 
consequence, the circumstances are not exceptional and do not justify setting aside the 
policies contained within the development plan as set out above. 

 
8.2 In order to try to provide accommodation for the applicants’ son, a suggestion was put to their 

agent that a similar level of residential accommodation could be provided by extending the 
house to the south-west.  This would negate the need for developer contributions and, since it 
would be an extension and not a new house, would comply with the terms of the development 
plan.  A new garage would have to be created as well in order to provide storage for vehicles 
which the applicant states are needed for the maintenance of the smallholding.  This would 
also negate the need for the retaining wall and underbuilding as proposed in the application.  
This suggestion was rejected by the applicants’ agent on the grounds that it would be too 
arduous for Mr Marshall to have extensions added to the house and that the garage had to be 
close to the western field for vehicular access.  An alternative of extending to the house to the 
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north-east was suggested.  This was similarly rejected by the applicants’ agent on the basis 
that, in his opinion, it would impinge on the amenity of the adjoining neighbours and wouldn’t 
be acceptable to them.  It should be noted that the nearest point of the neighbouring property 
is some 18m from the mutual boundary. 

 
8.3  The application is contrary to the above noted policies and is, therefore, recommended for 

refusal.  However, if members are minded to approve permission contrary to recommendation, 
clear and material reasons must be specified for setting aside the terms of the development 
plan and other material considerations.  

 

9 ATTACHMENTS  

 
 Location plan; 
 Aerial; 
 Proposed elevation. 

 
 
 
 
CHRIS NORMAN      
Development Management Manager   Date:  10 December 2014 
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DEVELOPMENT MANAGEMENT COMMITTEE 
 
Report by Development Management Manager 
 
1 DESCRIPTION AND LOCATION 
 
1.1 Erection of a 991sqm class 4 office and 259sqm class 5 workshop with associated yard 

and car parking at Plot 4, Easter Inch Road, Bathgate.  
 
2 DETAILS 
 
Reference no. 0646/FUL/14 

 
Owner of site Scottish Enterprise 

Applicant Front Line 
Construction Ltd  

Ward & local 
members 

Bathgate 
 
John McGinty 
Willie Boyle 
Harry Cartmill 
Jim Walker 

Case officer Tony Irving Contact details 01506 282410 
tony.irving@westlothian.gov.uk 

 
Reason for referral to committee:  At discretion of the Development Management Manager. 
 
3 RECOMMENDATION 
 
3.1 Grant planning permission subject to conditions. 
 
4 DESCRIPTION OF THE PROPOSAL AND PLANNING HISTORY 
 
4.1 The proposal is for the erection of a class 4 office with an associated class 5 workshop 

and yard.   
 

4.2 The site forms part of the Easter Inch employment area that has been developed by 
Scottish Enterprise. The site consists of plot 4 and the northern part of plot 5. The site is 
at the north end of the employment area.  
 

4.3 To the north of the site there is a woodland belt approximately 20m wide that was 
implemented by Scottish Enterprise to provide a buffer for the listed Easter Inch 
Steading that lies beyond. The tree planting has however not established to an 
acceptable degree. 
 

4.4 To the west of the site is an office/general industry development by Evans Easyspace. 
To the east is a woodland area that separates the employment area from Pyramids 
Business Park. 
 

DATA LABEL: PUBLIC 
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4.5 To the south of the site is the remainder of plot 5 that is undeveloped.   
 
4.6 The applicant is Front Line Construction Ltd, a groundworks and civil engineering 

contractor based in Burnside Road, Bathgate who have around 200 employees. The 
company requires to relocate from its current premises to allow it to expand and 
diversify. The company has provided a supporting letter and this is attached to this 
report. The proposed layout plan and building elevations are also attached. 
 

4.7 The proposal comprises: 
 

• A two storey class 4 office building that will provide administration 
accommodation for the applicant. The building is located adjacent to the south 
site boundary and will be approximately 75m at its closest point to the façade of 
East Inch Steading. The building is 7.15m to eaves and 8.45m high to ridge with 
a corner glazed entrance feature 8.75m to eaves and 9.5m high to ridge. External 
materials are profile metal roof, powder coated aluminium windows and curtain 
walling system incorporating flat insulated panels and concrete masonry wall 
cladding. 

• A single storey workshop building that will provide accommodation for vehicle 
and equipment repairs. This is located at the south east corner of the site and will 
be approximately 85m at its closest point to the façade of East Inch Steading. 
The building is 4.8m high to ridge. External materials are profile metal cladding 
for roof and walls.  

• A yard area that will provide space to stock a small amount of good such as 
drainage fittings, pipes etc, portable site accommodation, vans and mobile plant.  

• Parking for 30 cars. 
• A 1.5m-2m high and 5m-10m wide landscaped high bund within a 13m-20m wide 

landscaped area is proposed along the north site boundary to provide a total 50m 
wide buffer area between the yard/parking area and the façade of Easter Inch 
Steading. 

 
4.8 The applicant has confirmed that: 

 
• Yard working hours would be 7.30am to 5pm Mondays to Fridays and 7.30am to 

12pm on Saturdays. These Saturday works are generally cleaning and 
maintenance of small plant and would be carried out within the workshop 
building.  

• Vehicle repairs will be carried out within the workshop building. 
• Yard lighting will be by fittings on the workshop building and will be in use only 

during operational hours.  
 

4.9 Surface water is to be treated and attenuated by means of a sustainable urban drainage 
system. 
 

History 
 
4.10 0045/03 Outline planning permission for business (class 4) and general industrial (class 

5) development and detailed permission for associated engineering works. Granted 
14/03/03. 
 

2 
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4.11 The outline permission stated that the north plots adjacent to Easter Inch Steading 
should be for class 4 business use. A design guide for the employment area was 
produced for Scottish Enterprise.  

 
5 REPRESENTATIONS 
 
5.1 The application was subject of statutory publicity and 4 objections were received. The 

representations are summarised below. The full representations are attached to this 
report. 
 

Comments Response 
The height of the office building is 
excessive. The adjacent Evans 
Easyspace buildings are 4.8m high. 
The Scottish Enterprise design guide 
states that eaves height should be no 
greater than 7m. The highest part of 
the office building is 9.5m. 

The design guide allows for 2-3 storey buildings and 
states the preference is for eaves to be no more than 
7m. The office building is 7.15m to eaves and 8.45m 
high to ridge with a corner glazed entrance feature 
8.75m to eaves and 9.5m high to ridge. It is considered 
that this is generally consistent with the design guide. 

The outline planning permission 
restricts the use of the plots next to 
Easter Inch Steading to class 4 
business use. The workshop and yard 
does not comply.  

The outline permission does state that the northern 
plots should be for class 4 use. The office element of 
the proposal complies. While the yard and workshop 
would not be consistent with the outline permission, it is 
considered that the distance to the steading, and 
intervening landscaping, together with the economic 
benefits of the proposal and planning conditions to 
control operational matters, provide justification for the 
proposed use. 

The externals materials of the 
proposed buildings are not 
acceptable and don’t respect the 
character of the steadings. 

It is considered that the materials are consistent with 
the terms of the Scottish Enterprise design guide and 
will not adversely affect the character of the steadings. 

Scottish Enterprise has failed to 
successfully implement the 
landscaping that formed part of 
planning permission 0045/03 with 
specific reference to the woodland 
belt between the steadings and the 
north plots.  

The woodland belt has not successfully established. 
This matter has been taken up with Scottish Enterprise 
and it has recently advised that it will be implementing 
remedial landscape works. 

 
 
6 CONSULTATIONS 
 
6.1 The consultations are summarised below. The full consultations are contained in the 

application file. 
 
Consultee Objection Comments Planning Response 
WLC 
Transportation 

No - Noted. 

3 
 

      - 21 -      



Consultee Objection Comments Planning Response 
WLC Flood Risk 
Management 

No The SUDS proposals are 
acceptable. 

Noted. 

WLC 
Contaminated 
Land Officer 

No Further site investigation works are 
required. 

Noted. 

WLC 
Environmental 
Health 

No Recommend conditions to control 
activities with regard to the yard 
and workshop in order to safeguard 
the amenity of residents of Easter 
Inch Steading. 

Noted. 

Scottish Water - No reply received. - 
Scotland Gas 
Networks 

No Advise of gas infrastructure in the 
locality. 

Noted. 

 
 
7       PLANNING POLICY ASSESSMENT 
 
7.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 requires planning 

applications to be determined in accordance with the development plan, unless material 
considerations indicate otherwise. 
 

7.2 The development plan comprises of the Strategic Development Plan for Edinburgh and 
South East Scotland (SESplan) and the West Lothian Local Plan (WLLP). 

 
7.3 Relevant development plan policies are listed below. 
 
Plan Policy  Assessment Conform 
WLLP EM 2 

Employment sites 
 
This policy allocates employment 
sites as detailed in the local plan 
appendix.  

The site forms part of allocated 
employment site EBg2. The local 
plan appendix lists the site as 
category B (high amenity use 
class 4, 5 & 6). 

Yes 

WLLP EM 8 
Employment use design 
 
This policy requires high design 
standards. 

The layout respects its 
surroundings and a high quality 
development will be achieved. 

Yes 

WLLP HER 2 
Listed Buildings 
 
This policy gives protection to listed 
buildings and their settings. 

The listed Easter Inch Steading is 
to the north of the site. The 
distance of the proposed 
buildings and yard and 
intervening landscaping is such 
that the proposal will not 
adversely affect the setting of the 
listed steading. 

Yes 
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Plan Policy  Assessment Conform 
WLLP 
 

HER 16  
Archaeological assessment  
 
This policy requires an 
archaeological assessment in 
advance of determination of a 
planning application, where 
appropriate. 

In this case there is no 
requirement for an archaeological 
assessment. 

Yes 

WLLP HOU 9 
Residential and visual amenity 
 
This policy requires the amenity of 
neighbouring residential properties 
to be protected.   

The distance of the proposed 
buildings and yard to Easter Inch 
Steading, intervening landscaping 
and planning conditions to control 
operational matters is such that 
the proposal will not adversely 
affect the amenity of residents of 
the steading. 

Yes 

WLLP  TRAN 32 & 33 
Parking 
 
This policy states that standards for 
parking should be met.     

The relevant parking standards 
are met. 

Yes 

WLLP NWR 19 
Contaminated land 
 
This policy requires site 
investigations to determine if a site 
is contaminated and remediation if 
necessary. 

Further site investigation is 
required. 

In part. 

WLLP IMP 6 
SUDS 
 
This policy requires development to 
comply with current best practice 
on sustainable urban drainage 
practices.  

The SUDS proposals are 
acceptable. 

Yes 

WLLP IMP 14 Supplementary planning 
guidance 
 
This policy requires compliance 
with the council’s supplementary 
planning guidance. 
 
The following SPG apply: 
 

• Flood risk and drainage 
• Contaminated land 

The proposal meets 
requirements. 

Yes 
 

 
7.3 Also of relevance are Scottish Planning Policy (SPP), Creating Places, Designing 

Streets and the following Planning Advice Notes (PAN): 
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PAN 33 Development of Contaminated Land  
PAN 60 Planning for Natural Heritage 
PAN 61 Planning and Sustainable Urban Drainage Systems 
PAN 69 Planning and Building Standards Advice on Flooding 
PAN 75 Planning for Transport 
PAN 77 Designing Safer Places 
PAN 78 Inclusive Design 
PAN 79 Water and Drainage 
PAN 2/2011 Planning and Archaeology 

 
 
8 ASSESSMENT 
 
8.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 requires planning 

applications to be determined in accordance with the development plan, unless material 
considerations indicate otherwise. 

 
8.2 The development plan comprises of the Strategic Development Plan for Edinburgh and 

South East Scotland (SESplan) and the West Lothian Local Plan (WLLP). 
 
Development Plan Allocation 

 
8.3 The local plan allocates the site for employment use and thus the proposal is consistent 

with this. 
 
Layout & Design 
 

8.4 The layout and design has taken due regard of the listed steading to the north and the 
amenity of its residents. The office building and workshop are positioned at the south of 
the site to allow maximum separation from the steading.  
 

8.5 A new landscaped area incorporating a bund will enhance the existing woodland belt 
planted by Scottish Enterprise.  

 
8.6 The design of the office building and workshop is consistent with the terms of the Scottish 

Enterprise design guide.  
 

8.7 Planning conditions will be used to control operations relating to the yard/workshop to 
further safeguard the amenity of residents of the steading. 

 
Other Material Considerations 
 
Outline Planning Permission 

 
8.8 The outline permission granted to Scottish Enterprise does restrict the use of the plots 

nearest to Easter Inch Steading to class 4 business use. It is acknowledged that the yard 
and workshop element of the proposal is not consistent with this. 
 

8.9 However, it is considered there is justification to allow the proposal. Firstly, the proposal 
will result in significant economic benefit by providing new premises for a major local 
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employer. Secondly, the position of the workshop at the south of the site and the existing 
and proposed woodland landscaping between the yard/workshop and the steading will 
minimise impacts on adjacent residents and will not adversely affect the setting of the 
listed steading. Thirdly, planning conditions will be used to control operations relating to 
the yard/workshop that will further safeguard the amenity of residents.  

 
Representations 
 

8.10 The representations have been summarised and responded to above. It is considered, 
subject to planning conditions to control operations relating to the yard/workshop, that the 
amenity of the residents of Easter Inch Steading will be safeguarded. 
 

9 SUMMARY AND CONCLUSIONS 
  
9.1 The principle of employment use of the site is established by the local plan allocation and 

the outline planning permission.  
 

