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planning@westiothian.gov.uk

Thank you for completing this application form:

ONLINE REFERENCE 100091357-007

@@ West Lothian

Council

West Lothian Clvic Centre Howden South Road Howden Livingston EH54 8FF Tel: 01508 280000 {for general enquirles) Emall:

Applications cannot be validated unti all the necessary documentation has been submitted and the required fee has been pald.

The online reference Is the unique reference for your online form only. The Planning Authority will allocate an Application Number when

| your form is validated. Please quote this reference if you need to contact the planning Autherity about this application,

‘ Applicant or Agent Details

Are you an applicant or an agent? * (An agent is an architect, consultant or someone else acting

on behalf of the applicant in connection with this application)

D Applicant EAgent

Agent Details
Please enter Agent detalls
Company/Organisation; | Siorach Wood Architects
Ref. Number: l You must enter a Building Name or Number, or both: *
First Name: * Kirsty Buikding Name: | station Masters Office
Last Name: * Watson Building Number:
Telephone Number: * 01313121260 gj:;z%s: ] Station Road i
Extenslon Number: Address 2: N
Mobile Number: ! Town/Clty: * South Queensferry
Fax Number: Country: * United Kingdom
EH30 8JP

Posicode: *

Email Address: * kirsty@swa.uk.net

Is the applicant an Individual or an organisation/corporate entity? *

IE Individual [] Organisation/Corporate entity
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Applicant Details

Please enter Applicant detalls

Tile: | Other You must enter a Bullding Name or Number, or both: *
Other Title: Mr & Mrs Buliding Name: 182

First Name. * b Bullding Number:

Last Name: * Cromble m:: | Biythfield Cottage
Company/Organisation Address 2: Bellsquarry

Telephone Number: * Town/Clty: * LIVINGSTON

Extenslon Number: Country: * West Lothlan

Mobile Number: Postcode: * EH54 8AF

Fax Number:

Emall Address: *

Site Address Details

Planning Authority: West Lothlan Gouncll

Full postel address of the slte (including postcode where avallable):

Address 1: I

| Address 2:

Address 3:

Address 4.

Address 5.

Town/Clty/Settlement:

Post Code:

Please |dentify/describe the location of the site or sitee

Northing 664631 Easting

304765
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Description of Proposal

FPlease provide a description of your proposal to which your review relates. The description should be the same ae given in the
application form, or as amended with the agreement of the planning authorlty: *
{Max 500 characters)

| New House with detached double garage, private entrance and large garden. ]

Type of Application

What type of application did you submit to the planning authority? *

E Applicatlon for planning permission (including householder application but excluding application to work minerals).
|:| Application for planning permission in principle.
D Further application.

D Application for approval of matters specified in condltions.

What does your review relate to? *

Refusal Notice.
D Grant of permission with Conditions Imposed,
D Ne decision reached within the prescribed perlod (two months after validation date or any agreed extension) — deemed refusal.

Statement of reasons for seeking review

You must state In full, why you are a seeking a review of the planning authority's decligion (or failure to make a declsion). Your statement
must gel out all matters you consider require to be taken Into account in determining your review. If nacessary this can be provided as a
separate docurnent in the *Supporting Documents' section: * (Max 500 characters)

Note: you are unlikely to have a further opportunfty o add to your statement of appeal at & later date, so it is essential that you produce
all of the Informatlon you want the decision-maker to take into account.

You should not however ralse any new matter which was not before the planning authority at the time It decided your application (or at
the time expiry of the period of determination), unless you can demonstrate that the new matier could not have been raised before that
time or that it not being raised before that time Is a consequence of exceptional circumstances.

See Supporting Statement.

Have you ralsed any matters which were not before the appointed officer at the time the D Yes E No
Determination on your application was made? *

If yes, you should explain In the box below, why you are ralsing the new matter, why It was not raised with the appointed officer before
your application was determined and why you consider it should be considered In your review: * {Max 500 characters)
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Please provide a liet of all eupporting documents, materlais and evidence which you wish to submit with your notice of review and Intend
fo rely on In suppert of your review. You can attach these documents electronically later In the process: * (Max 500 characters)

18018 Supporting Statement; Planning Application Ref 0307FUL18; Clarffications on Objections to Planning 18 05 21; Planners
Comments on Application 18 05 28, Withdrawing Application 18 0€ 07, Pfanning Application Ref 0740FUL18; Correspondence
with Planner re dwg scale 18 08 11; Statement to Planning 18 09 14; P04 A Altemative Site Flan

Application Details

Please provide detalls of the application and decislon.

What Is the application reference number? * | O740/FULMS
What date was the application submitted to the planning authority? * 10/08/2018 'J
What date was the decision Issusd by the planning authority? * J 08/10/2018

Review Procedure

The Local Review Body will decide on the procedure to be used to detarmine your review and may at any time during the review
process require that further Information or representations be made to enable them to determine the review. Further Information may be
required by one or & combination of procedures, such as: written submisslons; the holding of one or more hearing sessions and/or
inspecting the land which Is the subject of the review case.

Can this review continue to a conclusion, In your opinion, based on a review of the relevant Information provided by yourself and other
partiea only, without any further procedures? For example, written submission, hearing session, sile inspection. *

ves [1No

In the event that the Local Review Body appointed tc conslider your application decides to inspect the site, In your opinion:

Can the site be clearly seen from a road or public land? * D Yes No
Is It possible for the site to be accessed safely and without barviers to entry? * Yes D No

If there are reasons why you think the local Review Body would be unable to underiake an unaccompanied site Ingpection, please
explain here. (Max 500 characters)

Cllent will be able to provide access as required.
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Checklist — Application for Notice of Review

Please complete the following checklist fo make sure you have provided all the necessary information in support of your appeal. Failure
to submit all thls fnformatfon may result In your appeal being deemed invalld.

