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DECISION NOTICE
REFUSAL OF PLANNING PERMISSION

Town and Country Planning (Scotland) Act 1997, as amended

West Lothian Council, in exercise of its powers under the Town & Country Planning (Scotland) Act 1997 (as 
amended), refuses full planning permission for the development described below, and in the planning 
application and docquetted plan(s).

APPLICATION REFERENCE 0242/H/22

PROPOSAL Extension to house and erection of a detached double garage 

LOCATION Old Clapperton Hall, East Calder, West Lothian, EH52 5PE, 
(GRID REF: 308694, 668874)

APPLICANT Mr Craig Young, Old Clapperton Hall, East Calder, West Lothian, 
EH52 5PE

The above local application was determined by an officer appointed by the council in accordance 
with its scheme of delegation. Please see the advisory notes for further information, including how to 
request a review of any conditions.

Docquetted plans relative to this decision are identified in Annex 1, Schedule of Plans. 

Dated:
02.08.2022

DATA LABEL: PUBLIC

Wendy McCorriston
Development Management Manager

West Lothian Council
West Lothian Civic Centre
Howden South Road
Livingston
EH54 6FF

Signature:
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The council in exercise of its powers under the Town and Country Planning (Scotland) Act 1997 
(as amended) refuses planning permission for planning application 0242/H/22, for the reason(s) 
set out as follows:

 1 The proposed works do not integrate with the existing property in terms of scale and design and it 
is considered that the proposed works will appear dominant in relation to the dwelling to the 
detriment of the building’s character and appearance.  This proposal is therefore contrary to West 
Lothian Local Development Plan, Policy DES1 (Design Principles) and the guidance given in the 
House Extension and Alteration Design Guidelines, 2020.

ADVISORY NOTES TO DEVELOPER

How to challenge the council's Decision

If your application was determined under delegated powers as a local application by an officer appointed by the 
council and you disagree with the council’s decision on your application, or one or more of the conditions attached 
to the decision, you can apply for a review by the council’s Local Review Body.  If the application was heard at a 
committee and in any other case you can seek an appeal of that decision to the Government’s Directorate for 
Planning and Environmental Appeals. You can find information on these processes and how to apply for a review, 
or to appeal, here: https://www.westlothian.gov.uk/article/33128/Decisions-Reviews-and-Appeals

If the decision of the council is overturned by the Local Review Body or the Directorate for 
Planning and Environmental Appeals, the developer of the land should be made aware of the 
following notes.

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. The relevant form is available online on the council web site under Planning and Building 
Standards.  Please ensure this form is completed and returned accordingly.

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. The relevant form is available online on the council web site under Planning and Building 
Standards.  Please ensure this form is completed and returned accordingly.

Contaminated land procedures

In the event that contamination is found at any time when carrying out the approved development that was not 
previously identified, work on site shall cease and the issue shall be reported in writing to the planning authority 
immediately. The developer is required to follow the councils Supplementary Planning Guidance Development of 
land potentially affected by contamination. This document provides developers and their consultants with 
information on dealing with the planning process in West Lothian when development is proposed on land which is 
suspected of being affected by contamination. This document and further guidance is provided via the Councils web 
pages at https://www.westlothian.gov.uk/article/34731/Contaminated-Land
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Liaison with the Coal Authority

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. 

Advisory note to developer - General

Please note that it is the developer's responsibility to ensure that all relevant consents and certificates are in place 
prior to starting work on site and that it is the developer's responsibility to speak with service authorities to ensure 
safe connection is possible to allow the development to proceed.

Annex 1, Schedule of Plans - 0242/H/22

Docquetted
Number

Description               Drawing Number

1 Location Plan 2201-001

2 Site Plan 2201-002REVA

3 Floor Plan (Existing) 2201-003

4 Floor Plan (Existing) 2201-004

5 Existing Elevations 2201-005REVA
6 Existing Elevations 2201-006REVA
7 Site Plan 2201-007REVC
8 Floor Plan (proposed) 2201-008REVE

9 Floor Plan (proposed) 2201-009REVE
10 Proposed Elevations 2201-010REVD
11 Proposed Elevations 2201-011REVD
12 Sections 2201-012REVC
13 Proposed Elevations 2201-013REVB
14 Floor Plan (proposed) 2201-014
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HANDLING REPORT