9.2 There is justification for the yard/ workshop element of the proposal as the layout and 
design, together with planning conditions to control operational matters of the 
yard/workshop, will safeguard the amenity of the residents of Easter Inch Steading.  
 

9.3 The proposal will provide significant economic benefits by providing new premises for this 
major local employer. 

 
9.4 It is thus recommended that the committee grant planning permission subject to planning 

conditions. 
 

10 ATTACHMENTS  
 

• Location plan 
• Layout plan 
• Elevations 
• Supporting letter from applicant 
• Representations 
• Draft reasons for refusal 

 
 

 
 
CHRIS NORMAN      
Development Management Manager  Date:  10 December 2014 
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For the attention of Mr. hEny Irvine

Dear Sir

It i’ my u nde.rstariding that .Frontline Constroedon ltd have applied fOr permission to

develop the plots. adiaee.ot to Easter I.neh Ste.adin.g for WOrkshop, Offie.r..s a.nd. Parking.
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Proposed Development Plot 4, Easter Inch, Bathgate

In relation to the proposed Front Une Construction (FtC)
development on plot 4, Easter Inch trading estate, Bathgate, the
resIdents of Easter Inch Steading, Bathgate (adjacent to plot 4)
raise the followIng:

1. Proposed building height

Existing buIldIngs on plots 2 and 3 (Evans Easy Space) within
the tradIng estate are 4Bm high. The proposed buIldIng by FtC
is approx. 9.5m high (for the avoidance of doubt, building
height is defined as the top most point of the building
structure). Although it is conceded that within the aEaster Inch
South, Bathgate - Design Guide” (prepared for Scottish
Enterprise, Edinburgh and Lothian by Leeboyd Designers and
Architects, February 2006), sectIon 5.6 mentions that plots 3
and 4 may have scope to deveiop to 3 storeys, this section also
states eaves to be no greater than 7m above ground level.
Section 5.5 somewhat contradicts this and goes on to state
that:

wDeveiopment Control have Intimated that they would like plots
3 and 4, (adjacent to the converted steading, north of the site)
to be developed as smaller scale units, In keeping with the
residential use of the adjacent site. Preference Is for 2-3 storey
office pavilions to be arranged In a manner that allows views
through the site to the convened steading beyond. While the
main approach to these buildings is from the south it Is
recognIsed that they may be highly visible from Blackburn Road
and from the adjacent residential development and should be
designed with this in minds

2. Proposed building dan use

In reference to the above document, section 5.4 clearly states:

“It is Intended that the site be developed primarIly for class 4
(office) and dan 5 (light industrial) use...the site is capable of
being spilt Into two distinct areas for each class of use, with the
more highly services light industrial units contained within the
southern end of the site, closest to the Mt This arrangement is
Intended partly to ,estn’ct the movement of the larger service
vehIcles, which may be required by the class 5 use...It also
addresses the need for less disruptive and smaller scale
development adjacent to the new Hartfield homes development
(Easter Inch SteadingJ5
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Furthermore, conditions attached to planning application
number 0045/03, section 3 states:

“The uses authorised by this outline planning permission are
restribted to Class 4 Business Use and Class 5 General Industrial
Use as defined by the Tdwn and Country Planning (Use Classes)
(Scotland) Crder 1997. Specifically, plots 2 and 3 nearest the
Easter Inch Steading to the north east of the site shall be
restricted to Class 4 Business uses only”

Furthermore, conditions attached to planning a.pp licatlon
number 0845/P/1995 (2° aniended plan), section 52 states:

“Buildings closest to the steadings should be restricted to Use
class 4 only and all service yardr, storage areas, plani, turning
and parking areas should be located on the side of the new
buildings furthest from the steadlng”

Furthermore, Section 5e2 states:

“,the new buildings nearest the steading buildings should be
daid out either parallel or at right angibs to the existing steading
buildings in order to try to replicate the courtyard form of the
existing steading”

Furthermore, Section 5.2 states:

“Any development on Easter Inch South must respect the
character of the steading buildings.”

Furthermore, conditions attached to planning application
number 1228/FUijO6, section 3 paragraph I states:

“Permission 14 hereby granted for blocks I and 2 to be used for
ldss 4(a) office business use as defined in the Scheduld to the
Town and Country Plannihg (Use tlasses (Scotland) Crder
1997 and for no other use with Class 4”

I Proposed construction mate.rlals

In relation to construction materials for buildings within Easter
Inch trading estate adjacent to and nearest to E.aster Inch
Stead ing, it has been conceded that t.he existin.g materials are
unacc€.ptable and contradict Section 52 as mentioned above.
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t LandscapIng

Conditions attached to planning application number
0845/F/199 5 (2 amended plan), section 43 states:

“Heavy standard trees of a spec/es agreed between the
developers and the planning authority should be planted along
the line of the access track to the existing steading buildings on
the south side of the existing stone wall. These trees wi/l
eventually form a tree/med avenue with new planting done as
part of the conversion of the stead/ng build/hg”

Further to this, conditions attached to planning application
number 1228/FUL/06, section 10, paragraph 2, point 1 states:

“Se/ected standard trees (10cm to 12cm girth) and shrubs on
the land between blocks 1, 2 & 3 and the access road that leads
to Easter Inch Stead/ng and on the land between block I and
the north site boundary”

Further to this, paragraph 4 states:

The new planting shall be maintained for a period of five years
until it becomes established, in accordance with the attached
Landscaping Specihcation 2/’

Objections

In relation to the above points, the following objections are raised
and should be read in conjunction with the report by the
Development Control Manager, dated 21 February 2007 in relation
to planning application 1228/FUL/06:

1. Building height
a. The proposed building is in direct contrast to the height

of Easter inch Steading and existing buildings on plots
2 and 3

b. The proposed building would directly affect the privacy
of the residents along the south side of Easter inch
Steading (numbers 10 through to 14) due to its height.,
positioning and design (number and type of windows
along north elevation)

2. Building class use
a. The proposed class use of plot 4 contradicts that of plot

3 and the consented planning conditions. Class: 5 use
on plot 4 would directly affect. the amenity of the
residents of Easter inch Steading
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3. Proposed construction materials
a. The proposed construction materials as presented by

PLC on 9° August to the reside.nts of Easter inch
Steadinq are acceptable and of a hipher grade than the
existing buiidinos. on plots 2 and 3. H:o)e\iEr, these
materials should be detailed within any planning
application and set as conditicns to any consent

4. Landscaping
a. Scottish Enterprise have failed in their responsibility in

relatior. to the planning conditions set out with regards
to landscaping Easter inch trading estate, West
Lothian Council were approached however declined to
5crce tese condo n5 circa 2C39 : 5 an op on of
te -esiie-zs tat ardscap rj cea aJ t soDeqert
-es:c—s b rj snm t oe c’ear cef ec :n n any
Pianmdtt appiicatton and ce-nditiorts of- consent. it is:
also an opinion of the residents that where possible,
prior to any building work, landscaping is carried out

b. Any landscaping should be... sympathetic to alriyear
round screening for the Steading. Current landscaping
is seasonal and unacceptable

Conclusion

Front Line Construction have presented themselves as fair and
:easonabie, and the residents appreciate the open manner of recent
dialogue. It is also appreciated that Front Line Construction are a
local business who no doubt support both local employment and the
economy.

-4c1ee t c C etesments ma: precsdece Vso oee’ set
wits exisnn.g planning permnission and oulloing work on piots 2 and
: m E,an: Eas,scaca mc Lt am c a—m pss 5CtL c
plots 4 and 5 snouici mirror t,his.

It is also felt there is a variety of ..xisting undeveloped land within
Bathgate which would be more suitable to Front Line Construction’s
needs and I.hat would come up with much less local resistance..

.cJcz.LJD- P.JL t.C L.J

c
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6 Easter Inch Steading 

Bathgate 

West Lothian 

EH48 2EH 

 

The Development and Building Control Manager 

Development Control Unit 

County Building 

Linlithgow 

EH49 7EZ 

 

 

7th November 2014 

 

Dear Sir/Madam, 

 

RE: Planning Application 0646/FUL/14 at Easter Inch Steadings, Bathgate WH48 2EH 

 

With regards to the proposed development above, I would like the following points to be taken into 
consideration: 

The access road into Easter Inch continually has parked cars along it, this makes it difficult, and at 
times dangerous, for residents coming out of the Steadings along the single track road. The one 
hundred employee development that Frontline propose, and the increase in traffic as a result, will 
exacerbate this issue. 

The proposed development would mean a loss of privacy to existing residents as the new 
development would overlook the Steading. 

The height of the proposed building is much higher than both the steading and the other buildings 
on the industrial estate and will overshadow the steading. In addition, the planned workshop will 
increase noise levels. 

There is also additional consideration that must be made for the fact that the Steading is a listed 
building, the current residents must stick to certain rules and regulations to maintain the 
appearance of the Steading in accordance with its listed status and the proposed changes would not 
be in keeping with this status.  
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http://planning.westlothian.gov.uk/WAM133/showCaseFile.do;jsessionid=080801BE984DA8634FDB9E2372726C70?action=show&appType=Planning&appNumber=0646/FUL/14


I would also like to express my concern that we, as residents at Easter Inch, were not advised by WLC 
that formal planning permission had been submitted by Frontline, even though we were included in 
previous discussions and took the time to attend meetings concerning the development with the 
applicant.  

 

I hope you will give my point’s careful consideration before making your decision. 

 

Sincerely, 

 

Jacqueline MacDonald 
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Proposed Development Plot 4, Easter Inch, Bathgate 
 
In relation to the proposed Front Line Construction (FLC) 

development on plot 4, Easter Inch trading estate, Bathgate, the 
residents of Easter Inch Steading, Bathgate (adjacent to plot 4) 

raise the following: 
 

1. Proposed building height 

 
Existing buildings on plots 2 and 3 (Evans Easy Space) within 

the trading estate are 4.8m high.  The proposed building by FLC 
is approx. 9.5m high (for the avoidance of doubt, building 

height is defined as the top most point of the building 
structure).  Although it is conceded that within the “Easter Inch 

South, Bathgate – Design Guide” (prepared for Scottish 
Enterprise, Edinburgh and Lothian by Leeboyd Designers and 

Architects, February 2006), section 5.6 mentions that plots 3 
and 4 may have scope to develop to 3 storeys, this section also 

states eaves to be no greater than 7m above ground level. 
Section 5.5 somewhat contradicts this and goes on to state 

that: 
 

“Development Control have intimated that they would like plots 

3 and 4, (adjacent to the converted steading, north of the site) 
to be developed as smaller scale units, in keeping with the 

residential use of the adjacent site.  Preference is for 2-3 storey 
office pavilions to be arranged in a manner that allows views 

through the site to the converted steading beyond.  While the 
main approach to these buildings is from the south it is 

recognised that they may be highly visible from Blackburn Road 
and from the adjacent residential development and should be 

designed with this in mind” 
 

2. Proposed building class use 
 

In reference to the above document, section 5.4 clearly states: 
 

“It is intended that the site be developed primarily for class 4 

(office) and class 5 (light industrial) use...the site is capable of 
being split into two distinct areas for each class of use, with the 

more highly services light industrial units contained within the 
southern end of the site, closest to the M8.  This arrangement is 

intended partly to restrict the movement of the larger service 
vehicles, which may be required by the class 5 use…It also 

addresses the need for less disruptive and smaller scale 
development adjacent to the new Hartfield homes development 

[Easter Inch Steading]” 
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Furthermore, conditions attached to planning application 
number 0045/03, section 3 states: 

 
“The uses authorised by this outline planning permission are 

restricted to Class 4 Business Use and Class 5 General Industrial 
Use as defined by the Town and Country Planning (Use Classes) 

(Scotland) Order 1997.  Specifically, plots 2 and 3 nearest the 
Easter Inch Steading to the north east of the site shall be 

restricted to Class 4 Business uses only” 
 

Furthermore, conditions attached to planning application 
number 0845/P/1995 (2nd amended plan), section 5.3 states: 

 
“Buildings closest to the steadings should be restricted to Use 

Class 4 only and all service yards, storage areas, plant, turning 

and parking areas should be located on the side of the new 
buildings furthest from the steading” 

 
Furthermore, Section 5.2 states: 

 
“…the new buildings nearest the steading buildings should be 

laid out either parallel or at right angles to the existing steading 
buildings in order to try to replicate the courtyard form of the 

existing steading” 
 

Furthermore, Section 5.1 states: 
 

“Any development on Easter Inch South must respect the 
character of the steading buildings…” 

 

Furthermore, conditions attached to planning application 
number 1228/FUL/06, section 3 paragraph 1 states: 

 
“Permission is hereby granted for blocks 1 and 2 to be used for 

Class 4(a) office business use as defined in the Schedule to the 
Town and Country Planning (Use Classes) (Scotland) Order 

1997 and for no other use with Class 4” 
 

3. Proposed construction materials 
 

In relation to construction materials for buildings within Easter 
Inch trading estate adjacent to and nearest to Easter Inch 

Steading, it has been conceded that the existing materials are 
unacceptable and contradict Section 5.1 as mentioned above. 
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4. Landscaping 

 
Conditions attached to planning application number 

0845/P/1995 (2nd amended plan), section 4.7 states: 
 

“Heavy standard trees of a species agreed between the 
developers and the planning authority should be planted along 

the line of the access track to the existing steading buildings on 
the south side of the existing stone wall.  These trees will 

eventually form a tree-lined avenue with new planting done as 
part of the conversion of the steading building” 

 
Further to this, conditions attached to planning application 

number 1228/FUL/06, section 10, paragraph 2, point 1 states: 
 

“Selected standard trees (10cm to 12cm girth) and shrubs on 

the land between blocks 1, 2 & 3 and the access road that leads 
to Easter Inch Steading and on the land between block 1 and 

the north site boundary” 
 

Further to this, paragraph 4 states: 
 

The new planting shall be maintained for a period of five years 
until it becomes established, in accordance with the attached 

Landscaping Specification 2.” 
 