Have you provided the name and address of the applicant?. * Yes D No

Have you provided the date and reference number of the application which Is the subject of this Yes D Neo
review? *

If you are the agent, acting on behalf of the applicant, have you provided details of your name Yes D No D N/A
and address and Indicated whether any notice or correspondence required in connection with the

review shouid be gent to you or the applicant? *

Have you provided a staternent setting out your reasons for requiring a review and by what IE Yes I:I No
procedure (or combination of procedures) you wish the review to be conducted? *

Note: You must state, In full, why you are seeking a review on your application. Your statement must et out all matters you conslder
require to ba taken into account In determining your review. You may not have a further opportunity to add to your statement of review
at a later date. It is therefore essentlal that you submit with your notice of review, all necessary information and evidence that you rely
on and wish the Local Review Body to consider as part of your review,

Please attach a copy of all documents, material and evidence which you intend to rely on Yes |:| No
(e.9. plans and Drawings) which are now the subject of this review *

Note: Where the review relates to a further application e.g, renewal of planning permission or modification, variation or removal of a
planning condition or where i relales to an application for approval of matters specified in conditions, it Is advisable to provide the
application reference number, approved plans and declsion notice (if any) from the eariler consent.

Declare — Notice of Review

I/'We the applicant/agent certify that thls Is an application for review on the grounds stated.

Declaration Name: Ms Kirsty Watson

Declaration Date: 211172018
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| slorach wood architects

West Lothian Council
Local Review Body
Committee Services
West Lothian Civic Centre
HOWDEN SOUTH ROAD
Livingston

EH54 6FF

21 November 2018
18019/3.1/CL171018-10

Dear Sirs,

Blythfieid Cottage, Bellsquarry
Planning Appeal for Ref no. 0740/FUL/M8

Further to our Clients planning application for the above, we would like to appeal this
planning refusal dated the 9% October 2019. On behalf of our Clients, Mr & Mrs D
Crombie, we would like to include our written appeal for your consideration. The
planning application is for a new dwelling within the cluster of houses at Blythfield
Cottages.

The applicants have lived at 1&2 Blythfleld Cottages for in excess of thirty years and
during this time have seen a dramatic change to the surrounding area as Livingston has
grown and continues to grow around them. Having no wish to move from a home that
they have sympathetically restored and maintained over that period, Mr and Mrs
Crombie feel that the time is right to downsize the land footprint of their property.

The site was selected fo provide a reasonable sized garden to the Applicants existing
house while allowing maximum space for the new dwelling fo be sited within its own
garden. Access would be provided via an existing garden access that is connected to
Murieston Road by a private access road. This means the site can be wholly utilised
without disruption to Newpark Road. This access road is currently used to access the
Applicants garden and is the vehicle and pedestrian access to the Applicants neighbours
at 3&4 Blythfield Cottages.
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21 November 2018
18019/3.1 /CL171018-10

Blythfield Cottage, Bellsquarry
Planning Application Ref ng. 0307/FUL/18

Qur initial Planning Application was for a four bedroom family home with a large
living/dining/kitchen space and a double garage. The focus on the design was to balance
privacy while providing lots of natural light and views. The living spaces of the family
room and maln bedrooms were located to the south-west of the building to maximise
sunlight and garden views as well as opening to the large garden, The ancillary spaces
of the garage, utilty and bathrooms were located to the north as they do not require
significant sunlight or views and they create a buffer fo the neighbouring house of 46
Newpark Road. The upper floor mixes private space of the generous master bedroom
with ensuite and dressing areas with the public morning room that is open to the stair
and ground floor below.

Ground Floor Plan (Ref no. 307/FUL/8)

3D Images (Ref no, 0307/FUL/18)

This application resulted in a couple of objections from the neighbouring dwellings, and
we clarified the points raised with the Planner at the time. To clarify these comments
again, the trees on the site are generally not of a high quality and there are trees on
Brucefield Industrial Estate that provided screening.
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21 November 2018
18019/ 3.1/ CL171018-10

Blythfield Cottage, Bellsquarry

The Planner responded with the following feedback on the application as a whole:

o The proposed house is located immediately behind another residential
property. A separate access is used so the proposal is not strictly ‘tandem’
development but is In a backland location and there is & general presumption
against backland development unless it is part of the spatial character of the
area. In this case, backland development is not a spafial characferistic of the
surrounding area’

o ‘The SPG on infill development states that side fo rear elevation distances
between residential properties should be st least 12 metres. In your application,
there is less than one metre between the north east facing, side elevation. This
is not acceptable in terms of the SPG and we would need this elevation moved
fo a distance of 12 metres from the north west boundary of 46 Newpark Road’

¢ The scals, bulk and mass of the proposed house is not something that the area
is characterised by foo. | don't see there being an issue with something that is
architacturally different and | cen see the materials proposed are to try and
complement the houses around the plot but the bulk and mass of the house
does not compfement the existing development in the area’

» ‘On the whole, the house is a rather ‘crammed in’ to the plot. We would look for
a 9 metre back garden for new houses, as per the SPG, and this criteria is also
not mef. Overall, the application does nof comply with Policies HOU 4 and HOU
9 of the West Lothian Local Plan, Policies DES 1 and HOU 3 of the LDP and
the SPG on Infill development.’

» ‘| would generally agree that the trees on the north west and west to south west
boundaries are mostly leylandij trees that are not of great value. | am getting a
full arboricuffural opinion from one of the tree officers for the site as a whole,
which I can forward once received.’

Based on the above, the Planner suggested we withdraw the application as ‘something
of the scale currently proposed is probably not going fo work with this site and I'm
unsure whether something that could fit within the parameters of our policies In principle
given the area is not characterised by backland development.’

Following a discussion with the Applicant it was agreed we would withdraw this
application to consider the Planners comments and reapply with a design that would be
more suitable for the site.

slora
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Addressing Planners Comments of Planning Application Ref no, 0307/FUL/8 ' D

When completing an aiternative design, we contemplated the Planners comments and
tried to find a solution that would satisfy the Planners concemns.
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21 November 2018
18019/3.1/CL171018-10

Blythfleld Cottage, Bellsquarry

As required the side elsvation of the house was designed to be 12 metres from the
neighbour at 46 Newpark Road and we allowed for a 9 meter back garden. This meant
the footprint of the new house design would need to be adjusted to suit these
parameters.