Ref. No.: 0242/H/22 Email: lucy.hoad@westlothian.gov.uk

Case Officer: Lucy Hoad Tel No.:
Ward: East Livingston & East

Calder

Member: Cllr Damian Doran-Timson
Cllr Carl John
Cllr Danny Logue
Cllr Veronica Smith

Title Extension to house and erection of a detached double garage
(Grid Ref: 308694,668874) at 
Old Clapperton Hall, East Calder, West Lothian, EH52 5PE

Application Type Local Application
Decision Level Delegated List
Site Visit 24.05.2022
Recommendation Refuse Permission
Decision Refuse Permission
Neighbour
Notification

Neighbour notification procedures have been carried out correctly - case 
officer verification.   YES 

Advertisement
EIA Screening Does the development require EIA screening - No

Description of Proposals

Extension to house and erection of a detached double garage

Representations

None
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Consultations

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

Consultee Objection? Comments Planning Response

Transportation No objections

Policies Considered

Policy Title Policy Text

DES1 - Design 
Principles

All development proposals will require to take account of and be integrated with 
the local context and built form. Development proposals should have no 
significant adverse impacts on the local community and where appropriate, 
should include measures to enhance the environment and be high quality in their 
design.  Development proposals which are poorly designed will not be 
supported.  Development proposals must also accord with other relevant policies 
and proposals in the development plan and with appropriate supplementary 
guidance.

Officer Assessment

The property is a traditional detached stone cottage which sits in a large site within a small 
building group located in a rural estate. The property has been extended in the past to 
include small additions to north west elevation and box dormer to south east roof plane.

The application seeks to extend on the property on the south east elevation.  The applicant 
was requested to reduce the footprint, mass and scale of the addition but no acceptable 
plans have been received to date.  

This is a modest building with a simple form and layout.  The addition is proposed to the 
south east elevation of the property extending out on the line of the existing gable.  The 
expanse of the wall leading from the gable overwhelms the scale of the building and the 
applicant was asked to pull the development off the gable and align with the dormer.  This 
would allow the existing gable to be read as such, with exposure of skews.  Other 
suggestions made in order to break up the blank wall included provision of an opening and 
use of glazing or railings around the entire balcony rather than stone at the gable.

Whilst it could be argued that the large box dormer has an impact on the character and 
appearance of the property to a degree, the current proposals are out of keeping with the 
property in terms of mass and scale and are not visually acceptable.  The overall effect of 
the development tis one of dominance in relation to the appearance of the main dwelling.
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Policy DES 1 (Design Principles) of the West Lothian Local Development Plan 2018 states 
that all development proposals will require to take account of and be integrated with the local 
context and built form. It also states there should be no significant adverse impact on 
adjacent buildings or streetscape in terms of scale, massing, design or amenity.

This proposal is contrary to policy DES1 (Design Principles) and the council's planning 
guidance House Extension and Alteration Design Guidelines 2020.It is recommended 
permission is refused.

Conclusions and Reasons for Decision

The proposed works do not integrate with the property in terms of scale and design and it is 
considered that the proposed works will appear dominant in relation to the dwelling to the 
detriment of the building’s character and appearance.  This proposal is therefore contrary to 
West Lothian Local Development Plan's DES 1 (Design Principles) Policy and does not 
follow the appropriate planning guidance given in the House Extension and Alteration 
Design Guide, 2020. It is recommended that this application is refused planning permission.

List of Review Documents

Drawings schedule: 

Annex 1, Schedule of Plans - 0242/H/22

Docquetted
Number

Description               Drawing Number

1 Location Plan 2201-001

2 Site Plan 2201-002REVA

3 Floor Plan (Existing) 2201-003

4 Floor Plan (Existing) 2201-004

5 Existing Elevations 2201-005REVA
6 Existing Elevations 2201-006REVA
7 Site Plan 2201-007REVC
8 Floor Plan (proposed) 2201-008REVE