Objections 
 

In relation to the above points, the following objections are raised 
and should be read in conjunction with the report by the 

Development Control Manager, dated 21 February 2007 in relation 

to planning application 1228/FUL/06: 
 

1. Building height 
a. The proposed building is in direct contrast to the height 

of Easter Inch Steading and existing buildings on plots 
2 and 3 

b. The proposed building would directly affect the privacy 
of the residents along the south side of Easter Inch 

Steading (numbers 10 through to 14) due to its height, 
positioning and design (number and type of windows 

along north elevation) 
2. Building class use 

a. The proposed class use of plot 4 contradicts that of plot 
3 and the consented planning conditions.  Class 5 use 

on plot 4 would directly affect the amenity of the 

residents of Easter Inch Steading 
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3. Proposed construction materials 

a. The proposed construction materials as presented by 
FLC on 9th August to the residents of Easter Inch 

Steading are acceptable and of a higher grade than the 
existing buildings on plots 2 and 3.  However, these 

materials should be detailed within any planning 
application and set as conditions to any consent 

4. Landscaping 
a. Scottish Enterprise have failed in their responsibility in 

relation to the planning conditions set out with regards 
to landscaping Easter Inch trading estate.  West 

Lothian Council were approached however declined to 
enforce these conditions circa 2009.  It is an opinion of 

the residents that landscaping detail and its subsequent 
responsibility should be clearly defined within any 

planning application and conditions of consent.  It is 

also an opinion of the residents that where possible, 
prior to any building work, landscaping is carried out 

b. Any landscaping should be sympathetic to all-year 
round screening for the Steading. Current landscaping 

is seasonal and unacceptable 
 

Conclusion 
 

Front Line Construction have presented themselves as fair and 
reasonable, and the residents appreciate the open manner of recent 

dialogue.  It is also appreciated that Front Line Construction are a 
local business who no doubt support both local employment and the 

economy. 
 

However, it is felt by the residents that precedence has been set 

with existing planning permission and building work on plots 2 and 
3 for Evans Easyspace and that any planning permission granted for 

plots 4 and 5 should mirror this. 
 

It is also felt there is a variety of existing undeveloped land within 
Bathgate which would be more suitable to Front Line Construction’s 

needs and that would come up with much less local resistance. 
 

In conclusion, the residents cannot agree to the proposed building 
and use of plot 4. 
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1

Irving, Tony

From: Christie, Linda on behalf of Planning
Sent: 19 November 2014 15:53
To: Irving, Tony
Subject: FW: Objection to Planning Application 0646/FUL/14 - [INTERNAL ONLY]
Attachments: attachment_1416237992857_Plot 4 Proposed Development Objections.pdf

DATA LABEL: INTERNAL ONLY 
 
 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: TOM NAPPER [mailto:t  
Sent: 19 November 2014 13:07 
To: Planning 
Subject: Objection to Planning Application 0646/FUL/14 
 
 
For the attention of Tony Irvine. 
 
Dear Tony, 
 
We should like to express our objection to the planning application made by Frontline Construction relating to plot 4 
on the industrial estate, reference number 0646/FUL/14. 
Our objections are laid out in the attached document.  
 
Sincerely, 
 
Carol Chamberlain and Tom Napper, 
13, Easter Inch Steadings, 
EH48 2EH 
 
West Lothian Council ‐ Data Labels: 
  
PROTECT: PRIVATE/CONFIDENTIAL ‐ Contains Personal or Business Sensitive Information for authorised personnel 
only INTERNAL ONLY: Contains information for council staff only 
PUBLIC: All information has been approved for public disclosure 
CLASSIFIED: Contains information that is subject to HMG Classifications of 'Restricted' and above  
  
Link to Information Handling Procedure: 
http://webwest1.app.westlothian.gov.uk/its/policies/itsecurity/WLC%20Information%20Handling%20Procedure.pdf
  
P SAVE PAPER ‐ Please do not print this e‐mail unless absolutely necessary. 
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Proposed Development Plot 4, Easter Inch, Bathgate 
 
In relation to the proposed Front Line Construction (FLC) 

development on plot 4, Easter Inch trading estate, Bathgate, the 
residents of Easter Inch Steading, Bathgate (adjacent to plot 4) 

raise the following: 
 

1. Proposed building height 

 
Existing buildings on plots 2 and 3 (Evans Easy Space) within 

the trading estate are 4.8m high.  The proposed building by FLC 
is approx. 9.5m high (for the avoidance of doubt, building 

height is defined as the top most point of the building 
structure).  Although it is conceded that within the “Easter Inch 

South, Bathgate – Design Guide” (prepared for Scottish 
Enterprise, Edinburgh and Lothian by Leeboyd Designers and 

Architects, February 2006), section 5.6 mentions that plots 3 
and 4 may have scope to develop to 3 storeys, this section also 

states eaves to be no greater than 7m above ground level. 
Section 5.5 somewhat contradicts this and goes on to state 

that: 
 

“Development Control have intimated that they would like plots 

3 and 4, (adjacent to the converted steading, north of the site) 
to be developed as smaller scale units, in keeping with the 

residential use of the adjacent site.  Preference is for 2-3 storey 
office pavilions to be arranged in a manner that allows views 

through the site to the converted steading beyond.  While the 
main approach to these buildings is from the south it is 

recognised that they may be highly visible from Blackburn Road 
and from the adjacent residential development and should be 

designed with this in mind” 
 

2. Proposed building class use 
 

In reference to the above document, section 5.4 clearly states: 
 

“It is intended that the site be developed primarily for class 4 

(office) and class 5 (light industrial) use...the site is capable of 
being split into two distinct areas for each class of use, with the 

more highly services light industrial units contained within the 
southern end of the site, closest to the M8.  This arrangement is 

intended partly to restrict the movement of the larger service 
vehicles, which may be required by the class 5 use…It also 

addresses the need for less disruptive and smaller scale 
development adjacent to the new Hartfield homes development 

[Easter Inch Steading]” 
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Furthermore, conditions attached to planning application 
number 0045/03, section 3 states: 

 
“The uses authorised by this outline planning permission are 

restricted to Class 4 Business Use and Class 5 General Industrial 
Use as defined by the Town and Country Planning (Use Classes) 

(Scotland) Order 1997.  Specifically, plots 2 and 3 nearest the 
Easter Inch Steading to the north east of the site shall be 

restricted to Class 4 Business uses only” 
 

Furthermore, conditions attached to planning application 
number 0845/P/1995 (2nd amended plan), section 5.3 states: 

 
“Buildings closest to the steadings should be restricted to Use 

Class 4 only and all service yards, storage areas, plant, turning 

and parking areas should be located on the side of the new 
buildings furthest from the steading” 

 
Furthermore, Section 5.2 states: 

 
“…the new buildings nearest the steading buildings should be 

laid out either parallel or at right angles to the existing steading 
buildings in order to try to replicate the courtyard form of the 

existing steading” 
 

Furthermore, Section 5.1 states: 
 

“Any development on Easter Inch South must respect the 
character of the steading buildings…” 

 

Furthermore, conditions attached to planning application 
number 1228/FUL/06, section 3 paragraph 1 states: 

 
“Permission is hereby granted for blocks 1 and 2 to be used for 

Class 4(a) office business use as defined in the Schedule to the 
Town and Country Planning (Use Classes) (Scotland) Order 

1997 and for no other use with Class 4” 
 

3. Proposed construction materials 
 

In relation to construction materials for buildings within Easter 
Inch trading estate adjacent to and nearest to Easter Inch 

Steading, it has been conceded that the existing materials are 
unacceptable and contradict Section 5.1 as mentioned above. 
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4. Landscaping 

 
Conditions attached to planning application number 

0845/P/1995 (2nd amended plan), section 4.7 states: 
 

“Heavy standard trees of a species agreed between the 
developers and the planning authority should be planted along 

the line of the access track to the existing steading buildings on 
the south side of the existing stone wall.  These trees will 

eventually form a tree-lined avenue with new planting done as 
part of the conversion of the steading building” 

 
Further to this, conditions attached to planning application 

number 1228/FUL/06, section 10, paragraph 2, point 1 states: 
 

“Selected standard trees (10cm to 12cm girth) and shrubs on 

the land between blocks 1, 2 & 3 and the access road that leads 
to Easter Inch Steading and on the land between block 1 and 

the north site boundary” 
 

Further to this, paragraph 4 states: 
 

The new planting shall be maintained for a period of five years 
until it becomes established, in accordance with the attached 

Landscaping Specification 2.” 
 

Objections 
 

In relation to the above points, the following objections are raised 
and should be read in conjunction with the report by the 

Development Control Manager, dated 21 February 2007 in relation 

to planning application 1228/FUL/06: 
 

1. Building height 
a. The proposed building is in direct contrast to the height 

of Easter Inch Steading and existing buildings on plots 
2 and 3 

b. The proposed building would directly affect the privacy 
of the residents along the south side of Easter Inch 

Steading (numbers 10 through to 14) due to its height, 
positioning and design (number and type of windows 

along north elevation) 
2. Building class use 

a. The proposed class use of plot 4 contradicts that of plot 
3 and the consented planning conditions.  Class 5 use 

on plot 4 would directly affect the amenity of the 

residents of Easter Inch Steading 
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3. Proposed construction materials 

a. The proposed construction materials as presented by 
FLC on 9th August to the residents of Easter Inch 

Steading are acceptable and of a higher grade than the 
existing buildings on plots 2 and 3.  However, these 

materials should be detailed within any planning 
application and set as conditions to any consent 

4. Landscaping 
a. Scottish Enterprise have failed in their responsibility in 

relation to the planning conditions set out with regards 
to landscaping Easter Inch trading estate.  West 

Lothian Council were approached however declined to 
enforce these conditions circa 2009.  It is an opinion of 

the residents that landscaping detail and its subsequent 
responsibility should be clearly defined within any 

planning application and conditions of consent.  It is 

also an opinion of the residents that where possible, 
prior to any building work, landscaping is carried out 

b. Any landscaping should be sympathetic to all-year 
round screening for the Steading. Current landscaping 

is seasonal and unacceptable 
 

Conclusion 
 

Front Line Construction have presented themselves as fair and 
reasonable, and the residents appreciate the open manner of recent 

dialogue.  It is also appreciated that Front Line Construction are a 
local business who no doubt support both local employment and the 

economy. 
 

However, it is felt by the residents that precedence has been set 

with existing planning permission and building work on plots 2 and 
3 for Evans Easyspace and that any planning permission granted for 

plots 4 and 5 should mirror this. 
 

It is also felt there is a variety of existing undeveloped land within 
Bathgate which would be more suitable to Front Line Construction’s 

needs and that would come up with much less local resistance. 
 

In conclusion, the residents cannot agree to the proposed building 
and use of plot 4. 
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1

Irving, Tony

From: Christie, Linda on behalf of Planning
Sent: 14 October 2014 08:36
To: Irving, Tony
Subject: FW: 0646/FUL/14 - Objection - [INTERNAL ONLY]
Attachments: Plot 4 Proposed Development Objections.pdf

DATA LABEL: INTERNAL ONLY 
 
 
 

From: Peter Eyles ]  
Sent: 13 October 2014 20:21 
To: Planning 
Subject: 0646/FUL/14 - Objection 
 

Sir/Madam, 
 
Please find objection attached to the above planning application. 
 
I have previously submitted a comment through your website portal.  However, I have had no response to 
this and nothing has appeared online so therefore I am assuming this facility is no longer operational. 
 
I am happy to discuss the attached.  Although I am no longer resident at Easter Inch Steading, I have been 
involved in the construction of the document and been involved in discussions throughout. 
 
Kind regards, 
 
P. 
 