The Planner noted ‘The scale, bulk and mass of the proposed house is nof something
that the area is characterised by’ and so we fully reconsidered the size of the house.

The alternative house was split into three blocks, one the public living/kitchen/dining
area, one the private bedrooms with the entrance hall positioned between. We fook
influence from the traditional dwellings surrounding the site to provide 2no. single storey
pitched roof forms that contain the public and private spaces. The hallway between has
a flat roof, with rooflights over to provide natural light, which extends to create a canopy
above the front door.

3D Images (Ref no. 0740/FUL/18)
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21 November 2018
18019/3.1/CL171018-10

Blythfield Cottage, Bellsquarry
Planning Application Ref no. 0740/FUL/18

A second Planning Application was registered on 10t August 2018 for the amended
house design which satisfied the Planners concerns on the boundary distances and
mass, scale and bulk of the initial design. Through the application process the Planner
had contacted us with the following comments:

o ‘Policy DES 1 of the LDP states that development proposals should integrate
with local context and built form. The spatial pattem of development in the area
is one of a linear pattern of development along Newpark Road and there is one
set of cotfages af 90 degrees to the road. There have been divisions of plots
but the resulting houses have a road frontage. The proposed house Is focated
immediately behind another residential property. A separate access is used so
the proposal is not strictly ‘tandem’ development but is in a backland location
and there is a general presumption against backland development uniess I is
part of the spatial character of the area. In this case, backiand development is
not a spatial characteristic of the surrounding area and the proposed house
would not integrate with the local context and bullt form. If Is thus contrary to
Policy DES 1.’

o ‘The SPG on infill development states that side fo rear elevation distances
between residential properties should be at least 12 metres. In your application,
there is 6.5 to 7 melres between the north east facing, side elevation and 46
Newpark Road. This is not acceptable in ferms of the SPG and we would need
this elevalion moved to a distance of 12 metres from the north west boundary
of 46 Newpark Road. I cannof justify an infringement of the SPG at this scale,
We would also look for a 9 melre back garden for new houses, as per the
SPG.’

o ‘Although the house now meets the building to plot ratio, as set out in the Infill
SPG, this doss not outweigh the other infringements above and the point about
spatial character.’

As we had specifically designed the dwelling to suit the required distances of 12 meters
to the neighbouring elevations and 9 metres to the rear boundary for a garden we knew
there had been an emor. We contacted the Planner to clarify this and provided an
amendjj dravlwng o?nﬁnmng the dlmensaons to the boundary were suitable.
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21 November 2018
18019/3.1/CL171018-10

Blythfield Cottage, Bellsquarry

In response to the suggestion that the development is Backland Development, we
submitied a statement, enclosed with the supporting documentation, to clarify why we
did not think this was the case. We feel the slte should be considered as Infill
Development as this is more sultable to the sefting of the site within the cluster of
houses at Blythfield Cottages

Regardless of our attempt fo satisfy the Planners concerns the application was refused
on gt October 2018.

Addressi nn mments of Plannin lication 740/FUL/8

The Planners Refusal Report notes that the impact on privacy is, overall, acceptable’
and that ree removal will not affect privacy to an unreasonable degree’. There is also
no comment on the scale, bulk and mass of the dwelling so we understand this concemn
has now been satisfied with our smaller house design.

As such, you can deduce the dwelling would not negatively affect the neighbouring
properties as it does not impact privacy or neighbouring amenity.

While we have satisfied the requirements in terms of a 9 metre garden and 12 meters
between buildings, the Planner has commented ‘the proposed development has a
garden to bullding ratio of 66:34, which does not comply with the SPG, and is therefore
not acceptable in planning terms’, At the time of calculating the ratio, we were not aware
that the drive should be included within the ‘Building’ portion and so our ratlo does not
comply.

We appreciate that our current ratio is not acceptable under the SPG guidance, hence it
being a reason to refuse Planning Permission. We can easlly resolve this issue by
decreasing the driveway by 43m2 to provide a garden fo suitable building ratio of 70:30
as required. As such, enclosed within the supporting documents Is our alternative site
plan drawing showing an altemative layout which reduces the area of driveway by 47m2
to more than satisfy the SPG garden requirement.
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21 November 2018
18019/3.1/CL171018-10

Biythfield Cottage, Bellsquarry

Again, the Planner has commented on the dwelling being a Backiand Development, and
this appears fo be the key reason for the application being refused. As per the statement
enclosed within the supporting documentation, we do not agree about the consideration
of the site as ‘backland', we feel it should be considered as 'infill' development.

We understand ‘Backland Development' is interpreted by West Lothian Council as a site
that is situated behind the line of the street. This application has been considered as
backland development as it is behind the line of Newpark Road. As our site is not
accessed by either vehicles or pedestrians from Newpark Road and is not visible from
Newpark Road, we do not agree that it should be considered as Backland Development.

Instead, infill development is where development occurs within an existing curtilage of a
building group. The cottages of Blythfield are in an L shaped cluster which are located
on both Newpark Road and a private access off Murieston Road. The site is utilising an
existing gap site within the cluster of cottages.

The Planner suggests ‘There have been divisions of plots but the resulting houses have
a road frontage.” Our site is situated beside 384 Blythfield Cottages and continues the
street line that this existing cottage has created along a private road and so we would
therefore disagree that our site does not have a road frontage. This private road is also
the only pedestrian and vehicle access to 3&4 Blythfield cottages so again by utilising
the existing garden access to the site we are continuing the pattern displayed by 3&4
Blythfield Cottages.

If it is to be considered as ‘backland' as per the Planners report, we also question
whether this is in fact not part of the spatial character of the area. We wish to again note
examples of backland development, both within 500 meters of the site:

1. Sandgate House, Murieston Road, Livingston
The dwelling uses the access of an existing house, it is visible from the street
and is not on the street line itself.
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21 November 2018
18019/3.1/CL171018-10

Blythfleld Cottage, Bellsgua

2. Newpark Road, Bellsquarry, Livingston
Four new housss behind the street line with access by a new private road.

The Planner has calculated that ‘out of 25 houses only four (18%) are located in a
backiand location’. We would suggest that 16% of dwellings is not nominal and that a
substantial percentage of houses In the area are not positioned on the street line.