9 Floor Plan (proposed) 2201-009REVE
10 Proposed Elevations 2201-010REVD
11 Proposed Elevations 2201-011REVD
12 Sections 2201-012REVC
13 Proposed Elevations 2201-013REVB
14 Floor Plan (proposed) 2201-014

Other relevant documents:  
West Lothian Local Development Plan, 2018;

Case Officer: Lucy Hoad Date: 02/08/2022
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DECISION NOTICE
REFUSAL OF PLANNING PERMISSION

Town and Country Planning (Scotland) Act 1997, as amended

West Lothian Council, in exercise of its powers under the Town & Country Planning (Scotland) Act 1997 (as 
amended), refuses full planning permission for the development described below, and in the planning 
application and docquetted plan(s).
 

APPLICATION REFERENCE 0242/H/22

PROPOSAL Extension to house and erection of a detached double garage 

LOCATION Old Clapperton Hall, East Calder, West Lothian, EH52 5PE, 
(GRID REF: 308694, 668874)

APPLICANT Mr Craig Young, Old Clapperton Hall, East Calder, West Lothian, 
EH52 5PE

The above local application was determined by an officer appointed by the council in accordance 
with its scheme of delegation. Please see the advisory notes for further information, including how to 
request a review of any conditions.

Docquetted plans relative to this decision are identified in Annex 1, Schedule of Plans. 

Dated:     
02.08.2022

DATA LABEL: PUBLIC

    
  

Wendy McCorriston
Development Management Manager

West Lothian Council
West Lothian Civic Centre
Howden South Road
Livingston
EH54 6FF

       

Signature:       
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The council in exercise of its powers under the Town and Country Planning (Scotland) Act 1997 
(as amended) refuses planning permission for planning application 0242/H/22, for the reason(s) 
set out as follows:

 1 The proposed works do not integrate with the existing property in terms of scale and design and it 
is considered that the proposed works will appear dominant in relation to the dwelling to the 
detriment of the building’s character and appearance.  This proposal is therefore contrary to West 
Lothian Local Development Plan, Policy DES1 (Design Principles) and the guidance given in the 
House Extension and Alteration Design Guidelines, 2020.

ADVISORY NOTES TO DEVELOPER

How to challenge the council's Decision

If your application was determined under delegated powers as a local application by an officer appointed by the 
council and you disagree with the council’s decision on your application, or one or more of the conditions attached 
to the decision, you can apply for a review by the council’s Local Review Body.  If the application was heard at a 
committee and in any other case you can seek an appeal of that decision to the Government’s Directorate for 
Planning and Environmental Appeals. You can find information on these processes and how to apply for a review, 
or to appeal, here: https://www.westlothian.gov.uk/article/33128/Decisions-Reviews-and-Appeals

If the decision of the council is overturned by the Local Review Body or the Directorate for 
Planning and Environmental Appeals, the developer of the land should be made aware of the 
following notes.

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. The relevant form is available online on the council web site under Planning and Building 
Standards.  Please ensure this form is completed and returned accordingly.

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. The relevant form is available online on the council web site under Planning and Building 
Standards.  Please ensure this form is completed and returned accordingly.

Contaminated land procedures

In the event that contamination is found at any time when carrying out the approved development that was not 
previously identified, work on site shall cease and the issue shall be reported in writing to the planning authority 
immediately. The developer is required to follow the councils Supplementary Planning Guidance Development of 
land potentially affected by contamination. This document provides developers and their consultants with 
information on dealing with the planning process in West Lothian when development is proposed on land which is 
suspected of being affected by contamination. This document and further guidance is provided via the Councils web 
pages at https://www.westlothian.gov.uk/article/34731/Contaminated-Land 
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Liaison with the Coal Authority

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. 

Advisory note to developer - General

Please note that it is the developer's responsibility to ensure that all relevant consents and certificates are in place 
prior to starting work on site and that it is the developer's responsibility to speak with service authorities to ensure 
safe connection is possible to allow the development to proceed.