West Lothian Council ‐ Data Labels: 
  
PROTECT: PRIVATE/CONFIDENTIAL ‐ Contains Personal or Business Sensitive Information for authorised personnel only 
INTERNAL ONLY: Contains information for council staff only 
PUBLIC: All information has been approved for public disclosure  
CLASSIFIED: Contains information that is subject to HMG Classifications of 'Restricted' and above  
  
Link to Information Handling Procedure: 
http://webwest1.app.westlothian.gov.uk/its/policies/itsecurity/WLC%20Information%20Handling%20Procedure.pdf 
  
 SAVE PAPER - Please do not print this e-mail unless absolutely necessary. 
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Proposed Development Plot 4, Easter Inch, Bathgate 
 
In relation to the proposed Front Line Construction (FLC) 

development on plot 4, Easter Inch trading estate, Bathgate, the 
residents of Easter Inch Steading, Bathgate (adjacent to plot 4) 

raise the following: 
 

1. Proposed building height 

 
Existing buildings on plots 2 and 3 (Evans Easy Space) within 

the trading estate are 4.8m high.  The proposed building by FLC 
is approx. 9.5m high (for the avoidance of doubt, building 

height is defined as the top most point of the building 
structure).  Although it is conceded that within the “Easter Inch 

South, Bathgate – Design Guide” (prepared for Scottish 
Enterprise, Edinburgh and Lothian by Leeboyd Designers and 

Architects, February 2006), section 5.6 mentions that plots 3 
and 4 may have scope to develop to 3 storeys, this section also 

states eaves to be no greater than 7m above ground level. 
Section 5.5 somewhat contradicts this and goes on to state 

that: 
 

“Development Control have intimated that they would like plots 

3 and 4, (adjacent to the converted steading, north of the site) 
to be developed as smaller scale units, in keeping with the 

residential use of the adjacent site.  Preference is for 2-3 storey 
office pavilions to be arranged in a manner that allows views 

through the site to the converted steading beyond.  While the 
main approach to these buildings is from the south it is 

recognised that they may be highly visible from Blackburn Road 
and from the adjacent residential development and should be 

designed with this in mind” 
 

2. Proposed building class use 
 

In reference to the above document, section 5.4 clearly states: 
 

“It is intended that the site be developed primarily for class 4 

(office) and class 5 (light industrial) use...the site is capable of 
being split into two distinct areas for each class of use, with the 

more highly services light industrial units contained within the 
southern end of the site, closest to the M8.  This arrangement is 

intended partly to restrict the movement of the larger service 
vehicles, which may be required by the class 5 use…It also 

addresses the need for less disruptive and smaller scale 
development adjacent to the new Hartfield homes development 

[Easter Inch Steading]” 
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Furthermore, conditions attached to planning application 
number 0045/03, section 3 states: 

 
“The uses authorised by this outline planning permission are 

restricted to Class 4 Business Use and Class 5 General Industrial 
Use as defined by the Town and Country Planning (Use Classes) 

(Scotland) Order 1997.  Specifically, plots 2 and 3 nearest the 
Easter Inch Steading to the north east of the site shall be 

restricted to Class 4 Business uses only” 
 

Furthermore, conditions attached to planning application 
number 0845/P/1995 (2nd amended plan), section 5.3 states: 

 
“Buildings closest to the steadings should be restricted to Use 

Class 4 only and all service yards, storage areas, plant, turning 

and parking areas should be located on the side of the new 
buildings furthest from the steading” 

 
Furthermore, Section 5.2 states: 

 
“…the new buildings nearest the steading buildings should be 

laid out either parallel or at right angles to the existing steading 
buildings in order to try to replicate the courtyard form of the 

existing steading” 
 

Furthermore, Section 5.1 states: 
 

“Any development on Easter Inch South must respect the 
character of the steading buildings…” 

 

Furthermore, conditions attached to planning application 
number 1228/FUL/06, section 3 paragraph 1 states: 

 
“Permission is hereby granted for blocks 1 and 2 to be used for 

Class 4(a) office business use as defined in the Schedule to the 
Town and Country Planning (Use Classes) (Scotland) Order 

1997 and for no other use with Class 4” 
 

3. Proposed construction materials 
 

In relation to construction materials for buildings within Easter 
Inch trading estate adjacent to and nearest to Easter Inch 

Steading, it has been conceded that the existing materials are 
unacceptable and contradict Section 5.1 as mentioned above. 
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4. Landscaping 

 
Conditions attached to planning application number 

0845/P/1995 (2nd amended plan), section 4.7 states: 
 

“Heavy standard trees of a species agreed between the 
developers and the planning authority should be planted along 

the line of the access track to the existing steading buildings on 
the south side of the existing stone wall.  These trees will 

eventually form a tree-lined avenue with new planting done as 
part of the conversion of the steading building” 

 
Further to this, conditions attached to planning application 

number 1228/FUL/06, section 10, paragraph 2, point 1 states: 
 

“Selected standard trees (10cm to 12cm girth) and shrubs on 

the land between blocks 1, 2 & 3 and the access road that leads 
to Easter Inch Steading and on the land between block 1 and 

the north site boundary” 
 

Further to this, paragraph 4 states: 
 

The new planting shall be maintained for a period of five years 
until it becomes established, in accordance with the attached 

Landscaping Specification 2.” 
 

Objections 
 

In relation to the above points, the following objections are raised 
and should be read in conjunction with the report by the 

Development Control Manager, dated 21 February 2007 in relation 

to planning application 1228/FUL/06: 
 

1. Building height 
a. The proposed building is in direct contrast to the height 

of Easter Inch Steading and existing buildings on plots 
2 and 3 

b. The proposed building would directly affect the privacy 
of the residents along the south side of Easter Inch 

Steading (numbers 10 through to 14) due to its height, 
positioning and design (number and type of windows 

along north elevation) 
2. Building class use 

a. The proposed class use of plot 4 contradicts that of plot 
3 and the consented planning conditions.  Class 5 use 

on plot 4 would directly affect the amenity of the 

residents of Easter Inch Steading 
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3. Proposed construction materials 

a. The proposed construction materials as presented by 
FLC on 9th August to the residents of Easter Inch 

Steading are acceptable and of a higher grade than the 
existing buildings on plots 2 and 3.  However, these 

materials should be detailed within any planning 
application and set as conditions to any consent 

4. Landscaping 
a. Scottish Enterprise have failed in their responsibility in 

relation to the planning conditions set out with regards 
to landscaping Easter Inch trading estate.  West 

Lothian Council were approached however declined to 
enforce these conditions circa 2009.  It is an opinion of 

the residents that landscaping detail and its subsequent 
responsibility should be clearly defined within any 

planning application and conditions of consent.  It is 

also an opinion of the residents that where possible, 
prior to any building work, landscaping is carried out 

b. Any landscaping should be sympathetic to all-year 
round screening for the Steading. Current landscaping 

is seasonal and unacceptable 
 

Conclusion 
 

Front Line Construction have presented themselves as fair and 
reasonable, and the residents appreciate the open manner of recent 

dialogue.  It is also appreciated that Front Line Construction are a 
local business who no doubt support both local employment and the 

economy. 
 

However, it is felt by the residents that precedence has been set 

with existing planning permission and building work on plots 2 and 
3 for Evans Easyspace and that any planning permission granted for 

plots 4 and 5 should mirror this. 
 

It is also felt there is a variety of existing undeveloped land within 
Bathgate which would be more suitable to Front Line Construction’s 

needs and that would come up with much less local resistance. 
 

In conclusion, the residents cannot agree to the proposed building 
and use of plot 4. 
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DRAFT DECISION  - APPLICATION 0646/FUL/14

1 Surface water from the development shall be treated and attenuated by a
sustainable drainage system (SUDS) in accordance with the principles contained in
The SUDS Manual (CIRIA C697). The treatment shall meet the requirements of the
Scottish Environment Protection Agency (SEPA). The critical 1:100-year
post-development flow shall be attenuated to the equivalent of approximately five
litres per second per hectare.

The development shall be implemented in accordance with the SUDS details set out
in the report Surface Water Managment Plan & Strategy dated September 2014 by
Harley Haddow and as shown on drainage layout plan no. 2014.193-100 rev F and
drainage construction details plan no. 2014.193-102. 

Reason: To minimise the cumulative effects of surface water and diffuse pollution on the
water environment.

2 Development shall not begin until an assessment of the risks posed by
contamination has been submitted to and approved in writing by the planning
authority.

Development shall not begin until a remediation strategy for any contamination has
been submitted to and approved in writing by the planning authority.  This must
include a timetable for completion of the works. Thereafter the remediation strategy
as approved shall be implemented.

The development shall not be occupied until a verification report that details all
remediation works that have been carried out has been submitted to and approved
in writing by the planning authority.

Reason: To identify any contamination present on site and ensure appropriate remediation is
carried out.

3 Development shall not begin until details of the materials to be used as external
finishes on all buildings, roads, footways/footpaths, parking areas and other
hardstanding areas have been submitted to and approved in writing by the planning
authority. Thereafter the development shall be implemented in accordance with the
details as approved.

Reason: To enable full consideration to be given to those details which have yet to be
submitted, in the interests of visual and environmental amenity.

4 Development shall not begin until details of the position and design of all boundary
enclosures (gates/fences/walls/railings etc) have been submitted to and approved in
writing by the planning authority. Thereafter the details as approved shall be
implemented prior to any building being occupied.

Reason: To enable full consideration to be given to those details which have yet to be
submitted, in the interests of visual and environmental amenity.

5 All trees, hedges and shrubs within or adjacent to the site, except those whose
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removal or trimming has been approved by the planning authority, shall be
protected from damage during construction work in accordance with section 6
(barriers and ground protection) of BS 5837 Trees in relation to design, demolition
and construction - recommendations.

Reason: In the interests of visual and environmental amenity.

6 Development shall not begin until details of landscaping has been submitted to and
approved in writing by the planning authority. It shall include details of plant species,
sizes, planting distances, methods of protection and the body that will maintain the
landscaping together with a schedule of maintenance works. It shall comply with BS
3936-1 Nursery stock - Part 1: Specification for trees and shrubs and BS 4428 -
Code of practice for general landscape operations (excluding hard surfaces).
Thereafter the landscaping as approved shall be implemented in the first planting
season following any building being occupied, or completion of the development,
whichever is sooner. The landscaping as approved shall thereafter be maintained to
the entire satisfaction of the planning authority. Maintenance shall include the
replacement of plant stock which fails to survive, for whatever reason, as often as is
required to ensure the establishment of the landscaping.

Reason: To enable full consideration to be given to those details which have yet to be
submitted, in the interests of visual and environmental amenity.

7 Development shall not begin until details of the bund along the north site boundary
have been submitted to and approved in writing by the planning authority.
Thereafter the details as approved shall be implemented prior to any building being
occupied.

Reason: To enable full consideration to be given to those details which have yet to be
submitted, in the interests of visual and environmental amenity.

8 Development shall not begin until details of external lighting have been submitted to
and approved in writing by the planning authority. Thereafter the development shall
be implemented in accordance with the details as approved.

Reason: To enable full consideration to be given to those details which have yet to be
submitted, in the interests of visual and environmental amenity.

9 The office and workshop shall not be occupied until:

All new parking shown on the approved layout plan has been constructed and
delineated to the satisfaction of the planning authority.
Bicycle parking has been provided for visitors and staff (the staff bicycle parking
to be covered and secure) has been provided to the satisfaction of the planning
authority. Details of the position and design of the bicycle parking shall be
submitted for the prior written approval of the planning authority.

Reason: In the interests of road safety, to encourage cycling and visual and environmental
amenity.

10 The following restrictions shall apply to all operations relating to the yard and
workshop:

A. There shall be no use of tonal reversing vehicle alarms. Only broadband alarms
shall be used.
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B. The hours of operation of the yard and workshop shall be restricted to 0800 to
1800 Mondays to Fridays and 0800 to 1300 on Saturdays. There shall be no
operations outwith these hours or at any times on Sundays.
C. All vehicle repairs shall be carried out within the workshop only.
D. Storage within the yard shall be restricted to a maximum of 3 metres above
ground level.
E. External lighting shall be in use only during the hours of operation at point B
above.

Reason: To safeguard residential amenity.

11 The following restrictions shall apply to the construction of the development:

Hours of Operation
Any work required to implement this planning permission that is audible within any
adjacent noise sensitive receptor or its curtilage shall be carried out only between
the hours of 0800 and 1800 Monday to Friday and 0800 and 1300 on a Saturday
and at no time on a Sunday, unless otherwise agreed in writing with the planning
authority.

Site Compound
The location and dimensions of any site compound shall be agreed in writing with
the planning authority prior to works starting on site. All material not required for the
construction of any building shall be immediately stored within this compound within
sealed skips prior to its removal from site.

Waste
Effective facilities for the storage of refuse, building debris and packaging shall be
provided on site. The facilities shall be specifically designed to prevent refuse,
building debris and packaging from being blown off site. Any debris blown or spilled
from the site onto surrounding land shall be cleared on a weekly basis. For the
purposes of this condition, it shall be assumed that refuse, debris and packaging on
surrounding land has originated from the site if it is of the same or similar character
to items used or present on the site. All waste material including rubble arising from
the construction works hereby approved shall be deposited in a waste disposal site
or recycling facility licensed for that purpose by the Scottish Environment Protection
Agency.

Wheel Cleaning
All construction vehicles leaving the site shall do so in a manner that does not cause
the deposition of mud or other deleterious material on surrounding roads. Such
steps shall include the cleaning of the wheels and undercarriage of each vehicle
where necessary and the provision of road sweeping equipment.

Noise
Any plant or equipment associated with the construction works shall be suitably
silenced, screened or enclosed to meet noise rating curve NR25 when measured
within the nearest receptor between the hours of 2300 and 0700 and noise rating
curve NR35 between the hours of 0700 and 2300.

Reason: In the interests of visual and environmental amenity.

ANNEX 1, SCHEDULE OF PLANS
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1.

ADVISORY NOTES TO DEVELOPER

Notification of the start of development:
By virtue of section 27A of the Town & Country Planning (Scotland) Act 1997 (as
amended), it is a legal requirement that the person undertaking the development
gives the planning authority prior written notification of the date on which it is
intended to commence the development. Failure to comply with this statutory
requirement would constitute a breach of planning control under section 123(1) of
that Act, which may result in enforcement action being taken. The notification must
include full details of the name and address of the person carrying out the
development as well as the owner of the land and must include the reference
number of the planning permission and the date it was granted. If someone is to
oversee the work, the name and contact details of that person must be supplied. A
form is enclosed with the consent which can be used for this purpose. Failure to
provide the above information may lead to enforcement action being taken.

Notification of completion of development:
As soon as practicable after the development is complete, the person who
completes the development is obliged by section 27B of the Town and Country
Planning (Scotland) Act 1997 (as amended) to give notice of completion to the
planning authority. A form is enclosed with the consent which can be used for this
purpose.

Duration of consent:
This planning permission lapses on the expiry of a period of 3 years (beginning with
the date on which the permission is granted) unless the development to which the
permission relates is begun before that expiry.