Even if this Application were to be considered 'backland’ and was approved by Planning,
the adjusted percentage would become 19%, an increase of 3% as 5 out of 26 houses
located in backland locations. We do not think this would greatly affect the spatial
character of the area.

When considering the small scale of Blythfield cottages, currently 33% of the dwellings
would not be considered on the main street line of Newpark Road, as 384 Blythfleld
cottages are accessed from a private road. This proves that Blythfield already has a high
proportion of houses in so-called ‘backland’ locations which would suggest that it is
indeed part of the spatial character of the and pattern of development for the immediate
arsa.
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21 November 2018
180191 3.1/ CL171018-10

Blythfield Cottage, Bellsquarry

The Planners report confirms that ‘development should be in kesping with the character
of the settlement and local area’ and ‘development proposals should integrate with locs
context and buitt form’. We strongly agree with this statement, and as such designed the
dwelling to compliment the neighbouring houses of both Blythfield and Bellsquarry.
Again, we note that there are no issues relating the its scale or design of the house itself.

As the concern of the garden to building ratio is easily resolved, the only concern of the
Planner appears to be that the house is in a backland location.

We feel that the house has been wrongly labelled as 'backland’ and that we are in fact
continuing the pattern of the area. There appears to be litlle justification for a refusal for
this site and as such, we wish to appeal the decision of this application Ref no.
0740/FUL/18 being refused.

We would request that the councillors, upon review of our appeal, would please visit the
sife o see its relationship to the exiting Blythfield Cottages and its lack of connection to
Newpark Road.

Yours faithfully,

Kirsty Watson
For
Slorach Wood Architects
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Kirsty Watson

From: Kirsty Watson <kirsty@swa.uk.net>

Sent: 21 May 2018 16:24

To: "Watson, Matthew'

Subject: 18019 Land At Blythfieid Cottages, Bellsquarry Livingston [Ref 0307/FUL/18] - Comments on
Objections

Hi Matthew,

As per our recent telephone conversation, can you confirm if you have now been able to complete your site visit at the
above?

We are aware, via the portal, there have been objections made to the application. We wish to take this opportunity to
clarify a couple of details:

1. The objections note that the site has 44 mature trees that would have to be removed to allow the placement
of the new dwelling. The suggestion that the trees are mature would have the connotation that they are
historic deciduous trees, such as oak or maple. This is not the case as the majority of the trees are evergreen
and of the Leilani type. We trust this will become apparent once you have visited the site.

2. The objections suggest that the removal of trees would remove the screen between the houses at Blythfield
and Brucefield industrial Estate. When Brucefield Industrial Estate was created, there was a strip of iand
between our site and the estate which was planted with evergreen trees that was dedicated to screen the
Industrial Estate from the surrounding houses. This screen is still in place and will be more than adequate as
a screen between Brucefield Industrial Estate and the cluster of houses at Blythfield regardiess of the
Applicants intention with the trees on his site,

3. There is a suggestion that the site cannot legally be developed. There was a historic burden on the ground,
which was inherited by our Client upon purchasing the site. The Applicant had contacted West Lothian
Council's Legal department for advice on the matter and following correspondence from Hannah Sturges on
10" August 2017, they contacted their solicitor for advice. It has now been concluded that as the feudal
system was abolished in 2004, the restrictions no longer apply. While this may not necessarily be of
consideration for the Planning department, it confirms the Applicant is progressing this application in a mindful
manner and has considered all items of concern before proceeding.

We trust the above will be of assistance and should you require anything further please do get in touch.
Kind regards,

Kirsty Watson
Architect
for

slarach wood archlacis

Tel: 0131 319 1260
Direct Dial: 0131 331 9917
www.slorachwoodarchltects.com

%‘;’

Sloréch Wood Architecis’ nominated 2017 charity ls Alzhelmers Scotland — Regletered Charity Number 8C022315
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% Please consider the environment before printing this e-maill

This email and any attachments transmitted with it are confidential and is intended solely for the person or
organisation to whom it is addressed. If you have received this in error piease notify the sender and delete it from your
system. [t is the responsibility of the recipient to check this message and any attached files for viral contamination.
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Slorach Wood Architects will not be liable for any damages or consequential loss suffered by the recipient as a result
of opening the message or attached files.



Kirsty Watson

From: Watson, Matthew <Matthew.Watson@westlothian.gov.uk>

Sent: 28 May 2018 14:30

To: Kirsty Watson

Subject: RE: 18019 Land At Blythfield Cottages, Bellsquarry Livingston [Ref 0307/FUL/18] - Comments
on Objections

Kirsty,

[ went out to site last Friday and from that and looking over the application my feedback is as follows:

* The proposed house is located immediately behind another residential property. A separate access is used
so the proposal is not strictly ‘tandem’ development but is in a backland location and there is a general
presumption against backiand development unless it is part of the spatial character of the area. In this case,
backland development is not a spatial characteristic of the surrounding area

» The SPG on infill development states that side to rear elevation distances between residential properties
should be at least 12 metres. In your application, there is less than one metre between the north east facing,
side elevation. This is not acceptable in terms of the SPG and we would need thls elevation moved to a
distance of 12 metres from the north west boundary of 46 Newpark Road

¢ The scale, bulk and mass of the proposed house is not something that the area is characterised by too. |
don’t see there being an issue with something that is architecturally different and | can see the materials
proposed are to try and complement the houses around the plot but the bulk and mass of the house does
not complement the existing development in the area

* Onthe whole, the house is a rather ‘crammed in’ to the plot. We would fook for a 9 metre back garden for
new houses, as per the SPG, and this criteria is also not met. Overall, the application does not comply with
Policies HOU 4 and HOU 9 of the West Lothian Local Plan, Policies DES 1 and HOU 3 of the LDP and the SPG
on Infill development.

» |would generally agree that the trees on the north west and west to south west boundaries are mostly
leylandii trees that are not of great value. | am getting a full arboricultural opinion from one of the tree
officers for the site as a whole, which | can forward once received.