Annex 1, Schedule of Plans - 0242/H/22

Docquetted 
Number

Description               Drawing Number

1 Location Plan 2201-001

2 Site Plan 2201-002REVA

3 Floor Plan (Existing) 2201-003

4 Floor Plan (Existing) 2201-004

5 Existing Elevations 2201-005REVA
6 Existing Elevations 2201-006REVA
7 Site Plan 2201-007REVC
8 Floor Plan (proposed) 2201-008REVE

9 Floor Plan (proposed) 2201-009REVE
10 Proposed Elevations 2201-010REVD
11 Proposed Elevations 2201-011REVD
12 Sections 2201-012REVC
13 Proposed Elevations 2201-013REVB
14 Floor Plan (proposed) 2201-014
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HANDLING REPORT

Ref. No.: 0242/H/22 Email: lucy.hoad@westlothian.gov.uk

Case Officer: Lucy Hoad Tel No.:
Ward: East Livingston & East 

Calder

Member: Cllr Damian Doran-Timson
Cllr Carl John
Cllr Danny Logue
Cllr Veronica Smith

 
Title Extension to house and erection of a detached double garage

(Grid Ref: 308694,668874) at 
Old Clapperton Hall, East Calder, West Lothian, EH52 5PE

Application Type Local Application
Decision Level Delegated List
Site Visit 24.05.2022
Recommendation Refuse Permission
Decision Refuse Permission
Neighbour 
Notification

Neighbour notification procedures have been carried out correctly - case 
officer verification.   YES 

Advertisement
EIA Screening Does the development require EIA screening - No

Description of Proposals

Extension to house and erection of a detached double garage

Representations

None
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Consultations

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

Consultee Objection? Comments Planning Response

Transportation No objections

Policies Considered

Policy Title Policy Text

DES1 - Design 
Principles

All development proposals will require to take account of and be integrated with 
the local context and built form. Development proposals should have no 
significant adverse impacts on the local community and where appropriate, 
should include measures to enhance the environment and be high quality in their 
design.  Development proposals which are poorly designed will not be 
supported.  Development proposals must also accord with other relevant policies 
and proposals in the development plan and with appropriate supplementary 
guidance.

Officer Assessment

The property is a traditional detached stone cottage which sits in a large site within a small 
building group located in a rural estate. The property has been extended in the past to 
include small additions to north west elevation and box dormer to south east roof plane.

The application seeks to extend on the property on the south east elevation.  The applicant 
was requested to reduce the footprint, mass and scale of the addition but no acceptable 
plans have been received to date.  

This is a modest building with a simple form and layout.  The addition is proposed to the 
south east elevation of the property extending out on the line of the existing gable.  The 
expanse of the wall leading from the gable overwhelms the scale of the building and the 
applicant was asked to pull the development off the gable and align with the dormer.  This 
would allow the existing gable to be read as such, with exposure of skews.  Other 
suggestions made in order to break up the blank wall included provision of an opening and 
use of glazing or railings around the entire balcony rather than stone at the gable.

Whilst it could be argued that the large box dormer has an impact on the character and 
appearance of the property to a degree, the current proposals are out of keeping with the 
property in terms of mass and scale and are not visually acceptable.  The overall effect of 
the development tis one of dominance in relation to the appearance of the main dwelling.
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Policy DES 1 (Design Principles) of the West Lothian Local Development Plan 2018 states 
that all development proposals will require to take account of and be integrated with the local 
context and built form. It also states there should be no significant adverse impact on 
adjacent buildings or streetscape in terms of scale, massing, design or amenity.

This proposal is contrary to policy DES1 (Design Principles) and the council's planning 
guidance House Extension and Alteration Design Guidelines 2020.It is recommended 
permission is refused.

Conclusions and Reasons for Decision

The proposed works do not integrate with the property in terms of scale and design and it is 
considered that the proposed works will appear dominant in relation to the dwelling to the 
detriment of the building’s character and appearance.  This proposal is therefore contrary to 
West Lothian Local Development Plan's DES 1 (Design Principles) Policy and does not 
follow the appropriate planning guidance given in the House Extension and Alteration 
Design Guide, 2020. It is recommended that this application is refused planning permission.