Coal mining:
As the proposed development is within an area which could be subject to hazards
from current or past coal mining activity, the applicant is advised to liaise with the
Coal Authority before work begins on site, to ensure that the ground is suitable for
development. Any activities which affect any coal seams, mine workings or coal
mine entries (shafts) require the written permission of the Coal Authority. Failure to
obtain such permission constitutes trespass, with the potential for court action. The
Coal Authority is concerned, in the interest of public safety, to ensure that any risks
associated with existing or proposed coal mine workings are identified and
mitigated. To contact the Coal Authority to obtain specific information on past,
current and proposed coal mining activity you should contact the Coal Authority's
Property Search Service on 0845 762 6848 or at www.groundstability.com.
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DEVELOPMENT MANAGEMENT COMMITTEE 

Report by Development Management Manager 

1 DESCRIPTION AND LOCATION 

Change of use from a domestic garage/store to a house and erection of a canopy and 
associated alterations at land at 1 Combfoot Cottages, Mid Calder 

2 DETAILS 

Reference 
no. 

0647/FUL/14 Owner of site Mr Cunningham 

Applicant Mr Cunningham Ward & local 
members 

East Livingston and East Calder 
F. Anderson 
C. John 
D. King 
F. Toner 

Case officer Wendy McCorriston Contact details Tel: 01506 282406 
Wendy.McCorriston@westlothian.gov.uk 

Reason for referral to Planning Committee: Referred by Councillor C. John 

3 RECOMMENDATION 

Refuse planning permission 

4 DESCRIPTION OF THE PROPOSAL AND PLANNING HISTORY 

 
4.1 This application is a proposal to change a modern domestic double garage, located in 

Mid Calder Conservation Area, into a one bedroom house. The garage is located in part 
of what was the original garden for the existing four-in-a-block flats to the west. There is 
also a single garage sitting to the rear of the existing double garage. 

4.2 The site is 7.8m wide and sits between two storey flats to the west and a single storey 
bungalow to the east. The spatial character of the immediately surrounding area is 
generally of modest size houses set in large garden plots. 

4.3 There is a long history surrounding the development of this side garden, which is set out 
below : 

 0483/01: Erection of one and a half storey house, refused.

 1131/H/02: Erection of a double garage, refused.

 0426/H/03: Erection of a double garage, refused and dismissed on appeal

 0318/H/04: Erection of a single garage at the rear of the site, granted and built.

 1132/FUL/07 : Erection of a two storey house, refused and dismissed on appeal
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 0782/H/09: Demolition of existing single garage and erection of a double garage,
granted and built but single garage not demolished.

 
4.4 The current proposal is to form a one bedroom house comprising a lounge, kitchen and 

bathroom. The proposed external alterations to the building involve forming patio doors 
to the rear and replacing the front garage doors with a window and an entrance canopy. 
An obscure glazed roof light is proposed on the west elevation, to serve the bathroom. 
The existing single garage is to be demolished to form garden ground to the rear. The 
drive is to be mono blocked and new hedging and planting undertaken 

5 PLANNING POLICY ASSESSMENT 

Plan Policy Assessment Conform? 

West Lothian 
Local Plan 
(WLLP) 

HOU4 
Avoiding 
town 
cramming 

This policy resists proposals that result in town 
cramming, in order to protect the character of an 
area and the residential amenity enjoyed by 
existing residents. 
To change the existing garage building from an 
ancillary structure to a separate house will result in 
a form of development that essentially sees a 
house crammed into a narrow plot which is out of 
keeping with the spatial character and appearance 
of the other houses in the area. 

NO 

 WLLP HOU9 
Residential 
and visual 
amenity 

The height, scale and appearance of a house in 
this location, as oppose to a domestic garage, 
gives the visual impression of there being too much 
built development, with the proposed house being 
an innocuous feature in the street scene. The 
proposal is therefore detrimental to the visual 
amenity of the area. 

NO 

WLLP HER19 
Conservation 
areas 

Applications for planning permission in 
conservation areas must contribute to the 
preservation or enhancement of the character and 
appearance of the area. This proposal for the 
reasons set out above, does not preserve nor 
enhance the character and will be detrimental to 
the overall appearance of the conservation area. 

NO 

6 REPRESENTATIONS 

6.1 Neighbour notification has been undertaken and the application was advertised in the 

press on 25 September 2014. The period for comments has now expired and one 
representation has been received expressing concern that the garage was meant to be a 
domestic garage but has remained unfinished and unused by the applicant for many 
years in order to eventually use it as a house. The full letter is attached. 
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7 CONSULTATIONS 

7.1  This is a summary of the consultations; the full documents are contained in the 
 application file. 

Consultee Objection? Comments Planning Response 

WLC 
Transportation 

No No objections to the proposal. Noted. 
. 

WLC Education No No objections to the proposal. As 
the proposed house has less than 
3 habitable rooms, no education 
developer contributions will be 
required. 

Noted. 

8 ASSESSMENT 

8.1 Section 25 of the Town and Country Planning (Scotland) Act 1997 requires planning 
applications to be determined in accordance with the development plan, unless material 
considerations indicate otherwise. 

Development Plan  
West Lothian Local Plan 

8.2 The site lies within the Mid Calder Conservation Area where there is a requirement for 
development to contribute to the preservation or enhancement of the character and 
appearance of the area. The purpose of all three policies, as set out in section 5, above 
is to ensure that development is not detrimental to the character, visual appearance and 
residential amenity of an area. 

8.3 The applicant has indicated, as part of this application, that his initial intent for the double 
garage was to use it as a store for his tools and materials for his commercial roofing 
business. This is clearly contrary to the permission that was granted in 2009 for a 
domestic garage only. The single garage to the rear was also not demolished at that 
time, as required in that 2009 permission and the double garage has not been rendered 
or finished off properly. 

8.4 The applicant now advises that the proposed house is to accommodate his disabled 
mother in the short term, who currently resides at 1 Combfoot Cottages, and then 
ultimately for himself. 

8.5 Whilst the site has clearly been left in a condition that is not optimum in terms of visual 
appearance, to change the existing garage building from an ancillary structure to a 
dwelling house would further compound the adverse visual impact on the street scene 
and the wider conservation area and result in a development that was out of keeping 
with the spatial character and appearance of the area. None of the personal information 
supplied and the details of other applications that the applicant has submitted (see 
attached letters) justify a departure from the policies of the development plan in this 
instance. 
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9 CONCLUSION AND RECOMMENDATION 

9.1 The proposal would amount to town cramming, contrary to both local plan policies, 
HOU4 (cramming), HOU9 (residential and visual amenity) HER 19 (conservation areas) 
and the council's supplementary planning guidance. In particular, the appearance of the 
property would look out of character and crammed into the street scene, to the detriment 
of the overall character and appearance of the conservation area. Refusal of the 
application is recommended. 

10 ATTACHMENTS 

 Draft reasons for refusal
 Location plan
 Site and elevation plans
 Supporting letters from applicant (and response from Development Management

Manager)
 Representation
 Member referral form

.

CHRIS NORMAN 
Development Management Manager  Date:  10 December 2014 
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DRAFT REASONS FOR REFUSAL - APPLICATION 0647/FUL/14

1 The change from an ancillary structure to a house, as proposed, would represent an
unacceptable form of infill development, as the scale and design of the house is not
in keeping with neighbouring properties. The proposal therefore constitutes an
unacceptable form of town cramming that is out of keeping with the spatial pattern
of the area and would be detrimental to the residential and visual amenities of the
area.

The proposed development is therefore contrary to the following policies of the
adopted West Lothian Local Plan:

HOU4 (Avoiding town cramming)
HOU9 (Residential and visual amenity)

2 The change from an ancillary structure to a house and the alterations proposed
would not contribute to the preservation or enhancement of the character and
appearance of the area. The proposal constitutes an unacceptable form of town
cramming that is out of keeping with the spatial pattern of the area and would be
detrimental to the character and appearance of Mid Calder Conservation Area.

The proposed development is therefore contrary to policy HER 19 (Conservation
areas) of the adopted West Lothian Local Plan.
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DEVELOPMENT MANAGEMENT COMMITTEE 
 
Report by Development Management Manager 
 
1 DESCRIPTION 
 
Erection of two dwellinghouses, and the temporary siting of two residential caravans, at Land at 63 
Main Street, Stoneyburn.   
 
2 DETAILS 
 
Reference no. 0669/FUL/14  Owner of site Mr & Mrs G Rennie 
Applicant Mr & Mrs G 

Rennie 
Ward & local 
members 

Fauldhouse and Breich Valley 
David Dodds 
Greg McCarra 
Cathy Muldoon 

Case officer Nicolas Lopez Contact details Tel: 01506 282 411 
Email: Nicolas.lopez@westlothian.gov.uk 

 
Reason for referral to Development Management Committee:  Request by Cllr Muldoon.  
 
3 RECOMMENDATION 
 
3.1 Refuse permission. 
 
4 DESCRIPTION OF THE PROPOSAL AND PLANNING HISTORY 
 
4.1 The application is for the erection of two houses, and the temporary siting of two residential 

caravans, at 63 Main Street, Stoneyburn.  The site forms part of a larger site allocated for the 
development of 60 houses (HSb7).  The proposed dwellings would be sited to the south of 
Main Street, with the principal elevations facing on to the rear gardens of the neighbouring 
dwellings, 65 and 69 Main Street, to the north. 

 
4.2 The proposed dwellings are fairly substantial bungalows, with external walls finished in a 

combination of render and red brick.  Plot 1 would accommodate three bedrooms, a lounge, a 
kitchen/dining room, a utility room, two WCs and an integrated garage. Plot 2 would have four 
bedrooms, two bathrooms, a lounge, a sitting room, a kitchen-dining room, a utility room, a 
WC and a garage.  A new cul de sac, finished in mono block paving, would be formed from 
Main Street through the existing gap site. Screen planting is proposed between the proposed 
dwellings and the existing houses at 65 and 69 Main Street. 
 

4.3 Planning permission was granted for the construction of two semi-detached dwellings at 63 
Main Street in 2006:   

 
Reference Description Decision Date 
0346/FUL/06 Demolition of existing building and erection of two houses Granted 09/06/2006 
 
4.4    The original building has been demolished, however work on the construction of the 

replacement dwellings has not commenced.  

1 
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5 PLANNING POLICY ASSESSMENT 
 
5.1 Section 25 of the Town and Country Planning (Scotland) Act 1997, as amended, requires 

planning applications to be determined in accordance with the development plan, unless 
material considerations indicate otherwise.  The development plan comprises the strategic 
development plan for South East Scotland (SESplan) and the West Lothian Local Plan 
(WLLP).  Since the application is not of a strategic nature, there are no relevant policies in 
SESP.   

 
5.2 The following development plan policies and Scottish Government policy and guidance apply: 
 

Plan Policy Assessment Conform? 
WLLP HOU1 The sites in appendix 6.1, and shown on the 

proposals map, are identified as housing sites which 
contribute to meeting the housing requirements over 
the local plan period, and the longer term. 
 
As this site is part of an allocated housing site, 
HSb7, the principle of residential development is 
acceptable.  It is also noted that, as access to the 
rest of the allocated site can be taken from an 
existing private access to the east, this development 
would not prejudice the delivery of the wider site. 

Yes 

WLLP HOU7 - Housing 
Design 

The council will require developers to incorporate 
the highest quality of design and layout within new 
housing developments.  Developers shall have 
regard to energy efficiency principles in proposing 
layouts, housing designs and use of materials, and 
should conform to the guidance provided in the 
Residential Development Guide (WLC) and where 
appropriate, to the design principles set out in 
paragraph 7.49. The council will also seek 
compliance with the requirements of SPP 6: 
Renewable Energy and the relevant Building 
Standards. 
 
Although the layout takes due account of potential 
passive solar gain, it fails to provide any link to the 
rest of site HSb7.  This is illustrated in the 
“Masterplan” provided by the applicant which shows 
that the proposed development would be 
“sandwiched” between the linear development along 
Main Street, and any development that would take 
place on the wider allocated site, and would bear 
little relationship to either. This is not satisfactory, 
and does not meet the requirement for high quality 
layouts expressed in this policy.  It is also contended 
that, if the orientation of the houses and road were 
altered to provide an appropriate link to the rest of 
the site, the buildings could be redesigned to help 
take advantage of passive solar gains. In any case, 
a south facing orientation is not considered to be 
sufficient justification for a layout of this nature.   

No 

WLLP TRAN33 - Parking 
Standards 

Development should provide appropriate levels of 
car parking in line with the council’s adopted 
standards.   
 

Yes 

2 
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Plan Policy Assessment Conform? 
The site plan indicates that satisfactory levels of on-
site resident and visitor car parking would be 
provided. 

WLLP IMP6 - Sustainable 
Urban Drainage 
Systems 

Development must comply with current best practice 
on sustainable urban drainage practices to the 
satisfaction of the council, Scottish Water and 
SEPA. A drainage strategy, as set out in Planning 
Advice Note 61 Planning and Sustainable Urban 
Drainage Systems (PAN 61), shall be submitted with 
planning applications where required.   
 
The applicant has confirmed that the development 
would connect to a mains foul sewer, and Scottish 
Water has not objected to this arrangement.  The 
site plan also identifies measures for the treatment 
and attenuation of surface water runoff, and this is 
considered acceptable subject to condition.  As the 
surface water would discharge in to a water course, 
a licence under the Water Environment (Controlled 
Activities) Regulations 2011 would be required from 
SEPA should the development proceed. 

Yes 

WLLP IMP14 - 
Supplementary 
Planning Guidance 

Developers must have regard to the planning 
policies and guidance referred to in the local plan. 
In submitting a planning application, a developer 
must conform to the council’s supplementary 
planning guidance. 
 