On the basis of my feedback, | would recommend withdrawing the current application. If the client would like to
look at alternatives then | would put in a pre-application enquiry -
https://www.westlothian.gov.uk/article/10863/Pre-Application-Enquiry. Something of the scale currently proposed
Is probably not going to work with this site and I’'m unsure whether something that could fit within the parameters
of our policies in principle given the area is not characterised by backland development.

I will let you go and have a chat with the cllent and will hold off on a decision for now until i get response with how
they want to go forward from here. | would also like to get an environmental health consultation response given the
proximity to the Brucefield Industrial Estate and whether there would be any noise issues here.

Kind regards,

Matthew
From: Kirsty Watson [mailto:kirsty@swa.uk.net] o
Sent: 23 May 2018 08:49

To: Watson, Matthew
Subject: RE: 18019 Land At Blythfleld Cottages, Bellsquarry Livingston [Ref 0307/FUL/18] - Comments on Objections



Hi Matthew,

Yes, the Client will be available on Friday meming to give you access,
Kind regards,

Kirsty Watson

Architect
for

slorach wood archilecis

Tel: 0131 319 1260
Direct Dial: 0131 331 8917
www.slorachwoodarchitects.com

www.:.n_gcjmnuk ﬂr&

Slorach Wood Architects’ nominated 2018 charity is Angelman Syndrome Support Education & Research Trust (ASSERT) = Registered Charlty
Number 1021882

ﬁ Please consider the environment before printing this e-maill

This email and any attachments transmitted with it are confidential and is intended solely for the person or
organisation to whom it is addressed. If you have received this in error please notify the sender and delete it from your
system, It is the responsibility of the recipient to check this message and any attached files for viral contamination,

Slorach Wood Architects will not be liable for any damages or consequential loss suffered by the recipient as a result
of opening the message or attached files.

From: Watson, Matthew <Matthew.Watson = westlothian.:ov.uk>

Sent: 22 May 2018 13:11

To: Kirsty Watson <kirsty@swa.uk.net>

Subject: RE: 18019 Land At Blythfield Cottages, Bellsquarry Livingston {Ref 0307/FUL/18] - Comments on Objections

Hi Kirsty
Thanks for the clarifications.

Would you be able to ask your cllent whether | could gain access to the property this Friday morning around
10.30am?

Kind regards

Matthew

From: Kirsty Watson [mailto:rsty@swa,uk.net]

Sent: 21 May 2018 16:24

To: Watson, Matthew

Subject: 18019 Land At Blythfield Cottages, Bellsquarry Livingston [Ref 0307/FUL/18] - Comments on Objections

Hi Matthew,

As per our recent telephone conversation, can you confirm if you have now been able to complete your site visit at the
above?



We are aware, via the portal, there have been objections made to the application. We wish to take this opportunity to
clarify a couple of details:

1. The objections note that the site has 44 mature trees that would have to be removed to allow the placement
of the new dwelling. The suggestion that the trees are mature would have the connotation that they are
historic deciduous frees, such as oak or maple. This is not the case as the majority of the trees are evergreen
and of the Leilani type. We trust this will become apparent once you have visited the site.

2. The objections suggest that the removal of trees would remove the screen between the houses at Blythfield
and Brucefield Industrial Estate. When Brucefield Industrial Estate was created, there was a strip of land
between our site and the estate which was planted with evergreen trees that was dedicated to screen the
Industrial Estate from the surrounding houses. This screen is still in place and will be more than adequate as
a screen between Brucefield Industrial Estate and the cluster of houses at Blythfield regardless of the
Applicants intention with the trees on his site.

3. There is a suggestion that the site cannot legally be developed. There was a historic burden on the ground,
which was inherited by our Client upon purchesing the site. The Applicant had contacted West Lothian
Council's Legal department for advice on the matter and following correspondence from Hannah Sturges on
10" August 2017, they contacted their solicitor for advice. It has now been concluded that as the feudal
system was abolished in 2004, the restrictions no longer apply. While this may not necessarily be of
consideration for the Pianning department, it confirs the Applicant is progressing this application in a mindful
manner and has considered all items of concern before proceeding.

We trust the above will be of assistance and should you require anything further please do get in touch.
Kind regards,

Kirsty Watson
Architect
for

slorach wood archilncs

Tel: 0131 319 1260
Direct Dial: 0131 331 9917
orachwoodarchite

Boppad
Slorach Wood Architects’ nominated 2017 charlty Is Alzheimers Scotland — Reglatered Charity Number $€022315

Please consider the environment before printing this e-maill
This email and any attachments transmitted with it are confidential and is intended solely for the person or
organisation to whom it is addressed. If you have received this in error please notify the sender and delete it from your
system. It is the responsibility of the recipient to check this message and any attached files for viral contamination.
Slorach Wood Architects will not be liable for any damages or consequential loss suffered by the recipient as a resuit
of opening the message or attached files.
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following statements:
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htto:

It does not constitute a representation which is legally
binding on the Council or which is capable of constituting
a contract and may not be founded upon in any proceedings
following hereon unless specifically indicated otherwise.

www ,westlothian.dsov.uk
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1.

It is sent in confidence for the addressee only. It may
contain legally privileged information. The contents are
not to be disclosed to anyone other than the addressee.
Unauthorised recipiente are requested to preserve this
confidentiality and to advise the sender immediately.

It does not constitute a representation which is legally
binding on the Council or which is capable of constituting
a contract and may not be founded upon in any proceedings
following hereon unless specifically indicated otherwise.

http://www.westlothian.gov.uk



Kirsty Watson

From: Kirsty Watson <kirsty@swa.uk.net>

Sent: 07 June 2018 12:22

To: "Watson, Matthew'

Subject: RE: 18018 Land At Blythfield Cottages, Belisquarry Livingston [Ref 0307/FUL/18] - Comments

on Objections

Hi Matthew,

Further to our telephone conversation earlier this week we confirm we would like to withdraw this planning application.

We appreciate your comments below and we will take them on board as we reconsider our proposals when
submitting our ‘free go'.

