
DEVELOPMENT MANAGEMENT COMMITTEE 

Report by Head of Planning, Economic Development and Regeneration 

1 DESCRIPTION 

Erection of a double garage at Hetherington, 10 James Street, Armadale. 

2 DETAILS 

Reference no. 1077/H/19 Owner of site Mr Ian McDonald 
Applicant Mr Ian McDonald 

Hetherington 
James Street 
Armadale 
EH48 3JG 

Ward & local 
members 

Armadale & Blackridge 

Stuart Borrowman 

Sarah King 

Andrew McGuire 
Case officer Rachael Lyall Contact details 01506 281110 

Rachael.Lyall@westlothian.gov.uk 

Reason for referral to Development Management Committee: Local Member Request by 
Councillor Stuart Borrowman 

3. RECOMMENDATION

Grant Planning Permission 

4. DETAILS OF THE PROPOSAL AND BACKGROUND

4.1 This planning application proposes the erection of a double garage at the above 
address. The proposed double garage is one and a half storeys and will be located to 
the north-east of the site, which was previously used as garden ground containing 
several trees, shrubbery and other landscaping. Some of this has now been removed by 
the applicant to allow space for the development. 

4.2 The double garage will measure 11.250m x 7.350m and will be 5.445m in height to the 
ridgeline of the mansard style roof. The proposed materials are natural masonry stone 
for the front elevation and base course with an 'off-white' external render on the 
remaining elevations. 

4.3  The front elevation of the development will feature a large double garage door, a small 
window opening and several Velux roof lights within the roof space of the first floor. The 
rear elevation will feature a small W/C window on the ground floor and a small dormer 
window within the roof space. Both of these windows will be opaque glazed in order to 
prevent any direct overlooking. All window and door openings are to be a grey UPVC. 
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4.4  The proposed works also look to remove a small existing garage located within the 
driveway of the site. The existing driveway is to be regraded so that it will be level when 
accessing the site. The proposed garage will sit at a lower level and the drive way will 
steepen in gradient in front of the double garage doors.  

4.5 The proposed site is adequately screened with boundary walls, which vary between 
1.6m and 2.1m in height, and by the remaining landscaping. This reduces any impact on 
the privacy of neighbour’s. The nearest property will be located approximately 17m away 
from the proposed development. 

4.6 The overshadowing diagram shows some overshadowing will be caused to the east of 
the site; however this will not be of any significant impact to the neighbouring properties 
as the existing boundary walls and landscaping currently result in some overshadowing 
of the site and rear garden areas of the neighbouring properties. 

History 

4.7 A previous application (0501/H/19) was submitted for the erection of a two-storey 
extension to the existing house and the erection of a double garage. The application was 
withdrawn due to a number of objection comments. The proposal was reconsidered and 
re-submitted. The current proposal is now only for a smaller double garage with ancillary 
accommodation. The proposed double garage has been revised and significantly 
reduced in scale and mass. The height has been reduced from 6.600m to 5.445m and 
the previously proposed external staircase has been incorporated into the internal layout 
to again reduce the mass, the impact on overlooking and the privacy of neighbour’s. 

5. REPRESENTATIONS

5.1 5 representations were received. 

5.2 A summary of representations is located in the table below. 

Comments Response 
• Use and scale of development,

• Noise from construction works,

• Loss of privacy,

• Loss of visual amenity,

• A condition will be attached to the decision
notice restricting the use of the development.
The garage is of a large scale, however is
located within a large plot.

• A condition can be imposed to ensure noisy
construction work is carried out between
specific hours to reduce any noise impact
where possible.

• The proposed dormer window was revised to
reduce any impact on privacy.

• The proposed site is adequately screened and
the development will be well hidden behind the
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• Flooding and drainage, 
 
• Loss of landscaping, 
 
 
 
 
• Loss of natural lighting & 

overshadowing. 

existing property and will not significantly 
impact the visual amenity. 

 
 
• Drainage will be dealt with as part of the 

building warrant submission. 
 