‘Residential Development Guide’ (pp15) states: 
 
“Layouts should be simple and integrate into 
the surrounding area by working with the network of 
routes and its hierarchy and streets 
should provide a series of interesting, welcoming 
and people-friendly connections as 
opposed to dead ends. The most successful 
connections are deemed to be those that offer 
a distinct advantage over using the private car 
(particularly for shorter journeys) through 
their design and which often reflect key desire lines.” 
(emphasis added) 
 
There is ample opportunity to have a road and 
footpath link through this site to connect the rest of 
HSb7 with Main Street.  This would aid pedestrian 
movement through the site, potentially helping to 
create a walkable neighbourhood with good 
connections to services and public transport links on 
Main Street.  In not providing this link, the proposal 
fails to take adequate cognisance of this guidance. 
 
‘Single plot and small scale infill residential 
development in urban areas’ (pp 6) refers to a 
general presumption against tandem development, 
defined as “development where a new house is 
located immediately behind an existing house and 
shares the same vehicular access.”  Although not 
technically tandem development, backland 

No 

3 
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Plan Policy Assessment Conform? 
development such as this can cause overlooking 
which can have a detrimental impact on the amenity 
of neighbours.  However, in this case the proposed 
dwellings are sufficiently set back to provide the 
required window separation distances, and the 
internal layout (whereby public rooms are located to 
the rear) and proposed screen planting provide 
mitigation.  

WLLP IMP15 - Design 
Considerations 

Through the development control process, ensure 
that high standards of design are achieved and 
proposals which are poorly designed will not be 
supported. 
 
Part of achieving high standards of urban and street 
design is creating permeable, well connected streets 
that aid pedestrian movement. Backland residential 
development based on a cul-de-sac type layout is 
therefore not considered to be high quality design.   
Whilst the allocated site could potentially be 
accessed from an existing private access to the 
east, a link between this site and the rest of the 
allocated site is considered necessary to achieve an 
acceptable layout, and there is no satisfactory 
justification for not providing this. 

No 

Designing 
Streets: A 
Policy 
Statement 
for 
Scotland 

 Designing Streets establishes the primacy of place 
and people ahead of vehicular movement in street 
and urban design.  Streets should be distinctive, 
safe and pleasant, easy to move around, welcoming, 
adaptable and resource efficient.  As part of this, 
street design should provide good connectivity for all 
modes of movement and for all groups of street 
users. 
 
As noted above, the development fails to provide a 
road or footpath link to the wider HSb7 site.  This will 
potentially result in a disjointed pattern of 
development that fails to meet the aspirations, or 
intentions, of Designing Streets. 

No 

Scottish 
Planning 
Policy 

Placemaking Development should be easy to move around and 
beyond.  It should consider place and the needs of 
people before the movement of motor vehicles. 
Such development would include paths and routes 
which connect places directly, and which are well-
connected with the wider environment beyond the 
site boundary.  
 
Again, this proposal does not comply due to the 
failure to provide adequate linkages through the site. 

No 

 
 
6 REPRESENTATIONS 
 
6.1 No representations were received. 
 
 
 
   

4 
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7 CONSULTATIONS 
 
Consultee Comments Planning Response 
Coal Authority Satisfied with the content of the Coal 

Mining Risk Assessment.  As the 
coal mining legacy potentially poses 
a risk to the proposed development, 
intrusive site investigation works 
should be undertaken prior to 
development in order to establish the 
exact situation regarding coal mining 
legacy issues on the site.   

An appropriate condition will be 
added to the decision notice 
should the Committee be minded 
to grant planning permission. 

Education No objection, but contributions 
required. 

Should the Committee be minded 
to grant planning permission, an 
agreement should be put in place 
to secure the required 
contributions. 

Transportation No objection subject to a condition 
requiring a road opening permit. 

An appropriate condition will be 
added to the decision notice 
should the Committee be minded 
to grant planning permission. 

Scottish Water No response Taken as no objection. 
Scotland Gas Networks SGN do not have any gas mains in 

the vicinity of the site.  
Noted 

  
 
8 CONCLUSION AND RECOMMENDATION 
 
8.1    The proposed dwellings would be sited to the south of Main Street, with the principal 

elevations facing on to the rear gardens of the neighbouring dwellings to the north.  This 
form of backland development is generally considered undesirable from an amenity 
perspective, though mitigation has been provided in terms of the internal layout of the 
houses (whereby public rooms are located to the rear) and the use of screen planting.   

 
8.2    Nonetheless, it is contended that the cul de sac layout proposed would result in a 

disjointed pattern of development.  This is illustrated by the indicative masterplan 
provided by the applicant which shows that this development would be “sandwiched” 
between the linear development along Main Street, and any development that would 
take place on the rest of the allocated site, and would bear little relationship to either.  It 
is therefore considered that this application is both inappropriate, and premature, as it 
fails to demonstrate due consideration of the wider allocated site, and would likely result 
in a piecemeal pattern of development that would undermine the creation of a coherent, 
attractive and connected development across site HSb7.  The application therefore fails 
to meet the requirements of Policy HOU7 of the West Lothian Local Plan 2009 and 
associated Supplementary Planning Guidance.  In particular, it fails to provide the 
permeable, connected and attractive street layouts required by the Residential 
Development Guide.  It similarly fails to comply with Scottish Planning Policy and 
Designing Streets, which have established connectivity as one of the guiding principles 
in urban design.   It is therefore considered that the application does not comply with 
policy HOU7, IMP15 and IMP14 of the West Lothian Local Plan, and both Designing 

5 
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Streets and Scottish Planning Policy.  It is therefore recommended that the application 
is refused. 

 
9 ATTACHMENTS  
 

• Draft reasons for refusal; 
• Location plan; 
• Aerial plan 
• Proposed layout; 
• Masterplan; 
• Local Member Request Form 

 
 

 
 
CHRIS NORMAN      
Development Management Manager   Date:  2 December 2014 

6 
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DRAFT DECISION  - APPLICATION 0669/FUL/14

1 The proposed site layout would result in a disjointed pattern of development
due to the lack of a road link with the rest of site HSb6.  The application
therefore fails to achieve the highest quality of design and layout required by
Policies HOU7, IMP14 and IMP15 of the West Lothian Local Plan 2009, and
associated Supplementary Planning Guidance. There are no material
reasons to indicate that the application should be granted contrary to the
terms of the development plan.
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Planning Services 
Development Management Committee 

 

 
 LOCAL MEMBER REFERRAL REQUEST  

 
 

Members wishing a planning application to be heard at the Development Management 
Committee must complete and return this form to Chris Norman, Development 

Management Manager, within 7 days. 
  
The planning application details are available for inspection on the council’s web site 
at http://planning.westlothian.gov.uk/WAM133/searchsubmit/performOption.do?action=search 

 
 
 
Application Details 
 
 
Application Reference Number  
 
0669/FUL/14 
 
Site Address  
 
Main Street Stoneyburn 
…………………………………………………… 
 
 
…………………………………………………… 
 
Title of Application 
 
 
 .…………………………………………………. 
 
 
…………………………………………………… 
 
Member’s Name  
 
 
Cllr Cathy Muldoon.  
 
 

 
Reason For Referral Request (please tick ) 
 
 

Applicant Request………………………… 
 
 
 
 

Constituent Request……………………… 
 
 
 
 

Other (please specify)……………………. 
 
 
 

 
 

      - 86 -      

http://planning.westlothian.gov.uk/WAM133/searchsubmit/performOption.do?action=search


 

1 
 

 
DEVELOPMENT MANAGEMENT COMMITTEE 
 
Report by Development Management Manager 
 

1 DESCRIPTION AND LOCATION 

 
Construction of a 93sqm free standing hot food take-away at Da Vinci’s Hotel, Hawk 
Brae, Ladywell, Livingston. 
 

2 DETAILS 

 

Reference no. 0718/FUL/14 
 

Owner of site Mr Ritz Randev (D Luxe)  

Applicant Mr Ritz Randev (D Luxe) Ward & local 
members 

Livingston North 
 
R De Bold 
A McMillan 
A Miller 
A Moohan  

Case officer Steven McLaren Contact details 01506 282404 
steve.mclaren@westlothian.gov.uk 

 

 
Reason for referral to Development Management Committee: The application has been 
called to committee by Cllr Peter Johnston. 
  

3 RECOMMENDATION 

 
Grant planning permission, subject to conditions. 
 

4 DESCRIPTION OF THE PROPOSAL AND PLANNING HISTORY 

 
4.1 The proposal is to construct a stand-alone single storey hot food take-away building of 

93sqm in size on the south eastern edge of the car park which serves the Da Vinci’s 
Hotel.  The proposed building is designed with the entrance facing into the car park area 
with a blank wall facing Ladywell West Road. 

 
4.2 The proposed building is to be constructed in facing brick to match that of the hotel, be 

finished with a low level pitched roof in grey tiles and will include signage on the rear of 
the building directing people to the car park.  The applicant also proposes additional 
areas of dense landscaping to the gables of the building. 

 
4.3 The site slopes from Ladywell West Road both down into the Da Vinci’s car park and 

along the Ladywell West Road footpath to a pedestrian underpass adjacent to the flatted 
development at Hawk Brae.  This change in ground levels results in the building being 
around 1.5m high to the eaves and 3m high to the top of the roof at its lowest point as 

DATA LABEL: PUBLIC 
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2 
 

seen from Ladywell West Road and around 3.3m and 4.8m respectively at its highest 
point.  The building will therefore appear very low level where it sits adjacent to the hotel 
and effectively increase in height as the footpath falls away to the underpass.  Elevation 
drawings are attached to this report. 

 
4.4 There was a previous application (Ref:0127/FUL/11) for the same proposal which was 

granted under delegated powers on 28 April 2011.  The applicant did not clear the 
conditions on that permission and make a site start within the statutory 3 year period 
therefore the permission has expired.  The applicant has provided additional information 
pertinent to those original conditions as part of this application. 

 
4.5 The planning application from 2011 was advertised in the local press at that time and 

there were no objections received. 
 
 

5 PLANNING POLICY ASSESSMENT 

 

Plan Policy  Assessment Conform? 

West Lothian 
Local Plan 
(WLLP) 

TC13 
(other local 
centres in 
West Lothian) 

Only small-scale retail developments, serving 
local needs, will be supported within existing and 
proposed local neighbourhood centres. The 
existing and proposed local neighbourhood 
centres, as shown on the proposals maps, will be 
safeguarded for business, retail, community, 
leisure and recreation, and small-scale housing 
uses. 
 
The proposed building lies within an allocated 
local centre as defined in the WLLP.  Given local 
centre sites are appropriate for a range of uses, 
including hot food uses, the proposals accord with 
this policy. 
  

Yes 

WLLP TRAN33 
(parking 
standards) 

The expansion, conversion or re-development of 
premises within the areas shown on the proposals 
map, and on other established sites, will be 
encouraged for uses falling within classes 4, 5 
and 6, or as restricted in policy EM 2 and 
specified in Appendix 5.1. 
 
The hotel car park is of a good size and is not 
affected significantly by this development.  There 
is ample parking for both the hotel and the 
proposed hot food take-away. 
 
 
 
 
 
 

Yes 
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Plan Policy  Assessment Conform? 

  

West Lothian 
Local Plan 
(WLLP) 

HOU9  
(residential 
and visual 
amenity) 

Development proposals will be assessed against 
the need to protect the residential and visual 
amenity of existing residents and other occupiers. 
Developments shown to adversely impact on 
amenity to a significant degree will not be 
supported. 
 
The proposed building would be located 
approximately 30m from the nearest houses at 
Mallard Brae, directly across the Ladywell District 
Road and approximately 35m from the flats at 
Hawk Brae.  The proposed building will not 
therefore impact on the visual amenity of these 
residential properties.  Environmental Health has 
been consulted on the extraction and filtration 
system proposed for the use and is satisfied with 
the level of odour treatment proposed.  The 
residential amenity of these nearby residential 
properties will therefore not be adversely affected 
to a significant degree if the appropriate filtration 
is used. 
 

Yes 

 
 

6 REPRESENTATIONS 

 
Six objections have been received, 2 of which were out of time.  A summary of the comments is 
given below with a copy of the full objections attached to this report. 
 

Comments Response 

There are other hot food 
outlets in the area and 
another one is not 
required. 

There are no planning policies restricting the number of hot food or 
other uses within an allocated local centre.  Hot food, restaurant, 
leisure and a range of other uses are appropriate for allocated local 
centres. 
 

The premises is within 
easy walking distance of 
Inveralmond High School 
to the detriment of school 
children. 
 

The proximity of the school in relation to hot food uses is not a material 
planning consideration. 

Impact on residential 
properties through noise, 
smell and litter issues. 

The size of the building and its location some 30-35m from the nearest 
residential properties will not impact on the visual amenity of these 
properties.  In respect of noise, a condition can be applied restricting 
the use to a 22:00 closing time thus ensuring the use does not 
encourage patrons of the adjacent club to congregate at the premises 
into the small hours of the morning.  A condition can be applied to 
ensure a litter bin is available at the site.  Environmental Health has 
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been consulted on the triple filtration system proposed for the 
development and is satisfied with this arrangement to prevent 
unacceptable levels of odour nuisance from the premises. 
 

The proposed 
development would add 
to anti-social behavior 
experience by residents 
from patrons of the Da 
Vinci’s Hotel club. 
 

Whilst anti-social behavior of any type is unacceptable, the business in 
its own right cannot be considered responsible for individual’s actions.  
Anti-social behavior is therefore not a planning matter and is dealt with 
by the police. 