Kind regards,

Kirsty Watson
Architect
for

. slarach wond ac

Tel: 0131 319 1260
Direct Dial: 0131 331 9917
www.slorachwoodarchitects.com

wwwangelmanub.org

Slorach Wood Architects’ nominatad 2018 charity Is Angelman Syndrome Support Education & Research Trust (ASSERT) - Registsred Charlty
Number 1021882

ﬁ Please consider the environment before printing this e-maill

This email and any attachments transmitted with it are confidential and is intended solely for the person or
organisation to whom it is addressed. If you have received this in error please notify the sender and delete it from your
system. It is the responsibility of the recipient to check this message and any attached files for viral contamination.
Slorach Wood Architects will not be liable for any damages or consequential loss suffered by the recipient as a result
of opening the message or attached files.

From: Watson, Matthew <Matthew.Watson@westlothlan.gov.uk>

Sent: 28 May 2018 14:30

To: Kirsty Watson <kirsty@swa.uk.net>

Subject: RE: 18019 Land At Blythfield Cottages, Bellsquarry Livingston [Ref 0307/FUL/18) - Comments on Objections

Kirsty,
I went out to site last Friday and from that and looking over the application my feedback is as follows:

e The proposed house is located immediately behind another residential property. A separate access is used
so the proposal is not strictly ‘tandem’ development but is in a backland location and there is a general
presumption against backland development unless it is part of the spatial character of the area. In this case,
backland development is not a spatial characteristic of the surrounding area

1



s The SPG on Infill development states that side to rear elevation distances between residential properties
should be at least 12 metres. In your application, there is less than one metre between the north east facing,
side elevation. This is not acceptable in terms of the SPG and we would need this elevation moved to a
distance of 12 metres from the north west boundary of 46 Newpark Road

o The scale, bulk and mass of the proposed house is not something that the area is characterised by too. |
don’t see there being an issue with something that is architecturally different and | can see the materials
proposed are to try and complement the houses around the plot but the bulk and mass of the house does
not complement the existing development in the area

¢  Onthe whole, the house is a rather ‘crammed in’ to the plot. We would look for a 9 metre back garden for
new houses, as per the SPG, and this criteria is also not met. Overall, the application does not comply with
Policies HOU 4 and HOU 9 of the West Lothian Local Plan, Policies DES 1 and HOU 3 of the LDP and the SPG
on Infill development.

e [ would generally agree that the trees on the north west and west to south west boundaries are mostly
leylandii trees that are not of great value. | am getting a full arboricultural opinion from one of the tree
officers for the site as a whole, which | can forward once received.

On the basis of my feedback, | would recommend withdrawing the current application. !f the client would like to
lock at alternatives then | would put in a pre-application enquiry -

https://www.westlothlan.gov.uk/article/10863/Pre-Application-Enquiry. Something of the scale currently proposed

is probably not going to work with this site and I’'m unsure whether something that could fit within the parameters
of our policies in principle given the area is not characterised by backland development.

I will let you go and have a chat with the client and will hold off on a declsion for now until | get response with how
they want to go forward from here. | would also like to get an environmental health consultation response given the
proximity to the Brucefleld Industrial Estate and whether there would be any noise issues here.

Kind regards,

Matthew

From: Kirsty Watson [mallto:kirsty@swa, uk.net]

Sent: 23 May 2018 08:49

To: Watson, Matthew

Subject: RE: 18019 Land At Blythfleld Cottages, Bellsquarry Livingston [Ref 0307/FUL/18] - Comments on Objections

Hi Matthew,
Yes, the Client will be available on Friday morning to give you access.,
Kind regards,

Kirsty Watson
Architect
for

slorach wood architedts

Tel: 0131 318 1260
Direct Dial: 0131 331 9917

www.slorachwoodarchitects.com



Kirsty Watson

From: Kirsty Watson <kirsty@swa.uk.net>

Sent: 14 September 2018 10:52

To: "Watson, Matthew'

Subject: RE: 18019 New House ar Blythfield Cottages, Bellsquarry - Request for Planning Update [Ref
0740/FUL/18]

Attachments: 18018 Statement to Planning.pdf, 18018 P03 H Elevations & Site Plan.pdf

Hi Matthew,

Flease see attached our amended Dwg. No. 18019 — PO3H finalising the trees to be removed and also our statement
on the consideration of the site as backland development showing examples of nearby projects.

We trust this is to your satisfaction. Should you require anything further please do not hesitate to contact us.
Kind regards,

Kirsty Watson
Project Architect
for

glarach wiod 20

Direct Dial: 0131 331 9917
www.slorachwoodarchitects.com

www.angelmanukorg

Slorach Wood Architects’ nominated 2018 charity is Angelman Syndrome Support Education & Research
Trust (ASSERT) — Registered Charity Number 1021882

ﬁ Please consider the environment before printing this e-maill

This email and any attachments transmitted with it are confidential and is intended solely for the person or
organisation to whom it is addressed. If you have received this in error please notify the sender and delete it from your
system. It is the responsibility of the recipient to check this message and any attached files for viral contamination.
Slorach Wood Architects will not be liable for any damages or consequential loss suffered by the recipient as a result
of opening the message or attached files.

From: Watson, Matthew <Matthew.Watson@westlothian.gov.uk>
Sent: 11 September 2018 17:23

To: Kirsty Watson <kirsty@swa.uk.net>
Subject: RE: 18019 New House ar Blythfield Cottages, Bellsquarry - Request for Planning Update [Ref 0740/FUL/18]

HI Kirsty

Thanks for sending this on quickly. For clarification are the leylandii trees at the north west to south west boundary
being removed? If they are then their removals should be shown on the site plan too.

Thanks



Matthew

From: Kirsty Watson [mailto:kirsty@swa,uk.net]
Sent: 11 September 2018 17:19

To: Watson, Matthew

Subject: RE: 18019 New House ar Blythfield Cottages, Bellsquarry - Request for Planning Update [Ref 0740/FUL/18]

Hi Matthew,

Further to our telephone conversation earlier today, we attach our Dwg. No. 18018 = PO3G confirming the dimensions
between the new dwelling and the boundary and neighbouring buildings.