List of Review Documents

Drawings schedule: 

Annex 1, Schedule of Plans - 0242/H/22

Docquetted 
Number

Description               Drawing Number

1 Location Plan 2201-001

2 Site Plan 2201-002REVA

3 Floor Plan (Existing) 2201-003

4 Floor Plan (Existing) 2201-004

5 Existing Elevations 2201-005REVA
6 Existing Elevations 2201-006REVA
7 Site Plan 2201-007REVC
8 Floor Plan (proposed) 2201-008REVE

9 Floor Plan (proposed) 2201-009REVE
10 Proposed Elevations 2201-010REVD
11 Proposed Elevations 2201-011REVD
12 Sections 2201-012REVC
13 Proposed Elevations 2201-013REVB
14 Floor Plan (proposed) 2201-014

Other relevant documents:  
West Lothian Local Development Plan, 2018;

Case Officer: Lucy Hoad Date: 02/08/2022
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1 

 
 

 
OPERATIONAL SERVICES 
ROADS & TRANSPORTATION 
DEVELOPMENT MANAGEMENT & TRANSPORTATION PLANNING 

ROADS & TRANSPORTATION CONSULTATION RESPONSE TO PLANNING APPLICATION 

This proposal is (tick as appropriate)  Signing Off  
Acceptable without conditions  X  DM & TP Officer 

Roads & Transportation 
Donald Ashwood 

Acceptable with conditions noted below   DM & TP Manager 
Roads & Transportation  

 

Not acceptable & should be refused   Date Issued to 
Development Management 
Officer 

12 May 2022 

HOLDING OBJECTION – The application is not 
acceptable in current format and applicant requires to 
submit additional information to enable the proposals 
to be fully assessed. 

 

Recommendation 
& Proposed 
Conditions

From a Roads & Transportation view, this application is approved no conditions. 
 

 

DM Case Officer  Lucy Hoad  Applicant  Mr Craig Young 
 

Application Ref 0242/H/22  Date Issued 19 April 2022 
 

Proposal Extension to house and erection of a detached double garage 
 

Location Old Clapperton Hall, East Calder, EH52 5PE 
 
 

Legislation & Guidance Applicable (tick as appropriate)  Constraints (tick as appropriate) 
 

Roads (Scotland) Act 1984    Public Footpath / Rights of Way   
 

Designing Streets    Core Path Plan   
 

SCOTS National Roads Development Guide     
 

SUDS for Roads   Control of Advertisements (Scotland) 1984  
 

Sewers for Scotland    Residential Development Guide 2018  
 
 

   Other  
(please specify)  
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2 

 

Site Description Existing property located within a rural setting. Access is by means of a private road. Proposals are unlikely 
to generate any additional traffic therefore will not affect the local public road network. 

 
 

Quality Plan N/A 
 

Road Safety Audit N/A 
 
 

Transport 
Assessment or 
Statement 

N/A 
 

Does the red line 
boundary reach 
the adopted public 
road 

No. Site is located in a rural setting and is accessed by means of a private road. 

Is there a footway 
or footpath 
connecting the site 
to the existing 
adopted road 
network 

No 

Drawings & 
documents 
assessed 

2201-001 – Location & Block Plans 
2201-003 – Existing Ground Floor Plan 
2201-004 – Existing First Floor Plan 
22021-007 Revision C – Proposed Garage 
2201-008 Revision E – Proposed Part Ground Floor Plan 
2201-009 Revision E – Proposed First Floor Plan 
2201-002 Revision A – Existing Part Site Plan 
2201-014 – Proposed Garage Floor Plans 

Does Road Layout 
comply with WLC 
Standards 

N/A 

Does Parking 
comply with WLC 
Standards 
(including disabled 
provision) 

Yes 
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3 

Sightline 
Requirements 

N/A 

Do the proposals 
affect any existing 
TRO’s (e.g) waiting 
restrictions, speed 
limits) or bus stop 
locations  

No 

Do the proposals 
affect any Core 
Paths, NCR’s or 
Rights of Way 

No 

SUDS Details 
 
 
 
 
 
 
 
 

N/A 

Site History 
including any 
previous planning 
applications 
 
 
 
 
 

N/A 

 
 
 

 
 
 
 
 
 

ROADS & TRANSPORTATION MANAGER 
Operational Services 

Whitehill Service Centre 
4 Inchmuir Road 

Whitehill Industrial Estate 
Bathgate 

West Lothian 
EH48 2EP 
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