This will be a magnet for 
drunken youths. 

Anti-social behavior is not a planning matter and is dealt with by the 
police. 
 

 
 

7 CONSULTATIONS 

 
7.1 This is a summary of the consultations received.  The full documents are contained in 

the application file. 
 

Consultee Comments Planning response 
Transportation No objections  Noted. 

 

Environmental Health No objections  Noted, a condition can be applied 
ensuring that the three levels of 
filtration proposed are to be used 
and that any variation must be 
agreed with Environmental Health.  

 
 

8 ASSESSMENT 

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

requires planning applications to be determined in accordance with the Development 
Plan, unless material considerations indicate otherwise. 

 
8.2 The application site lies within an allocated local centre as defined in the local plan.  

Local centres are safeguarded for business, retail, community, leisure and recreation, 
and small-scale housing uses.  A hot food take-away unit is therefore in principle 
appropriate for a local centre and given the scale of the unit proposed there is no impact 
on parking or the visual amenity of the nearby residential properties.  The development 
therefore accords with policy TC13, TRAN33 and HOU9 of the WLLP. 

 
8.3 Concern has been raised by nearby residents about potential smells from the use.  The 

applicant has proposed 3 levels of filtration for commercial kitchens and this has been 
assessed by Environmental Health for its acceptability.  Given Environmental Health are 
satisfied with the filtration proposed then the proposed development would not have any 
significant adverse impact on nearby residential properties by way of cooking smells, the 
proposals accord with policies TC3 and HOU9 of the WLLP. 
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8.4 The comments made also make reference to anti-social behaviour from the club at Da 
Vinci’s and that the proposed development will exacerbate this.  The behaviour of 
patrons from the club is not a material consideration in this matter. 

 

9 CONCLUSION AND RECOMMENDATION 

 
9.1 Planning permission had previously been sought for this building in 2011 and granted 

consent under delegated powers on the grounds detailed above.  The applicant did not 
make a site start before the permission expired and as a result has had to make a further 
application for the same proposals. 

 
9.2 The previous permission contained conditions relating to the use of materials, external 

plant, amplified sound, extraction details, parking signage, the provision of a litter bin and 
landscaping.  The applicant has taken account of these conditions and provided extraction 
and ventilation details along with this application.  These details have been assessed by 
Environmental Health, a landscaping plan has been provided which shows two additional 
section of wall to prevent access from Ladywell West Road and the elevation drawings 
show the location of a sign advising patrons of parking to the rear (front) of the building. 

 
9.3 Conditions on the planning permission can be used to define and control aspects of the 

development and given concerns over the behavior of patrons from the club, albeit this is 
not a material planning matter, the proposals may benefit the situation by preventing 
shortcutting from the car park to Ladywell West Road and the opening hours can be 
restricted.  Draft conditions are attached. 

 
9.4  The proposals are therefore acceptable for an allocated local centre site and 

recommendation is to grant planning permission subject to conditions. 
 
 
 

10 ATTACHMENTS  

 
 Location plan 
 Aerial photograph 
 Landscaping plan 
 Elevation details 
 Local Member referral form 
 Representations 
 Draft conditions 

 
 
 
 
CHRIS NORMAN      
Development Management Manager   Date:  10 December 2014 
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West Lothian
Council

Planning Services
Development Management Committee

EJ LOCAL MEMBER REFERRAL REQUEST t3

Members wishing a planning application to be heard at the Development ManagementCommittee must complete and return this form to Chris Norman, DevelopmentManagement Manager, within 7 days.

The planning application details are available for inspection on the council’s web siteat http://planning. westlothian.gov.ukJWAMI33/searchsubmitlperformOption.do?action—search

Application Details Reason For Referral Request (please tick i)

Application Reference Number
-
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DRAFT CONDITIONS  - APPLICATION 0718/FUL/14 
 
 
1 Unless otherwise agreed in writing with the Development Management Manager, 

the materials to be used on the roof and walls of the building hereby approved shall 
match those on the adjacent hotel. 
 
Reason  To integrate the development with the surrounding area, in the interests of visual 
amenity. 

 
2 Unless otherwise agreed in writing with the Development Management Manager, 

there shall be no external plant, machinery or equipment installed at the premises 
hereby approved.   
 
Reason  In the interests of the amenity of neighbouring residents and other occupiers.  

 
3 All amplified sound shall be so controlled as to be inaudible within any nearby 

residential properties. 
 
Reason In the interests of the amenity of neighbouring residents and other occupiers. 

 
4 Before the hot food take-away hereby approved is open to the public, written 

confirmation shall be provided by the applicant demonstrating that the extraction 
and filtration system fitted to the premises complies with the requirements of 
Environmental Health.  The premises shall not open to the public until this 
confirmation is provided and once open, the extraction and filtration system shall 
operate at all times when the premises are in use. The extraction system shall 
thereafter be maintained to the satisfaction of the planning authority. 

 
Reason To prevent odours from the premises causing nuisance, in the interests of the amenity 
of neighbours and the surrounding area. 

 
5 Before the hot foot take-away hereby approved is open to the public, the car parking 

sign directing customers to the front of the premises shall be installed to the 
satisfaction of the planning authority.  Prior to its installation, the wording shall be 
agreed with the planning authority. 
 
Reason  In the interest of residential amenity and to prevent unauthorised use of the adjacent 
bus stop. 

 
6 Before the development begins, the developer shall submit details of the type and 

location of a litter bin to be located directly outside the premises for the written 
approval of the planning authority.  The operator of the premises shall maintained 
the litter bin and the area surrounding the premises shall be kept clear of paper, 
wrappings and any other waste products associated with the business, to the 
satisfaction of the planning authority. 
 
Reason  To ensure there is no litter nuisance caused by this use, in the interests of the 
amenity of the surrounding area. 
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7 Before the hot food take-away hereby approved is open to the public, the two 

sections of 'added wall' as detailed on approved Planting Plan 2 shall be constructed 
to the satisfaction of the planning authority.  The landscaping hereby approved shall 
be implemented in the first planting season following the completion of construction 
works  
 
The new planting shall be maintained for a period of five years until it becomes 
established with any trees or shrubs which within a five year period following 
completion of the development die, are removed or become seriously damaged or 
diseased, shall be replaced in the next planting season with others of a similar size 
and species unless the planning authority gives written consent to any variation.  
The landscaping hereby approved shall be retained in perpetuity unless otherwise 
agreed in writing with the planning authority.   
 
Reason  To ensure proper implementation of the planting proposals in the interests of the 
amenity of the site and the area as a whole.   

 
8 The use hereby approved shall not operate beyond 22:00 hours at any time and the 

operator of the premises shall ensure that there are no customers in the premises 
beyond this time.    
 
Reason  In the interests of residential amenity and to prevent loitering at the premises late into 
the night. 

 
 Notes to developer 
  

This planning permission lapses on the expiration of a period of 3 years (beginning with the date on which 
the permission is granted) unless the development to which the permission relates is begun before that 
expiration. 

  
 Notification of the start of development 
  
 It is a legal requirement that the person carrying out this development must notify the planning authority 

prior to work starting on site. The notification must include full details of the name and address of the 
person carrying out the development as well as the owner of the land and must include the reference 
number of the planning permission and the date it was granted. If someone is to oversee the work, the 
name and contact details of that person must be supplied. A form is enclosed with the planning permission 
which can be used for this purpose. Failure to provide the above information may lead to enforcement 
action being taken. 

  
 Notification of completion of development 
  
 The person who completes this development must, as soon as practicable after doing so, give notice of 

completion to the planning authority. A form is enclosed with the planning permission which can be used for 
this purpose. 

  

 Advisory note to developer 

  

 As the proposed development is within an area which could be subject to hazards from current or past coal 
mining activity, the applicant is advised to liaise with the Coal Authority before work begins on site, to 
ensure that the ground is suitable for development. 
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Any activities which affect any coal seams, mine workings or coal mine entries (shafts) require the written 
permission of the Coal Authority. Failure to obtain such permission constitutes trespass, with the potential 
for court action. The Coal Authority is concerned, in the interest of public safety, to ensure that any risks 
associated with existing or proposed coal mine workings are identified and mitigated. 

To contact the Coal Authority to obtain specific information on past, current and proposed coal mining 
activity you should contact the Coal Authority's Property Search Service on 0845 762 6848 or at 
www.groundstability.com.  

 
 
Annex 1, Schedule of Plans - 0718/FUL/14 
 
 Description Drawing Number Docquetted Number 
1 Location plan 2419 Ph3 (BW) 01 1 of 10 
2 Site plan as proposed 2419 Ph3 (BW0 03 2 of 10 
3 Landscape design plan - 3 of 10 
4 Planting plan 1 - 4 of 10 
5 Planting plan 2 - 5 of 10 
6 Elevations and roof plan as 

proposed 
2419 Ph3 (BW) 05 6 of 10 

7 Signage to takeaway L(--)000 Rev A 7 of 10 
8 Sections AA & BB as proposed 2419 Ph3 (BW) 06 8 of 10 
9 Extraction and supply AC.OS.001 Rev A 9 of 10 
10 Odour control filtration 3 pages 10 of 10 
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Development Management 
List of Delegated Decisions

The following decisons will be issued under delegated powers unless any Member advises the Development Management Manager that the application should be referred to the 

Development Management Committee for determination.  Requests to refer applications must be made on the attached form and recieved by the Development Management Manager 

by 12 noon on 07/11/2014.

Date: 31/10/2014

Application No. 

&Case Officer

Applicant Proposals/Site Address Ward/Councillors Decision No. and Summary 

of Objections

Reason for Grant/Refusal 

Edinburgh 

Society of 

Model 

Engineers

Erection of a 4.6 ha model 

engineering centre with 

associated tracks, boating 

pond, walking routes, car 

parking and support 

buildings (grid ref. 308365 

670253) at Almondell 

Woods, Drumshoreland 

Road, Broxburn

East Livingston and 

East Calder

Grant 

Conditional 

Permission

 2
objections

Lack of parking for a 

public attraction

Contrary to countryside 

policies of the local plan

Traffic impact and poor 

sight lines onto a busy 

road

Concerns regarding 

undermining

Impact on wildlife

Detrimental to local 

amenity, espacially by 

reason of noise from the 

facility

The application is to form a facility for a model 

train/engineering society within a former 

commercial woodland at Drumshoreland Muir, on 

the north side Drumshoreland Road.

The site will include an agricultural style shed to 

act as a meeting room, work area and storage for 

the society; two steel secure containers and a 

composting toilet. There will be parking within the 

woodland and a model railway track will be laid 

out between the trees. A model car track and a 

small boating pond are also proposed.

The access will be off Drumshoreland Road, 

through an opening where woodland thining has 

been taking place under a forestry felling licience.

The site is white land within the countryside. 

Policy ENV36 of the WLLP supports leisure and 

tourist developments where they are appropriate 

to a countryside location and are in keeping with 

the rural character.

The facility will mainly be for members, but 4 

public events are planned each year. Additional 

car parking has been shown in response to 

objections.

Transportation; the Coal Authority; the council's 

Arborist and the Community Council are alll 

satisfied with the proposals, subject to conditions 

covering the detail of the access; restrictions on 

public events and noise.

The proposal accords with the policies and 

provisions of the local plan and approval is 

recommended.

Frank Anderson

Carl John

Dave King

Frank Toner

0565/FUL/14

Wendy 

McCorriston

Major Application

 

West Lothian Local Plan = WLLP, Edinburgh and Lothians Structure Plan = ELSP. Planning Advice Note = PAN, Scottish Planning Policy = SPP, Supplementary Planning Guidance = SPG

Page 1 of 3
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Application No. 

&Case Officer

Applicant Proposals/Site Address Ward/Councillors Decision No. and Summary 

of Objections

Reason for Grant/Refusal 

Marshall Erection of a house (grid 

ref. 309482 669492) at Shiel 

Mill Farm, East Calder

East Livingston and 

East Calder

Refuse 

Permission
 0

objection The proposed house, which is located within the 

countryside and the Almond & Linhouse Valleys 

AGLV, is for the applicant's son who is currently 

living in the family home and who provides a 

degree of care and assistance to his father.  

Whilst being sympathin to the requirements of the 

applicant, the proposed house is not for his use.  

The proposed design includes a storey of 

underbuild and would see the principal floor of the 

property at the eaves level of the adjoining family 

home.

The proposal is contrary to:

ENV19 (AGLVs) WLLP;

ENV31 (development in the countryside) WLLP;

ENV32 (development in AGLVs) WLLP;

ENV33 (development in respect of ENV31 & 32) 

WLLP;

IMP14 (compliance with the development plan) 

WLLP;

IMP15 (design) WLLP.

Frank Anderson

Carl John

Dave King

Frank Toner

0560/FUL/14

Ranald Dods

Local Application

 

West Lothian Local Plan = WLLP, Edinburgh and Lothians Structure Plan = ELSP. Planning Advice Note = PAN, Scottish Planning Policy = SPP, Supplementary Planning Guidance = SPG
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Application No. 

&Case Officer

Applicant Proposals/Site Address Ward/Councillors Decision No. and Summary 

of Objections

Reason for Grant/Refusal 

Cunningham Change of use from a 

domestic garage/store to a 

house; the erection of a 

front canopy and alterations 

(grid ref. 307398 667640) at 

Land at 1 Combfoot 

Cottages, Mid Calder, EH53 

0AB

East Livingston and 

East Calder

Refuse 

Permission
 1

objection

The garage was meant to 

be a domestic garage but 

has remained unfinished 

and unused by the 

applicant for many years 

in order to eventually use 

it as a house.