While we understand this confusion is due to the computer programme incorrectly scaling the drawings. Please
disregard any concern that the building is too close as the location of the dwelling was selected to minimise disruption
to the neighbouring dwellings and meet Planning guidelines on these distances.

We have also shown trees that would need to be removed to allow the construction of this dwelling as requested.

We trust this is to your satisfaction, should you require anything further please let us know.
Kind regards,

Kirsty Watson
Project Architect
for

storach wood zchilicis

Direct Dial: 0131 331 9917
www,slorachwoodarchitects.com

wwwangelmanuk org

Slorach Wood Architects’ nominated 2018 charity Is Angelman Syndrome Support Education & Research
Trust (ASSERT) — Registered Charity Numbear 1021882
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Please consider the environment before printing this e-maill

This email and any attachments transmitted with it are confidential and is intended solely for the person or
organisation to whom it is addressed. If you have received this in error please notify the sender and delete it from your
system. It is the responsibility of the recipient to check this message and any atiached files for viral contamination.
Slorach Wood Architects will not be liable for any damages or consequential loss suffered by the recipient as a result
of opening the message or attached files.

From: Watson, Matthew <Matthew.Watson @ westlothian.cov.uk>

Sent: 11 September 2018 13:34

To: Kirsty Watson <kirsty Zswa.uk.net>

Subject: RE: 18019 New House ar Blythfield Cottages, Bellsquarry - Request for Planning Update [Ref 0740/FUL/18]

Hi Kirsty

| went out to site yesterday and had another look at the site. | still think that this isn’t acceptable in terms of the LDP
and the Small Scale Infill SPG. | will give you a bit more detail below:



¢ Policy DES 1 of the LDP states that development proposals should integrate with local context and built
form. The spatial pattern of development in the area is one of a linear pattern of development along
Newpark Road and there is one set of cottages at 90 degrees to the road. There have been divisions of plots
but the resulting houses have a road frontage. The proposed house Is located immediately behind another
residential property. A separate access s used so the proposal is not strictly ‘tandem’ development but is in
a backland location and there is a general presumption against backland development unless it is part of the
spatial character of the area. In this case, backland development is not a spatial characteristic of the
surrounding area and the proposed house would not integrate with the local context and buiit form. It Is
thus contrary to Policy DES 1.

» The SPG on infill development states that side to rear elevation distances between residential properties
should be at least 12 metres. In your application, there is 6.5 to 7 metres between the north east facing, side
elevation and 46 Newpark Road. This is not acceptable in terms of the SPG and we would need this elevation
moved to a distance of 12 metres from the north west boundary of 46 Newpark Road. | cannot justify an
infringement of the SPG at this scale. We would also look for a 9 metre back garden for new houses, as per

the SPG.

+ Although the house now meets the bullding to plot ratio, as set out in the Infill SPG, this does not outweigh
the other infringements above and the point about spatial character.

| know that work has gone into taking on board my comments from the previous application but | did say over the
phone that it might well be that no development proposal could work with this plot. Despite some improvements, |
still am of the view that the proposal cannot be justified in terms of planning policy.

FYI | will be putting the application on the delegated list this Friday as a refusal.

Let me know in the meantime if the client is wanting to withdraw the application again or if they wish to appeal if
the application is refused

Thanks

Matthew

From: Watson, Matthew

Sent: 07 September 2018 11:33

To: 'Kirsty Watson'

Subject: RE: 18019 New House ar Blythfield Cottages, Bellsquarry - Request for Planning Update [Ref 0740/FUL/18]

Hi Kirsty
I will be looking to go to site on Monday at around 10.30am.
Thanks

Matthew

From: Watson, Matthew

Sent: 04 September 2018 16:11

To: 'Kirsty Watson'

Subject: RE: 18019 New House ar Blythfleld Cottages, Bellsquarry - Request for Planning Update [Ref 0740/FUL/18]

Hi Kirsty

| suspect it will be this Friday or next Monday when | get to site. I'll let you know tomorrow. If the applicant can
leave the gate at the rear access unlocked | can do what | need to do photos wise.



Thanks

Matthew

From: Kirsty Watson [mailto;kirsty@swa. uk.net]
Sent: 04 September 2018 12:09

To: Watson, Matthew

Subject: 18019 New House ar Blythfleld Cottages, Bellsquarry - Request for Planning Update [Ref 0740/FUL/18]

Hi Matthew,

Further to our recent telephone conversation on the above, we understand we are to hold off on the Phasge 1 Site
Investigation report until you have been able to consider the application further.

Have you been out to visit the site yet? Please get in touch if you require us to arrange a site visit.

We note there are objections on the portal, many of which we believe we have already discussed or satisfied through
the amended design. I you require anything further please let us know.

Kind regards,
Kirsty Watson

Project Architect
for

slorach wood irhilecs

Direct Diat: 0131 331 9917
www.slorachw: hitects.com

pssert

wwwangelmanuk org

Slorach Wood Architects’ nominated 2018 charity Is Angelman Syndrome Support Education & Research
Trust (ASSERT) — Reglstered Charity Number 1021882

ﬁ Please consider the environment before printing this e-mail!

This email and any attachments transmitted with it are confidential and is intended solely for the person or
organisation to whom it is addressed. if you have received this in error please notify the sender and delete it from your
system. It is the responsibility of the recipient to check this message and any attached files for viral contamination.
Slorach Wood Architects will not be liable for any damages or consequential loss suffered by the recipient as a result
of opening the message or attached files.
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This message, together with any attachments, is sent subject to the
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not to be disclosed to anyone other than the addressee.
Unauthorised recipients are requested to preserve this
confidentiality and to adviee the sender immediately.
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2. It does not constitute a representation which is legally
binding on the Council or which is capable of constituting
a contract and may not be founded upon in any proceedings
following hereon unless specifically indicated otherwise.

httyp:/ 'www.westlothian.jov.uk

This message, together with any attachmente, is sent subject to the
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1. It is sent in confidence for the addressee only. It may
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confidentiality and to advise the sender immediately.
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slarach wood architects

West Lothian Coungil
Planning Department
Civic Centre

Howden South Road
LIVINGSTON

West Lothian

EH54 6FF

14 September 2018
18019/3.1/CL130918-00

FAO Matthew Watson

Dear Sirs,

Blythfield Cott, Bellsquarry.
Ref: 0740/FUL/18

We write to submit additional information to support the Planning Application in respect
of the above project.