• Landscaping was removed prior to the 
proposal being submitted in which no trees 
were protected by a TPO and plenty of 
landscaping still remains on site. 

 
• The overshadowing diagram demonstrates 

that the proposed development will not be of 
any detrimental effect with regards to 
overshadowing of any neighbouring 
properties. 

 
6. CONSULTATIONS 

 
6.1 No consultations were required to be undertaken. 
 

7. 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 the Strategic Development Plan for South East 

Scotland (SESplan) and the West Lothian Local Development Plan, 2018. 
 
7.3 The relevant development plan policies are listed below: 
 

Plan Policy Summary Assessment Conform? 
West Lothian Local 
Development Plan 
(LDP) (2018) 
 
Design Principles 
(DES1) 

This policy states that 
development proposals 
are required to integrate 
with their local context. 
Development proposals 
should have no 
significant adverse 
impact on adjacent 
buildings. 

 The proposed development is located 
within a larger site which is well 
screened and therefore the proposed 
development will  not have a 
detrimental impact on the visual 
amenity or the privacy of neighbours. 
The proposed development will not 
significantly overshadow or directly 
overlook any neighbouring properties. 
The works will appear ancillary and will 
have no adverse impact on the 
existing house. 

Yes 

 
7.4 This proposal also complies with the council’s House Extension and Alteration Design 
Guidelines 2015. 
 

8. CONCLUSION AND RECOMMENDATION 
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8.1 A condition will be attached to ensure that the proposed use of the development remains 
ancillary to the existing house and is used for domestic purposes only. Therefore, the 
proposed development will remain ancillary to the existing house in perpetuity through 
the use of the conditions which are attached to this report. 

 
8.2  An overshadowing diagram demonstrates that the proposed works will not overshadow 

any neighbouring properties to a significant extent and will only overshadow the 
applicants own house during certain times of the day. The diagram also shows that the 
existing boundary walls and landscaping currently overshadows the site and areas of the 
neighbouring properties. Therefore, any additional over shadowing which is caused by 
the development will not significantly impact the neighbouring properties. 

 
8.3 Although this planning application proposes a large building, the works will be located 

within a large plot which will still allow for usable garden ground. The proposed 
development will be sufficiently screened with landscaping and existing boundary walls 
which will allow for the current visual and residential amenity to be maintained. 

 
8.4  The proposal adheres to West Lothian Local Development Plan's Design Principles 

(DES1) Policy and follows the appropriate guidance given in the House Extension and 
Alteration Design Guidelines. 

 
8.5  It is recommended that this application is granted planning permission, subject to 

conditions. 
 

9. BACKGROUND REFERENCES & ATTACHMENTS  
 
• Location Plan 
• Representations 
• Member Referral Form 
• Draft Conditions and Reasons 

 
(Plans and Site Photographs are available in the accompanying slide presentation pack.) 
 
 
Craig McCorriston     
Head of Planning, Economic Development and Regeneration             Date:  8 July 2020 
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1077/H/19 - Hetherington 10 James Street Armadale - EH48 3JG

(c) Crown copyright and database right 2020 OS Licence number 100037194

Development Management - West Lothian Civic Centre - EH54 6FF
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Comments for Planning Application 1077/H/19

 

Application Summary

Application Number: 1077/H/19

Address: Hetherington 10 James Street Armadale West Lothian EH48 3JG

Proposal: Erection of a double garage

Case Officer: Rachael Lyall

 

Customer Details

Name: Mr chris doyle

Address: Woodcroft George Street, Armadale Bathgate

 

Comment Details

Commenter Type: Neighbour

Stance: Customer objects to the Planning Application

Comment Reasons:

Comment:Happy the staircase has been incorparated into the inside. However is still belive the

acutal use above the garage is not storage and will be used as some sort of living space or

entertainment space.
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Civic Centre
Howden South Road
Livingston
EH54 6FF
 
 
www.westlothian.gov.uk Follow us Like us Sign up
 

 
The security and correct use of your personal information is important to us. We do not sell personal data to external organisations.
Our privacy statement explains what information we hold, how we manage it, who we may share it with and how we manage its
disposal.
 