This is a proposal to change a modern domestic 

double garage, located in Mid Calder 

Conservation Area, into a one bedroom house. 

The garage is in part of the original garden for the 

four-in-a-block flats to the west.

To change the existing garage building from an 

ancillary structure to a dwellinghouse would result 

in a development that was out of keeping with the 

spatial character and appearance of the area. 

As a result, the proposal would amount to town 

cramming, contrary to both local plan policies, 

HOU4 (cramming), HOU9 (residential and visual 

amenity) HER 19 (conservation areas) and the 

council's supplementary planning guidance. In 

particular, the appearance of the property would 

look out of character and crammed into the street 

scene, to the detriment of the overall character 

and appearance of the conservation area. The 

proposal could also result in issues of parking 

congestion in what is already a very busy location.

Refusal is recommended.

Frank Anderson

Carl John

Dave King

Frank Toner

0647/FUL/14

Wendy 

McCorriston

Local Application

 

West Lothian Local Plan = WLLP, Edinburgh and Lothians Structure Plan = ELSP. Planning Advice Note = PAN, Scottish Planning Policy = SPP, Supplementary Planning Guidance = SPG
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Development Management 
List of Delegated Decisions

The following decisons will be issued under delegated powers unless any Member advises the Development Management Manager that the application should be referred to the 

Development Management Committee for determination.  Requests to refer applications must be made on the attached form and recieved by the Development Management Manager 

by 5pm on 14/11/2014.

Date: 07/11/2014

Application No. 

&Case Officer

Applicant Proposals/Site Address Ward/Councillors Decision No. and Summary 

of Objections

Reason for Grant/Refusal 

Hartfield 

Homes Ltd.

Planning permission in 

principle for a 0.5ha 

residential development 

(grid ref. 298944 667403) at 

Easter Inch Steadings, 

Bathgate, EH48 2EH

Bathgate Refuse 

Permission
 5

objections

The number of houses, 

detail is vague

Safety concerns over the 

existing access to the 

Proposed Site. 

Amenity of the existing 

residents including loss of 

privacy

The effect of the 

proposed development 

upon the setting and 

character of the listed 

building

Removal of trees

The existing ground levels would mean that any 

new residential buildings will have a detrimental 

impact on the setting and character of the Listed 

Building.William Boyle

Harry Cartmill

John McGinty

James Walker

0627/P/14

Mahlon 

Fautua

Local Application

 

West Lothian Local Plan = WLLP, Edinburgh and Lothians Structure Plan = ELSP. Planning Advice Note = PAN, Scottish Planning Policy = SPP, Supplementary Planning Guidance = SPG
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Application No. 

&Case Officer

Applicant Proposals/Site Address Ward/Councillors Decision No. and Summary 

of Objections

Reason for Grant/Refusal 

Newman Erection of a garage (grid 

ref. 297911 668530) at 

KERSEL, 8 GORDON 

AVENUE, BATHGATE, 

EH48 1BE

Bathgate Grant 

Conditional 

Permission

 1
objection

Overshadowing

Height/Overbearing

The proposal is for the erection of a single storey 

garage to the north-eastern side of the existing 

property. 

Following negotiations with the applicant and 

agent, the plans have been amended to show a 

reduction in roof pitch from 30 to 17.5 degrees, 

reducing the overall height of the garage by 

373mm, reducing the potential impact of the 

structure on neighbouring properties. 

A neighbour objected because of a fear of 

overshadowing. As the neighbour's property sits 

higher than the application site with access to the 

rear via a half landing and steps, there will not be 

any significant loss of light as a result of this 

proposal, particularly following the reduction in the 

height of the roof.

The other ground of objection, security, is not a 

material planning consideration.

The proposal will therefore comply with the 

Council's House Extension and Alteration Design 

Guide and policy HOU 9 of the West Lothian 

Local Plan.

William Boyle

Harry Cartmill

John McGinty

James Walker

0674/H/14

Lindsey 

Patterson

Local Application

 

West Lothian Local Plan = WLLP, Edinburgh and Lothians Structure Plan = ELSP. Planning Advice Note = PAN, Scottish Planning Policy = SPP, Supplementary Planning Guidance = SPG
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Development Management 
List of Delegated Decisions

The following decisons will be issued under delegated powers unless any Member advises the Development Management Manager that the application should be referred to the 

Development Management Committee for determination.  Requests to refer applications must be made on the attached form and recieved by the Development Management Manager 

by 5pm on 21/11/2014.

Date: 14/11/2014

Application No. 

&Case Officer

Applicant Proposals/Site Address Ward/Councillors Decision No. and Summary 

of Objections

Reason for Grant/Refusal 

Rennie Erection of 2 houses and 

siting of 2 temporary 

residential caravans (grid 

ref. 207881 662595) at Land 

at 63 Main Street, 

Stoneyburn

Fauldhouse and the 

Breich Valley

Refuse 

Permission
 0

objection

None received.

Full planning permission is sought for the erection 

of two dwellinghouses, and the temporary siting of 

two residential caravans, at land at 63 Main 

Street, Stoneyburn.  The site forms part of a larger 

site allocated for the development of 60 houses 

(HSb6).  

The proposed dwellings would be sited to the 

south of Main Street, with the principal elevations 

facing on to the rear gardens of the neighbouring 

dwellings to the north.  This form of backland 

development is generally considered undesirable 

from an amenity perspective, and in this case 

would result in a disjointed pattern of development 

due to the lack of a road link with the rest of site 

HSb6.  The application therefore fails to achieve 

the highest quality of design and layout required 

by Policy HOU7 of the West Lothian Local Plan 

2009 and associated Supplementary Planning 

Guidance.  In particular, it fails to provide the 

permeable, connected streets required by the 

Residential Design Guide.  It similarly fails to 

comply with Scottish Planning Policy and 

Designing Streets, which have established 

connectivity and ease of movement as guiding 

principles in street and development design.  It is 

therefore considered that the application does not 

comply with policy HOU7, IMP15 and IMP14 of 

the West Lothian Local Plan, and both Designing 

Streets and Scottish Planning Policy.  It is 

therefore recommended that the application is 

refused.

David Dodds

Greg McCarra

Cathy Muldoon

0669/FUL/14

Nicolas Lopez

Local Application

 

West Lothian Local Plan = WLLP, Edinburgh and Lothians Structure Plan = ELSP. Planning Advice Note = PAN, Scottish Planning Policy = SPP, Supplementary Planning Guidance = SPG
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Application No. 

&Case Officer

Applicant Proposals/Site Address Ward/Councillors Decision No. and Summary 

of Objections

Reason for Grant/Refusal 

D Luxe Hotel Installation of new windows 

and doors (grid ref. 304367 

668335) at D Luxe Hotel, 

Hawk Brae, Ladywell West, 

Livingston, EH54 6TW

Livingston North Grant 

Conditional 

Permission

 1
objection

loss of privacy

The proposal is to carry out internal alterations to 

the hotel to provide an additional 6 bedrooms and 

an office.  While the internal alterations do not 

require permission, there is a requirement for 

additional window openings to be created.  All but 

the two proposed office windows look onto either 

landscaping or public areas.  The office windows 

look towards the housing at Mallard Brae and one 

objection has been received on the grounds of 

loss of privacy.  The proposed office windows are 

approximately 30m from the nearest house, lie at 

a lower level than the house windows and are at 

an oblique angle.  Given the separation distance 

between windows it is considered that this is 

sufficient not to result in a loss of privacy to these 

residential properties.  Recommendation therefore 

is to grant planning permission.

Robert De Bold

Anne McMillan

Andrew Miller

Angela Moohan

0705/FUL/14

Steven 

McLaren

Local Application

 

West Lothian Local Plan = WLLP, Edinburgh and Lothians Structure Plan = ELSP. Planning Advice Note = PAN, Scottish Planning Policy = SPP, Supplementary Planning Guidance = SPG
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Development Management 
List of Delegated Decisions

The following decisons will be issued under delegated powers unless any Member advises the Development Management Manager that the application should be referred to the 

Development Management Committee for determination.  Requests to refer applications must be made on the attached form and recieved by the Development Management Manager 

by 5pm on 28/11/2014.

Date: 21/11/2014

Application No. 

&Case Officer

Applicant Proposals/Site Address Ward/Councillors Decision No. and Summary 

of Objections

Reason for Grant/Refusal 

Barnes Erection of a house (grid 

ref. 298481 677351) at Land 

adjacent to 57 Mill Road, 

Linlithgow Bridge

Linlithgow Refuse 

Permission
 1

objection

Parking  and road safety.

The site is a small piece of vacant land at the 

corner of a private lane and Mill Road.  The 

proposed plot to house ratio would be 67:33 

whereas the council SPG on "how to avoid town 

cramming" states that optimum ratio is 75:25.  In 

addition, the SPG states that a detached house 

should have at least 100m² of private garden 

ground.  The proposal includes a garden of only 

78m². The proposal represents over development 

of the site and would result in a lower level of 

amenity for residents than would otherwise be 

expected.  No objection was lodged to the 

application by Transportation.

The proposal is contrary to:

HOU4 (town cramming) WLLP;

HOU9 (residential amenity) WLLP;

SPG on "How to avoind town cramming".

Tom Conn

Martyn Day

Tom Kerr

0702/FUL/14

Ranald Dods

Local Application

 

West Lothian Local Plan = WLLP, Edinburgh and Lothians Structure Plan = ELSP. Planning Advice Note = PAN, Scottish Planning Policy = SPP, Supplementary Planning Guidance = SPG
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Development Management 
List of Delegated Decisions

The following decisons will be issued under delegated powers unless any Member advises the Development Management Manager that the application should be referred to the 

Development Management Committee for determination.  Requests to refer applications must be made on the attached form and recieved by the Development Management Manager 

by 5pm on 05/12/2014.

Date: 28/11/2014

Application No. 

&Case Officer

Applicant Proposals/Site Address Ward/Councillors Decision No. and Summary 

of Objections

Reason for Grant/Refusal 

Kelly Demolition of poultry sheds 

and erection of 4 houses 

(grid ref. 301624 662590) at 

Hartwood Road, West 

Calder

Fauldhouse and the 

Breich Valley

Refuse 

Permission
 1

objection

-Concerns that the 

current entrance as there 

are problems already at 

the junction with 

neighbouring properties. 

The increased amount of 

traffic will exacerbate this 

problem. Nevertheless, 

moving the entrance 

elsewhere may solve this 

issue.  

-Concerns raised that 

heavy traffic on the road 

associated with the 

existing surrounding 

businesses in the 

morning and evening 

would attract complaints 

from new residents.  This 

may have a detrimental 

impact on existing 

businesses.

The application site is not currently allocated for 

residential development and would extend urban 

development into the countryside. In this case, the 

justification which has been

presented thus far is not sufficiently compelling to 

allow residential development on this land.

Specific regard has been given to the SPG: - 

redevelopment of redundant poultry sheds and

intensive livestock rearing units however, the 

proposal does not meet the terms of the SPG due 

to

lack of capacity at catchment schools, potential 

difficulty with existing access arrangements, 

ribbon

development and coalescence.

There are also concerns about education capacity 

at catchment schools.

Taking into account the above the proposed 

development is contrary to West Lothian Local 

policies HOU 1, HOU 2,  ENV 31 and SPG 

Redevelopment of redundant poultry sheds and

intensive livestock rearing units and Development 

in the Countryside 

It is therefore recommended that planning 

permission is refused.

David Dodds

Greg McCarra

Cathy Muldoon

0729/FUL/14

Mahlon 

Fautua

Local Application

 

West Lothian Local Plan = WLLP, Edinburgh and Lothians Structure Plan = ELSP. Planning Advice Note = PAN, Scottish Planning Policy = SPP, Supplementary Planning Guidance = SPG
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Application No. 

&Case Officer

Applicant Proposals/Site Address Ward/Councillors Decision No. and Summary 

of Objections

Reason for Grant/Refusal 

Hepworth Erection of a fence and 

installation of CCTV camera 

(in retrospect) (grid ref. 

295864 667660) at 10 

WHITESIDE FARM LANE, 

Bathgate, EH48 2UL

Bathgate Grant 

Conditional 

Permission

 1
objection

Height

Visual Amenity

Overshadowing

Privacy

The proposal is for the erection of a fence and 

installation of a CCTV camera to the front of the 

property.  Previously an enforcement case the 

application has been made retrospectively.  

The location of the site is such that it is an access 

drive for the two properties within this part of the 

steading and therefore is not seen by any other 

occupants.  While the fence is greater in height 

than that of the other low fences within the 

steading there is a fence of similar height on the 

western boundary of the neighbouring property 

and therefore the fence does not appear out of 

place.  Nonetheless to lessen the potential visual 

impact of the fence it shall be conditioned in the 

decision notice that the first metre of the fence 

from the access road shall be cut at a 45 degree 

angle to appear less overbearing to neighbouring 

properties.

With regard to the CCTV it shall also be 

conditioned in the decision notice that the view 

shall not exceed that of the applicants own 

garden, therefore alleviating any potential privacy 

issues.

The proposal will therefore comply with the 

Council's House Extension and Alteration Design 

Guide and policy HOU 9 of the West Lothian 

Local Plan.

William Boyle

Harry Cartmill

John McGinty

James Walker

0775/H/14

Lindsey 

Patterson

Local Application

 

West Lothian Local Plan = WLLP, Edinburgh and Lothians Structure Plan = ELSP. Planning Advice Note = PAN, Scottish Planning Policy = SPP, Supplementary Planning Guidance = SPG
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