Further to our recent correspondence with the Planning department we understand this
application is being considered as ‘backiand development'. We provide this statement in
response to this, to clarify our thoughts on this application and justify the location of the
house and why we feel this shoutd not be determined as ‘backland development’,

We understand that West Lothian Council's interpretation of 'Backland Development’ is
where a site is behind the line of the street. While our site may be behind the line of the
buildings of Newpark Road, the site is neither accessed or visible from this street. The
dwellings of Blythfield do not solely relate to Newpark Road as the main fagade and
entrance of 384 Biythfield Cottages utllises a private road (previously the old road) which
our site also uses for access. Due to this, we would disagree that the site should be
considered ‘backland development’ and it should instead be considered infil
development.

We understand that West Lothian Council's interpretation of ‘Infill Development' is where
a site is developed within the curtilage of an existing building group. We feel this site is
filling the gap in the ‘L’ shaped cluster of houses at Blythfield. As identified within West
Lothian Council's Local Plan, ‘inflli within the curtilage of an existing building group will
be acceptable’. Therefore, as the location of our site completes the grouping of houses
in this cluster, we feel this is acceptable development for the character of the area.
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14 Saptember 2018
18019/ 3.1/ CL130918-00

Blythfleld Cott, Bellsquar

As noted In with the SPG (Supplementary Planning Guidance) for 'Single Plot and Small
Scale Infill Residential Development in Urban Areas’ ‘infill development can make a
useful contribution to the housing land supply and add to the overall quality of the
townscape. This is especially the case where a conscious effort has been made to
complement the local area In terms of design, scale, building density and layout so that
the new inflll development appears to belong and looks as though it had been planned
as part of the original area.’

As you are aware, we had initially submitted a planning application for a much larger,
modern house design which we withdrew due to the comments received on its scale. We
evaluated our options and selected to redesign a much smaller unit, reducing the
dwellings footprint by 30m2 and overall area by 90m2. The height was also drastically
reduced from a 2 storey building to a single storey with a pitched roof so that it sits lower
than any of the surrounding houses. As such, we are in agreement with the SPG for
‘Single Plot and Small Scale Infill Residential Development in Urban Areas’ which
requires 'The scale, height and massing of new houses should reflect and be
sympathetic to those around them'.

The reduced scale also prevents the new dwelling from having any impact on the
streetscape of Newpark Road as the single storey Is hidden from view by its 2 storey
neighbours. Due fo the site's location on a private road and dense landscaping between
this private road and Murieston Road there would be no impact of this house visually
from any surrounding area so this house would be completely hidden from view.

The scale of the house in relation to the garden is also more than adequate, as it
exceeds the requirements outlined in the SPG for ‘Single Plot and Small Scale Infili
Residential Development in Urban Areas’. The optimum garden to building ratio of 70.30
is expected, whereas our ratio Is 80:20, providing substantial amenity space. The large
garden also means the house is over 13 metres away from the nearest neighbour,
preventing any overshadowing or loss of privacy.

The slte is located off a private road accessed from Murieston Road which is currently
utilised by 3&4 Blythfield Cottages as their means of access. The site has an existing
access onto this private road which provides satisfactory vehicle and pedestrian access
Into the site which, in agreement with the SPG for ‘Single Plot and Small Scale Infill
Residential Development in Urban Areas’, will not have ‘an adverse effect on the
amentty of the residents and road safety. West Lothian Council's Structure Plan also
confirms it ‘supports inflll housing where infrastructure capacity exists.’

We are not proposing fo extend the street line of Newpark Road nor establish a new
road or access from a location that is not already being utilised as a main frontage to a
residential building. By providing a dwelling in this location we complete the cluster of
houses in the seftiement of Blythfield. As such we feel this proposal is appropriate to lts
setting, integrates well with its local context and built form and enhances the spatial
character of the area.
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14 September 2018
18019 /3.1 / CL130918-00 ‘

Blythfield Cott, Bellsquarry

For your consideration we also include 2 examples of developments within close |
proximity to the site:

Example 1 | Sandgate House, Murleston Road, Livingston
Application Reference LIVE/0747/FUL/Q1, approved Nov 2001

Google maps link:

hitps:/www.gooale.co. uk/maps/place/Newpark+Rd +Livingston/@55.8630753,-

3.5180466 381m/data=3m1!1e314m5!3m411s0x4887:lea3dcdfOfBd:Oxc71f10eb2d2a444
318m2!3d55.8674754!4d-3.5251054

Perhaps considered as tandem development, this site is accessed using the access of
an existing house. The houss Is visible from the street and is not on the strest line itself.
Our site has no impact on the streetscape and will not deter from the visual amenity of
the area due to the scale of the surrounding buildings and dense landscaping.

Example 2 | Newpark Road, Bellsquarry, Livingston

Google maps link:

hitps:/iwww.qoogle.co.uk/maps/place/Newpark+Rd, +Livingston/@55.8670105,-

3.5250229 385m/dala=13m11Me3ldm1 31 m713ma 1= 0xd 887 deaddedflifd :Oxc7 1f1 0eb24
20444312sNewpark+Rd +Livingston!3b118m213d55,8674754 14d-
3.525105413m4!1s0x4887dea3dc4f0f8d:0xc7 1110eb2d2a444318m213d55.8674754!4d-

3.5251054

This site has four new houses situated behind the streef line accessed by a new private
road, This breaks the line of the street and utilises access from a private road. This
application continues the streefline formed by 3&4 Blythfield cottage that has its main
elevation onto the adjacent private road. The site also retains an existing access onto
this private road for pedestrian and vehicle access.




14 September 2018
18019/ 3.1 / CL130918-00

Blythfield Cott, Bellsquarry

Should you have any further queries, please do not hesitate to contact us.

Yours faithfully,

Kirsty Watson
For
Slorach Wood Architects
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