 

 

 
We are writing regarding the above planning application for a double garage in the garden
of Glenlyne in James Street.
 
Our objections are as follows:
 
The garage is approximately 1.8 m from the boundary at the bottom of our garden.   The height
of the garage and the proximity to our garden will reduce the amount of light in our garden and
our conservatory/dining area and is likely to lead to overshadowing at certain times of the day.  If
the planning application is approved  the view from our conservatory will be  the gable end of 
the garage which is  7.41 m wide and almost 5.445 m high. 
 
We are also concerned about possible drainage problems when the land  is concreted over to
accommodate  the garage and parking area.
 
Mr and Mrs McCabe
Fernlea
12 Academy Street (shown as number 10 in the drawings)
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Civic Centre
Howden South Road
Livingston
EH54 6FF
 
 
www.westlothian.gov.uk Follow us Like us Sign up
 

 

 
 

 

 

Proposal description : Double garage
 
We understand that planning permission is required for the proposed
garage as it falls outwith the
limitations of ‘permitted development’. The  garage fails to meet the
conditions of permitted development due to the fact 
that the building is  over 4 metres high .  The guidelines also state that the
eaves of a building must be no greater than 3 metres and in this case
they are over 3.147 metres.
 
Objections in relation to the 2 storey garage (material considerations)
 

The garage is 5.445 metres high and  is located approximately  2
metres from the boundary of 5 neighbouring properties.  The size and
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location of the proposed garage is  likely to cause overshadowing/loss
of light to these properties.
Plans for the proposed garage has resulted in the removal of trees,
hedges, shrubs  and grass in the garden at Glenlyne.  Replacing a
mature garden with concrete is likely to  have an impact on  wildlife
and will  prevent rain from seeping into the soil naturally to reach the
water table. This run-off  is likely to  have an  impact on neighbouring
properties.

Lynn McCabe and Andrew Allan
Lyndhurst, James Street, Armadale
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Development Management 

  

WEEKLY LIST OF APPLICATIONS RECEIVED 

  

 LOCAL MEMBER REQUEST FORM  

  

Weekly List for the week commencing 

  
  

Members wishing further information on any of the applications in the attached Weekly List of 
Planning Applications or wishing any application to be referred for determination to the 

Development Management Committee are asked to complete and return this form to Wendy 
McCorriston, Development Management Manager, as soon as possible and no later than: 

  

  

  

PLEASE NOTE: 

The planning application details will also be available for inspection within the Planning & 
Building Standards web site by clicking on the link below.   

https://planning.westlothian.gov.uk/online-applications/search.do?action=advanced 

 

  

Action Required (please tick ) 

  

       Contact me to discuss 
these        

             proposals 

  

Application Number      

  

1077/H/19…………………………… 
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X   Refer this application to the   

             Development 
Management       Committee 

  

       Other (please specify) 

  

  

Member             

  

Cllr Borrowman………………………… 

  

  

Signed  

  

 .…………………………………………………. 

  

  

Dated    

  

29 May 20………………………… 

  

  

  

My reasons for this action are: At constituent request and confirming 
my earlier email 
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Draft Justification and Conditions 
 
The reason(s) why the council made this decision is (are) as follows: 
The proposal accords with the terms of the development plan and there are no material 
considerations to indicate that the application should not be granted. 
 
This permission is granted subject to the following conditions:- 
(1) The garage and accommodation hereby approved shall be ancillary to the main house 
and used solely for purposes incidental to the enjoyment of the main house. The 
accommodation shall not be used for commercial or business purposes and shall not be 
sold, rented or otherwise disposed of separately from the main house. 
 
Reason: To ensure that the property is not sold or let separately, in the interest of residential 
amenity. 
 
(2) All proposed windows within the North elevation of the extension hereby approved shall 
be fitted with opaque glazing, to be retained in perpetuity unless otherwise agreed in writing 
with the planning authority. 
 
Reason: In the interests of privacy of neighbouring residents. 
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