
DELEGATED REPORT

PLANNING APP No: 151024631PPP

Date Application Valid: 1st December 2015
KPI Deadline: 111 February 2016 KPI Target Met? No

Proposal Erection of Detached Dwellinghouse (Permission in Principle)

Address Torvaig Case Officer:
Tak Ma Doon Road Mrs Kirsten Devlin
Kilsyth
G65 ORS

Local Plan Policies North Lanarkshire local Plan

• HCF1A (Residential Amenity)
• Policy DSP 4 (Quality of Development)

Planning History • 95/00297/PL Alterations and Extension to Dwelling

Site Visit Date(s) 2nd December 2015
Weekly List Date 10th December 2015 Weekly List Expiry Date 31 December 2015
Neighbour 3rd December 2015 Neighbour Notification 24th December 2015Notification Sent Expiry Date
Advert Date Not Required Advert Expiry Date Not Required

Detailed Considerations COMMENTS

Siting The proposed development site forms the majority of the side garden ground of Torvaig,
Tak Ma Doon Road, Kilsyth. Torvaig was built in the late 1960's and is a single storey L
shaped property set within an attractively landscaped plot characterised by a tree
embankment at the north (rear) and individually sited mature trees located within the side
garden ground. The site is also characterised by sloping tiered garden ground and stone
walls. The application plot is large with an area of 917 m2, 500 m2 of which is side and
rear garden ground.

Design and Materials As the application is for Planning Permission in Principle no details have been submitted
about the design or facing materials of the proposed dwellinghouse. However, given the
proposed site levels a split−level dwellinghouse may be required. Given the sloping nature
of the site an indicative layout plan was requested from the applicant. This shows that it
may be possible to position a dwelling within the plot and for this to meet the minimum
space standards in plan format; however, given the indicated levels the usable garden
ground is significantly less, see section on Landscaping below for details.

Daylight/Sunlight Based on the indicative layout it would appear that a dwelling could be accommodated
without detriment to the surrounding properties in terms of sunlight/daylight.

Boundary Treatment The application site has a stone boundary wall along its frontage with Tak−Ma−Doon Road.
As this side garden ground is tiered a further smaller stone wall sits at a higher level than
the boundary wall. A portion of the attractive stone wall will require removal in order to
from the vehicular access from Tak Ma Doon Road.

Privacy Again based on the indicative layout it appears that a dwelling can be accommodated
without detriment to the surrounding properties in terms of privacy and overlooking.

Adjacent Levels The application site is the majority (80%) of the sloping tiered side garden ground of
Torvaig. The topography of the immediate locale is determined by the properties being
sited on a hill. The properties on the north side of Tak−Ma−Doon Road sit approximately 4
to 5 metres higher than those on the south side of the road.

Landscaping (including garden The proposed application site has a frontage of 43 metres onto Tak Ma Doon Road and
ground) ranges from 16m to 39m in depth. An indicative plot layout plan shows that the minimum

standards relating to front and rear garden depths and areas can be met. However, in
reality given the site levels and large excavation of material required to construct the
dwellinghouse a much smaller area of the garden will be usable. The rear garden depth
ranges from 9.2m to 10.7 m, however given the levels a depth of only 3 metres will be
usable, well short of the required 10 m. There is an area of elevated side garden ground
which has an area of 124 m2, however, its usability is diminished by being sited directly
adjacent to the road, in an highly visible raised position. The side and rear garden area is
500 m2, but in reality just 200 m2 can be considered usable, which is 40%. The front garden
meets the minimum standard of 6m as it ranges from 5.5m to 16 m in depth and can



accommodate the required in curtilage parking provision. However, it is likely that there
will be severely sloping ground surrounding the driveway with the requirement for
retaining walls.

Access, Parking & Turning The proposed dwelling incorporates sufficient off street parking and suitable access within
the site. If approved the requirements from NLC Transportation could be suitably
addressed by appropriate conditions.

Site Constraints The site is constrained by its sloping nature and by mature trees otherwise there
are no constraints on the site.

Consultation Responses NLC Traffic and Transportation − No objections subject to conditions relating to access
and parking and the provision of suitable visibility splay.

Representations No representations were received.

Any Other Material None
Considerations

Report

Site Description

The proposed development site forms the majority (80%) of the side garden ground of Torvaig, Tak Ma Doon Road,
Kilsyth. Torvaig was built in the late 1960's and is a single storey L shaped property set within an attractively landscaped
plot characterised by a tree embankment at the north (rear) and individually sited mature trees. Torvaig, given the levels
on site, has a small usable rear garden. The site is also characterised by sloping tiered ground and stone walls. The
application site is large with an area of 917 m2.

Proposed Development

The application seeks planning permission in principle (PPP) for the erection of a detached dwellinghouse. As it is PPP the
specific details of the design and facing materials of the dwellinghouse have not been submitted or are necessarily required
as the purpose is to establish whether the principle of a dwellinghouse is acceptable. During the assessment of the
application further details were sought in order to provide clarity on how the development could work given the levels on
site and required visibility splay at the new access on Tak Ma Doon Road. Information relating to the position of the mature
trees on site was sought as was which trees would require removal. From this, the submitted plans show significant
excavation is required to site a dwellinghouse on the plot. The house will sit in a dip with severely sloping garden ground
at both the side and rear. Part of the stone boundary wall requires removal to provide the vehicular access and visibility
and 3, possibly 5 trees will require to be felled. The side/rear garden has a significant area of 500m2, however only 40%
can be considered usable, with the majority being sited in a highly visible elevated position above Tak Ma Doon Road.

Planning Assessment

Under Section 25 of the Town and Country Planning (Scotland) Act 1997, planning decisions must be made in
accordance with the relevant development plan unless material considerations indicate otherwise. The application raises
no strategic issues in terms of the Glasgow and the Clyde Valley Strategic Development Plan and therefore it can be
assessed in terms of local plan policy.

Policy HCF1A (Protecting Residential Amenity and Community Facilities) − Residential Areas in the North Lanarkshire Local
Plan sets out that there is a presumption against developments detrimental to residential amenity in primarily residential
areas. The proposed development is for the erection of a detached dwellinghouse in the side garden ground area of the
existing detached dwelling Torvaig. It has very little usable rear garden ground therefore the majority of the usable land is
sited to the side of the dwellinghouse; of the 1100 m2 side garden ground, 880 m2 will be portioned off to form the new plot,
a loss of 80% of the side garden ground. The significant excavation required to constructed the proposed dwellinghouse
and the severely sloping garden ground with limited usable rear garden depth (3m) and the fact the majority of the usable
side garden ground is in an elevated highly visible located directly adjacent to Tak Ma Doon Road result in a development
which harms amenity by not relating well to the existing context and being incongruous to the character of the area. It is
therefore considered that the application fails to comply with this land use policy. Policy DSP4 is also relevant and is
assessed below

Policy DSP 4 sets out that development will only be permitted where high standards of site planning and sustainable
design are achieved. This policy sets out criteria in this respect which include; character and setting, site appraisal and
evaluation of design options, water body status protection, integration into the local area, and safe access for cars.

In terms of layout, the proposed dwelling meets the Council's Developers Guide to Open Space (minimum space around
dwellings) Guidance in that the front and rear garden depths are more than 6m and 10 m respectively. The front garden
depth ranges from 5.5m to 16m and will be able to accommodate the required in curtilage parking provision. However,
it is likely that there will be severely sloping ground surrounding the driveway with the requirement for retaining walls.
The rear garden depth ranges from 9.2m to 10.7 m, however given the levels a depth of only 3 metres will be usable,
well short of the required 10 m. There is an area of elevated side garden ground which has an area of 124 m2, however,
its usability is diminished by being sited directly adjacent to the road, in an highly visible raised position. The side and
rear garden area is 500 m2, but in reality just 200 m2 can be considered usable, which is 40%. This, in conjunction with
the house sitting in a dip with severely sloping garden ground surrounding it results in a development that does not relate
well to the existing context and does not integrate into the local area. Furthermore, it has a detrimental impact on the



character of the area by the loss of a portion of the stone wall, mature trees, and the attractive highly visible landscaped
side garden ground of Torvaig.

Conclusions

The proposed dwelling fails to accord with policies HCF 1A and DSP4 of the North Lanarkshire Local Plan as it cannot
be integrated within the site without detriment to Torvaig and the immediate locale. While the proposed dwelling meets
the Council's Developers Guide to Open Space (minimum space around dwellings) Guidance the reality is that the rear
usable garden depth is only 3m and the remainder of the usable side garden ground is in an elevated position directly
next to Tak Ma Doon Road. The house will also sit in a dip with severely sloping garden ground surrounding it resulting
in a development that does not relate well to the existing context and does not integrate into the local area.

Date 29th February 2016

Reasoned Justification

The proposed development in contrary Policies HCFIA (Residential Amenity) and DSP4 (Quality of
Development) of the North Lanarkshire Local Plan as it does not integrate successfully into the locale and
harms amenity by resulting in a loss of a significant area of usable garden ground of the existing
dwellnghouse. It does not relate well to the existing context and is considered incongruous to the character
of the area.

Recommendation: Refuse for the FollowingReasons:−The

proposed development is contrary to Policies HCFIA (Residential Amenity) and DSP4 (Quality of
Development) of the North Lanarkshire Local Plan as it does not integrate successfully into the locale and
harms amenity by resulting in a loss of a significant area of usable garden ground of the existing
dwellinghouse. Furthermore, the proposed development will not relate well to the existing context as the
site would require significant excavation, and the proposed dwelling would have severely sloping garden
ground and very little percentage of usable garden area. The development is considered incongruous to
the character of the area and would set an undesirable precedent for other such similar developments.


